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UNDER the Resource Management Act 1991 ("RMA") 

IN THE MATTER of a request to Whangārei District Council for 
Private Plan Change 150: Marsden City by 
Marsden City Limited Partnership under clause 
21 of Schedule 1 of the RMA 

 

STATEMENT OF EVIDENCE OF HARRY JOHN LENNON ORMISTON ON BEHALF OF 
THE APPLICANT 

Transportation Engineer 

3 August 2021 

 

1. INTRODUCTION 

1.1 My full name is Harry John Lennon Ormiston and I am an Associate at Flow 

Transportation Specialists Limited.  I hold a Bachelor of Civil Engineering from the 

University of Canterbury and a Masters of Engineering Studies (Transportation) from 

the University of Auckland.  I am a Member of Engineering New Zealand and a Member 

of the Transportation Group.  

1.2 I have 17 years’ experience as a Transportation Engineering in New Zealand and the 

United Kingdom.  Over the past 12 years I have been based in Auckland and have 

been engaged by local authorities and private clients to advise on transportation and 

traffic engineering issues covering a range of safety, traffic management, parking and 

transportation planning matters. 

1.3 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 15, 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;  



2 
 

AD-115762-3-121-V1 
 

(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. 

1.4 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.  

2. INVOLVEMENT WITH PC150   

2.1 I was instructed by the Applicant in January 2019 to provide transport planning and 

traffic engineering advice in relation to PC150 located within the Marsden Primary 

Centre (MPC).  I am familiar with the area to which the application relates.  I have 

visited the MPC and surrounds most recently in January 2019. 

2.2 I prepared a Transport Assessment dated 19 March 2020 which was lodged with 

Whangārei District Council (“Council’) in support of this Plan Change application 

(Lodged Plan Change).  In response to Council’s Request for Information (RFI) I 

prepared a technical noted dated 10 July 2020. Through this process, information 

relating to the Plan Change was updated, as notified.  I refer to this as the Notified 

Plan Change. 
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3. SCOPE OF EVIDENCE 

3.1 My evidence will address the following: 

(a) The context of the PC150 area with regard to transport matters; 

(b) A brief summary of the transport elements of the Proposal; 

(c) A brief summary of the Lodged Plan Change Transport Assessment (March 2020); 

(d) A summary of the potential traffic effects; 

(e) A discussion around the proposed transport rules; 

(f) A discussion of the transport matters raised in submissions; and 

(g) A response to the matters raised in the Council’s s42A Report. 

4. EXECUTIVE SUMMARY 

4.1 PC150 provides for the development of a new sustainable community, which includes 

a town centre surrounded with a mix of residential and employment activities. The 

residential activities are within an easy walking or cycling distance of the town centre, 

encouraging people-focused activities in and around the development. 

4.2 As part of my Transport Assessment, I have undertaken a trip generation assessment 

and traffic modelling assessment to determine the operational performance of key 

intersections adjacent to PC150.  I have assessed the morning peak and evening peak 

hour periods using SIDRA intersection modelling software combined with the 

Whangārei TRACKS model forecast traffic volumes.  The assessment includes the 

predicted performance of the SH15, One Tree Point Road and McCathie Road 

intersection and the intersections that provide direct access to PC150. 

4.3 Since lodging the Plan Change:  

(a) new Whangārei District Plan District Wide rules that cover transport 

assessment requirements have been agreed by Waka Kotahi and Whangārei 

District Council through a Consent Order.   

(b) I have also reviewed the economic report for proposed PC150 completed by 

Tim Heath. The predicted economically sustainable level of retail, commercial 

and residential development within proposed PC150 area is predicted to be 
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much lower than the full development initially suggested and assessed in the 

Lodged Plan Change Transport Assessment.   

4.4 As a result, and based on the traffic modelling completed, I recommend that TRA-R14 

and TRA-R15 are relied upon in the first instance, presenting a consistent approach to 

development across the District which includes the wider Marsden Point area, but are 

supported by Additional Information Requirements that sit within PC150 which are to  

consider transport effects of future resource consents.   

4.5 I suggest the following: 

(a) That PC150 be amended to rely on and be consistent with the District Wide 

rules (TRA-R14 and TRA-R15).  That is, require an Integrated Transport 

Assessment where a proposed development exceeds 25 (TRA-R14) or 50 

households (TRA-R15), or exceeds the given GFA limits for commercial or 

retail development. 

(b) That PC150 include a requirement to provide Additional Information within an 

Integrated Transport Assessment when development exceeds 500 residential 

units within the area subject to PC150.  This threshold generates traffic, that 

through our transport assessment requires safety and capacity upgrades to 

nearby intersections, in particular those on One Tree Point Road that provide 

direct access to PC150 and the SH15, One Tree Point Road, McCathie Road 

intersection.  I recommend that future proposals at the time of subdivision and 

development be required to assess these intersections when the threshold is 

met.  I have provided suggested wording within my evidence. 

4.6 The information requirements for ITA’s required through TRA-R14 and TRA-R15 in my 

view constitute triggers that point towards the need for a detailed assessment to be 

completed of the key intersections and require an assessment. I consider that these 

issues will be better addressed through an assessment against specified criteria when 

an application is lodged, rather than through identifying specific upgrades to the road 

network at this stage.  My suggested approach: 

(a) provides a conservative threshold at which transport infrastructure is predicted 

to be required and in my view helps to alleviate Waka Kotahi’s concerns raised 

in their submission; 
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(b) provides a consistent approach with and relies on the requirements under the 

new Whangārei District Plan District Wide rules but gives some direction on 

which intersections should be assessed.   

(c) provides performance criteria for the intersections, whereas TRA-R14 and 

TRA-R15 do not. 

4.7 I have reviewed the conclusions regarding traffic effects within the Council’s Section 

42A report.  There is general alignment between my evidence and the planner’s report.  

In particular, with regard to removing MCP-R4 and relying on an assessment similar 

to TRA-R14 and TRA-R15.  This also addresses a number of concerns of submitters 

around the previously proposed MCP-R4 rule.   

4.8 I have proposed some changes to the reporting planner’s proposed MCP-R4, in 

particular by removing the duplication of TRA-R14 within MCP-R4.  In my view, this 

provides a cleaner outcome and a framework which is consist across the district with 

no need to update the MPC rule if District Wide rules change. 

4.9 Accordingly, with the proposed approach to upgrading of transport infrastructure, I am 

of the opinion that there is no transport planning reason to preclude the approval of 

proposed PC150. 
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5. EXISTING TRANSPORT CHARACTERISTICS 

Land Use and Road Network 

5.1 PC150 is bordered by State Highway 15 to the south and east, and One Tree Point 

Road to the west.  Whangārei is some 30 km by road to the SH15/One Tree Point 

Road intersection.  Port Marsden is a further 6 km by road from this intersection. 

5.2 Much of the envisaged roading and subdivision pattern is in place, as determined 

through a previous Plan Change (and subsequent land use consent) that allows for 

industrial and commercial activities.  Development within the Plan Change area 

includes four detached houses (which were originally built as show homes), 

panelbeaters, home improvement store, trade stores, a gym and a 75-unit retirement 

village (with an additional 150 retirement units and a care facility currently in the 

planning stages). 

Existing Traffic Conditions 

5.3 Peak hour traffic surveys were undertaken at the intersection of SH15/McCathie 

Road/One Tree Point Road intersection in April 2019 to understand the current traffic 

patterns associated with existing development in the MPC.  Some 700 vehicles per 

hour pass through the intersection during the morning (7:15 to 8:18am) and evening 

(4:15 to 5:15pm)1.  I note the traffic flows on the weekend are much lower than the 

weekday and therefore I am of the view that these are not critical to the assessment of 

the intersection, when considering PC150 effects. 

5.4 Historical traffic flow data has been obtained for SH15 from Waka Kotahi’s Traffic 

Monitoring Systems (TMS) website.  Waka Kotahi data indicates SH15 typically carries 

between 4,200 and 4,500 vehicles per day (excluding 2020 where traffic volumes were 

much lower).  Heavy vehicles on SH15 currently contribute to approximately 21 % of 

the total daily traffic2. 

 
1 Figure 12 of the Marsden City Plan Change, Transport Assessment Report, dated March 2020. Reference 

R1E200319 

2 Figure 2 of Flow’s response to Council Request for Further Information, dated 10 July 2020. 
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Traffic Safety 

5.5 I have undertaken a crash analysis using the Waka Kotahi crash analysis system 

(CAS).  The search covered the five-year period from 2016 to 2020 inclusive of both 

years.  The summary collision diagram is presented in Appendix A.   The area 

surveyed encompassed the SH15/One Tree Point Road/McCathie Road intersection, 

One Tree Point Road and the intersection of One Tree Point Road/McEwan Road. 

5.6 Only three crashes were recorded at the SH15 / One Tree Point Road / McCathie Road 

intersection in the five year period analysed.  These were all non-injury crashes.  Based 

on the crash record and my observations on site, I believe there is no pattern or that 

there are any existing safety concerns at the SH15 / One Tree Point Road / McCathie 

Road intersection.   

5.7 Similarly, there are no existing safety concerns along One Tree Point Road onto which 

the Plan Change provides direct access. 

6. Baseline Overview - Current MPC Permitted Activity 

6.1 Table 1 presents the current MPC Spatial Budget as presented in the Whangārei 

District Plan chapter relating to the MPC.  The Spatial Budget governs the scale and 

location of activities with the MPC. 

Table 1:  Existing MPC Spatial Budget 

Land Use 

Existing Marsden Primary Centre / Status Quo1 

GFA (m2) & households 

MPC ‘Spatial Budget’ 

Core retail / town centre 20,750 m2 

Commercial 23,500 m2 

Residential 
400  

households 

Industry3 105 ha 

Total 44,250 m2 + 105 ha industry 

 AM peak hour PM peak hour 

Vehicle Trips 2,920 vph 3,230 vph 

 
3 Assumes 30% building coverage 
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6.2 The level of traffic generated with the maximum Spatial Budget is predicted to be 

approximately 3,230 vph in the busiest peak hour.   

6.3 An assessment of the SH15/One Tree Point Road intersection when accommodating 

some 3,230 vph associated with the approved MPC will require a substantial upgrade 

to the intersection being needed, over and above a roundabout upgrade for example.   

7. Proposed Land Use PC150 

7.1 Figure 1 below presents the zoning pattern of the Lodged Plan Change application, 

with Figure 2 presenting the zoning pattern of the Notified Plan Change. Table 2 

presents the estimated Gross Floor Area (GFA) and household yield for PC150 area 

for the Lodged Plan Change and Notified Plan Change areas. 

7.2 My Transport Assessment (March 2020) is based on the Lodged Plan Change zoning 

pattern (March 2020).  However, PC150 zones have been updated post lodgement 

following a Request for Information (RFI) and this update is presented in Table 2 as 

the Notified Plan Change area. 

 

Figure 1:  Lodged Plan Change Zoning Figure 2:  Notified Plan Change Zoning 
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Table 2:  Lodged and Notified land use areas 

Land Use 

Lodged Plan 

Change areas 

March 2020 

(hectares) 

Estimated GFA 

& households 

by Land Use 

Notified Plan 

Change areas  

Sep 2020 

(hectares) 

Estimated GFA 

& households 

by Land Use 

Town Centre / retail 8.4 129,690 m2 8.41 129,690 m2 

Commercial - 83,900 m2 19.07 83,900 m2 

Mixed Use 

(commercial, bulk 

retail) 

24.7 
177,075 m2 

(excludes GFA for 

residential units) 

12 
78,100 m2 

(excludes GFA for 

residential units) 

Residential 73.2 
2,520  

households 
68.99 

2,000 

households 

Industry 0 0 0 0 

Neighbourhood 

Centre 
1.95 0 0 0 

Total 108.3 
306,765 m2 + 

2,520 HHs 
108.47 

291,700 m2  

+ 2,000 HHs 

 

7.3 The above is based on intentionally conservative assumptions in order to provide an 

assessment of the maximum level of development with the Marsden City Precinct 

enabled by the proposed zoning.  It is important to note that the 100% development 

scenario is very theoretical and is not supported by the economic assessment 

completed by Mr Tim Heath as summarised in Section 12 of my evidence.  The 

following assumptions were made based on information from the Project Team: 

Lodged Plan Change   

(a) Up to 4 levels within Town Centre Zone; 

(b) A single level within the Commercial Zone land along the One Tree Point Road, rail 

designation and SH15 frontage; 

(c) Within Mixed Use zones up to 3 levels.  50% of Mixed Use Zone is assumed to be 

residential, equating to 177,075 m2 of high density residential dwellings; 
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(d) Approximately 2,520 dwellings, including the Low, Medium and High density dwellings 

as well as a retirement village.  Includes 1,630 dwellings within the Residential Zone 

and 885 high density dwellings in the Mixed Use Zone (ie 885 + 1,630 = approx. 2,520).  

Notified Plan Change: 

(a) Up to 4 levels within Town Centre Zone; 

(b) A single level within the Commercial zone land along the One Tree Point Road, rail 

designation and SH15 frontage; 

(c) Within Mixed Use Zones up to 3 levels.  50% of Mixed Use Zone is assumed to be 

residential, equating to 78,100 m2 of high density residential dwellings; 

(d) Approximately 2,000 dwellings, including Low, Medium and High Density dwellings as 

well as a retirement village.  Includes 1,610 dwellings within the Residential Zone and 

390 high density dwellings in the Mixed Use Zone (ie 390 + 1,610 = approx. 2,000). 

8. Proposed Plan Change Transport Assessment 

Road Network 

8.1 There is an existing road network within the existing PC150 area.  As part of PC150, it 

is intended to implement a road typology that better fits and aligns with the proposed 

residential and town centre nature of PC150 activities.  This will include alterations to 

some of the existing roads and the creation of new residential roads.  This is set out in 

Figure 16 of my Transport Assessment Report. 

8.2 PC150 is focused on reducing the extent of industrial activities and increasing 

residential, retail and mixed use development.  Therefore, for the majority of the road 

network it is intended to provide a slow speed environment with one lane for traffic in 

each direction, pedestrian crossings, wide footpaths and indented parking, 

interspersed with tree planting. 

8.3 Roundabouts have been proposed for the key intersections through the development 

and will assist with speed management whilst providing accessibility.  There are 

already four roundabouts within the existing subdivision road network which will be 

retained. 
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Cycle Network 

8.4 From my discussions with Council it is understood that there is no funding for a 

cycleway on One Tree Point Road, with the focus instead being on the coastal cycle 

trail from Waipu to Ruakaka.  At some point in the future it is proposed to link this 

connection with One Tree Point.  This is expected to provide a connection between 

the fast growing One Tree Point community and Ruakaka and will benefit the future 

residents in Marsden City. 

8.5 Currently only footpaths are provided on the eastern side of One Tree Point Road.  The 

proposed Marsden City cycle infrastructure will however still link to One Tree Point 

Road to provide connection to any future north-south route. 

8.6 In addition, there are currently no plans that I am aware of by Council to provide a 

pedestrian/cycle bridge or underpass across SH15.  Currently McEwan Road bridge 

over SH15 provides the safest crossing point of the state highway. 

8.7 Shared paths of 3.0 m either side of the street for cyclists and pedestrians are 

proposed through the residential areas rather than on street cycle lanes.   

8.8 Cycle paths, rather than shared paths, are proposed through the town centre due to 

potentially higher numbers of pedestrians and cyclists.  Wider footpaths can also be 

accommodated through the retail area.  Separation of cyclist and pedestrians is also 

recommended in the retail area due to a potential higher speed differential as 

pedestrians stroll around shopping areas. 

8.9 Discussions with Council indicate that shared paths would be favoured through the 

residential areas and this has been shown in recent development applications in the 

One Tree Point area for instance.  Consideration has been given to the District Plan 

Engineering Standards, however, there is deviation away from wider lanes and narrow 

cycle lanes/footpaths that are specified in the standards towards narrower, lower 

speed roads and wider footpaths/shared paths.  I am of the view that this matter can 

be dealt with in more detailed at Engineering Plan Approval. 

Walking Environment 

8.10 Pedestrian amenity is a key factor for the success of the Plan Change development as 

many internal trips will be made by foot, and most trips made by public transport will 

involve walking to some degree.  The provision of good, convenient and safe facilities 

for pedestrians and cyclists is essential and the emphasis is on simple permeable 
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street and off road layouts that will provide direct access to amenities, with suitable 

priority, safety and security. 

Public Transport Provisions 

8.11 There is no specific proposal to establish bus services in the area yet. The road 

infrastructure however will be able to accommodate bus services (if introduced) with 

wider lanes provided on the circulating route.  Generally, the road carriageway widths 

are recommended to be 6 m, with indented parking bays.  Areas that are likely to 

accommodate bus services will provide traffic lanes of 3.2 m each. This will allow the 

existing school bus service from One Tree Point Road to service the residential areas 

if desired, as well as a future public bus service, again if introduced. 

8.12 Proposed cross sections are included in my Transport Assessment4. Cross sections 

also indicate bus stop infrastructure can be provided within the circulating route 

through the residential areas (cross section E-E). 

9. Transport Assessment Assumptions 

9.1 My Transport Assessment (March 2020) for the Lodged Plan Change sets out the 

anticipated vehicle trip generation and distribution based on the lodged zoning plan. 

The following sections provide an update of this information to reflect the Notified Plan 

Change.  

9.2 The total area of Mixed Use Zone has reduced by approximately 50% and has been 

replaced by Commercial Zone along the One Tree Point Road, rail designation and 

SH15 frontage as shown earlier in Figure 2.  A small area of Low Density Residential 

Zone has been replaced by Commercial Zone at the north-east corner of the site 

adjacent to the rail designation.   

Traffic Generation 

9.3 I have analysed the weekday morning and evening peak hours with the 

proportion/distribution of trips entering and exiting PC150 being based on data 

contained in the Institute of Transportation Engineers (ITE) Manual for each specific 

 
4 Appendix B, of the Marsden City Plan Change, Transport Assessment Report, dated March 2020. Reference 

R1E200319 
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land use.  Trip rates are generally informed by the Roads and Transport Authority’s 

(RTA)5 Guide to Traffic Generating Developments.   

9.4 Table 3 and   

 
5 Now named the Roads and Maritime Service (RMS)  
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9.5 Table 4 present the predicted number of trips for the Lodged and Notified Plan areas 

respectively.  The tables present the predicted trips for two development scenarios, 

referred to as 50% and 100% of full development as previously detailed in my 

Transport Assessment.   

9.6 It is important to note that the 100% development scenario is very theoretical and is 

not supported by the economic assessment completed by Mr Tim Heath as 

summarised in Section 12 of my evidence 

9.7 The 50% scenario reduces the scale of development so that the number of trips 

generated in the evening peak hour (ie the busiest peak period) is approximation 50% 

of the theoretical scenario6.  To provide some clarity, I have referred to three different 

land use thresholds, rather than a percentage complete, within my RFI response. 

Table 3:  Lodged Plan Change area 

 
 AM peak 

hour 

PM peak 

hour 

 

Lodged Plan 

Change 

areas 

March 2020 

Vehicle Trips (50% 

development/threshold 

3, 15 years forecast) 

2,200 vph 3,400 vph 

2,100 HH, 145,500 m2 

GFA retail / 

commercial 

Vehicle Trips (100% 

development, 25+ years 

forecast) 

3,450 vph 6,500 vph 
2,520 HH, 306,795 m2 

GFA retail / commercial 

  

 
6 Given it relates to approximately 50% completion of the theoretical development of the retail / 

commercial6 (with the majority of households complete already) there is not a linear increase in trips in 

the morning peak when retail stores are low trip generators. 
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Table 4:  Notified Plan Change area 

 
 AM peak 

hour 

PM peak 

hour 

 

Notified 

Plan Change 

areas  

September 

2020 

Vehicle Trips (50% 

development/threshold 

3, 15 years forecast) 

1,730 vph 3,175 vph 

2,000 HH, 146,100 m2 

GFA retail / 

commercial 

Vehicle Trips (100% 

development, 25+ years 

forecast) 

2,390 vph 5,450 vph 
2,000 HH, 291,700 m2 

GFA retail / commercial 

 

Trip Distribution - Surrounding Land Uses 

9.8 Figure 3 presents the District Plan zoning in the Marsden Point and Ruakaka area 

based on the Appeals version of the District Plan. 

Figure 3:  Proposed District Plan Map7 

 

 
7 Source:  District Plan Change Appeals Version (www.gismaps.wdc.govt.nz) 
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9.9 Based on the surrounding zoning, I have considered the following with regard to the 

distribution and assignment of vehicle trips onto the surrounding road network: 

(a) The residential zoning to the north of PC150 and expanding the existing One 

Tree Point living area.  In particular, there are two residential subdivisions 

underway in One Tree Point including ‘The Landing” development (400 lot 

residential dwellings plus commercial/retail and the extension of the existing 

Marsden Cove marina development, providing some additional 400 residential 

lots); 

(b) The area immediately north of PC150 (ie north of the rail corridor) is zoned 

Rural Production Environment with no current plans for further development  

(c) Large areas of industrial zoning east of Marsden Point Road and west of SH15 

which caters for industrial activity; 

(d) Northport and associated industry, as well as Marsden Cove Marina. 

PC150 Trip Distribution 

9.10 I have distributed trips external to the subdivision based on the characteristics of retail, 

commercial and residential activities.  .  I have assumed the distribution is relatively 

constant through the forecast years and is based on existing zones and potential 

development in the area.  Forecasting the origin and destination of traffic for future 

development has been informed by land use about the surrounding catchments, 

location of schools, the New Zealand Census data and the Whangārei District Council 

regional traffic model. 
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9.11 In this regard, my assumptions consider the following: 

(a) Employment. The 2013 Census journey to work information indicates that 48 % 

of workers travel outside of the Ruakaka / Marsden Point area for work which 

is predominantly to Whangārei;   

(b) Education. One Tree Point Primary School is to the north of the Plan Change 

area, while Bream Bay College is located to the south east in Ruakaka; 

(c) Retail. Retail trips are likely to be drawn from local residential catchments, 

being Ruakaka, One Tree Point and internal to the subdivision.  I consider that 

it is unlikely that residents from Whangārei will travel to the Plan Change area 

to visit a supermarket or similar retail activities, albeit that there may be some 

speciality retail stores that may attract retail trips; 

9.12 Typically for a comprehensive residential, retail and commercial development, there is 

a high proportion of trips that remain internal to the subdivision.  This can be up to 

25 % of trips between residential and other activities according to the RTA Guidelines8 

and is assumed to be 25 % for the town centre and residential development, but only 

15 % for retail activities that sit outside of the town centre.  To be conservative, I have 

not applied the internal trip reduction to the commercial activity, with these trips 

assumed to be from outside of the Plan Change area. This conservative approach may 

suggest that the timing of upgrades along One Tree Point Road are required slightly 

sooner, however I consider the proposed information requirement allows for an 

assessment of any upgrade to be determined at the time development occurs.  In 

addition to internal trips, there are ‘linked’ retail trips (30 %) and pass-by trips (5%) that 

I have accounted for in the retail trip generation. 

10. Assessment of Adjacent Intersections 

10.1 My assessment of the Lodged Plan Change zoning determined thresholds that relate 

to the percentage of development that can occur prior to triggering the need to upgrade 

an intersection or be required to undertake a transport assessment that will confirm 

whether or not an upgrade to an adjacent intersection is required.  The triggers relate 

to a specific number of households or gross floor area of commercial or retail activities.  

These thresholds are detailed in the lodged precinct rule (MCP-R4). 

 
8 Guide to Traffic Generating Developments Updated Traffic Surveys (August 2013) 
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10.2 The lodged Plan Change development thresholds and possible infrastructure upgrade 

to adjacent intersections are: 

(a) Threshold 1 (425 vehicles per hour):  Predicted point at which the SH15/One 

Tree Point Road intersection requires upgrading from a priority intersection.  

My assessment considers a roundabout to be a suitable upgrade. 

(b) Threshold 2 (1,800 vehicles per hour):    Predicted point at which the access 

points on One Tree Point Road require upgrading from the existing priority 

intersection layouts.  

(c) Threshold 3 (3,400 vehicles per hour):  Predicted point at which the 

SH15/One Tree Point Road intersection requires a substantial capacity 

upgrade, over the roundabout assumed at Threshold 1. 

10.3 While the Lodged Plan Change zoning has been updated, the update leads to a 

decrease in the total predicted number of hourly trips that PC150 can potentially 

generate.  That is to say that the lodged assessment is a conservative assessment, 

and that the same early thresholds apply for the Notified Plan Change zoning. 

Traffic Modelling Overview 

10.4 I have undertaken traffic modelling to determine the operational performance of key 

intersections immediately adjacent to PC150, based on various development stages.   

10.5 I have assessed the morning peak and evening peak hour periods using SIDRA 

intersection modelling software, focussing on the following scenarios 

(a) Existing traffic flows (2019) plus relevant percentage of the Plan Change 

development 

(b) Forecast traffic flows (15 year forecast) plus relevant percentage of Plan 

Change development 

10.6 The Whangārei TRACKS9 model, as supplied by Stantec through Council, has been 

used to provide forecast traffic volumes for SH15 and One Tree Point Road.  The 

 
9  TRACKS is a land use and transport planning software suite of programs developed by 

Transportation and Traffic Systems Ltd to assist the analysis and interpretation of land use and 

transport planning  
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model base year is 2018 with forecast years representing 2023, 2033 and 2043.  The 

land use assumptions within the Whangārei TRACKS model are based on projected 

land use.   

10.7 Forecast traffic growth from the TRACKS model has been added to the existing traffic 

volumes to derive forecast traffic volumes.  Trips associated PC150 development have 

been added to understand the effect on the performance of adjacent road 

infrastructure. 

10.8 Individual intersection models were developed for the following key intersections: 

(a) SH15/McCathie Road/One Tree Point Road 

(b) Three key intersections along One Tree Point Road which provide direct 

access points to the Plan Change area: 

(i) One Tree Point Road/Pokapu Road; 

(ii) One Tree Point Road/Roosevelt Road; and 

(iii) One Tree Point Road/Casey Road. 

Intersection Performance Criteria 

10.9 The trigger for requiring a capacity improvement at an intersection has been based on 

several criteria.  I have considered that a capacity improvement is required if any of 

the following metrics are exceeded based on the forecast SIDRA traffic modelling:  

(a) Average vehicle delay less than 80 seconds signal controlled intersections and 

less than 50 seconds for priority controlled intersections (LOS E);  

(b) Degree of saturation10 should be less than 95 % (LOS E);   

(c) 95th percentile vehicle queues shall allow for safe stopping distances and not 

extend back through upstream intersections; and 

(d) LOS C on any approach to an intersection. 

 
10 Degree of saturation is the ratio of demand (arrival) flow to the theoretical capacity.  Degrees of 

saturation above 1 represent oversaturated conditions where demand flows exceed capacity 
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10.10 The predicted performance of the SH15, One Tree Point Road and McCathie Road 

intersection and the intersections that provide direct access to PC150 have been 

summarised in the following paragraphs. 

Intersection of State Highway 15, One Tree Point Road and McCathie Road 

10.11 The intersection of SH15, One Tree Point Road and McCathie Road forms the principal 

access for traffic to the state highway network, with up to 65 % of any land use trips 

predicted to use this intersection.  The intersection also accommodates the predicted 

growth in traffic travelling to and from the wider One Tree Point residential areas, 

Northport and Marsden Point area. 

10.12 Using SIDRA intersection software, an upgrade from the existing priority controlled 

intersection is predicted to be needed at a point when PC150 generates approximately 

425 vehicles per hour (Threshold 1).  

10.13 The predicted trip generation threshold equates to the following development level: 

(a) 500 residential units, and 

(b) 19,500 m2 GFA of retail, and 

(c) 2,100 m2 GFA of commercial. 

10.14 It is assumed that the proposed layout of the SH15, One Tree Point Road, McCathie 

Road intersection would be upgraded to a roundabout control based on my 

assessment of the lodged Plan Change.   

10.15 A roundabout is predicted to adequately accommodate up to 3,400 vph, based on the 

operational performance triggers outlined above (Threshold 3).  Once traffic exceeds 

this, a further, more substantial upgrade of the intersection is likely to be required.  

10.16 The predicted trip generation threshold (Threshold 3) equates to the following 

development level: 

(a) 2,100 residential units, and 

(b) 121,500 m2 GFA of retail, and 

(c) 24,000 m2 GFA of commercial. 
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10.17 The following matters are noted with regard to the predicted roundabout operation at 

this trip generation threshold: 

(a) During the AM peak hour the roundabout is still predicted to operate within 

capacity; 

(b) During the PM peak hour, the left turn movement from SH15 to One Tree Point 

Road is predicted to reach capacity with a predicted degree of saturation of 

95%, with a LOS C;   

(c) The overall intersection is predicted to operate at a LOS B with an average 

delay of less than 10 seconds per vehicle.  All approaches are predicted to 

operate at a LOS C or better; 

(d) In both peak hour periods, eastbound and westbound vehicle movements on 

SH15 are predicted to experience a good level of service (LOS A) with relatively 

minor delays predicted; 

(e) High right turn traffic volumes are predicted from One Tree Point Road in the 

morning peak hour, as a high proportion of commuters travel west towards SH1 

and Whangārei, and conversely in the evening peak hour the left turn to One 

Tree Point Road is predicted to be high.  Hence two lanes for a length of 

approximately 60 m would likely be required on both these approaches. 

 

Access Points along One Tree Point Road 

10.18 The three intersections on One Tree Point Road that provide direct access to PC150 

are currently priority controlled intersection with left turn slip lanes.  The point at which 

the existing priority controlled intersections on One Tree Point Road need to be 

upgraded has been determined through the SIDRA analysis.   

10.19 Based on the land use associated with PC150 development, and predicted 

background traffic growth on One Tree Point, a change of intersection control is 

unlikely to be required for capacity reasons until such time that activities within PC150 

generate approximately 1,800 vehicles per hour (Threshold 2).   
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10.20 This predicted trip generation threshold equates to the following development level: 

(a) 1,900 residential units, and 

(b) 53,000 m2 GFA of retail, and 

(c) 8,000 m2 GFA of commercial. 

 

10.21 Predicted traffic volumes at the intersection associated with this level of development 

(including background traffic growth on One Tree Point Road) is predicted to lead to 

delays for the right turn movement exiting PC150 resulting in a LOS F and therefore 

potential safety implications. 

10.22 From a safety perspective, a roundabout with appropriate provisions for people cycling 

could provide for the anticipated demand (both traffic and active modes) and in my 

view is an appropriate intersection control in this environment.  

10.23 The time at which the One Tree Point Road access points to PC150 require upgrading 

is unknown due to the timing and location of development both within the PPC area 

and about the wider One Tree Point areas.  I consider that the timing and form should 

be governed by the new District Wide rules TRA R14 and TRA R15 and the proposed 

additional information request I have proposed and which I discuss further in the 

following section. 

11. SUGGESTED DISTRICT PLAN RULES AND THRESHOLDS  

Lodged Transport Provisions 

11.1 The proposed Precinct rule (MCP-R4) lodged as part of PC150 allow as permitted 

activities, development up to each threshold (three thresholds within MCP-R4).  MCP-

R4 requires the consent holder to implement an upgrade when one of the activities 

(e.g. number of residential units, retail GFA or commercial GFA) exceeds the specified 

threshold, or the activity becomes restricted discretionary and a transport assessment 

is required pursuant to MCP-REQ1. 

Updated Transport Provisions in light of recent Whangārei District Plan Consent 

Order 

11.2 Since lodging the Plan Change, new District Wide rules that cover transport 

assessment requirements have been agreed through a Consent Order.  I have 
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therefore reconsidered MCP-R4 as lodged, and suggest that a consistent approach to 

that now included in the Whangārei District Plan TRA-R14 and TRA-R15 now be 

adopted, with some additional requirements when considering transport effects of 

future resource consents.  

11.3 New rules include TRA-R14 and TRA-R15 in the Transport Chapter of the Whangārei 

District Plan.  These rules require a resource consent and an Integrated Transport 

Assessment for medium (TRA-R14) and large-scale (TRA-R15) activities. 

11.4 Specifically, the new rules require resource consent for any subdivision that exceeds 

the following triggers as examples, with the full table contained in the Whangārei 

District Plan (Appendix 5 of the transport section)  

(a) TRA-R14 

(i) Subdivision of more than 25 vacant allotments or residential units  

(ii) Greater/more than 1,000 m2 Gross Floor Area (GFA) of general retail  

(iii) 1,250 m2 GFA commercial services etc 

(b) TRA-R15 

(i) Subdivision of more than 50 vacant allotments   

(ii) Greater/more than 2,000 m2 GFA of general retail,  

(iii) 2,500 m2 GFA commercial services etc 

11.5 For the larger developments (TRA-R15), a wider affected area needs to be assessed 

rather than the “immediate adjacent transport network” for smaller developments 

(TRA-R14).  I consider that in the case of the PC150 land, the immediate adjacent 

transport network to be the three access points on One Tree Point Road only, with the 

wider area capturing the SH15, One Tree Point Road, McCathie Road intersection. 

11.6 Based on the traffic modelling completed, I recommend that TRA-R14 and TRA-R15 

are relied upon in the first instance, presenting a consistent approach to development 

across the District, but are supported by Additional Information Requirements which is 

similar to that used about other developments throughout the District.  
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11.7 I suggest the following: 

(a) That PC150 be amended to rely on and be consistent with the District Wide 

rules (TRA-R14 and TRA-R15).  That is, require an Integrated Transport 

Assessment if proposed development exceeds 25 (TRA-R14) or 50 

households (TRA-R15), or exceeds the given GFA limits for commercial or 

retail development. 

(b) That PC150 be amended to include the need to provide Additional Information 

within an Integrated Transport Assessment when development exceeds 500 

residential units within the Plan Change area.  This threshold generates traffic, 

that through my Transport Assessment requires safety and capacity upgrades 

to nearby intersections, in particular those on One Tree Point Road that provide 

direct access to PC150 and the SH15, One Tree Point Road, McCathie Road 

intersection.  I recommend that future proposals be required to assess these 

intersections when the threshold is met. Potential wording may include the 

following: 

  



25 
 

AD-115762-3-121-V1 
 

Table 5:  Proposed Information Requirement 

MCP-REQX Information Requirements for Integrated Transport Assessments in the 

Marsden City Precinct 

 Any application pursuant to either TRA-R14 or TRA-R15 and when the 
cumulative residential activities within the Marsden City Precinct 
exceeds 500 residential units shall include an Integrated Transport 
Assessment prepared by a suitably qualified and experienced 
professional pursuant to TRA-REQ1 and TRA-REQ2 respectively and 
shall include additional assessment of the following matters: 
 

a. The vehicle trip generation and distribution associated with 
the activity. 

b. Travel management measures that promote alternative 
travel behaviour (to the private car) 

c. The performance the intersection of SH15 and One Tree 
Point Road, with the assessment detailing whether 
upgrading is required to  

i. maintain Level of Service (LOS) D or better 
ii. queues not extending to or through upstream 

intersections 
iii. restrict queues from coming within any location 

where sight distance cannot be achieved 
iv. have a degree of saturation for individual traffic 

movements no higher than 95%. 
d. The performance of the local road intersections that the 

Marsden City Precinct takes access from with One Tree 
Point Road, with the assessment detailing whether safety 
and or capacity measures are required to support the 
activity, with the capacity upgrades being based on 

i. maintaining an overall intersection LOS D or better 
ii. queues not extending to or through upstream 

intersections 
iii. having a degree of saturation for turning 

movements no higher than 95% 
 

 

11.8 I have reviewed the Council planner’s section 42A report and discuss my views of the 

planner’s recommendations at the end of my evidence.  There is general alignment 

between my evidence and the planner’s report with regard to removing MCP-R4 and 

relying on an assessment similar to TRA-R14 and TRA-R15.  There are some 

differences however, which I discuss at Section 15.  

11.9 I note that the Special Information Requirement discussed above relates to a simplified 

and more conservative version of the first threshold determined through the lodged 

Transport Assessment.  This is the point at which an intersection upgrade is required 

at the SH15, One Tree Point Road and McCathie Road intersection. 
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11.10 I propose that the residential component is retained as the trigger form which a more 

detailed transport assessment is required, whether assessed under TRA-R14 or TRA-

R15. In my view, retaining the residential component will allow an easier mechanism 

for Council to monitor with a simple count of existing or proposed dwellings.   

11.11 The Council’s planner report outlines difficulty around including multiple activities 

within the rule.  I agree with the approach of simplifying the thresholds by removing 

multiple activities.  

11.12 I note that the original threshold, ie the point at which the SH15/One Tree Point Road 

intersection is predicted to need upgrading was the cumulative total of the three 

activities.  That is, the upgrade would be triggered when all three activities reach that 

limit leading to combined total trips.    

11.13 Providing an initial threshold, albeit more conservative than originally proposed, is to 

allow for some development without the requirements to assess intersections further 

afield, eg SH15/One Tree Point Road.   

11.14 TRA-14 and TRA-15 will still apply and this requires assessment of intersections 

adjacent to any potential resource consent. 

11.15 The extent of the wider transport network that must be assessed to support any future 

resource consent application, in order to identify the impacts to and on the adjacent 

roading network, will need to include an assessment of the following intersections: 

(a) SH15/One Tree Point Road/ McCathie Road 

(b) One Tree Point Road/Pokapu Road 

(c) One Tree Point Road/Roosevelt Road 

(d) One Tree Point Road/Casey Road 

11.16 The above information requirements for ITA’s required through TRA-R14 and TRA-

R15 in my view provides a trigger that points towards the need for a detailed 

assessment to be completed of the key intersections and require an assessment 

(demonstrating the need to sit within the specified criteria) rather than a specific 

upgrade.  The above wording: 

(a) provides the thresholds at which transport infrastructure is predicted to be 

required and, in my view, helps to alleviate Waka Kotahi’s concerns; 
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(b) provides a consistent approach and relies on the requirements under the new 

Whangārei District Plan District Wide rules but gives some direction on which 

intersections should be assessed; 

(c) provides a combination of the area wide rules and specific thresholds/locations 

of likely impact;  

(d) Extends the extent of the assessment required for TRA-R14 from the 

intersections immediately adjacent to now include the intersection of SH15 and 

One Tree Point Road.  The assessment required for TRA-R14, the lower 

threshold, will therefore be similar to TRA-R15; and 

(e) provides performance criteria for the intersections, whereas TRA-R14 and 

TRA-R15 do not. 

11.17 In noting the above, the information requirement captures the thresholds in which my 

assessment determines an upgrade would be required at the SH15, One Tree Point 

Road, McCathie Road intersection (Threshold 1).  Based on the analysis in the 

Property Economics report (discussed in the following paragraphs) further upgrades 

to the network beyond the intersections stipulated relate to safety upgrades at local 

intersections, rather than any significant upgrade to the SH15, One Tree Point Road, 

McCathie Road intersection.   

12. Economically Sustainable Development 

12.1 The proposed framework provides an opportunity for assessment to be completed at 

incremental stages of development in accordance with TRA-R14 and TRA-R15, with 

the added direction of the additional information requirement.  This will help manage 

the timing of the required intersection upgrades and reduces the risk of development 

proceeding without adequate infrastructure in place. 

12.2 Further, to provide some confidence in the infrastructure needed to support PC150, an 

economic report for PC150 has been completed by Tim Heath. The predicted 

economically sustainable level of retail, commercial and residential development within 

proposed PC150 area is predicted to be much lower than the full development potential 

initially suggested and assessed in the lodged Plan Change.  This is outlined in Table 

6, as set out in the evidence of Mr Heath and Property Economics Economic 

Assessment. 
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Table 6:  Predicted economically sustainable level of retail, commercial and residential development 

within proposed PC150 area 

Land Use 
Economic Report2 – Sustainable GFA 

Estimated GFA (m2) & households 

Core retail / town centre 35,000 m2  

increasing to 65,000 m2 by 2043 Commercial 

Residential 

1,630  

households 

(assumes no residential units within Mixed Use zone) 

Industry 0 

Total 65,000 m2 + 1,522 HHs 

 AM peak hour PM peak hour 

Vehicle Trips 1,500 vph 1,910 vph 

13. Whangārei District Growth Model (updated 2021) 

13.1 The Whangārei District Growth Model sets out a forecast population change over the 

next 30 years.  It supports the draft Whangārei District Growth Strategy document. 

13.2 I have reviewed the most recent population growth within this model and how it relates 

to PC150. 

13.3 The population growth has increased by some 590 people in 2034 (+7%) and some 

3,000 in 2044 (+32%)11.  These are the two modelled forecast years analysed for 

PC150 representing 15 year and 25 year forecasts. 

13.4 We have used WDC’s latest TRACKS traffic model to inform the forecast traffic growth 

in the area and this has not been updated following the recent population Growth 

Model update. 

13.5 However, I note that the change in population forecast in the short to medium term 

(2034) is relatively small.  I am of the view that any additional growth can be accounted 

for by the new transport rules in TRA-R14 and TRA-R15.  The ‘change’ here refers to 

the updated growth forecasts which has not been accounted for in the Whangārei 

TRACKS traffic model.  

 
11 This relates to the Marsden-Ruakaka area 
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13.6 I note that the upcoming SH15 Business Case from Waka Kotahi should address the 

longer term population growth forecast beyond 2035.  I have discussed the business 

case further in relation to Waka Kotahi’s submission in the following section. 

14. COMMENTS ON SUBMISSIONS  

WAKA KOTAHI Submission 

14.1 Waka Kotahi have made a submission with the main transport matters raised being: 

(a) Assessment of full development effects; 

(b) Transport chapter rules; 

(c) Likely activities within the Plan Change area; 

(d) SH15/One Tree Point Road/McCathie Road Intersection; 

(e) Walking and cycling connectivity; 

(f) Marsden Point – Ruakaka Structure Plan; 

(g) Draft Whangārei Growth Strategy. 

(h) Additional SH15 access point; 

(i) SH1/SH15 intersection; 

14.2 I have participated in meetings with Waka Kotahi regarding PC150 and their 

submission.  These discussions were on a ‘without prejudice’ basis so I do not 

comment on them in this evidence.  However, the discussions did give rise to 

modifications to the PC150 rules and the general approach to transport matters. 

14.3 I have addressed the concerns of several submitters, including Waka Kotahi, and 

propose that MPC-R4 is removed.  As discussed previously in my evidence I suggest 

that the Marsden City Precinct be subject to the District Wide rules (TRA-R14 and 

TRA-R15) with an additional information request in relation to the key intersections. 

14.4 With regard to the assessment of the full development, I note that I have undertaken 

an assessment of the traffic effects and this is outlined in the Response to Council 

Request for Information (10 July 2020).   
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14.5 This demonstrated that a roundabout control would be required at the first traffic 

threshold (Threshold 1:  425 trips in the peak hour), a roundabout would be adequate 

up to a point when over half the development was completed (Threshold 3: 

approximately 3,400 trips).  Threshold 2 relates to the capacity of the One Tree Point 

Road intersection direct access points to PC150 (approximately 1,800 trips). 

14.6 However, the new District Wide rules and associated proposed additional information 

request will allow assessment at stages of development (starting from Threshold 1) 

and the appropriate infrastructure can be determined at this point.  The previous 

assessment provides a guide, with Threshold 1 being applied with the new request for 

additional information. 

14.7 With regard to the likely composition of activities with the Plan Change, I note that 

Waka Kotahi’s submission states the following: 

Any residential capacity needs to be supported by appropriate land use and 

transport infrastructure – of which the Marsden Primary Centre currently 

provides for growth of a suitably sized Town Centre with local employment and 

service opportunities for future residents in the surrounding areas.  

Rezoning Marsden Primary Centre to predominantly residential development 

conflicts with good future planning and reduces the ability to provide these 

amenities in a location which is considered appropriate, and further increases 

the need for local residents to travel out of the local area. 

14.8 Waka Kotahi has commented that the Plan Change area is largely a residential based 

development.  I do note that the proposed Plan Change allows for a significant 

proportion of retail and commercial activity, including a town centre and supermarket, 

and should not be considered a stand-alone residential development.  I note that while 

there is provision for an increase in residential activity, the Plan Change area provides 

for the development of a new sustainable community with a comprehensively planned 

town centre surrounded with a compatible mix of residential and employment activities.  

There are also a range of residential densities including higher residential densities 

close to the Marsden Town Centre.    

14.9 Further to this concern from Waka Kotahi, I have referenced the evidence of Mr Tim 

Heath and the Property Economics Assessment. 
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14.10 The Economics Assessment notes that the Marsden catchment area currently has a 

higher proportion of the population over 65+ years of age (22%) compared to the wider 

Whangārei District (18%) and New Zealand (14%)12.  This statistic indicates an aging 

population in the catchment area. 

14.11 Further to this, the area of employment of residents within the Marsden catchment area 

has been investigated within the Property Economics report. 

“A significant 19% of the employed residents in the Marsden catchment work 

in the Manufacturing sector.  This is almost double the national and district wide 

averages both of which are 10%.  This and the higher proportion of residents 

who are labourers, machinery operators or drivers is an indication that the 

primary employment generator for the catchment is the exiting industrial activity 

at Marsden Point Port and Refinery”. 

14.12 The two points above indicate: 

(a) an aging population in the Marsden catchment area; and 

(b) a primary employment generator for the catchment is the existing industrial 

activity at Marsden Point Port and Refinery. 

14.13 Both the points above may lead a high proportion of the resident population being more 

likely to stay within the Marsden catchment area and less likely to travel further afield 

to Whangārei on a daily basis. 

Walking and Cycling 

14.14 Waka Kotahi’s submission makes comment on the lack of walking and cycling 

connectivity outside of the Plan Change area.  

14.15 As discussed previously, Council has no plans for a cycleway on One Tree Point Road 

with the focus instead being on the coastal cycle trail from Waipu to Ruakaka.  At some 

point in the future it is proposed to link this connection with One Tree Point.   

 
12 Marsden City Proposed Structure Plan Economic Assessment Report by Property Economics 

(February 2020).  Demographic profile is based on Statistics New Zealand data. 
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14.16 Currently only footpaths are provided on the eastern side of One Tree Point Road.  The 

proposed Marsden City cycle infrastructure will however still link to One Tree Point in 

order to provide connection to any future north-south route. 

14.17 I am not aware of any current plans to provide a pedestrian/cycle bridge or underpass 

across SH15.  Currently McEwan Road bridge over SH15 provides the safest crossing 

point of the state highway. 

Marsden Point – Ruakaka Structure Plan 

14.18 Marsden Point‐Ruakaka Structure Plan was completed in 2008.  The document 

anticipated high growth in the area which has not eventuated.  The predicted traffic 

volumes anticipated by the Structure Plan will not occur without further significant land 

use development in the area.  The document provides a useful guide on potential road 

hierarchy, but as a Structure Plan it is a non-statutory document. 

Draft Whangārei Growth Strategy 

14.19 Waka Kotahi notes the following within their submission: 

“The Draft Whangārei Growth Strategy has identified the Marsden 

Point/Ruakaka area as accommodating between 1,200 and 4000 additional 

dwellings – the Plan Change as notified could provide over half of this capacity.”  

14.20 I agree that the recent Draft Whangārei Growth Strategy identifies 1,200 to 4,000 

residential dwellings as a ‘feasible capacity’ over 30 years.  However, it also identifies 

the ‘future development potential’ as between 3,500 and 7,500 residential dwellings.  

In addition to this, the recent update to the Whangārei District Growth Model (2021 

update) forecast further growth in the area (an additional 3,500 people over previous 

forecasts)  thereby reducing the proportion that PC150 potentially generates. 

Additional links to SH15 from PC150 area 

14.21 There is no additional roading link or intersection proposed to SH15.  I understand the 

plan has been amended to clarify this.   

SH1/SH15 Intersection 

14.22 The intersection of SH15 and SH1 is currently a large single lane roundabout located 

some 2.5 km from the site.  While it is the intersection that connects SH1 to SH15 and 
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vice versa, the capacity of the roundabout will be principally dictated by the traffic 

volumes passing through on SH1. 

14.23 The future intersection control will be investigated as part of Waka Kotahi’s upcoming 

SH15 Business Case which will consider future growth in the wider area both on SH1 

and SH15. 

15. COMMENTS ON OTHER SUBMISSIONS  

15.1 I have reviewed the submissions received by Council in relation to the Proposal.  The 

main transport matters raised in opposing submissions are summarised below. 

SH15, One Tree Point Road, McCathie Road Intersection 

15.2 Ruakaka Economic Development Group has requested upgrades to the intersection 

of SH15, One Tree Point Road and McCathie Road prior to additional development. 

15.3 There is uncertainty over the future rate of development within the Plan Change area.  

As discussed previously within my evidence I recommend that TRA-R14 and TRA-R15 

are relied,  supported by Additional Information Requirements.  This provides an 

assessment of the relevant intersections at the time of Resource Consent. 

15.4 It may be that the need for an upgrade to SH15, One Tree Point and McCathie Road 

intersection is not triggered by this Plan Change first but rather other development that 

occurs in the area. 

15.5 Northport has raised concerns around the specificity of the intersection upgrades for 

MPC-R4 (ie a roundabout on SH15) and is concerned that two roundabouts on SH15 

will decrease efficiencies for freight (trucks accelerating, decelerating and merging with 

general traffic). 

15.6 As discussed, I have addressed this and propose that MPC-R4 is removed and 

replaced by the District Wide rules (TRA-R14 and TRA-R15) with an additional 

information request.  At the time of development the type of upgrade can be 

determined. 

15.7 I do note that a roundabout at the intersection of SH15, One Tree Point Road and 

McCathie Road was the agreed intersection control following the previous Plan 

Change.  A grade separated intersection is unlikely to be justified based on forecast 

traffic volumes on SH15 and One Tree Point Road.   
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15.8 Currently traffic on SH15 is uninterrupted and a roundabout will slow traffic travelling 

along SH15.  However, traffic modelling predicts that the Level of Service for SH15 

through traffic is still very good with a LOS A predicted.  LOS A represents delays of 

less than 10 seconds on average per vehicle. 

15.9 Refining New Zealand has raised concern that increased traffic will adversely affect 

the ability to access the Refinery site.  However, I note the travel time eastbound and 

westbound will be minimally impacted and the LOS will remain at efficient levels for 

vehicles accessing activities to the east and west on SH15. 

Safety of Intersections 

15.10 Ruakaka Residents and Ratepayers Association raised concerns around the current 

safety of the SH15, One Tree Point Road and McCathie Road intersection and a 

roundabout should be constructed now to mitigate further safety issues in the future.  

15.11 I have undertaken a crash analysis using the Waka Kotahi crash analysis system as 

discussed previously in my evidence.  Only three crashes were recorded at the SH15, 

One Tree Point Road, McCathie Road intersection in the five year period.  These were 

all non-injury crashes.  Based on the recorded crashes and my observations on site, I 

believe there is no pattern or any existing safety concerns at the SH15, One Tree Point 

Road, McCathie Road intersection. 

SH15 – Upgrade to four lanes 

15.12 Two submitters (Northport and the Ruakaka Residents and Ratepayers Association) 

have stated that allowance should be made for future four‐laning of SH15. 

15.13 I note that four laning of SH15 does not appear in the Regional Land Transport Plan 

(RLTP) or Waka Kotaki’s Investment Proposal (2021-2031), albeit that it could be in 

the future.  Funding for the Business Case process however does appear in the RLTP 

and is planned for the next two years. 

15.14 It is important to note that Waka Kotahi has stated the following within their response 

to submitters: 

Waka Kotahi is looking to start a Business Case for the future form and function 

of State Highway 15 this year. Until this Business Case has been completed, it 

is premature to state that the future of this road is a 4-lane highway. 



35 
 

AD-115762-3-121-V1 
 

One Tree Point Road 

15.15 Ruakaka Residents and Ratepayers Association noted that the number of access 

points on One Tree Point Road should be reduced to reduce the traffic effects of the 

Plan Change. 

15.16 The three access points (Pokapu Road, Roosevelt Road and Casey Road) already 

exist and will remain in place.  Providing three access points enables traffic to be 

dispersed between the three access points and provides greater accessibility to 

activities within the Plan Change area. 

Other development within the area 

15.17 A submitter noted that the traffic assessment undertaken previously should be revised 

to reflect the likely size of One Tree Point and future development at the Port. 

15.18 We have used WDC’s latest TRACKS traffic model to inform the forecast traffic growth 

in the area.  This includes predicted development at One Tree Point and this is outlined 

in the Response to Council Request for Information (10 July 2020). 

  



36 
 

AD-115762-3-121-V1 
 

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

16.1 I have reviewed the Council planner’s section 42A report and generally support the 

findings.  With regard to transportation matters, the Council planner generally relies on 

the conclusions reached in the traffic peer review letter completed by Mr Don 

McKenzie. 

16.2 I am of the view that there is general alignment between my evidence and the planner’s 

recommendation on the transport rule.  In particular, removing MCP-R4 and relying on 

assessment similar to TRA-R14 and TRA-R15.  This also addresses a number of 

concerns of submitters around the previously proposed MCP rule. I however consider 

the reporting planners recommendation as unnecessary duplication of TRA-R14 and 

suggest an alternative, but consistent approach. 

16.3 As stated in the planner’s report: 

In my opinion, in my planning area of expertise, it would make sense to 

replicate TRA-14 and TRA-REQ1 to address the clarity issues. However, there 

are specific roads and intersections where concerns have been raised. I 

recommend that a modified version of TRA-R14 be inserted into thew MCP 

Chapter as set out below which includes these specific references in the 

matters of discretion and information requirements 

16.4 I believe my approach as discussed in paragraph 11 is simpler to implement for the 

following reasons: 

(a) It provides consistency across the district, which is the general aim of the 

Council’s reporting planner;  

(b) It avoids unnecessary duplication of TRA-R14 within the MCP; and 

(c) If TRA-R14 and TRA-R15 were to be updated in the future, there is no need to 

update the MCP rules to retain consistency. 

16.5 The planner’s report also proposes three matters of discretion in addition to those 

found in TRA-R14 or TRA-R15.  These three additional matters are: 

1. Effects on the sustainability, safety, efficiency, effectiveness and accessibility 

of the affected transport network, including cumulative effects from incremental 

changes to the activity on the site or sites, including: 
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a. The SH15/One Tree Point Road/McCathie Road intersection. 

b. The intersections connecting Pokapu Road, Roosevelt Road and 

Casey Road to One Tree Point Road. 

2. The rate of public and active transport uptake and travel management 

measures. 

3. Connectivity within the wider transport network 

16.6 I have proposed some changes to the above additions, as outlined previously in 

paragraph 11.  I believe the intent is still the same.  The following are the reasons 

behind the changes: 

1. Matter of discretion 1:  The intersections that need to be assessed in greater 

detail are included in my proposed information requirement,  

2. Matter of discretion 2:  I have reworded this to allow discretion over  

‘Travel management measures that promote alternative travel 

behaviour (to the private car)’.   

The applicant will not be in control of providing for public transport and therefore 

the uptake of public transport use.   I note however that the applicant is 

responsible for providing facilities that promote public transport use for when 

public transport services come online, such as bus stops, connections and 

adequate road cross sections.  

3. Matter of discretion 3:  I believe this matter of discretion around ‘connectivity 

with the wider transport network’ is covered in the fifth matter of discretion 

already included TRA-R14 which states: 

The need for pedestrian and cyclist connections to the nearby 

destinations. 

Item 3 can therefore be removed. 

16.7 Turning to the information requirement associated with MCP-R4 (ie proposed MCP-

REQ1).  Again, the information requirements are the same as TRA-R14 with two 

additional requirements dealing with consultation and the specific intersection 

operational criteria. 
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16.8 I agree intersection operational criteria should be included.  The original MCP-R4 had 

operational criteria.  I have proposed it is simplified further with the same overall 

outcome.  The details of the proposed criteria are summarised in paragraph 11.   

16.9 The planner’s report also recommends the following change to policy section, MCP-

P8.  I agree with this proposed change which removes “residential and commercial” 

and replaces with “all”.   

16.10 I do however recommend that the intersection of One Tree Point Road/Roosevelt Road 

should also be included as the third access point from the Plan Change area to One 

Tree Point Road as shown in the below (underlined). 

Policies 

MCP-P8 – Transport 

and Access 

Ensure that the timing of all development in Marsden City is coordinated 

with intersection upgrades necessary to manage the adverse effects of 

development on the wider transport network, in particular at: 

a. SH15/One Tree Point Road/McCathie Road intersection 

b. One Tree Point Road/Pokapu Road 

c. One Tree Point Road/Casey Road 

d. One Tree Point Road/Roosevelt Road. 

 

Peer Review – Mr Don McKenzie 

16.11 Mr McKenzie notes three key points within his peer review: 

(a) Proposed trigger upgrade and practicability of the application 

(b) Carrying capacity and acceptability of the threshold number proposed  

(c) Non-cumulative rule for Integrated Transport Assessment to address 

intersection concerns 

16.12 The three points raised essentially relate to the previously proposed thresholds and 

mix of activities included in rule MCP-R4, and the practical application of these.  This 

is also addressed in the paragraph 213 of the planner’s report. 

16.13 With the adoption of TRA-R14 and TRA-R15 and the proposed additional information 

requirement, the cumulative thresholds are no longer needed with the exception of the 
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initial 500 household threshold.  I propose that the residential component is retained, 

as this removes any complication around cross-visitation issues and potential 

differential development of different activities types that Mr McKenzie refers to. 

16.14 I also note that TRA-R14 and TRA-15 have relatively low retail and commercial 

thresholds.  As such, I am of the view that the thresholds will capture most retail and 

commercial development, as discussed previously in paragraph 11.   

16.15 I consider retaining the residential component will also provide a simpler approach for 

the Council to monitor. 

17. CONCLUSION 

17.1 Based on the analysis described in my Transport Assessment report, and the further 

information I have presented in this evidence, I believe the development of the 

proposed Plan Change area can proceed with the proposed transport rule in place.   

17.2 This framework provides an opportunity for assessment to be completed at incremental 

stages of development in accordance with TRA-R14 and TRA-R15, with the added 

direction of the additional information requirement.  This will help manage the timing of 

the required intersection upgrades and reduces the risk of development proceeding 

without adequate infrastructure in place. 

17.3 I believe adopting the Whangārei District Plan TRA-R14 and TRA-R15 provides a 

consistent approach, with some additional requirements when considering transport 

effects of future resource consents. 

17.4 I concluded that there is no transport planning reason to preclude the granting of 

proposed PC150. 

 

Harry Ormiston 

Date: 3 August 2021  
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APPENDIX A:  CRASH ANALYSIS 

Figure A1: CAS Results 2016-2020 – Marsden Primary Centre and Surrounding Roads 

  
 

 

 


