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OPEN SECTION

REPORT NO. 14/2010

The Hearings Panel: presents the following report from its meeting held on
Monday 14 June, Tuesday 15 June, Wednesday 16 June,
Thursday 17 June, Friday 18 June, Monday 21 June,
Tuesday 22 June, Thursday 24 June and Friday 25 June
2010

PROPOSED PRIVATE PLAN MODIFICATION 8: WESTFIELD ST LUKES

The Hearing Panel recommends to Council:

A. That, pursuant to Clause 10 of the First Schedule to the Resource
Management Act 1991, Proposed Plan Modification 8 as modified and
contained in attachment A of the Hearings Panel Report dated 18 August
2010, be accepted for the reasons outlined in the Hearings Panel Report
dated 18 August 2010.

B. That pursuant to sections 37 and 37A of the Resource Management Act 1991,
the time limit for lodging submissions is not extended and the following
submissions be rejected:

395/1, 533/1, 534/1, 535/1, 536/1, 537/1, 878/1, 892/1, 1102/1-6, 1103/1.

C. That the following submissions be accepted, rejected, or accepted in part.

(1) The following submissions sought that the application be accepted and
their submissions are accepted in part.

13/1, 14/1, 15/1, 16/1, 17/1, 18/1, 19/1, 20/1, 21/1, 22/1, 23/1, 24/1, 25/1,
26/1, 27/1, 28/1, 29/1, 30/1, 32/1, 33/1, 34/1, 35/1, 36/1, 37/1, 38/1, 39/1,
40/1, 41/1, 42/1, 43/1, 44/1, 45/1, 46/1, 47/1, 48/1, 49/1, 50/1, 51/1, 52/1,
53/1, 54/1, 55/1, 56/1, 57/1, 58/1, 59/1, 60/1, 61/1, 62/1, 63/1, 64/1, 65/1,
66/1, 67/1, 68/1, 69/1, 70/1, 71/1, 72/1, 73/1, 74/1, 75/1, 76/1, 77/1, 78/1,
80/1, 81/1, 82/1, 84/1, 85/1, 86/1, 87/1, 88/1, 89/1, 90/1, 91/1, 92/1, 93/1,
94/1, 95/1, 96/1, 97/1, 98/1, 99/1, 100/1, 101/1, 103/1, 104/1, 105/1, 106/1,
107/1, 108/1, 109/1, 110/1, 111/1, 112/1, 113/1, 114/1, 115/1, 116/1, 117/1,
118/1, 119/1, 120/1, 121/1, 122/1, 123/1, 124/1, 125/1, 126/1, 127/1, 128/1,
130/1, 131/1, 132/1, 133/1, 134/1, 135/1, 136/1, 137/1, 139/1, 140/1, 141/1,
142/1, 143/1, 144/1, 145/1, 146/1, 147/1, 148/1, 149/1, 150/1, 151/1, 152/1,
154/1, 155/1, 156/1, 159/1, 160/1, 161/1, 162/1, 163/1, 165/1, 168/1, 169/1,
170/1, 171/1, 172/1, 173/1, 174/1, 175/1, 176/1, 179/1, 180/1, 182/1, 184/1,
185/1, 186/1, 187/1, 188/1, 189/1, 190/1, 191/1, 192/1, 193/1, 194/1, 195/1,
196/1, 198/1, 199/1, 200/1, 206/1, 212/1, 213/1, 214/1, 215/1, 216/1, 217/1,
218/1, 219/1, 220/1, 221/1, 222/1, 223/1, 224/1, 225/1, 226/1, 228/1, 229/1,
230/1, 231/1, 232/1, 233/1, 234/1, 235/1, 236/1, 237/1, 238/1, 239/1, 240/1,
241/1, 242/1, 243/1, 244/1, 245/1, 246/1, 247/1, 248/1, 249/1, 250/1, 251/1,
252/1, 253/1, 254/1, 255/1, 256/1, 257/1, 258/1, 262/1, 263/1, 264/1, 265/1,
266/1, 267/1, 268/1, 269/1, 270/1, 271/1, 272/1, 273/1, 274/1, 275/1, 276/1,
27711, 278/1, 279/1, 280/1, 281/1, 282/1, 283/1, 284/1, 285/1, 286/1, 287/1,
288/1, 289/1, 290/1, 291/1, 292/1, 293/1, 294/1, 295/1, 296/1, 297/1, 298/1,
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299/1, 300/1, 301/1, 302/1, 303/1, 305/1, 306/1, 307/1, 308/1, 309/1, 310/1,
311/1, 312/1, 313/1, 314/1, 315/1, 316/1, 317/1, 318/1, 319/1, 367/1, 368/1,
369/1, 370/1, 371/1, 372/1, 373/1, 374/1, 375/1, 376/1, 380/1, 491/1, 497/1,
498/1, 499/1, 500/1, 501/1 and 502/1.

The following submissions sought that the Plan Change be accepted
with amendments:

(& and their submissions are accepted to the extent that their relief
is addressed in the Plan Change

356/9, 37714, 379/6, 944/2, 944/3 and 944/7.

(b) and their submissions are accepted in part to the extent that their
relief is partly addressed in the Plan Change or through the
provision of additional information

167/1, 203/1, 336/1, 336/3, 337/1, 337/3, 337/6, 337/7, 337/8, 337/9,
342/1, 351/1, 351/2, 351/4, 356/2, 356/3, 356/4, 356/8, 356/10, 356/11,
356/12, 358/2, 358/3, 377/1, 37712, 377/3, 377/5, 378/1, 379/1, 379/2,
379/3, 379/5, 379/7, 381/1, 944/1 and 944/4.

(c) and their submissions are rejected

167/2, 167/3, 167/4, 203/2, 203/3, 203/4, 336/2, 336/4, 336/5, 337/2,
33714, 337/5, 351/3, 351/5, 351/6, 356/1, 356/5, 356/6, 356/7, 358/1,
379/4, 944/5 and 944/6.

The following submissions sought that the Plan Change be declined
and their submissions are rejected.

1/1, 2/1, 5/1, 6/1, 7/1, 8/1, 12/1, 102/1, 129/1, 158/1, 181/1, 153/1, 164/1,
166/1, 201/1, 202/1, 204/1, 205/1, 207/1, 208/1, 209/1, 210/1, 211/1, 227/1,
321/1, 322/1, 323/1, 324/1, 325/1, 326/1, 327/1, 328/1, 329/1, 330/1, 331/1,
332/1, 333/1, 334/1, 335/1, 339/1, 339/2, 339/3, 339/4, 339/5, 339/6, 341/1,
344/1, 344/2, 344/3, 344/4, 345/1, 345/2, 345/3, 345/4, 346/1, 346/2, 346/3,
346/4, 347/1, 348/1, 349/1, 350/1, 352/1, 353/1, 353/2, 354/1, 359/1, 360/1,
361/1, 362/1, 364/1, 365/1, 382/1, 383/1, 384/1, 385/1, 386/1, 387/1, 388/1,
389/1, 390/1, 391/1, 392/1, 393/1, 394/1, 396/1, 397/1, 398/1, 399/1, 400/1,
401/1, 402/1, 403/1, 404/1, 405/1, 406/1, 407/1, 408/1, 409/1, 410/1, 411/1,
412/1, 413/1, 414/1, 415/1, 416/1, 417/1, 418/1, 419/1, 420/1, 421/1, 422/1,
423/1, 424/1, 425/1, 426/1, 427/1, 428/1, 429/1, 430/1, 431/1, 432/1, 433/1,
434/1, 435/1, 436/1, 437/1, 438/1, 439/1, 440/1, 441/1, 442/1, 443/1, 444/1,
445/1, 446/1, 447/1, 448/1, 449/1, 450/1, 451/1, 452/1, 453/1, 454/1, 455/1,
456/1, 457/1, 458/1, 459/1, 460/1, 461/1, 462/1, 463/1, 464/1, 465/1, 466/1,
467/1, 468/1, 469/1, 470/1, 471/1, 472/1, 473/1, 474/1, 475/1, 476/1, 477/1,
478/1, 479/1, 480/1, 481/1, 482/1, 483/1, 484/1, 485/1, 486/1, 487/1, 488/1,
489/1, 490/1, 492/1, 493/1, 494/1, 495/1, 496/1, 496/2, 496/3, 503/1, 504/1,
505/1, 506/1, 507/1, 508/1, 509/1, 510/1, 511/1, 512/1, 513/1, 514/1, 515/1,
516/1, 517/1, 518/1, 519/1, 520/1, 521/1, 522/1, 523/1, 524/1, 525/1, 526/1,
527/1, 528/1, 529/1, 530/1, 531/1, 532/1, 538/1, 539/1, 540/1, 541/1, 542/1,
543/1, 543/2, 543/3, 543/4, 544/1, 545/1, 546/1, 547/1, 54712, 547/3, 547/4,
547/5, 54716, 548/1, 549/1, 550/1, 551/1, 552/1, 553/1, 554/1, 555/1, 556/1,
557/1, 558/1, 558/2, 559/1, 560/1, 561/1, 562/1, 563/1, 563/2, 564/1, 565/1,
566/1, 567/1, 568/1, 569/1, 570/1, 571/1, 572/1, 573/1, 574/1, 575/1, 576/1,
577/1, 578/1, 579/1, 580/1, 581/1, 582/1, 583/1, 584/1, 585/1, 586/1, 587/1,
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588/1, 589/1, 590/1, 591/1, 592/1, 593/1, 594/1, 595/1, 596/1, 597/1, 598/1,
599/1, 600/1, 601/1, 602/1, 603/1, 604/1, 605/1, 606/1, 607/1, 608/1, 609/1,
610/1, 610/2, 610/3, 610/4, 610/5, 610/6, 610/7, 610/8, 610/9, 610/10, 611/1,
612/1, 613/1, 614/1, 615/1, 616/1, 617/1, 618/1, 619/1, 620/1, 621/1, 622/1,
623/1, 624/1, 625/1, 626/1, 627/1, 628/1, 629/1, 630/1, 631/1, 632/1, 633/1,
634/1, 635/1, 636/1, 637/1, 638/1, 639/1, 640/1, 641/1, 642/1, 643/1, 644/1,
645/1, 646/1, 647/1, 648/1, 649/1, 650/1, 651/1, 652/1, 652/2, 652/3, 652/4,
652/5, 653/1, 654/1, 655/1, 656/1, 657/1, 659/1, 660/1, 661/1, 661/2, 661/3,
661/4, 661/5, 661/6, 662/1, 663/1, 664/1, 665/1, 666/1, 667/1, 668/1, 669/1,
670/1, 670/2, 670/3, 670/4, 671/1, 672/1, 673/1, 674/1, 675/1, 676/1, 677/1,
678/1, 679/1, 680/1, 681/1, 682/1, 683/1, 684/1, 685/1, 686/1, 687/1, 688/1,
689/1, 690/1, 691/1, 692/1, 693/1, 694/1, 695/1, 696/1, 697/1, 698/1, 699/1,
700/1, 701/1, 702/1, 703/1, 704/1, 705/1, 706/1, 707/1, 708/1, 709/1, 710/1,
711/1, 712/1, 713/1, 714/1, 715/1, 716/1, 717/1, 718/1, 719/1, 720/1, 721/1,
722/1, 723/1, 724/1, 725/1, 726/1, 727/1, 728/1, 729/1, 730/1, 731/1, 732/1,
733/1, 734/1, 735/1, 736/1, 737/1, 738/1, 739/1, 740/1, 741/1, 742/1, 743/1,
74411, 745/1, 746/1, 747/1, 748/1, 749/1, 750/1, 751/1, 752/1, 753/1, 754/1,
755/1, 756/1, 757/1, 758/1, 759/1, 760/1, 761/1, 762/1, 763/1, 764/1, 765/1,
766/1, 767/1, 768/1, 769/1, 770/1, 771/1, 772/1, 773/1, 774/1, 775/1, 776/1,
777/1, 778/1, 779/1, 780/1, 781/1, 782/1, 783/1, 784/1, 785/1, 786/1, 787/1,
788/1, 789/1, 790/1, 791/1, 792/1, 793/1, 794/1, 795/1, 796/1, 797/1, 798/1,
799/1, 800/1, 801/1, 802/1, 803/1, 804/1, 805/1, 806/1, 807/1, 808/1, 809/1,
810/1, 811/1, 812/1, 813/1, 814/1, 815/1, 816/1, 817/1, 818/1, 819/1, 820/1,
821/1, 822/1, 823/1, 824/1, 825/1, 826/1, 827/1, 828/1, 829/1, 830/1, 831/1,
832/1, 833/1, 834/1, 835/1, 836/1, 837/1, 838/1, 839/1, 840/1, 841/1, 842/1,
843/1, 844/1, 845/1, 846/1, 847/1, 848/1, 849/1, 850/1, 851/1, 852/1, 853/1,
854/1, 855/1, 856/1, 857/1, 858/1, 859/1, 860/1, 861/1, 862/1, 863/1, 864/1,
865/1, 866/1, 867/1, 868/1, 869/1, 870/1, 871/1, 872/1, 873/1, 875/1, 876/1,
877/1, 879/1, 880/1, 881/1, 882/1, 883/1, 884/1, 885/1, 886/1, 887/1, 888/1,
889/1, 890/1, 891/1, 893/1, 894/1, 895/1, 896/1, 897/1, 898/1, 899/1, 900/1,
902/1, 903/1, 904/1, 905/1, 906/1, 907/1, 908/1, 909/1, 910/1, 911/1, 912/1,
913/1, 914/1, 915/1, 916/1, 916/2, 917/1, 918/1, 919/1, 920/1, 921/1, 922/1,
923/1, 924/1, 925/1, 926/1, 927/1, 928/1, 929/1, 930/1, 931/1, 932/1, 933/1,
934/1, 935/1, 936/1, 937/1, 938/1, 939/1, 940/1, 941/1, 942/1, 943/1, 945/1,
946/1, 947/1, 948/1, 949/1, 950/1, 951/1, 952/1, 953/1, 954/1, 955/1, 956/1,
957/1, 958/1, 959/1, 960/1, 961/1, 962/1, 963/1, 964/1, 965/1, 966/1, 967/1,
968/1, 969/1, 970/1, 971/1, 972/1, 973/1, 974/1, 975/1, 976/1, 977/1, 978/1,
979/1, 980/1, 981/1, 982/1, 983/1, 984/1, 985/1, 986/1, 987/1, 988/1, 989/1,
990/1, 991/1, 992/1, 993/1, 994/1, 995/1, 996/1, 997/1, 998/1, 999/1, 1000/1,
1001/1, 1002/1, 1003/1, 1004/1, 1005/1, 1006/1, 1007/1, 1008/1, 1009/1,
1010/1, 1011/1, 1012/1, 1013/1, 1014/1, 1015/1, 1016/1, 1017/1, 1018/1,
1019/1, 1020/1, 1021/1, 1022/1, 1023/1, 1024/1, 1025/1, 1026/1, 1027/1,
1028/1, 1029/1, 1030/1, 1031/1, 1032/1, 1033/1, 1034/1, 1035/1, 1036/1,
1037/1, 1038/1, 1039/1, 1040/1, 1041/1, 1042/1, 1043/1, 1044/1, 1045/1,
1046/1, 1047/1, 1048/1, 1049/1, 1050/1, 1051/1, 1052/1, 1053/1, 1054/1,
1055/1, 1056/1, 1057/1, 1058/1, 1059/1, 1060/1, 1061/1, 1062/1, 1063/1,
1064/1, 1065/1, 1066/1, 1067/1, 1068/1, 1069/1, 1070/1, 1071/1, 1072/1,
1073/1, 1074/1, 1075/1, 1076/1, 1077/1, 1078/1, 1079/1, 1080/1, 1081/1,
1082/1, 1083/1, 1084/1, 1085/1, 1086/1, 1087/1, 1088/1, 1089/1, 1090/1,
1091/1, 1092/1, 1093/1, 1094/1, 1095/1, 1096/1, 1097/1, 1098/1, 1099/1,
1100/1 and 1101/1.
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(4) The following submissions sought that the Plan Change be declined, or
accepted with amendments as an alternative to decline

(@ and their submissions are rejected
11/1-3, 320/1, 338/1, 338/2, 338/3, 338/5, 338/7, 340/1, 340/2, 340/3,
340/5, 340/7, 343/1, 343/2, 343/3, 343/4, 343/5, 357/1-3, 363/1, 363/2,
363/3, 363/4, 363/6, 363/7, 363/8, 363/9, 366/2 and 366/3.

(b) and their submissions are accepted in part

10/1, 338/4, 338/6, 340/4, 340/6, 363/5, 366/1 and 366/4.
(5) The following submissions that did not specify a decision be rejected
3/1, 4/1, 9/1, 31/1, 183/1, 261/1 and 658/1.

(6) The following submissions that were unclear what decision is being
sought be rejected.

83/1, 138/1, 177/1, 178/1, 197/1, 259/1, 260/1 and 304/1.

D. That further submissions numbered 1 - 20 be accepted, accepted in part, or
rejected based on the recommendations made on the primary submissions.

Miss L McGregor
CHAIRPERSON

Open
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Group File No.:
Proposed Private Plan Change 8 — Westfield St Lukes

The Plan Change seeks to re-zone land which is zoned Residential
6a, Business 4 and Residential 7b to Business 8 and to re-zone part
of Exeter Road (which is private road) to Business 8

RECOMMENDATION REPORT OF THE COMMISSIONERS

Report to: The Council
From: The Commissioners

Miss Leigh McGregor, Mr Greg Hill and Mr Conway Stewart
Date: 18 August 2010

Group file:

SUMMARY OF THE RECOMMENDATIONS TO THE COUNCIL

The Commissioners recommend that the Council approve the proposed private Plan
Change, subject to the amendments described below and in the Concept Plan document
(attached).

That the submissions be accepted, accepted in part or rejected as recommended below.

1. INTRODUCTION

1.1 Westfield St Lukes (“WSL") applied in 2008 for a Change to the Auckland District
Plan (Isthmus Section) to enable a major expansion of its St Lukes shopping centre
located in Mount Albert, Auckland. The shopping centre is zoned Business 8 and is
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1.2

1.3

subject to an existing Business 8 Concept Plan. This private Plan Change request
has been more than four years in the making, including a master planning exercise
conducted with the Council, and seeks to introduce new zoning provisions for the
shopping centre by expanding the Business 8 zoned land at 80 St Lukes Road to
incorporate additional properties owned by Westfield and revising and updating the
Concept Plan accordingly. The existing Concept Plan is considered to be no longer
appropriate and to have a number of limitations, including in particular no modern-
day urban design controls or assessment criteria. Overall, the intention of Plan
Change 8 is to set a framework for the long term development by Westfield of its St

Lukes site.

This report sets out the recommendations made to the Auckland City Council by the
independent Hearings Commissioners who were appointed to consider the content
of the Plan Change and its associated Concept Plan, as well as the submissions
lodged by members of the public following public nofification of the proposed
Change, and the detailed evidence and submissions that were delivered during a 9
day public hearing conducted in June 2010. Our formal recommendations to the
Council are set out in section 9 of this report.

As the application for the Plan Change' was made prior to the commencement of
the Resource Management (Simplifying and Streamlining) Act 2009, the Council
must make a decision in respect of each public submission that was lodged with it
following notification. The details of which submissions we recommend be

accepted, rejected or accepted in part are also set out in section 9.

The Existing Retail Centre

1.4

The St Lukes shopping mall was built in 1971 and was New Zealand’s first fully
enclosed shopping centre. Westfield St Lukes (“WSL”") purchased the development
in 2000 and what it described as “a modest renovation" was carried out in 2003,
Since that time there has been significant residential growth across Auckland but, in
Westfield's submission, provision for new business and industrial opportunities to
service that rapid residential growth has lagged behind, particularly in the western
part of the Auckland Isthmus.

! Also described by the Council as “*Plan Modification 8”. We have not adopted this lerminology as it is not recognised by the
Resource Management Act 1891



Open

1.5

1.6

A 'megacentre’ offering large format bulk retail stores has been established on St
Lukes Road opposite the mall (with its immediate access being gained from
Wagener Place}, and blocks of apartments have been built in Morningstar Place
beside the megacentre. These developments in turn have added their own
pressure to the constrained traffic situation in and around St Lukes and at the same
time have also consolidated the function of the shopping mall as the core of what is

now a formally recognised town centre.

In his evidence, the applicant's architect Mr Anderson described the current
Westfield St Lukes mall as a predominantly internally-focussed retail premises. We
agree with that characterisation. Few openings appear on the building faces, and
the street edges are not activated and overall the presentation of the mall does not
accord with modern urban design principles.

Brief description of the Proposal

1.7

The redevelopment of St Lukes is likely to occur in several stages, depending on
market demand. The key features of the proposed Plan Change were described in
the evidence of planning consultant, Mr Smith. In summary the measures proposed
by the Change include:

An overall floor area limitation on the site of 92,500m? gross floor area with a
77,500m? GFA limit for retail activity and a 15,000m? limit for offices as

permitted activities;

Two “Activity Areas”, being Activity Area A where the dominant activities are
retail, entertainment, restaurant and cafes, and Activity Area B where the
dominant activities are retail, offices and community activities intended to
promote a more mixed use/community focus at the interface of the site with
residential zoned properties;

A greater mix of permitted activities to enable a variety of land uses to be
conducted on the site. The buildings to accommodate these would require
restricted discretionary activity resource consents, subject to development

controls and assessment criteria;

The provision of more than 100 parking spaces and the construction of an

extension to Exeter Road are proposed as restricted controlled activities;
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» Varying height limits across the site, with the proposed maximum height limit
over the majority of the land being 20m, and slightly higher buildings
permitted for commercial and urban design reasons at the corner of

Morningside Drive and St Lukes Road:;

¢ Detailed interface controls for development on the edges of the site, differing

according to the location involved;

» Significant upgrades to the local roading system as the Gross Floor Area of
the development increases.

The fundamental external urban design elements of the Plan Change proposal are
to reinforce the identity of the St Lukes Rd/Morningside Drive corner, and to provide
a ‘second front door’ on the corner of Morningside Drive and Exeter Road, thus
giving the centre a greater presence and also integrating it with its immediate
neighbourhood by creating a sense of activation and openness. The St
Lukes/Morningside Drive corner will be enhanced as a key part of orienting the local
area and the retail centre's place in it and there will eventually be adjustments made
to the major intersection on this corner (along with other roading improvements we
address later). This main corner will be developed as a landmark feature or focal
point that will invite customers into the shopping centre. It may also serve a dual
purpose in that it will signal the presence of the St Lukes town centre as a whole. A
similar landmark feature is proposed for the corner of Exeter Road and Morningside

Drive.

A private link road on the site will be formed, linking Exeter Road to Aroha Avenue.
Traffic calming measures will be installed on Aroha Avenue. The private road
would have an active street retail precinct character, slow traffic movements and
finely grained active edges. The orientation of Exeter Road at the rear of the
current retail centre is considered to create opportunities for a sun-lined edge out of
the wind and elements. A large pedestrian plaza is proposed in this area of the site
along with a 'mainstreet’ of smaller shops and a pedestrian-friendly environment on
Exeter Road itself, with the road being extended to Aroha Avenue. We heard from
numerous Aroha Avenue residents who are opposed to the proposed Exeter Road
link and as a result a separate segment of this report has been devoted to

addressing their specific concerns.
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1.1

1.12

1.14

The Plan Change anticipates a variety of built form across a larger site area than is
involved at present (all of the additional land being owned by the applicant,
Westfield St Lukes). The variety of form will be particularly apparent when the
development is viewed against the skyline. The site would be divided into different

areas where differing height and interface controls will apply.

WSL proposes to double the existing gross floor area (‘GFA") of its shopping
complex through increased heights being developed across the land it owns
between the existing mall buildings and Exeter Road and Aroha Avenue, coupled
with an expansion of commercial development to the north of the present buildings.
This would enable a significant increase in the bulk and scale of built form of this
part of the St Lukes town centre.

The Plan Change provides for considerable increases in height over the Westfield
site’ although the urban design assessment report prepared on behalf of the
Council by Ms Skidmore suggested that the site has capacity to accommodate
more height than is being proposed. Five different height areas were proposed in
the Concept Plan (E06-05(2)) accompanying the Plan Change application. Some
modifications to the heights proposed for these different areas were made during

the course of the hearing.

Plan Change 8 would also move commercial development into the neighbouring
residential area, the most significant effect of which is the proposal for a through
road at the edge of the new development that would connect Exeter Road - on the
boundary of the current mall carpark and serving as a secondary access point to
the Westfield retail centre - with Aroha Avenue, thus bringing the development into
immediate juxtaposition with this residential street. The residents of Aroha Avenue
who appeared at the hearing were all opposed to this prospect, principally because
of the encroachment of traffic and parking into their street and also because of the
significantly changed ambience they apprehend the expanded development wouid
create for their neighbourhood.

Traffic issues overall were a major consideration for the hearing. St Lukes is
expected to remain a vehicle-oriented centre for two principal reasons: it is clearly

not as well served by public transport as other large centres such as Newmarket

% R Skidmore, Urban design memo, page 5
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and Sylvia Park, and secondly the very nature of shopping is such that public
transport is not an ideal means of carrying more than a handful of small purchases
home. This applies especially to main order grocery trips. But we did hear about
the future plans of the Auckland Regional Transport Authority (“ARTA") for the area,
including its intention to provide a Quality Transport Network to service St Lukes.
There was also discussion about the potential for more use by shoppers of the
Morningside Railway Station some 800m away and how that utilisation might be

achieved.

Overall, different environments are proposed to be created throughout the Westfield
site for different parts of the community, including improved linkages to the Mount
Albert library. Roading improvements also form part of the overall implementation
of the Change. Not all of these will be the responsibility of the applicant.

The St Lukes Town Centre

1.16

In this report we deal at some length with the status of St Lukes in its regional
context and the implications of that. The reason for this is that since the Plan
Change request was lodged, a consent Order has been issued by the Environment
Court in December 2009 recognising the St Lukes as a “town centre” for the
purposes of the Auckland Regional Policy Statement’. The Auckland Regional
Policy Statement strategic policy 2.6.5, which was introduced by Plan Change 6 to
the ARPS, promotes urban intensification in specified locations. The consent Order
recognises the place of St Lukes in the regional scheme. Briefly stated, the
consequences of recognition as a "town centre” in the ARPS are

» development of activities and facilities which would support a town centre can be

expected

e the St Lukes retail centre is and will remain a fundamental element of the St

Lukes town centre overall

» agencies responsible for servicing and infrastructure (such as public transport,
roading, waste water and storm water) will amend their capital works

programmes to include provision for the town centre

I"ARPS”
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1.17

« individual houses on freehold titles in the town centre area can be expected to be
progressively taken over for commercial development, which may include

apartment buildings

« the visual appearance of the area, with an increasing number of multi storey

buildings, will change significantly.

Through the use of a Concept Plan as an integral part of the Plan Change, WSL is
seeking to ensure that the general nature, scale, and control of the effects of
development for its whole site are established at the outset. This approach would
provide certainty both to the shopping centre owner and also to the community at
large. The expectation is that resource consent appiications for individual
development components of the expansion will be made in accordance with the
Concept Plan provisions and would focus on assessing the nature, design, and
location of each component against criteria already established in the Concept
Plan. There is nothing unusual about this approach, which is used elsewhere in the
City for large or unique development sites’.

Council Reports

1.18

1.19

The proposed Plan Change was assessed by a number of experts on behalf of the
Councit. Forthe sake of convenience, we have referred to the documents prepared
on behalf of the Council as either “the Officers’ report” or “the Section 42A report”.
in general terms, these assessments concluded that the Change would produce a
variety of benefits in terms of a greater range of activities, better urban design
outcomes and pedestrian amenity for the centre, and better safety through the
application of CPTED® principles. But some of the reports drew attention to the
potential for adverse effects relating to traffic, visual impacts, stormwater,
wastewater and social effects, as well as urban design matters, which in the
reporting officers’ view would not be adequately avoided, remedied or mitigated by
the measures proposed by the Plan Change text as lodged.

Consequently, the reporting officers and consultants recommended some
modifications to the proposed Concept Plan text to reduce heights in specific

* Some examples being Kelly Tarltons, Eden Park and the Ellerslie Business Park in Great South Road

® Crime Prevention Through Environmental Design
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locations, to modify the proposed interface controls, to provide a larger pedestrian
plaza in the northern portion of the site, and to upgrade infrastructure to address
traffic, wastewater and stormwater issues. These modifications were
recommended in order to enable the Council to control the actual or potential

effects of the use and development on the site as well as the surrounding area.

Public Notification

1.20

1.21

1.22

2.1

Public notification of the proposed Plan Change attracted 1100 primary submissions
and 20 further submissions in the second phase following notification of the
changes sought by the primary submissions. The majority (68%) of submissions
opposed the Plan Change entirely, while 3% sought that the Council accept the
Plan Change as notified and the remainder (29%) requested that amendments be

made to it.

At the conclusion of the hearing, many modifications to the Concept Plan had been
agreed between WSL and the Council's reporting officers and consultants, but there
were still remaining issues for which we have made specific recommendations
(effectively finding for the applicant or those who reported). We hasten to add that
just because matters may have been agreed between an applicant and reporting
officers and consultants it does not automatically follow that the Commissioners
would necessarily recommend they be adopted. Whether we do or not depends on
our own evaluation of an issue, taking account of all the evidence and submissions

that were presented to us.

We heard a considerable amount of expert evidence during the hearing. Where this
evidence was not contested we have not discussed it at any length in this report.
We take this opportunity to record that in most respects the experts were in general
agreement, the differences between them being largely as to matters of detail.

STATUTORY CONSIDERATIONS

Before turning to the detail of the Plan Change we set out the statutory
considerations that apply to the Council's considerations before it can make a
decision on our recommendations. We have taken these considerations into

account when compiling this report.
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2.2

2.3

2.4

2.5

The key provisions of the RMA for consideration of a private plan change are
Sections 32, 75 and 76 as well as Part 2 and the second Part of the First Schedule
to the Act.

Section 32 seeks to ensure that the costs and benefits of the proposed provisions
are considered and that the proposed controls are justified. It requires any rules or
other methods to be aimed at the achievement of the objectives and policies. To
meet the requirements of Section 32, before the change is requested a report is to
have been prepared on the proposed plan change. This report must consider a
number of matters, including whether there has been sufficient consideration of
alternative methods of achieving the plan change objectives. This duty applies to
the party who is making the plan change request and then to the local authority if it
accepts the request for the change. (in fact, the hearing itself forms part of the
Section 32 process.) Mr Nolan reminded us in the applicant's opening
submissions® that for a site specific plan change, the Section 32 analysis is not

required to make a comparison against alternative sites.

A framework for conducting a Section 32 analysis, adopted from the iengthy
Environment Court decision on Long Bay-Okura Great Park Society incorporated v
North Shore City Councif’, was helpfully provided with the opening submissions Mr
Nolan delivered. The Long Bay decision sets out a comprehensive set of
requirements for consideration of plan changes, including a detailed discussion of
the requirements of Sections 72, 74, 75 as well as Section 32, and is referred to for

its content.

We were provided with numerous volumes of technical background materials that
had been prepared on the applicant's behalf, and also with further reports prepared
by officers and consultants on behalf of the Council each of whom had
independently assessed aspects of the proposed Change and its effects in their
specialised areas of expertise. The Council reports and ensuing recommendations
were bound together with a lengthy overall assessment prepared by independent
planning consultant, Mr Richard Osborne of URS in Christchurch. (This is the
Section 42A report we referred to earfier.)

® Paragraph 3.5

" Decision No. A78/08
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3.1
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After considering the legal submissions made on behalf of WSL (including the Long
Bay factors) and all of the assessment material, we were satisfied that the
requirements of Section 32 had been met. Nor was there any serious challenge
suggesting that we should find otherwise.

Section 75 describes the content of district plans, and following the 2005
amendments to the Act the district plan must give effect to any regional policy
statement (Section 75 (3)(¢). There is nothing in Section 73 or the First Schedule to
the Act that limits the type of provisions which can be requested by an applicant to
be included in a private plan change. Nor is there any requirement in the Act that a
‘need” or "demand” for a larger shopping centre must be demonstrated for the
proposed change to be appropriate.

REGIONAL CONTEXT

The status now afforded to St Lukes as a "town centre” by the Auckland Regional
Policy Statement means a different complexion has been placed on our
considerations from that which applied when the proposed Change was notified.
Greater emphasis on the role of the St Luke's centre in its sub-regional context is
now required for the purpose of considering the proposed expansion of the
shopping centre. This imports consideration of matters such as a correlative need
for more public transport to service St Lukes, an expectation that there will be an
increased level of development in the centre as a result of its new status, as well as
the role and function of St Lukes in the wider context. We therefore consider the
new and enhanced status of the centre as a whole, in particular the wider role that

its shopping centre component is to play as part of a sub-regional facility.

The Auckland Regional Policy Statement 1999 (“ARPS”}

3.2

Section 75(3)(c) of the Resource Management Act ("RMA") requires that district
plans and changes to district plans must “give effect to" any regional policy
statement. As stated in a recent Environment Court decision, Clevedon Cares
Incorporated v Manukau City Council’, the phrase “give effect to” is a strong
direction. This is understandably the case for two reasons:

* [2010]) NZ EnvC 211
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(a) the hierarchy of planning instruments makes it important that
objectives and policies formulated at the regional level are given effect to at
the district level; and

(b) a regional policy statement, having passed through the Resource
Management Act processes, is deemed to give effect to Part 2 RMA matters

as a result.

In making our recommendations on this Plan Change, we therefore need to ensure
that it will give effect to the ARPS. We now discuss the reasons why we believe it

will meet that mandate.

Proposed Change 6 to the ARPS — “Town Centre”

34

3.5

But before discussing the relevant provisions of the operative ARPS we need to
address Proposed Change 6 to the ARPS ("PC 6") because it is through this
mechanism that St Lukes, including (but not limited to) the Westfield St Lukes site,
is now formally identified as a “town centre” and has a sub-regional centre status.
The description is significant because town centre recognition under the ARPS
provides a clear strategic and regional planning framework in which the current
district plan change, PC 8, needs to be determined as one component of the centre

as a whole, albeit its major component at present.

PC 6 envisages the future role of town centres such as St Lukes as a nucleus for
intensification and a base for an increased supply of public transport. Currently the
St Lukes centre is out of step with this regional approach, with the evidence we
heard addressing such matters as buses being largely absent when the shopping
centre has its late nights and during its peak weekend hours, and the 800m
distance to the closest railway station at Morningside. As we discuss further on in
this report, it is not Westfield's responsibility to rectify the existing public transport
deficiencies. But the expansion proposed by Plan Change 8 will serve to remedy
what Westfield's witnesses explained as a large gap in the provision of retail
services in the western Isthmus area, and would also sustain the health and viability

of the centre into the future.
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Proposed Change 6° resulted from amendments to the Regional Policy Statement
demanded by the Local Government (Auckland) Amendment Act 2004 (‘LGAAA”).
One of the main purposes of the amending legislation was to require changes to the
ARPS and consequently the region’s district plans to ensure the integration of land

use and transport.

Strategic Policy 2.6.5 of PC6 recognises that urban intensification will occur at
specified locations (identified in Schedule 1 of the ARPS) to provide focus for the

region's residential and commercial growth, including retail activities.

Of particular relevance to proposed Plan Change 8 are the ARPS Strategic Policies
2.6.5.1 and 3 which provide:

1. Urban intensification is to occur in specified locations (including areas
identified in Schedule 1A) to provide the focus for the Region’s residential,
commercial and retaif growth.

3. Development within high density centres and corridors should be in a form
that supports compact mixed use environments.

Sixteen centres in Auckland City are nominated as “town centres” in the list of “High
Density Centres and Corridors” in Schedule 1A. The intention is that, over time,
changes to the relevant district plans will be implemented to enable the level of
intensification anticipated for each location. St Lukes has been identified in
Schedule 1A as one of the town centres. This is obviously significant for
consideration of Plan Change 8 because as one of the recognised nodes subject to
intensification to accommodate Auckland’s growth, provision must be made to
enable the intensification of activities and associated public transport improvements
required to be made for St Lukes to achieve its regional function. We therefore
agree with the applicant’s submissions and evidence to the effect that the existing
concept plan applying to the Westfield St Lukes component of the town centre will

not assist the centre as a whole to do this,

“Town Centres” are defined in PC 6 to the ARPS as being:

® PCB was notified in March 2005 and hearings were held between April 2006 and May 2007. Decisions were issued in July
2007 and a number of appeals were subsequently lodged
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“...an area characterised by a mixture of function including intensive retail,
residential, commercial and business activities. Town centres give the local
area and community much of its identity. Town centres differ from pure retail
centres and business parks which tend to be dominated by single use activities.
A town centre is generally defined as an area within a 400 -800 radius, or a 5 to
10 minute walk, of its centre”.

The actual geographic location of the St Lukes town centre is not specifically
defined in Schedule 1A. ideally, planning and development for intensification of the
town centre would be undertaken by way of an integrated structure planning
process (discussed later). However the future planning is implemented, the
Westfield St Lukes site can be expected to comprise the ‘commercial core’ of the
centre. The town centre is also likely to incorporate the Morningside Road retail
strip area (which includes the Morningside railway station), the mixed use
employment area immediately to the south of it, the 'big box’ retail area in Wagener
Place to the south, as well as some of the surrounding residential area being

redeveloped for intensive residential purposes.

WSL produced a Concept Master Plan'® showing the Westfield St Lukes site as the
core of the town centre with possible road, rail and pedestrian links to it. For the
Auckland Regional Transport Authority ("ARTA”"), Mr. Waddell also showed us a
possible town centre area, again with the Westfield St Lukes site at its centre. In
his evidence a local resident”, Mr Will McKenzie, provided a drawing with an oval
shaped ‘town centre' including the Westfield St Lukes site at the southern end and
the Morningside shopping area (and train station) at its northern end. All of these
conceptual diagrams incorporated some of the surrounding residentially zoned land.

Notably each one included Aroha Avenue to the east.

Operative Regional Policy Statement

3.13

As its name implies, the ARPS is an over-arching statement concerned with the
management, use, development and protection of the natural and physical
resources of the Auckland region as a whole. In accordance with the purpose of
the Resource Management Act, its policies promote the sustainable management of

these resources. Of particular relevance to consideration of this Plan Change are

" Included in the Applicant's malerials: 'St Lukes Re-development — Key Visuals'

' § Kenneth Ave Sandringham
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the strategic growth management provisions of Chapter 2 — "Regional Overview
and Strategic Direction”.

ARPS Strategic Issues, Objectives, Policies and Methods

3.14

3.15

3.16

Chapter 2 supplies an overview of the key strategic resource management issues
for the Auckland region. The issues of relevance to Plan Change 8 include the
accommeodation of continued population growth and economic development'?, the
potential effects of urban intensification’®, and the location, development and

redevelopment of regionally significant resources including infrastructure.

Strategic objectives and policies and methods that support and address the
strategic issues are also prescribed. Of particular relevance to the proposal to
redefine and to expand the Business 8 zone on the WSL St Lukes site are those
objectives and policies requiring provision to be made to accommodate the region’s
growth" to provide for and to encourage urban intensification at selected
locations'®, and to manage the natural and physical resources of the region in an
integrated manner'’. Other relevant strategic objectives and policies are concerned
with transport efficiency’® and the development of regional infrastructure in a

manner that avoids, remedies or mitigates adverse effects on the environment'®,

In terms of urban growth management, the ARPS (reinforced by the provisions of
PC 6) requires intensification to take place primarily around selected nodes, and
along selected transport corridors®, so that patterns of activities are effected that
will mitigate the effects of increased travel and improve the energy efficiency and
convenience of urban areas”. This is required to occur in a manner that will
maintain and enhance amenity values in the urban area?? and avoid conflicts
between incompatible uses®.  Additionally, the operation of existing regional
infrastructure and the establishment of new or upgraded infrastructure is to be

'? auckland Regicnal Policy Statement, Issue 2.3.1, page 2-3
" |bid, Issue 2 3.2. page 2-5

" Auckland Regional Policy Statement, Issue 2.3.4, page 2-8
'S Auckland Regional Policy Statement, Strategic Objective 2.5.1.1 and Slrategic Policy 2.5.2.1
'8 1bid, Strategic Policy 2.5.2.3(iii}

' Ibid, Stralegic Objective 2.5.1.8 and Strategic Policy 2.5,2.7
'® |bid, Straiegic Objective 2.5.1.6

'? Auckland Regional Policy Stalement, Strategic Policy 2.5.2.6
#® puckland Regional Policy Slatement, Policy 2.6.1.2(1)

# 1bld, Policy 2.6.1.2(jii), page 2-18

“pauckland Regional Policy Statement, Policy 2.6.1.2(vi)

# Ibid, Policy 2.6.1,2(vii)
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provided for in a way that avoids, remedies or mitigates adverse effects on the

environment.

Change 6 to the ARPS — Land Use and Transport Integration

3.17 Integrating land use and transport is a key theme of the LGAAA and has been
followed through by PC6 which contains strategic direction, objectives, policies and
methods to address this. The strategic policies include lists of requirements for the
integration of land use and transport, both within high density centres and corridors

and also elsewhere in the region.

3.18 As already recorded, as part of the ongoing settlement of appeals lodged with the
Environment Court in relation to PC 6, a consent Order was issued identifying St
Lukes as a high density town centre in Schedule 1A of the ARPS. Strategic Policy
2.5.3 clearly directs the containment of urban development to selected locations
(such as those in Schedule 1A) so that "the identification and provisions of areas for
future growth are managed through an integrated process on a regional basis and
are consistent with the Strategic Direction” .

3.19 Strategic Policy 2.6.5 of PC 6 is:

“Urban intensification is to occur in specified locations (including areas identified
in Schedule 1A) to provide the focus for the Region's residential, commercial
and retail growth".

3.20 The following ARPS provisions are particularly relevant to consideration of
proposed Plan Change 8:

» Land use patterns that “provide communities with improved access to a range of

services and activities and opportunities to work locally” (2.6.11.1(a));

» New urban development that “provides for improved connectivity for all transport
modes including walking and cycling” (2.6.11.1(b));

e A transport network that is “not compromised by inappropriate land use”
(2.6.11.1(d));

# Strategic Direction {Part 2.5) indicates a “strong intenl to deal with growth through a comprehensive, regionaly focused
strategy

Open
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« High density centres and corridors which are “able to be served by an efficient
and effective public transport network” (2.6.11.2(a));

» High density centres and corridors which are “planned to develop to a density
which supports planned transport infrastructure and service improvements”
(2.6.11.2(c));

» Transport improvements “which deliver a multimodal transport system (including
walking and cycling) in a manner which supports quality, compact and contained
high density centres and corridors” (2.6.11.2(d)); and

e Where possible, the development of high density centres and corridors as
“multipurpose destinations” (2.6.11.2(g)).

These policies are required to be given effect through the provisions of the relevant

planning documents.®

In implementing the above provisions, associated Method 2.6.2.8 sets out a specific
integrated process for planning and undertaking development of significant new
areas. It states:

"Significant new areas proposed for urban development, existing urban areas
proposed for significant re-development ... are to be provided for through the
Structure Planning Process (or other similar mechanism)'®. [emphasis added].

Such a process would identify the constraints and opportunities of particular
localities and any problems that require to be addressed. Aspects to be considered
would include whether the proposed form and intensity of a centre is appropriate to
the character of the land, looking at the natural character and natural features of the
land, and the adequacy of the infrastructure.? The lack of a wider structure plan for
the St Lukes town centre, and whether it is appropriate to consider PC8 in isolation
from that wider context, is addressed in more detail shortly.

Giving Effect to the ARPS

%% Auckland Regional Policy Stalement, Method 2.6.12.1, page 2-38
® Appendix A of the ARPS sets out the Struciure Planning Process
" |bid. Method 2.6.2.8, Page 2-20
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A logical consequence of population growth and urban intensification is that the
demand for commercial services, including retail facilities, and employment
opportunities increases. In achieving a more compact and efficient urban form (a
goal of the ARPS), these services need to be provided on a sub-regional basis.
This is so that local demand in the sub-regional area can be satisfied and people in
that part of the region are enabled to access these services more easily and
efficiently and not be obliged to travel to access them in other, more distant,
locations with the consequent congestion and road capacity issues that then
causes. We were satisfied by the WSL evidence that the demand is currently
under-satisfied in the western Isthmus. In this respect, we were persuaded that
Westfield St Lukes is a significant physical regional resource.

A Regional Physical Resource

3.25

3.26

3.27

Issue 2.3.4 of the ARPS recognises that “regionally significant physical resources”,
including infrastructure, are essential for the community’s social and economic well
being. Moreover the location, development and redevelopment of infrastructure is

of strategic importance in terms of its effects on the form and growth of the region.

The "St Lukes Centre" is identified by the ARPS as one of the major retail centres in
Auckland. Others include Newmarket, Manukau, New Lynn and Albany. The
ARPS acknowledges the importance of these commercial centres and that they will
change over time due to competition and the impact of new developments. It
further recognises that district plans need to recognise the dynamics of change and
also that the adverse effects of change on the environment, including the form and
direction of urban growth, are adequately considered and monitored. The fact that
retail and other commercial centres can be important community focal points,
particularly where they provide opportunities for the public and private sectors to co-
ordinate their services, including transport, for the benefit and accessibility of the
community® is also given recognition Notwithstanding this, adverse environmental

effects need to be avoided, remedied or mitigated.

Proposed Plan Change 8 acknowledges the dynamics of change in relation to this

commercial centre. It provides for further economic development at St Lukes,

2 |bud, Issue 2.3.4, Pages 2-10
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expanding and improving the existing shopping centre for the benefit of people in
the central and western parts of the Auckland Isthmus.

The expansion of the existing retail facility that will be enabled by the Plan Change
will build on the existing significant physical resource with its established patterns of
private travel, public transport services and community facilities. However as
pointed out in the evidence on behalf of ARTA, the New Zealand Transport Agency
("NZTA") and the Auckland Regional Council ("ARC"), identification as a town
centre brings with it both ‘opportunity’ and ‘responsibility’, particularly with regard to
the desired land use and transport integration. In recommending that this Plan
Change be adopted, we recognise that from a regional policy perspective the
various public agencies and private land owners such as Westfield will need to work

together to ensure land use and transport integration actually occurs.

In this respect, we are aware that the ARPS seeks to ensure that town centres are
planned and developed in an integrated manner, and as an aspect of that is the
structure planning process has been specified as a method. However, the evidence
of both the ARC and of ARTA, while expressing a preference that the Westfield St
Lukes expansion be undertaken in the context of a structure planning exercise,
accepted that its absence was not a fatal flaw, and that PC 8 shouid not be refused
on the basis that it had not occurred.

Is there a need for St Lukes to Expand and Intensify?

3.30

3.3

The submission made on behalf of the applicant was that retail demand in the
western Auckland Isthmus is currently under-satisfied and an expanded Westfield
St Lukes would play an important role in satisfying it. Its place as one of the major
retail centres was addressed in particular by the evidence of Mr Tansley and Dr

Fairgray with respect to retail distributional and economic effects respectively.

Both expert witnesses produced comprehensive and compelling evidence, which
included the identification of a latent demand for retail supply in the western Isthmus
area of Auckland, as well as the need for significant additional capacity to meet
community needs arising from the substantial growth predicted for the future. We
were told that despite Westfield St Lukes being the largest retail centre in the

western [sthmus; overall its market share is actually low. Mr Tansley and Dr
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Fairgray each stated that the scale of development that will be enabled by this Plan
Change would only partially meet the present and future needs they had identified.

In accepting their evidence, as well as the evidence of the Westfield executives with
respect to commercial and retail centre operations and development, the
Commissioners believe it should be acknowledged by the Council's acceptance of
this Plan Change that Westfield St Lukes needs to grow if it is to assist in fuifilling
the realisation of a town centre as envisaged by the ARPS (including PC 6), as well

as being a sustainable enterprise for its owners.

Further to that, it is obviously more efficient to locate new commercial development
(including retail) where it is readily accessible by the people it is designed to serve.
Consolidating development at Westfield St Lukes, in the midst of a growing and
increasingly intensified population, will provide efficiencies in terms of travel times
and distances, convenience, and the prospect of more job opportunities for the local
community. On this basis, the expansion and consolidation of Westfield St Lukes,
subject to measures to address adverse effects such as traffic, amenity (including
residential amenity) as well any significant effect on other nearby commercial

centres, would give effect to the strategic policy direction of the ARPS.

Economic Impacts

3.34

3.35

In relation to the economic effects on other centres from the scale of development
that would be enabled by this Plan Change, Mr Tansley recorded that since 1991
when Westfield St Lukes was substantially expanded, its smaller neighbouring
centres (including Balmoral, Mt Albert, Kingsland, Sandringham and other smaller
collections of shops) have evolved in a complementary manner and that those
centres now serve different markets. He reviewed each of the closest centres and
concluded that none will experience more than minor trade competition effects and
that these will be mitigated by increases in the retail spend and ongoing or
accelerated household formation in the area.

In his evidence, Dr Fairgray came to similar conclusions. He considered that the
minor impacts on other centres are likely to take the form of a reduction in the range
of outlets and goods being offered rather than vacancies. However, with growth in
the market prior to development activity at Westfield St Lukes, and also post-

development, the size and outlet range of most centres will be similar to, or even
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larger than, their current role. Dr Fairgray concluded that the social or functionai
amenity of the other centres will not be adversely affected by the proposed

expansion. We accept that evidence.

Social impacts

3.36

3.37

Mr Tayilor presented evidence for WSL on the potential social effects of the Plan
Change. He noted that the St Lukes town centre is a major commercial and social
amenity in Auckland city, contributing to social and economic well-being both locally
and for the city as a whole. He stated in his evidence® that Westfield St Lukes has
a strong social role, providing a social amenity for a range of users including the
elderly, young people and those on low incomes, and particularly for those people
who reside and work in the primary catchment area.

He identified both advantages and disadvantages accruing from the Plan Change
from a social perspective. There are issues and effects associated with the existing
Westfield St Lukes and these could be exacerbated by the Plan Change. However,
the Plan Change would encourage the shopping centre owner to remedy matters
such as the street interfaces and pedestrian linkages and would also provide
considerable potential for the mitigation of both existing and potential effects. Mr
Taylor concluded that, overall, the Plan Change will be positive in terms of social
effects and will lead to associated improvements in social well-being. We have

accepted his evidence also.

Urban Design - PC 6

3.38

Urban design is an important consideration under the provisions of PC 6 to the
ARPS. Clauses 2.6.8 and 2.6.9 supply strategic policies and methods, respectively,
for urban design. With change occurring in existing urban areas, the policies
require “buildings, public spaces and road corridors contribute to a vibrant, liveable
and attractive environment with a sense of place™®. The urban environments are to
have a “logical permeable and safe structure of connected routes for all modes of

transport, including walking and cycling”'.

# paragraph 5.16
¥ Auckland Regional Policy Statement, Proposed Change 6, Decisions Version Augusl 2007, Stralegic Policy 2.6.8.1(b), page

2-34

# \bid, Strategic Policy 2.6.8.1(d)
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Mr Clinton Bird, an urban designer who appeared on behalf of Westfield, gave
extensive evidence on urban design matters. The specific issues of concern with
respect to urban design have been addressed elsewhere in this report, however the

relevant policies and methods in the ARPS are those recorded above.

At the broad regional scale, we regard the Plan Change as being consistent with
these policies and methods of implementation as it will introduce controls and
assessment criteria to ensure a high standard of urban design for future

development at Westfield St Lukes.

Catalyst for further intensification

3.41

The expansion that would be enabled by the Plan Change will serve an increasing
population and will likely act as a catalyst for further intensification of the
immediately surrounding area. This is addressed in more detail below where we
cover the evidence given to us concerning the structure planning process. A
related issue for the expansion of the St Lukes centre, and further concentration of
commercial activity at St Lukes, is that it is more than likely to enhance the potential
for increased of public transport, a responsibility of ARTA and which Mr Waddell
addressed in his evidence on its behalf.

Regional Policy Statement Method -Structure Planning

3.42

3.43

Method 2.6.2.8 of the ARPS™ (set out earlier) provides a specific land use/transport
integrated process by which the form of development is to be planned and
undertaken. This process is intended to identify the constraints and opportunities of
particular localities and identify the problems that require to be addressed.

In its evidence® and the legal submissions on its behalf, Westfield's position was

that a specific structure plan was not needed for its proposed expansion as:

o the process that PC 8 has already gone through has elements of a structure
plan {e.g. the Masterplan developed by Westfield and the Auckland City Future
Planning Framework which was to be used to inform the development of the
review of the Isthmus District Plan before the 'supercity’ proposals were
announced);

* As parl of Change 6
* In particular, that given by Mr Vaughan Smith



Open

3.44

3.45

3.46

22

o the Westfield St Lukes site would form part only of the town centre, and

o the responsibility for initiating and undertaking a structure pilan lies with the
Council, and allied to this there is no certainty as to when a structure plan might
be initiated by the (Auckland) Council.

In this regard, we record the advice given to us by Ms McKessar who appeared on
behalf of the ARC. She said that PC 8 should not be declined due to the absence
of a current structure plan for the St Lukes town centre. She considered there were
a large number of positives in the Plan Change and these provide certain mitigating
elements in the absence of a structure plan (including the Future Planning
Framework and the Eden/Albert) Area Outcomes 2030 Plan, and that PC 8 had
been design-led, emerging out of 2 master planning exercise®).

Ms McKessar requested”™ that “ to ensure that structure planning occurs, and in
order to give effect to the ARPS as required by the Act, | recommend that PC8 be
amended to include a clear explanation of the urgency, intention and value in
undertaking structure planning (Liveable Community Plan or the like) for the wider
town centre of St Lukes". Specifically, she sought that “a statement should be
included in the Explanation section of the Concept Plan to this effect”. She also
considered that the explanation “should flag that future changes to the district plan
may be required to accommodate recommendations of a future structure plan”. In
the alternative she suggested that a staged approach be taken to PC8, requiring
that a structure plan be developed following the development of an agreed level of
GFA. No trigger GFA was specified for this.

We understand the ARC's concern with respect to the lack of a structure pian to
address the wider St Lukes town centre area, including integration issues and the
implications forfimpacts on nearby residential areas®, and we have no difficulty
accepting as a matter of principle that a structure planning exercise should be
undertaken. That is clearly the responsibility of the ARC and the ACC (soon to be
absorbed into the new Auckland Council). We do not consider it appropriate to
include advice in the explanatory part of the Concept Plan, as requested by the
ARC, that a structure planning exercise needs to be undertaken. [t is also

™ Para 3.15 of Ms McKessar's evidence

35 At paragraph 3.19 of her evidence
* As an example it is noled in the Eden/Albert Area Quicomes 2030 Plan (which we acknowledge has no legal status) that
Archa Ave is shown as “Low rise apartimenis/terraces” near Sandringham Road, “Single dwellings small site/townhouse” in the

middle portion, with the only the very northern portion shown as "Single dwelling traditional sile*
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impractical to require a staged approach to the implementation of the Concept Plan
by requiring a structure plan for the centre when a certain level of retail GFA has
been reached. We note also that the applicant did not agree with this suggested

approach.

For the reasons set out by Westfield and the ARC, namely the significant positive
effects of the proposed Plan Change, and the fact that it has been a design-led
process emerging out of a master planning exercise, we do not view the lack of a
structure plan as being a fatal flaw. The proposed PC8 provisions and the
development it will enable do not foreclose the option of a structure planning

process being undertaken at a later date.

To satisfy the ARC submission, at least partially, as well as the concerns expressed
on behalf of ARTA (see below), we have no difficulty in suggesting the Council
initiate a structure plan for this area as a matter of priority. This is no more than an
informal recommendation and cannot form part of the consideration that the Council
is required to give in terms of this report to the formal recommendations on the fate,

form and content of proposed PC8 to the District Plan.

Transportation

3.49

3.50

Traffic management is one of the critical issues raised by PC8. The road and traffic
improvements proposed to ensure that private vehicles and public transport can
efficiently navigate the roading network around the St Lukes area are set out later.
This current section addresses the key transport issues with respect to land use
and transport integration in the context of the regional planning provisions.

None of the relevant transport agencies opposed PC 8 to the extent that it should
be declined. However amendments were sought, as discussed in the later traffic
section of the report. However it is worth recording at this stage that on behalf of
the national roading authority Mr Horne® advised us "..while the NZTA initially
opposed PCS8, in principle, on the basis that the Site was not included in Schedule
1A of the Regional Policy Statement (RPS) as a Town Centre, St Lukes has since
been added to the Schedule by a consent order and, as such, this overarching
issue has fallen away. Accordingly, the NZTA's interest in this proposal is now

¥ Planning witness for the New Zealand Transport Authority
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limited to the matters of detail identified in its submission... The remaining aspects of
the submission the NZTA still retains an interest in are:

1.1 Staging and monitoring of the development; and

1.2 Travel demand management measures (TDM), including the use of

parking maximums to encourage mode shift, and improved cycling and
pedestrian access to the Site,”™®

Thus from a strategic perspective the NZTA did not contest that PC8 would give
effect to the ARPS.

ARTA's evidence® was that the classification as a ‘town centre’ did not mean that
Westfield St Lukes can simply increase its overall gross floor area ("GFA”). In Mr
Waddell's opinion, any planned increase in GFA at a town centre should be
undertaken in an integrated manner and “should accord with all policies and
methods associated with urban intensification in high density centres and intensive
corridors”*®  This would be consistent with the ARPS Land Use and Transport
Integration Policy 2.6.11.2a*’. He supported the additional amendments that had
been recommended in the Officers' report (and in the evidence of Mr Clark in
support of ARTA), which attempt to improve the alignment of the proposed changes
with a multi-modal transport system.

Mr Waddell also set out the provisions of the Regional Land Transport Strategy
2010 and the Regional Public Transport Plan 2010 in some detail. Both are

significant regional documents.

In his opinion, if a structure planning exercise was undertaken, improvements to the
transport system for the whole centre would be developed at that time. This would
include identifying key improvements including new/upgraded road and pedestrian
links and a public transport upgrade for the area. According to Mr Waddell this
might include either a bus interchange or new on-street bus stop facilities as well as
bus priority measures on the key routes identified in the Regional Land Transport
Strategy ("RLTS").

¥ Paragraphs 16 and 17 of Mr Horne’s evidence
® Evidence given by planning consultant Mr Waddell

“® paragraph 5.8 of Mr Waddell's evidence for ARTA
“which requires that high density centres and corridors be served by an efficienl and effeclive public transport system
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He considered the proposed Plan Change had paid insufficient regard to the 2010
RLTS and the identified future planned public transport provisions. These include
four new QTN routes in the vicinity of St Lukes that were not previously identified in
the RLTS 2005, the Auckland Passenger Transport Network Plan ("PTNP") 2006,
nor the Auckland Transport Plan 2009">. These new routes had been identified
because of the need to improve cross-town services and because it became
apparent that St Lukes, as a key destination and a likely new town centre, was not
well served by the quality transit network.

Despite the lack of structure planning, none of ARTA, the NZTA or the ARC sought
that the Plan Change be declined as a result. It was acknowledged by these
submitters that Westfield had undertaken an ITA*. However this had addressed
only one part of the town centre and did not fully outline the planned public transport
system for the area . We reiterate our informal recommendation that a structure
planning process should be undertaken by the Council to satisfy the structure plan
concerns expressed by these authorities.

Conclusion on Regional Documents

3.57

3.58

The expansion and intensification of WSL St Lukes is supported at a strategic
regional level by the ARPS (including PC 6). WSL St Lukes is an integral part of an
area that has been formally identified for growth, expansion and intensification.
Overall the expansion that would be enabled by the Plan Change, both in terms of
the increased range of permitted activities and the increased floor area enabled, as
well as the proposed traffic improvements /management and provision for public
transport, will increase the ability of the centre as a whole to fulfill its role as a town

centre.

In relation to the integration of land use and transport planning we accept that:

+ The Plan Change will enable improved access to a range of services for the
communities of central and western areas of the Auckland Isthmus:

e The multipurpose nature of St Lukes as a destination will be enhanced:

» Further concentration of retail activity in this predominantly residential
catchment could encourage and provide more opportunities for the use of

** These routes are New North Road, St Lukes Road, Morningside Drive and Sandringham Road. In giving effect to the RLTS

ARTA will need to begin redesigning the public transporl routes and services along these QTNs
“ Method 2.6.12.7 of lhe ARPS
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modes of transport other than private cars to access the centre, the Plan
Change being mostly designed for private travel with some improvements
made for pedestrians;

e There is some regard to providing for public transport users, but this needs to
be developed further with the relevant public transport agencies:;

» It would be clearly beneficial if a structure plan process was to be initiated by
the Council to address the development of the entire town centre fully (i.e.,
wider than the Westfield St Lukes site) and the integration of land use and
transport requirements of the ARPS.

Overall, we have concluded that Plan Change 8 will provide for integrated land use
and transportation planning to the extent that it can in isolation from wider centre
measures being considered and adopted (such measures being beyond Westfield's

control}.

CURRENT DISTRICT PLAN CONTROLS APPLYING TO ST LUKES

We agree with the submissions and evidence given on behalf of the applicant that a
number of controls in the Business 8 provisions are now inappropriate for a
shopping centre in today’s market. For instance, there are no modern day urban
design criteria, and a restrictive list of permitted activities is applied which in the
applicant’s view discourage mixed use development. WSL's planning witness, Mr
Vaughan Smith said the advantage of Business 8 over other potential zonings for
the site is that this zone provides a mechanism for tailoring a range of planning
controls for site-specific circumstances and, where relevant, for a particular

proposal.

There are no scheduled trees on the site, nor are there any recorded archaeological
sites. Mr Smith advised that the Historic Places Trust has no information pertaining
to the former quarry which lies between the upper carpark on the site and Aroha

Avenue to the east.

The Residential 6a, 7a and 7b zoning of properties around the centre is considered

to encourage further intensification.
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PROPOSED CONTROLS

In their evidence for WSL, architect Mr Andy Anderson* and planning consultant Mr
Smith set out the key differences between the Concept Plan that is now proposed
and the provisions of the existing Concept Plan. We have summarised these in the
first section of the report as well as discussing the detail elsewhere in the report,

and therefore do not repeat these.

Further to what is stated in the first section of the report, we record that no building
platform restrictions are proposed by the Plan Change. Building development may
therefore take place anywhere on the site. But Mr David Drew, who has many
years of shopping centre development history and experience, advised us that
“...the permitted GFA of the development would be reached long before the limits of
the design envelope could be mef’. Having examined the proposed provisions in

detail, we agree with him.

Before the hearing commenced, the proposed Concept Plan text had been
amended to take account of the Section 42A report and recommendations and
“Revision C” was provided as part of the evidence of Mr Smith. By the time the
hearing closed, this had advanced to “Revision E®, which is attached. Any officers'
recommendations which had not been accepted by WSL were considered not to be
justified in terms of Section 32 of the Act.

The introduction of a staging requirement or GFA trigger had been recommended by
Mr Riley (who reported on urban design matters on behalf of the Council) to require
upgrading of street frontages as development occurs. [f this was not the case, he
feared that “the primary benefits of {PC8] such as externalising Westfield St Lukes
and creating a ‘mainstreet environment' along the Exeter Road extension may
occur only at the end of the allowable GFA uptake, or they may nof occur at al".*®

Mr Osborne reflected a similar concern in his Section 42A report.

We gave this matter considerable thought, including pondering whether
construction of the Exeter Road extension should be classified as a restricted
discretionary activity rather than a controlled activity. Apart from the fact that this
had not been specifically requested (and therefore not something we could require

“ paragraph 5.14
** Page 57 of the Agenda
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of our own accord), we came to the conclusion that, given Westfield's long history of
successful shopping centre developments - which in recent years have included
considerable elements of interactivity and attractive public spaces (such as the
Nuffield Street development) — it should be trusted to achieve the outcome it
envisages through this Plan Change, and that in any event tying Westfield down to
a particular form of development is inappropriate as this is a proposed change to
the District Plan and not a resource consent application. There was certainly a

clear commitment from Westfield at the hearing to implementing these measures.

Added to this is the fact that the Exeter Road extension will be formed as a private
road and will not be vested in the Council. This gives WSL some rights regardless
of the Concept Plan provisions. But we did think there was a little too much
discretion incorporated into the proposed Concept Plan provisions for this aspect of
the proposal and we have addressed that by recommending some modifications to
the assessment matters to be considered when consent is sought for the road

extension. We return to this in the following section.

EFFECTS ON THE ENVIRONMENT

In view of the number of Aroha Avenue residents who appeared to address us in
opposition to the Plan Change proposal and the various interconnected issues they
raised, we have grouped the potential effects on that particular iocality together and
discuss them as a discrete effect in this section of our report. Other effects, such as
the impact of an expanded retail centre on nearby shops and centres and the
potential social effects, have been addressed earlier and are touched on only briefly

under this heading as a result. We now examine each potential effect in turn.

(f) Traffic

6.2

The potential traffic effect of the development proposed by Plan Change 8 is a
significant issue which attracted many submissions. However, it is important to put
this issue in perspective. As discussed elsewhere in the report, the evidence was
that there is regional policy support for the St Lukes area to be a future town centre
on the Auckland Isthmus. The development promoted by Plan Change 8 is one
element of the growth of the town centre. Traffic effects are a consequence as a
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result of such development and the question is to what extent the Plan Change

should include measures to mitigate those effects.

In relation to this question Mr Nolan reminded us in the opening submissions of the
decision in the Landco case where the Environment Court said that while expert
evidence can reach a conclusion as to whether the traffic effects of a particular
proposal can be managed effectively, it is for the Council and other roading and
transport organisations to manage the road network and public transport to cater for
existing and future growth. In the light of this decision we consider that we must
concentrate specifically on the localised effects of the development proposed by
Plan Change 8 rather than any effects on the road network as a whole.

The applicant has mirrored this approach by identifying “Required Road Works” and
“Additional Off-site Road Works" in the proposed Concept Plan. The first group of
works is based on development triggers provided in the Concept Plan. The second
group involves works that might be required as part of the conditions of consent
which might be applied to individual resource consent applications for
developments in the Concept Plan area. The triggers are expressed in terms of
GFA thresholds.

We note that the evidence, particularly on behaif of the applicant but also given by
others, addressed possible design alternatives for these works. it is sufficient for
the Plan Change recommendations that we satisfy ourselves that it is possible to
manage traffic in such a way as will avoid congestion and enhance safety for all
road users. We are satisfied that this is the case. There are a number of ways in
which the required traffic improvements could be made. The detail of the design of
the road improvements cannot and should not be fixed at this time.

Traffic effects are also dealt with by applying parking, loading, and access
standards to the Westfield site,

Traffic evidence on behalf of WSL was given by Mr Harries. He is a very
experienced traffic engineer who has had expert involvement with virtually all the
major shopping centres in Auckland. Mr Harries set the scene by providing
statistics about travel modes in respect of the St Lukes Centre. At the present time,
82% of patrons travel to St Lukes by car on weekdays, and 86% in the weekend.
Approximately 10% of patrons walk. Staff rates are 76% by car on weekdays and
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75% in the weekend, with 29% of staff in the primary catchment area walking on
weekdays and 24% in weekends. For staff, the second most popular travel mode is
bus (14%) followed by walking (24% weekday and 29% weekend). While there is a
heavy reliance on the use of private cars, there is good public transport usage by
staff and a relatively high percentage of staff walking to work.

Mr Harries’ investigations showed that the crash history of the area does not
indicate any particular road safety problem. His opinion was that the various
improvements proposed to the road network by Plan Change 8 will work together to
enhance traffic safety for all road users.

Mr Harries said that "from a traffic planning perspective | have found that with the
various mitigation works that are proposed at stages through development of the
site, the expansion of Westfield St Lukes, as enabled by the Plan Change, can be
accommodated in a manner that ensures the ongoing function and performance of
the surrounding road network™. In relation to the regional and district transportation
objectives and policies he said “.... the focus on accessibility of all modes of
fransport enables the expansion of Westfield St Lukes o be achieved in a manner
that is consistent with those objectives and policies”.

Mr Harries told us that the proposed extension of Exeter Street is a key element “in
that it enables generated traffic demands to be more efficiently distributed to the
surrounding road network, and in thatl regard reduces the need for a concentration
of traffic demands on the St Lukes Road frontage". His opinion was that this link
could be achieved in such a way that it would not become a through route and
therefore the link would not detract from the residential character of Aroha Avenue.
His opinion was that if the link is not provided the local traffic will add to the network
and the intersections that are already critically loaded.

In relation to his last point, we heard many submissions from local people who live
in or near Aroha Avenue and who dispute that their residential character would not
be adversely affected. We understand their point of view but we note the following.
The future for the immediate area has been clearly identified as a town centre.
There is therefore going to be more development in future (whether it is Westfield St
Lukes or other development) and this will inevitably affect local streets.
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The traffic evidence, which we accept, was that Aroha Avenue has capacity to
accommodate the projected traffic volumes. Traffic calming measures are possible
and have been proposed. The applicant was firm in its opinion that the extension of
Exeter Road to Aroha Avenue is critical to the success (particularly in traffic terms)
of the shopping centre and backed this opinion with expert evidence. The
extension will improve pedestrian connectivity and provide access to car parking at
St Lukes for residents from the north east of the centre. We also note that heavy
traffic is to be specifically banned from using the Exeter Road extension and this will
help to ensure that adverse effects are minimised. This is not to say that there will
be no adverse effects on residents, or that those effects will be no more than minor,

but in our opinion the extension is necessary and its effects can be mitigated.

Mr Harries described the “Required” off-site road works in some detail. |t is
proposed to install traffic signals at the Exeter Road-Morningside Drive intersection.
This will improve safety for both vehicles and pedestrians, At the St Lukes Road-
Morningside Drive intersection an additional southbound lane on Morningside Drive
is proposed. As indicated above, it is proposed to extend Exeter Road to Aroha
Avenue and to install traffic calming measures in Aroha Avenue.

The Section 42A report sought the construction of a separate signal-controlled left
turn lane from St Lukes Road into Morningside Drive. Mr Harries said that work in
this respect has yet to be verified and that the need for the lane is to resolve an
existing problem as opposed to a future problem which would be created by the
proposed development. His opinion was that this is a matter of detail which could
be determined at the appropriate time in future. We agree that the evidence shows
that at least two solutions are possible for this and so it is not necessary for us to

pre-determine the precise nature of the work required.

Mr Harries also described the “Additional” off-site road works which may be
required and which can be imposed as conditions of consent on development
enabled by the Plan Change. The first of these is to make changes to the
Morningside Drive car park accesses to simplify the use of these accesses and to

improve traffic safety.

The second area of road work is to reconfigure the St Lukes Road/Wagener
Place/Westfield St Lukes intersection. This would provide better pedestrian access,
add cycle lanes, and generally improve traffic flow through the intersections. With
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regard to this intersection Mr Harries noted the recommendation from the Council's
traffic expert that access to the St Lukes Road frontage should be removed. Mr
Harries stated that Westfield does not yet know how the southern edge of the
centre will be redeveloped. While there is a desire to re-activate the St Lukes Road
frontage, this may or may not involve the need to retain the St Lukes Road
shopping centre driveway. The desire to improve pedestrian access across St
Lukes Road from Wagener Place can be achieved through measures such as those
that were set out in Figures 31 to 33 of Mr Harries’ evidence.

The third area of “Additional” road work would be to carry out improvements to the
intersection of St Lukes Road and New North Road.

While Mr Harries gave examples of how the required road works could achieve the
objective of improving traffic flow, he also said that the detailed design of the road
improvements should be left until the works are necessary. We believe that
approach is sensible and recommend it accordingly.

As recorded above, the road improvements are proposed to be linked to “triggers”
which are expressed as gross floor area in metres. Changes to the trigger levels in
the Plan Change as notified were recommended in the Section 42A report. These
recommendations favoured more conservative triggers than those proposed in the
Plan Change. Mr Harries was critical of these recommended changes on the basis
that they appeared to have been modified without any analytical basis and in some
cases appeared to be based on perceived rather than analysed congestion
concerns. In fact, in paragraph 259 of his evidence, Mr Harries said that congestion
in this area has actually decreased in recent years. In the absence of detailed or
compelling reasons having been provided for the recommended changes advanced

in the Section 42A report, we accept Mr Harries' view of the matter.

In support of his proposals for traffic management measures, Mr Harries had
carried out an exhaustive investigation of the existing traffic situation and
characteristics. He had also used a model {(S-Paramics) to determine the effects of
the proposed Plan Change on the surrounding road network. While the use of this
model was agreed between the Council and the applicant, the Council's traffic
consultants considered that the model was optimistic and did not replicate on site

observations. Thus in their view the future impact could be worse than that
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predicted by the applicant. Similarly, witnesses for ARTA and the NZTA queried the
suitability, reliability and conclusions of the traffic modelling.

In response, Mr Harries gave detailed reasons why he did not agree with the
opposition to the modelling. He noted that a peer review had endorsed the model,
and that field tests had been carried out to validate it. Since learning of the
concerns of the Council’s experts, Mr Harries had also carried out a review of the
model. The outcome of this review was that he confirmed his view that the data
used in the model was conservative. He remained convinced that “the traffic effects
of fulf development as enabled by the Plan Change can, with the various mitigation
treatments that are proposed, be accommodated by the surrounding road network.”

Other enhancements to public transport and pedestrian and cycling facilities are
proposed and these were considered by Mr Harries to be a key target of the Plan
Change. These facilities can be addressed through the detailed design of the road
improvements and also through a number of management plans and strategies
which are set out in the Concept Plan, and in particular through requiring the
preparation and implementation of a travel demand management plan. Mr Harries
supported the use of management plans but made the point, with which we agree,
that the appropriate time for these to be imposed is in association with a resource

consent application.

Mr Drew also addressed this issue in his evidence on behalf of WSL, saying that
based on his experience with shopping centres “a reduction in car parks will not
persuade shoppers to travel by alternative methods”. Mr Richard Hancy told us in
his evidence for WSL that approximately 5% of shoppers use public transport to
access the centre and that “...it is reasonable to expect that public transport usage
would increase if there were to be an improvement in bus service levels to cater for
weekend demand’. This was the case also for Thursday and Friday evenings when
the centre has extended shopping hours but little public transport to service it at

these times.

We agree with the applicant’s legal submission that the recommendation to require
a travel demand management plan within 3 months has no basis in a zoning
framework (refer also to S. 35(2)(d) of the Act).
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The road improvements proposed by Mr Harries were linked to GFA triggers, in
other words the improvements would be required when the GFA on the Westfield
site had reached certain levels. These trigger levels were challenged by the
Council's experts in particular. Mr Harries responded with a detailed analysis of the
traffic problems which could be expected and the reasons why improvements were
required. In large part his argument was that it would not be efficient or desirable to
carry out roading improvements before they could be justified in terms of traffic

management.

{(g) Carparking

6.26

6.27

6.28

A matter that attracted considerable attention was the provision to be made for
parking through the Plan Change and specifically the parking associated with retail
activities. Mr Harries’ evidence was that Westfield St Lukes currently provides 2018
car parks. Planning consultant Mr Vaughan Smith advised in his evidence that
there are presently 41 disabled spaces and 14 spaces for parents and prams. The
shopping centre has a gross floor area (GFA) of 45473m* Consequently, this
represents 1 car park per 22.5m? of GFA. If the theatre component of the parking
provisioh was removed from the calculation, the retail car parking component
equates to 1:22.3m? of GFA.

Car parking surveys had been carried out in 2005 which showed that on Saturday
afternoons the total car parking capacity is almost reached. Mr Harries stated that
these surveys remain valid today and that the results suggest that there is an
insufficient car parking supply for the existing centre parking, being one of the
matters that the Plan Change seeks to resolve.

Consequences arise from having too few car parks at a shopping centre and Mr
Harries itemised these. For instance, frustration is caused for people looking for
and not finding parks; ‘fender bender incidents increase; altercations between
drivers increase. Off-site parking on surrounding streets can increase — by both
shoppers and also staff whose on-site car parking may be removed by shopping
centre operators (or be too costly depending on what the centre’s arrangement is
for staff parking). Shoppers are discouraged from shopping at a centre where there
is insufficient parking. While a shortage of parking may encourage some staff to
take public transport, walk or cycle, the same does not occur with shoppers.
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In this respect the evidence from Mr Harries and others was that the public bus
transport service to St Lukes, at the times when shoppers wish to visit, and
especially for staff, is poor. While the Plan Change can make some provision for
public transport facilities it obviously cannot improve the provision of public
transport services as that is beyond the shopping centre operator's control. The
point was made by several witnesses that unlike many of the other large shopping
centres in Auckland — such as Auckland Central, Newmarket, Sylvia Park, New
Lynn, and Henderson - St Lukes is not well served by rail. The nearest railway
station is approximately 800m away from the corner of Morningside Drive and
Exeter Road which is not an attractive walking distance for shoppers.

The Auckland Regional Parking Strategy 2009 suggests that the imposition of
minimum parking standards encourages an oversupply of parking, and thus the use
of cars, when good alternatives exist. Its theme is that a ‘predict and supply’
approach is unsustainable. Policy action point 1.1 in the Strategy requires that
maximum parking standards are to be progressively introduced in designated high-
density town centres.

But if this centre is to prosper it must have good car parking because there is no
reasonable public transport alternative, at least at present, and no current
commitment from ARTA to upgrade the service’® although as we have mentioned
earlier it recognises the need for it exists. In this sense St Lukes can be seen as
justifying an exception to the increasing policy emphasis on encouraging the use of
public transport and setting maximum car parking ratios rather than minimums. In
future, once the St Lukes town centre has developed a greater “critical mass”, it
may be that public transport will be more economic and will be provided. At that
time it may be appropriate to look at restricting retail car parking spaces. For this

Pian Change however we do not consider that approach to be reasonable.

The question remains as to whether a retail car parking ratio of 1:22 GFA is the
most appropriate in this case. Ratios ranging from 1:17 to 1:25 were discussed in
the evidence. Having listened to it, we consider that a ratio of 1:22 for retail activity
at Westfield St Lukes is reasonable. This ratio is proposed by the Plan Change. It
should not hinder the growth of the centre. It is not too permissive or wasteful of

* The applicant's evidence was that all ARTA was proposing at presenl was moving bus stops in Morningside Road and that
"We wish the public fransport service would improve”. WSL also said Lhat il “seefs] it as part of our future intent to ask staff fo
use public transport’
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space in relation to the actuali demand. While not actively encouraging the use of
public transport by restricting the supply of car parking, it does not prevent the
provision of public transport or make it more difficult when or if the authorities

responsible for it decide to implement improvements.

We consider that the final word on this matter belongs to Mr Harries. He said in
paragraph 246 of his evidence that . {t]here is no current research or analysis that |
am aware of, or which has been provided by Council’s transportation consuftants,
that is able to demonstrate that parking constraint at shopping centres to the extent
that is proposed by Councils’ consultants, will achieve benefits in travel demand
without generating significant adverse effects. In my view the Westfield St Lukes
shopping centre is not the appropriate centre to undertake such an experiment,
particularty in view of the fact that on-street parking was cited as a significant
concern for many of the local residents”.

Car parking provision for other activities such as offices and residential did not
attract the same interest from submitters. We conclude that the District Plan
standards for these activities, which are incorporated in the proposed Concept Plan

provisions, are appropriate.

So far as loading bays are concerned, 7 are to be provided for the shopping centre.
The relevant District Plan controls are proposed to be applied at the resource
consent stage and no opposition to this approach was voiced at the hearing.

Monitoring

6.36

6.37

Traffic monitoring was another matter where there was a difference of opinion
between the parties. The officer's report’” recommended a regime which Mr
Harries claimed is unnecessary given the requirement for monitoring at key
intersections provided in Clause C3 of the Concept Plan and the fact that new
building is to be considered as a restricted discretionary activity. We agree with Mr

Harries.

In the end we have to choose which expert evidence we prefer and our conclusion

is that Mr Harries' evidence was the more detailed and more compelling. We are

*” Pages 182-183
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mindful also of his considerable experience and expertise in terms of shopping

centre developments.

(h) The Proposed Exeter Rd extension and Development Effects on Aroha Avenue

Overview

6.38

6.39

6.40

6.41

Open

We heard from numerous residents of Aroha Avenue. They were united in their
opposition to the proposal for the extension of Exeter Road to intersect with Aroha
Ave. This portion of Exeter Road would be a private road.

The applicant stated in legal submissions, and through a number of the witnesses
(in particular Mr Smith and Mr Harries), that from a traffic engineering perspective
the role and function of the Exeter Road extension will be crucial to the ability of the
St Lukes site to expand as contemplated by the Concept Plan. In this respect it
was stated that the geographic area has not had proper access to Westfield St
Lukes in the past, and that it was inappropriate that all traffic be deflected around
other streets and forced into intersections which are coping with traffic from other
sectors of the community and where those intersections do not have capacity to

serve the areas to the north and north east also.

WSL's evidence was that a fundamental design feature of the Concept Plan is to
provide the opportunity for shops to locate along both sides of the Exeter Road
extension (as well as offices and community uses in the upper levels of buildings
there) to create a vibrant and active ‘main street’ environment with a local,
‘neighbourly’ feel to it. Mr Bird and Mr Anderson gave extensive evidence on the
urban design and architectural merits of the mainstreet concept and drew our
attention to its successful implementation in other Westfield developments such as

Nuffield Street in Newmarket and at Albany.

In summary, the applicant's evidence was that, based on the extensive traffic
modelling conducted by Mr. Harries, provision of vehicle access for the north and
north east sectors of the local community by way of Aroha Ave directly into the
Westfield St Lukes site, thereby gaining access to the carparks from that direction,
was necessary for the centre and the road network to function efficiently.
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The applicant's position with respect to traffic was supported by the Auckland City
Council traffic experts, but not by Mr Wes Edwards, a traffic expert called by the St

Lukes Community Association.

Most of the submitters who appeared before us in opposition to the Plan Change
were residents who lived on or near Aroha Avenue (including the members
represented by the St Lukes Community Assaociation}. Their concerns related to a
number of issues, but can be broadly described as being that the road extension
proposal would result in the significant loss of the existing residential amenity and
character of Aroha Avenue and nearby streets, including the drive in Gribblehurst
Park. They considered this to be entirely inappropriate and urged that the Plan
Change either be declined in its totality or that there be no extension of Exeter Road

such that it intersected with Aroha Ave.

We understand their concerns. We accept that the current residential amenity and
character wouid be altered by this aspect of the Plan Change proposal, particularly
by the proposed extension of Exeter Road into Aroha Avenue. The applicant
accepted this also. However what needs to be examined in the broader, sub-
regional, context is whether the effect on the residential amenity and character in
Aroha Avenue will be so significantly adverse that it demands that the Plan Change,
or aspects of it, to be declined or modified so there can be no intersection with
Aroha Ave, or whether given the wider regional issues and the degree of effect on
Aroha Ave and other surrounding streets is acceptable. We return to this shortly.

Existing Residential Character and Amenity

6.45

6.46

The character and amenity of Aroha Avenue and its surrounding streets were
described by the number of the submitters. Aroha Ave is zoned Residential 6a in
Operative District Plan. The objective of the 6a zone is “To provide for medium
intensity residential neighbourhoods in appropriate locations”. At 53% this zone is
the most extensive (spatially) of the residential zones in the city, it is also not one of

the "special character' zones (Residential 1 to 4).

Mr. Paetz, a planning consultant who gave evidence for the St Lukes Community
Association, described the character and amenity values associated with the Aroha
Ave area and its surrounding neighbourhood. In large part we agree with his
description that the street is comprised of:
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* a low scale, low density, built environment characterised by predominantly
single level dwellings, generally open front yards, and a sense of relative
spaciousness

e a lack of non-residential activity, with an accompanying lack of traffic,
commercial signage, building bulk and the utilitarian visual features often typical
of non-residential activity

» aresidential area punctuated by pockets of urban "forest”
* awell treed environment, and

* a presence relatively close to busy roads and commercial activities (such as
Westfield St Lukes), but sheltered from the majority of the adverse effects of
these activities due to distance and separation.

When inspecting the area, we noted that the Aroha Avenue dwellings are a mixture
of the 1920’s and 30’s bungalow style, many of which have been upgraded, as well
as a range of later period houses. The properties that Westfield owns in the
immediate area are a more modern style and appear to us to contribute little to the
character and amenity of the street. Overall, Aroha Avenue is a reasonably quiet
and tree-lined residentiai street, typical of many of the city’s fringe residential
suburbs.

The greatest concern to these submitters was the increased traffic that would use
Aroha Ave and the adjoining streets. The submitters and their experts also
reminded us that Aroha Avenue is classified as a “local road” in the roading
hierarchy provided by the District Plan and therefore in their view it was
inappropriate to divert 'non-residential oriented traffic’ through it.

On the other hand, a number of the applicant’s witnesses, particularly Mr Harries,
advised that the extension of Exeter Road would provide improved pedestrian
connectivity and serve as a secondary car parking access for Westfield St Lukes,
primarily serving residents in the immediate surrounding area’®, The submitters
generally did not accept that the Exeter Road/Aroha Avenue road access would
serve ‘residents in the immediate surrounding area’. Their view was that it would

simply be another general access to the carparking area on the Westfield site.

*® para 105 a) (iiiy of Mr. Harries’ evidence
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Mr Harries provided evidence® of the traffic that could be expected on Aroha
Avenue as predicted by his modelling. The model predicts that during the evening
peak hour the two-way traffic volume that would use Aroha Avenue is expected to
increase from around 50 to 180 vehicles per hour. The week day average daily
traffic was estimated at 1,600 vehicles. He predicted the Saturday peak hour two-
way volume would increase from around 80 to 250 vehicles an hour, with the
average daily Saturday volume therefore being estimated at 1,700 vehicles a day.
His opinion was™ that the increase in traffic flows on Aroha Avenue would not
cause any undue delay or queuing at any of its intersections and the flows will

remain well within the road'’s capacity.

Mr Edwards gave expert traffic evidence for the St Lukes Community Association
and had reviewed Mr Harries’ evidence before he appeared. For the reasons set
out in his evidence he considered that traffic volumes in Aroha Avenue may be
higher than anticipated if a greater proportion of customers originate from the
northeast quadrant™. He also opined that if traffic calming measures were not
installed (something many of the resident submitters clearly did not want) or they
were not as effective as anticipated in reducing traffic volumes, the traffic flows

could be significantly higher than anticipated®™.

However Mr Edwards did accept® that on a “purely traffic engineering basis” that
the increased traffic on Aroha Avenue would be within the capacity of its physical

infrastructure.

Having heard the evidence of Mr Harries, members of the St Lukes Community
Association undertook a traffic survey of their own and presented the results as part
of their evidence. This survey was undertaken by the residents (and not Mr
Edwards) on Saturday 19 June 2010 for an hour between 1.00 and 2.00 pm. It

showed:

*® Paragraphs 164 to 174 of Mr. Harries' evidence
&8 Paragraph 169

5! Para 24 of Mr. Edwards' evidence

%2 paragraph 25 of Mr Edwards’ evidence

%3 paragraph 29
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Street Vehicle Numbers (for the one
hour period)

Aroha Ave 117
Cornwallis 1035
Exeter Ave 1142

Their view was that because the 117 vehicles they had counted on Aroha Avenue
was higher than the 80 vehicles per hour that had been predicted by Mr Harries, if
Exeter Rd was to be extended to Aroha Avenue (so that traffic could exit at Exeter
and/or Aroha) the impact on their street could be significantly higher than the 250
vehicles an hour Mr Harries had modelled. We have placed little weight on this
snapshot survey as a predictor of the likely traffic effect on Aroha Avenue. Apart
from the fact that it was undertaken by persons with an interest in the outcome, one
of the reasons for this is the nature and design of the Exeter Road extension, as
contemplated by the Concept Plan, will serve to limit the traffic that can use it and
this discount factor did not appear to have been taken into account.

In his evidence Mr Edwards set out some of the roading objectives and policies
from section 12.6 of the District Plan as they relate to local roads. In terms of
12.6.2.2 — Road Classification, local roads have the function of providing access to
abutting properties, carry less than 1000 vehicles per day (although the Plan
anticipates some local roads may carry higher flows of up to approximately 5,000
vehicles a day), and it is desirable to keep through or extraneous traffic flows on

local roads to a minimum.

Mr Harries had addressed this issue in his evidence in chief, and also responded to
it in supplementary evidence as part of the applicant’'s Reply.

While we have no difficulty with the extracts of the District Plan referred to, we do
not agree with the evaluation findings that were made by Mr Edwards and Mr Paetz
with respect to the traffic effects on Aroha Avenue. In summary, while the Westfield
site abuts Aroha Ave and can therefore achieve access to it, the likely increase in
traffic on Aroha Avenue will clearly be within the capacity of the road and within that
expected to be carried by a local road. As the road is to provide access to and from
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the shopping centre, the traffic could not be classified as a ‘through or extraneous’
traffic flow on this road.

On balance, we prefer the evidence of Mr Harries and Mr Smith to that given by Mr
Edwards and Mr Paetz. The reasons for this include the considerable experience of
Westfield's experts with respect to retailtown centre developments; the fact that Mr
Edwards was not aware of the town centre status of St Lukes in the ARPS, and
consequently while he focused on impacts on Aroha Avenue, his evidence lacked a
regional focus. Moreover Mr Edwards accepted that from a traffic engineering
perspective the likely increase in traffic on Aroha Ave (whether it would be as
predicted by Mr Harries or the greater amount he had suggested himself) would be
able to be accommodated by its physical infrastructure.

In the planning evidence for the Association, Mr Paetz focused on local issues and
did not address the regional context of the proposal as required by its sub-
regionalftown centre status. While we understand that his client's brief was to focus
on the impacts on Aroha Avenue, nevertheless the regional context of this proposal,

in terms of its overall sustainability under Part 2 of the Act, is significant.

Concept Plan Controls and Desiqn of the Exeter Road Extension

6.60

In determining whether the Exeter Road extension would result in a significant
amount of traffic on Aroha Avenue and whether that would generate unacceptable
amenity, character and safety effects, we have had regard to the traffic evidence as
well as the provisions of the proposed Concept Plan. The traffic evidence has
already been discussed. Now we address the Concept Plan provisions with respect

to the road extension and access to Aroha Avenue.

Concept Plan

6.61

The relevant provisions of the Concept Plan which address the Exeter Rd
extension® are set out below (note — the underlining is our emphasis). We have
done this as many of the submitters were strongly opposed to the road. However
our findings are that the provisions of the Concept Plan should ensure that the private

Exeter Road extension will be designed as a pedestrian oriented, at-grade street,

™ The Concepl Plan needs to be read in full lo obtain a complete understanding of how all the provisions ‘fit’ together



Open

6.62

6.63

6.64

6.65

43

encouraging slow movement of vehicles and providing a high level of pedestrian

priority and amenity.

The provisions will also ensure traffic engineering measures are implemented to
discourage vehicles from using the Exeter Road Extension as a shortcut between
Exeter Road and Aroha Avenue, and prevent heavy motor vehicles from using
Exeter Road Extension except for emergencies. All of this will help ensure traffic on

Aroha Avenue is minimised to the fullest extent practicable.
The Concept Plan sets out its purpose under the explanation -
Explanation

The Concept Plan facilitates an extension to Exeter Road (as a private road linking
Exeter Road and Aroha Avenue) that will provide safe_pleasant and convenient
pedestrian access to the shopping centre from the residential areas to the east as
well as promoting a pedestrian oriented focus for the expanded centre. Rules and
assessment criteria are included fo ensure a high level of pedestrian amenity and
lower priority for motor vehicles along this road.

The Rules and Standards for Exeter Rd specify that:

B5 Exeter Road Extension

The Exeter Road Extension shall be a pedestrian and vehicle link between Exeter
Road and Aroha Avenue, located generally as shown on the Concept Plan Diagram
E06-05(1).

With the exception of emergency service vehicles, heavy motor vehicles shall not
be permitted to enter or exif Exeter Road Extension af the Aroha Avenue end.

The relevant assessment criteria are set out below. While we find the criteria are
generally appropriate, we have amended the wording (shown on the text as strike-
outs and underlining) to reflect the matters over which control has been reserved
better as well as to correct some ambiguities and grammatical errors that appeared
in the text:

Part D Criteria for Assessing Applications for Resource Consent

D2. Construction of the proposed Exeter Road Extension linking Exeter Road with
Aroha Avenue
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In assessing applications, control is reserved over the following matters to ensure
that:

(a) The extentto-whichthe Exeter Road Extension is designed as a pedestrian
oriented, at-grade street, encouraging slow movement of vehicles and
providing a high level of pedestrian priority and amenity;

(b) Fhe-extentto-which-a A high quality, high amenity, pedestrian environment is
achieved on both sides of the road by the use of such design elements as
wide foofpaths, underground services, and the coordinated use of high quality

materials, streef furniture, signage and lighting;

(c) Tho—extentto—which— Traffic calming measures to encourage the slow
movement of traffic and to enhance pedestrian safety are to-be implemented,
including narrower than usual traffic lanes, tight tracking curves, textured road

surfaces or other accepted traffic engineering mechanisms;

(d} The-extontto-which-+Traffic engineering measures are will-be implemented to
discourage vehicles from using the Exeter Road Extension as a shortcut

between Exeter Road and Aroha Avenue—including-a—+oad-layout-that-gives
" ic o
(e) The-extentto-which-m Measures to discourage heavy motor vehicles from

using the Exeter Road Extension will be implemented, including signage and
road geomelry and informing the fenants of the centre (in writing) of this

requirement;

() Fho-extentlto-which-a A management plan for the operation of the Exeter
Road Extension addresses maximising the use of that the road to distribute
Iraffic around the site while alfowing for occasional use for special events and
taking-inte-takes account of potential adverse effects on residents of Aroha

Avenue.

[A further criteria recommended by Council officers in their final advice and which

sought to ensure these works would actually be undertaken as part of the



Open

45

development was not accepted as that requirement appears elsewhere in the

Concept Plan.]

Conclusion on Aroha Avenue Traffic Issues

6.66

6.67

6.68

There will be more traffic on Aroha Avenue and some surrounding streets due to
implementation of this Plan Change proposal. However we were not persuaded that
the resulting effects will be significant in the overall context. We base this view on the
evidence given by the applicant and also the controls provided by the proposed
Concept Plan.

Additional traffic on the roads of inner city suburbs is not unusual with many of the
residential streets in such areas - for instance Mount Eden, Ponsonby, Grey Lynn,
Freemans Bay and Kingsland - having experienced significantly increased traffic
volumes as the city grows. If warranted, traffic calming measures can be installed on
Aroha Avenue to mitigate adverse effects (if any) as the development proceeds. We

note that is Westfield's intention.

Overall, the residential nature of the area will be maintained, but the fact that Aroha
Avenue is now part of a sub-regional town centre also has to be acknowledged. While
the increased traffic can be accommodated on the road network, its presence can be
expected to affect the existing amenity values of Aroha Avenue. However in RMA

terms we do not believe this is a significant adverse effect.

Visual Effects in Terms of Aroha Avenue

Interface Controls F, G and H

6.69

A number of submitters were concerned about the visual effects of the proposal, in
particular the impact of the proposed ‘'mainstreet’ development to be established
close to Aroha Avenue. They fear that this and associated development would
have adverse effects on the residential amenity of Aroha Avenue, and in particular
the dwellings adjacent to or very close to the development area. Although many of
the residents currently have reasonably close views of the shopping centre at
present (subject of course to any planting or screening that has been established on
individual properties), the development will move closer toward them. Apart from
proximity, the small buffer presently provided by a gully formed by the old quarry
activity will effectively be 'bridged’ and the perception of separation between






