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IN THE MATTER OF the Resource Management Act 1991  

AND 

IN THE MATTER OF a resource consent application by Jace 

Investments Limited to the Western Bay of 

Plenty District Council to develop land at 

404 Omokoroa Road for town centre 

purposes 

 
 
 

 
STATEMENT OF EVIDENCE OF JOHN POLKINGHORNE 

  
 
 
Introduction 

 

1. My name is John Polkinghorne. I am an Associate Director of RCG Limited, an 

architectural and property firm. I am responsible for RCG’s research and 

analytics work and have been employed there since February 2008. 

 

2. I hold a Master of Commerce degree from the University of Auckland, 

majoring in economics. I am a member of the New Zealand Association of 

Economists, and the Law and Economics Association of New Zealand. I also sit 

on the committee for the New Zealand Council of Retail Property. 

 

3. I have been involved in a variety of projects in the Bay of Plenty, and I am 

familiar with the retail offerings in Tauranga and most nearby towns. I note 

that my work for Omokoroa has been carried out on a desktop basis and, at 

the time of writing, I have not visited the site or the existing retail areas on 

the peninsula. 
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4. My recent project experience in the Bay of Plenty includes work on the 

Wairakei Town Centre on behalf of Bluehaven, on a proposed Papamoa retail 

centre on behalf of Classic Group, forecasting housing and business land 

demand for the Whakatāne District Council, and strategic property advice for 

iwi clients. 

 

Code of Conduct for Expert Witnesses 

 

5. I confirm that I have read the Code of Conduct for Expert Witnesses 

contained in the Environment Court Practice Note 2014 and that I agree to 

comply with it.  I confirm that I have considered all the material facts that I 

am aware of that might alter or detract from opinions that I express, and that 

this evidence is within my areas of expertise. 

 

Scope of evidence 

 

6. My evidence will cover: 

 

(a) The existing economic environment (including additional detail on the 

Tralee Street area). 

 

(b) The economic effects of the development (including additional detail 

on Fresh Choice); 

 

(c) The appropriateness of town centre size and location; 

 

(d) Economics related matters raised through submissions; and 

 

(e) The section 42A report. 

 

7. I have read and am familiar with the submissions and the section 42A report 

as they relate to economic matters.  



 

LCM-978371-10-1057-1 

3 

 

8. My evidence should be read together with the RCG report titled ‘Economic 

Assessment: 404 Omokoroa Road’ from May 2020, which I authored. 

 

9. Subsequently to the RCG report being written, RPS Australia wrote a second 

report for the Council dated July 2020. I was only made aware of this newer 

RPS Australia report in February 2021 when the s42A report was published. I 

have now reviewed the July 2020 RPS Australia report and considered it 

within my evidence; it does not alter my opinion on the proposed 

development. 

 

Executive summary  

 

10. The proposed town centre at 404 Omokoroa Road is consistent with long-

held planning aspirations for the peninsula, and will provide local shopping, 

service and employment opportunities for Omokoroa’s growing population. It 

is located appropriately, and the proposed commercial land area and 

activities are consistent with the market size and with other economic studies 

for Omokoroa. The development will generate significant economic benefits, 

and any impacts on existing retail areas will be minor and limited to trade 

competition only. 

 

Existing Economic Environment: Overall 

 

11. Omokoroa has grown steadily over time and much more rapidly since 2013. 

Its estimated total capacity is 4,326 dwellings which would give it a 

population of 11,000-12,000. This compares with a current population of 

4,000-5,000.1 

 
1 The latest population data available are Stats NZ population estimates as at 30 June 2020. This gives a 
population of 3,780 for the ‘Omokoroa’ SA2 (which covers the areas north of the railway line) and 1,110 for the 
‘Omokoroa Rural’ SA2, which covers the rest of the peninsula as well as parts of Whakamārama. The population 
is growing by several hundred people a year so the exact number on the peninsula will be constantly changing. 
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12. As outlined in greater detail in the RCG report, development of the 

Omokoroa peninsula has been foreseen for many years, including the 

intention for a town centre south of the railway line. The Operative District 

Plan created a 12.7 hectare Commercial zone for this purpose. However, 

much of this land has been developed as the Kaimai Views subdivision or is 

intended for a future school. 404 Omokoroa Road is the only remaining site in 

this zone that can accommodate a town centre. 

 

13. There were three other economic reports carried out for Omokoroa prior to 

the RCG report of May 2020, and one carried out subsequently: these were 

2009 and 2013 reports by Property Economics, and March 2018 and July 

2020 reports by RPS Australia. These follow a typical process of defining 

catchments, projecting growth and then land requirements for a future town 

centre. The RCG report outlines the differences between the earlier reports 

and concludes that I agree with RPS Australia’s 2018 recommendation for a 

town centre of roughly 3.5 hectares, excluding roads, open space and 

community uses. This is in line with the proposal for 404 Omokoroa Road, 

and I note that the July 2020 report by RPS Australia uses a similar area of 

3.5-4.0 hectares. 

 

14. There are several other small retail areas on the Omokoroa peninsula as 

outlined in section 3 of the RCG report. The Tralee Street Commercial zone is 

the largest of these areas. This includes a supermarket, a medical centre, a 

church, and various small food and beverage/ convenience offerings. 
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Aerial Image of Omokoroa Retail Areas 

 

 

15. Outside of the peninsula, the nearest town centres are Katikati and Te Puna. 

They are both quite distant from Omokoroa; Katikati is 20 km away, and Te 

Puna is 8 km away making it closer to Bethlehem (with its substantial retail 

offering) than to Omokoroa. I consider all of these centres to be so distant 

and so well-established that they do not require further attention from an 

‘economic effects’ perspective. The RCG report does consider them briefly at 

section 8.3. 
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16. Economically, most development in Omokoroa so far has been residential. It 

has shifted from being more of a ‘sleepy’ coastal settlement and retirement 

area, towards a more suburban environment. While it still offers a relaxed 

lifestyle, it is increasingly seen as a dormitory suburb for Tauranga, and is a 

similar distance from the Tauranga CBD as parts of Papamoa Beach.  

 

17. Prior to the opening of Fresh Choice in 2016, Omokoroa residents would have 

needed to travel to Tauranga for all but the most basic shopping needs, as 

well as for most jobs and services. Even with Fresh Choice now open, and 

irrespective of any future development on the Omokoroa Village Ltd site, 

Omokoroa residents will still travel to Tauranga for many needs.  

 

18. A town centre helps to address some of these issues. It will provide a wider 

retail offering, as well as local employment. It is worth noting that there are 

around 4,500 jobs based in Te Puke and 2,000 in Katikati, versus fewer than 

700 in Omokoroa at present.2 The Omokoroa town centre is likely to 

eventually accommodate in the order of 500-1,000 jobs, if fully developed in 

line with the consent drawings. 

 

Existing Economic Environment: Tralee Street 

 

19. My evidence goes into extra detail on the Tralee Street Commercial zone 

compared to the RCG report. 

 

20. The zone consists of five separately owned properties, as identified in the 

image below. 

  

 
2 Source: Business Demography Statistics from Stats NZ. I have looked at the figures at the local ‘SA2’ level, with 
380 employees in the Omokoroa SA2 (covering the areas north of the railway line) and 310 in the ‘Omokoroa 
Rural’ SA2, which extends beyond the peninsula itself. 
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Commercial-Zoned Properties at Tralee Street 

 

 

21. 160 Omokoroa Road is referred to in the RCG report as “the Fresh Choice 

development”. As per the report, it has been “developed and still owned by 

Woolworths New Zealand, consists of an 1,100 sqm Fresh Choice and six 

small shops totalling 486 sqm”. I consider this to be the best-located site in 

the Commercial zone, with corner profile and access to both Omokoroa Road 

(the busier road) and Tralee Street. 

 

22. 168 Omokoroa Road (which was put up for sale in late 2020 and is still up for 

sale as at February 2021) has 626 sqm of floor area. It is home to Kiwi Liquor 

Omokoroa, The Local Bar & Eatery, The Address Indian Kitchen, VPT Health 

Club, as well as what appears to be a modular structure with Neighbourhood 

Pizzeria and Next Door bakery. 
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23. 170 Omokoroa Road is home to a general practise (Omokoroa Medical 

Centre), Omokoroa Pharmacy, Omokoroa Physiotherapy and Claridges Real 

Estate. 

 

24. On Hamurana Road, Omokoroa Community Church would be considered a 

civic/ community use rather than a commercial one. 

 

25. 97-137 Hamurana Road is an undeveloped 1.7 hectare site but has resource 

consent for “a mix of terraced residential, commercial and retail uses. In 

total, there is 4,244 sqm of ground floor space which is expected to include a 

mix of medical, retail, F&B and commercial activity”. 

 

26. An image from the consented drawings for 97-137 Hamurana Road is shown 

below, and I note that commercial/ medical spaces are now being advertised 

for lease as at February 2021. The site is owned by ‘Omokoroa Village 

Limited’ and is being advertised at ‘The Village at Omokoroa’ but for 

consistency and to avoid confusion with the wider zone, I refer to it by its 

address. 
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97-137 Hamurana Road Proposed Site Plan 

 

 

27. I discuss 97-137 Hamurana Road in section 6.3 of the RCG report. I note that 

“4,244 sqm of ground floor space… is, potentially, a lot of extra retail space in 

this area, and we do have some doubts about its viability. However, the space 

has been consented and is now considered part of the ‘existing environment’ 

for our purposes”. Similarly, section 8.3 states that “the final outcomes might 

be more modest [than 4,244 sqm of ground floor non-residential space] – this 

offering is spread across several buildings, so if demand is weaker in this 

location, some stages might be reconsidered for other uses”. 

 

28. The main catchment for 97-137 Hamurana Road would be people living 

around or north of the site; this particular site is less convenient for people 

coming from the south. At most, its catchment would be defined as being the 

areas north of the railway line, and this is an optimistic definition. It is more 

realistic to say that it services the northern third of the peninsula. 

 

29. I note, though, that the other developments at 160-170 Omokoroa Road are 

more convenient for people coming from the south. It could certainly be 
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argued that their primary catchment extends as far as the railway line. Fresh 

Choice, while small by supermarket standards, provides a convenient grocery 

offering for people in this area. 

 

30. Likely tenants for 97-137 Hamurana Road would be convenience/ everyday 

needs; I expect it to have a narrower range of businesses than would be 

found in a town centre, reflecting its smaller catchment. Currently advertised 

uses include “Food & Beverage Hub”, “Health Specialist”, “Medical Suite” and 

“Hardware Store”, “Bookshop & Post Office”, “Hair Salon”, and “Pharmacy”. 

 

31. From an economic effects perspective, 97-137 Hamurana Road has been 

consented and I do consider it as part of the existing environment; however, I 

do also have to apply professional judgment as to the likely uses for the site, 

as well as its likely customer base. In my view, it is unlikely that 97-137 

Hamurana Road will be fully developed in line with the consented drawings. 

It is likely that some parts of the site will be developed for convenience retail/ 

commercial activity, but other parts will be rescoped for pure residential 

activity. 

 

32. I also have to consider where 97-137 Hamurana Road, and the Tralee Street 

zone generally appropriately sits within the economic environment. Given its 

location two-thirds of the way down a peninsula, and away from the future 

growth areas of that peninsula, it does not have the same economic potential 

as a centre south of the railway line. 

 

33. This is reflected in long-held planning aspirations for Omokoroa, which call 

for a town centre south of the railway line – ‘town centre’ being a term which 

places it on a similar footing to the Te Puke, Katikati and Waihi Beach town 

centres. As the RCG report notes, Omokoroa has the potential to become the 

largest town in the district (albeit with a smaller rural/ secondary catchment 

than Te Puke). 
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Comments on the July 2020 RPS Australia Report 

 

34. The July 2020 RPS Australia report builds on their earlier report, and does not 

cause me to change my conclusions. Compared with 2018, they assume a 

slightly larger catchment population, and a wider range of uses in the town 

centre (including community uses, and more office and medical uses). 

 

35. Comparing the ‘Table 3’s in the two RPS Australia reports, the 2020 report 

recommends a slightly larger floorspace area for the town centre; the 

supermarket is the same in both reports at 4,000 sqm, but “other retail” 

changes from 3,500 sqm in 2018 to 4,000 sqm in 2020, and “non-retail” 

changes from 2,500 sqm to up to 5,000 sqm, probably because of a larger 

assumed medical offering. The 2020 report also assumes a community 

facility. 

 

36. RPS Australia included a multi-criteria analysis of three site options for a town 

centre, including 404 Omokoroa Road as ‘site 3’. All three sites had their 

strengths and weaknesses, including topography, proximity to the highway or 

more complex land ownership. Site 1 was highway-adjacent but was “not 

considered to be a workable outcome”; site 2 was their “preferred site” 

despite multiple landowners; and site 3 was also “likely to be a workable 

site”.  

 

37. On economic matters, RPS Australia found that any of the three sites were 

“capable of delivering the land uses and related employment as defined in 

the recommended inclusions”, with only site 1 having “the capacity to deliver 

a greater range of service related employment by virtue of the location 

adjacent to the SH2 and future”. Similarly, only site 1 featured “economic 

value adds” with “the capacity to host a range of uses with direct links to the 

industrial area”. 
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38. As such, RPS Australia suggest that the economic effects of a new town 

centre will be the same whether it is located at site 2 or site 3. Site 1 might 

have more economic benefits but is not considered to be “workable”. 

 

39. In my view, this reinforces the conclusions from the RCG report that “404 

Omokoroa Rd has similar locational characteristics as the town centre sites 

identified in [2018 structure planning] consultation Options 1-3, whereas 

Option 4 is different being adjacent to SH2. However, this does not mean that 

Option 4 is superior, or that it would be quicker to develop”. RPS Australia 

have now dismissed the 2018 Option 4 as not “workable” and there is no 

economic advantage to be gained from shifting the town centre site to 

another location on Omokoroa Road.  

 

Consideration of Fresh Choice Closure 

 

40. When a new store or retail centre opens, it can cause the sales at other 

stores or centres to drop as retail activity shifts to the new location. This shift 

is sometimes referred to as a ‘direct’ retail impact or a distributional impact. 

It reflects ‘trade competition’ between retailers and centres and is excluded 

from consideration under the RMA. 

 

41. However, sometimes retail developments can affect sales in other centres to 

the extent that they lead to a reduction in amenity and quality of those 

centres. This can be a significant adverse economic effect, one that should be 

considered under the RMA. 

 

42. Section 8.3 of the RCG report considers impacts on the Tralee Street 

Commercial zone (and other areas). It makes two main points in relation to 

Tralee Street and I expand on these below. Firstly, it is very unlikely that 

Fresh Choice (the main anchor for Tralee Street) will close. Secondly, if it does 

close, it is unclear whether this would be a significant adverse effect. 
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43. Section 8.3 of the RCG report states that “given [Fresh Choice’s] small size, it 

focuses on locational convenience and knowing its local customer base, 

rather than competing on price or a wide product range. This is quite a 

different pitch and offering to a full-size supermarket – which could be 2-3 

times the size, and needs a larger catchment to support it”. Even with a new, 

larger supermarket at 404 Omokoroa Road, Fresh Choice will still be a very 

convenient option for people living in the northern part of the peninsula. I 

expect that many of these people will continue to support it. The two sites 

are 2 km apart so for people in the north, Fresh Choice will often be closer 

and carry enough of a product range to satisfy smaller or top-up shopping. 

 

44. Section 8.3 of the RCG report also states that “it is very unlikely that Fresh 

Choice would close – supermarket closures are rare in New Zealand, and 

almost unheard of in growing communities”.  

 

45. The very likely outcome is that both supermarkets will continue to trade, and 

“a second supermarket would be good for competition in the area”. A 

supermarket in the town centre will be more conveniently located for the 

majority of Omokoroa residents, and will provide a wider product range as 

well as more competitive pricing. This is certainly of benefit to the 

community. 

 

46. I have tracked supermarket openings and closures across New Zealand for 

more than ten years. Closures have mainly occurred where one of the two 

main competitors (Foodstuffs and Woolworths) have had more than one 

banner/ brand serving the same catchment – this was especially common 

before Woolworths consolidated its three main brands (Countdown, 

Woolworths and Foodtown) to just one, Countdown. Many other closures 

have been short-term ones in order to build a replacement store (usually a 

larger store, either on the same site or nearby). Occasionally, closures have 

occurred because Foodstuffs has bought a property leased by Woolworths or 

vice versa. Woolworths still finds itself overcommitted in some catchments 
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and in the last year, given online sales growth, it has experimented with 

closing supermarkets to operate as ‘dark’ (or online-only) stores. 

 

47. None of these factors apply for Omokoroa and it is very rare for Foodstuffs or 

Woolworths to cede a market to their competitor entirely. When 

Woolworths bought the site at 160 Omokoroa Road and developed the Fresh 

Choice, they would have had full knowledge of the intention for a future 

town centre to the south, with the obvious expectation that a supermarket 

would be included. They would also have been aware of Foodstuffs’ interest 

in the Omokoroa market; Foodstuffs commissioned the 2013 Property 

Economics report, and appear to be the beneficial owners of 492 Omokoroa 

Rd, which also transacted in 2013. Woolworths would certainly not have 

expected Fresh Choice to remain the only supermarket in the long term. 

 

48. In the very unlikely event of Fresh Choice closing, there is still the question of 

whether this would lead to significant adverse effects. 

 

49. Section 8.3 of the RCG report notes that “Tralee Street is not intended to be a 

Town Centre, but a smaller neighbourhood-level offering. It has a lesser role 

and a smaller, narrower offering than larger centres… Other than the Fresh 

Choice supermarket, a use not originally anticipated for Tralee Street, most of 

the existing tenancies provide neighbourhood-level offerings, in line with 

‘corner shops’”. Here I raise the issue of whether Tralee Street is Tralee Street 

has grown beyond what was initially intended; residents have benefited from 

the larger offering while they await the town centre, but if the town centre 

were to cause Tralee Street to revert to a smaller offering, it is questionable 

whether this is significant. 

 

50. The impact on the retailers themselves is disregarded as trade competition; 

the question is whether the wider Tralee Street centre would experience a 

substantial reduction in amenity and quality that (for example) blights the 
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area or makes people in the northern part of the Omokoroa peninsula 

substantially worse off. 

 

51. My view is that it is unlikely that any theoretical impacts would be significant. 

In reaching this view, I weigh up the relatively small number of people 

involved (a small fraction of the entire Omokoroa community); that Tralee 

Street was previously envisaged as having a smaller role in the community; 

that even Fresh Choice has only existed since 2016; the high likelihood that 

any vacated space would be repurposed or redeveloped for other uses; and 

the new amenity provided by a larger supermarket within a modern town 

centre, albeit at a slightly longer distance for people in the north. 

Furthermore, the town centre will provide a new offering for the entire 

Omokoroa community; weighed against this significant benefit for the entire 

peninsula, the costs for a smaller area and population are unlikely to reach 

the significance threshold. 

 

52. This leads me to conclude that any negative economic effects on Tralee 

Street will be minor and limited to ‘trade competition’ only. It is very unlikely 

that Fresh Choice will close; even if it did, it is unlikely that any impacts would 

be deemed significant. 

 

Assessment of Economic Effects 

 

53. Providing a town centre in Omokoroa, at 404 Omokoroa Rd, will enable 

people living in the peninsula or nearby to fulfil more of their shopping and 

convenience needs locally, improving their economic and social wellbeing. 

 

54. This is consistent with long-held aspirations and plans for a town centre south 

of the railway line to serve the peninsula’s population of up to 12,000 people. 
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55. A town centre will also provide employment opportunities, which I have 

indicatively estimated at 500-1,000 jobs, and reduce retail ‘leakage’ to 

Tauranga. 

 

56. I have also considered the potential for adverse economic effects on Katikati 

and Bethlehem, as well as on Tralee Street in much greater detail. 

 

57. Overall, development of the town centre will result in significant positive 

economic effects for the Omokoroa community and beyond. Any negative 

economic effects will be minor and limited to ‘trade competition’ only. 

 

Appropriateness of Town Centre Size and Location 

 

58. As outlined in section 4.4 of the RCG report, 404 Omokoroa Road is the last 

undeveloped site in the Commercial zone, with this zoning applying to 

roughly 5 hectares (reduced from 13 hectares as other sites have been 

developed for residential or bought for education purposes). 

 

59. The resource consent application proposes that some of the Commercial-

zoned land be used for purely residential purposes (blocks G and H of the 

masterplan) so the town centre itself is around 3.5 hectares in size. 

 

60. This area includes internal roading and public space, as well as some civic 

uses. Overall, the size of the town centre is in keeping with RPS Australia’s 

recommendations in their 2018 and 2020 reports and I consider it to be 

appropriate. 

 

61. I consider 404 Omokoroa Road to be an appropriate location for a town 

centre for a number of reasons: 

 

(a) It is appropriately sized as per above. 
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(b) It has live zoning and single ownership which will facilitate 

coordinated development. 

 

(c) It has good exposure to Omokoroa Road. 

 

(d) It is ‘south of the railway line’ so it is surrounded by future growth 

areas. A high quality town centre will support high quality outcomes 

in the surrounding areas, and potentially a more intensive form of 

development nearby. 

 

(e) It is easily accessible from all parts of the Omokoroa peninsula, with a 

long-term population of 12,000. Even residents living at the northern 

tip will have to travel past it when entering or exiting the peninsula. 

 

(f) The location away from the highway makes 404 Omokoroa Road 

somewhat less accessible to its ‘secondary catchment’ of people living 

outside the peninsula. However, this is a smaller market (say 5,000 

people) with a wider range of choices – Katikati vs Omokoroa vs 

Bethlehem – and without much growth expected. The tradeoff is 

greater accessibility to the ‘primary catchment’ of the peninsula itself. 

 

(g) As outlined in section 7 of the RCG report, 404 Omokoroa Road has 

similar locational characteristics to three of the four sites looked at by 

Council in 2018 structure plan consultation. It has different 

characteristics to the fourth site which is closer to the highway, 

without being definitively better or worse than that site. Aside from 

the accessibility tradeoff above, it is unclear how this other site would 

relate to the highway or the other planned development in 

Omokoroa. 
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62. Tralee Street does not share all of these locational advantages, as it is 

towards the far end of the peninsula. As per section 6.3 of the RCG report, 

“404 Omokoroa Road is a superior commercial location… with access to a 

larger catchment… [and will become] a larger and more varied (in terms of its 

range of uses) centre than Tralee Street. It is a more logical location for a 

town centre”. 

 

Submission by Woolworths NZ Limited 

 

63. I have read the summary of submissions and respond to the economic 

related matters raised by Woolworths NZ Limited (Woolworths) as follows. 

Subheadings in italics refer to the relevant section of the Woolworths 

submission. 

 

Woolworths Submission Section 7(d) 

64. Woolworths states that the proposal “will not avoid, remedy or mitigate 

significant adverse effects, including on the consented Omokoroa Village 

Centre [at 97-137 Hamurana Road] or the Fresh Choice site”. The RCG report 

and my evidence clearly states my view that there will be no significant 

adverse (economic) effects. 

 

Woolworths Submission Section 9 

65. Woolworths states that the proposal “does not include sufficient information 

in respect of the above economic impacts on [97-137 Hamurana Road] or 

wider economic condition of the District”. My evidence provides additional 

detail on the potential for economic impacts. 

 

Woolworths Submission Section 10(a) 

66. Woolworths suggest that economic reports written in 2013 and 2018 support 

a 3.5 hectare commercial centre for Omokoroa, that these reports were 

written before the consent for 97-137 Hamurana Road and that at any rate 
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the current proposal “seeks to implement more than 3.5ha in area for a new 

town centre”. This section of their submission is misleading in several ways: 

 

(a) It ignores the 2009 economic report, and the RCG report which was 

written after the consent for 97-137 Hamurana Road. It also ignores 

the July 2020 RPS Australia report, but Woolworths (like myself) may 

not have been aware of this report. 

 

(b) It ignores the concern expressed in the 2009 report that Tralee Street 

might “duplicate the role and function of the Future Town Centre”, 

and by various consultants that Tralee Street was potentially 

oversized as a commercial zone and that this might threaten the 

successful establishment of a (more important) town centre. 

 

(c) It ignores that the land allocation for the Tralee Street Commercial 

zone has remained unchanged throughout, despite various resource 

consents being granted over the years. The 2009 report states the 

area as 3.9 hectares although 3.75 seems more accurate. This is a 

relatively large area, hence Property Economics’ concern in 2009.  

 

(d) The 2018 economic report (by RPS) was written after Fresh Choice 

opened, although before the consent for 97-137 Hamurana Road was 

granted. The consent has not yet been implemented and, while I do 

consider it as part of the existing environment, it is stretching the case 

to say that 97-137 Hamurana Road “has obviously provided a 

significant new commercial offering for the peninsula”. 

 

(e) Woolworths refer to 97-137 Hamurana Road as “well-located” and 

“adjacent [to] an established quasi-centre around the FreshChoice 

Site”. Paragraphs 27 to 33 of my evidence critique the “well-located” 
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description. I consider it unlikely that the site would be fully 

developed (or, at least, occupied) as consented. 

 

(f) Section 4.4 of the RCG report takes more care to outline the land 

requirements estimated in previous studies. The 2018 RPS Australia 

report does recommend a 3.5 hectare town centre, which the RCG 

report notes is exclusive of roads, open space and community uses. 

The land allocation proposed for 404 Omokoroa Road is roughly in 

line with this area (with residential uses in areas G and H also 

excluded). The 2020 RPS Australia report also recommends 3.5-4.0 

hectares. 

 

67. As such, I reach the opposite conclusion to Woolworths. The land area set 

aside for retail and commercial activity in 404 Omokoroa Road is consistent 

with recommendations from my own RCG report and other economic 

studies. This is also consistent with long-standing aspirations for an 

Omokoroa Town Centre which have been codified in the Operative District 

Plan and other documents for many years. 

 

Woolworths Submission Section 10(b) 

68. Woolworths states that “the AEE assesses the proposal as having “similar or 

better attributes than other town centre options that Council is considering” 

with no corresponding identification of these options or any clear 

comparative analysis”. I discuss these options in section 7 of the RCG report, 

based on the limited information which was available from 2018 public 

consultation, and in my evidence above as it relates to the new (July 2020) 

report from RPS Australia report. I note that these other site options still have 

no statutory weight. 

 

69. At any rate, the effects on Tralee Street would be very similar whether the 

town centre was located at 404 Omokoroa Road or one of the alternative 

options. 
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Woolworths Submission Section 10(c) 

70. Woolworths states that “The AEE states that the proposal is consistent with 

the Smartgrowth ‘centre hierarchy’ and the District Plan, again with nominal 

analysis of both planning documents”. I discuss these issues (as they relate to 

economic matters) in section 6 of the RCG report, and I consider that 

discussion to be sufficient. 

 

Woolworths Submission Section 12 

71. Woolworths states that “The AEE appears to discount the importance of the 

Omokoroa Village Centre as “a neighbourhood centre” which is 

“geographically constrained by surrounding residential development and 

would not be anticipated to support residential development at the southern 

end of the peninsula”. I assume that by “the Omokoroa Village Centre” they 

mean the overall Tralee Street commercial zone consisting of the five 

properties discussed above. It is certainly my view that this zone is of limited 

use for residents living south of the railway line. 

 

Woolworths Submission Section 13(b) 

72. Woolworths quotes part of section 8.3 of the RCG report and argues that it is 

contradictory. The relevant part of the report notes that “Tralee Street… has 

a lesser role and a smaller, narrower offering than larger centres. As such, 

impacts on it will be more localised and less significant (for the wider 

community) than impacts on a larger centre would be”. 

 

73. To explain this more clearly, the “wider community” is the entire Omokoroa 

peninsula, with 12,000 people in the long term. I am considering the question 

of how this community can be best served by centres. Given the population 

distribution and the cul-de-sac geography of a peninsula, Omokoroa is best 

served by having a larger centre in the south. A town centre here is able to 

serve the entire peninsula. 
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74. Tralee Street has a smaller catchment and, even if it was impacted by the 

town centre, only people in the very northernmost parts of the peninsula 

might be worse off, whereas those in the middle of the peninsula should be 

no worse off and those in the southern parts would be better off due to 

having the new centre nearby. As outlined elsewhere, I consider it highly 

unlikely that Tralee Street would be impacted but if it was, the impacts would 

only be felt by a small number of people and businesses in a small part of the 

peninsula, i.e. “localised”. For that reason, they are “less significant”. There is 

no contradiction here; by localised, I do not mean acute. 

 

75. Indeed, the RCG report goes on to note that “the concern is less around the 

impacts that the Town Centre could have on Tralee Street, but the impacts 

that Tralee Street could have on the Town Centre”, an opinion also shared by 

both RPS Australia and Property Economics in their previous studies. If the 

earlier and somewhat ad-hoc development at Tralee Street results in a 

delayed or smaller and less vibrant town centre, that would be a negative 

outcome for Omokoroa.  

 

Woolworths Submission Section 13(c) 

76. Woolworths states that “Regardless of its consented status, RCG appear to 

suggest [97-137 Hamurana Road] may not develop as consented, again 

without evidence or explanation”. I have explained my views more fully in my 

evidence above. 97-137 Hamurana Road is simply the wrong location for this 

much commercial space, and I expect that market realities will bear this out. 

 

Woolworths Submission Section 13(c) 

77. Woolworths states that if Fresh Choice were to close, there would be 

“significant adverse economic effects” on other activities and developments 

in the Tralee Street area. I have provided more detail on this in my evidence 

above, and again note the importance of distinguishing between trade 

competition and significant adverse economic effects. 
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Section 42A Report 

 

78. The s42A report summarises the RCG report at paragraphs 210-215; this is a 

fair summary of the report, which I have further elaborated on and updated 

in my evidence. 

 

79. The s42A report then summarises the July 2020 RPS Australia report at 

paragraphs 216-218; I have commented on this report in my evidence above. 

 

80. Paragraphs 219-220 seem more speculative and I note that the supermarket 

proposed for 404 Omokoroa Road does not differ greatly from the 4,000 sqm 

one assumed by RPS Australia in both of their reports.  

 

81. I agree that positive effects of a town centre would include “employment 

opportunities and growth” and “economic benefit to Ōmokoroa Peninsular 

with dedicated town centre” as per paragraph 260 of the s42A report. 

 

82. I agree that “the town centre development will provide for the economic 

wellbeing of the Ōmokoroa community and wider rural catchment” as per 

paragraph 312 of the s42A report. 

 

Conclusion 

 

83. The proposed town centre at 404 Omokoroa Road is consistent with long-

held planning aspirations for the peninsula, and will provide local shopping, 

service and employment opportunities for Omokoroa’s growing population. 

Its location and size are appropriate, and consistent with the market size 

studies and other economic studies that have been undertaken for 

Omokoroa over the years. 
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84. The development will generate significant economic benefits for the 

Omokoroa community and beyond, and any impacts on existing retail areas 

will be minor and limited to trade competition only. 

 

 

John Polkinghorne 
19 February 2021 


