
The proposed plan change is to enable the future expansion of Westfield St Lukes in
a planned and coordinated manner.

I generally oppose the application for the reasons outlined below:

1) The proposed maximum height outlined in the proposed plan change is
considered to be out of character with the surrounding area.

2) The traffic effects of the proposed plan change on Aroha Avenue are considered
to be significantly adverse.

3) The plan change does not do enough to encourage greater use of public
transportation to and from the shopping mall.

4) The further provision of parking spaces on the site will only encourage further
congestion in the area. Therefore, no additional parking should be provided as
part of the redevelopment.

There are some aspects of the proposed plan change that I do support though. These
issues are outlined below:

1) The changes to the shopping mall that will provide for greater interaction
between the mall and its surrounding streets are supported.

2) The 'town centre' approach to urban design for the shopping mall is supported.
3) Improvements to the surrounding public transport network are supported,

although it is my opinion that these improvements do not go far enough.

These issues are addressed in further detail below, along with the decisions that I seek
from Council.
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I seek the following decisions:

That the height limit for Height Area 2 be reduced from 40m to 2sm. This would fit in
better with the surrounding shopping mall and would provide greater amenity for the
area. I also seek that the height limit for Height Area 3 be reduced from 30m to 2sm.

2) The traffic effects of the proposed plan change on Aroha Avenue are
considered to be significantly adverse

The part ofthe proposed plan change this submission relates to is:

E06-os(l) Concept Plan - Business 8 zone. St Lukes Road, Mt Albert

My submission is:

Page 48 of the Integrated Traffic Assessment outlines the changes in traffic patterns to
Aroha Avenue as a result of the proposed plan change. Weekday PM traffic is anticipated
to increase from so vehicles per hour to 2S0 vehicles per hour. Saturday midday peak
traffic is expected to increase from 78 vehicles per hour to 170 vehicles per hour.

For weekday PM traffic levels, this represents a five-fold increase in traffic flows, while
for Saturday midday peak traffic the increase will more than double vehicle numbers.
While this may not lead to any traffic delays, it will certainly have a significant effect on
Aroha Avenue and change it from a very quiet residential street to a fairly busy through­
link.

Furthermore, no traffic calming measures are actually currently proposed. The
Integrated Traffic Assessment considers that these measures will only be implemented if
required. It is my opinion that a potential five-fold increase in the amount oftraffic along
a residential street would be a high enough level of change to warrant traffic calming
measures from the outset, at the very least.

I do understand that creating a' "through link" from Exeter Road to Aroha Avenue
generates some good urban design outcomes and will be a critical aspect in creating
more of a "town centre" feel to the eventual redevelopment of St Lukes Shopping Centre.
However, I do not agree that creating a roading link is essential for this to occur. I
consider that a pedestrian only link (with the same reserve width as a road, but not
allowing vehicles) between the Exeter Road carpark entrances and Aroha Avenue would
achieve all the positive aspects of this link but would also avoid the negative traffic
consequences.

I seek the following decisions:

That the "Proposed Exeter Road Extension" shown in E06-oS(1) Concept Plan be
constructed as a pedestrian only link to ensure that the urban design benefits of this link
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are maintained while also ensuring that the adverse traffic effects on Aroha Ave are
avoided. Section B5 of the proposed plan change "Exeter Road Extension", should also
be altered to read as follows:

5.1 The Exeter Road extension shall be a pedestrian and '1eHiele link between Exeter
Road and Aroha Avenue, located generally as shown on the Concept Plan
Diagram Eo6-05(1).

5.2 Continuous pedestrian shelter shall be provided along each side of the street
pedestrian link elfeept for tHat area oeeupied by veHiele aeeess. The shelter shall
have a minimum height of 3m and a maximum of 4.5m above the footpath
immediately below. The shelter shall be Ioeated no eloser tHan €ioo millimetres
from tHe kerbline of tHe road and, where practicable, shall have a minimum width
of 2.5 metres.

5.7 No parking shall be located in front of a building at the level of the Exeter Road
Extension, exeept WHere it is Ioeated en tHe street. Parking at that level within a
building shall be located more than 10m from the edge of the road pedestrian
link.

5.8 The pedestrian link shall be paved and landscaped to a high standard. It shall
include seating and other pedestrian amenities.

3) The plan change does not do enough to encourage greater use of public
transportation to and from the shopping mall

The part of the proposed plan change this submission relates to is:

Dl. Activities providing parking for more than 100 vehicles

My submission is:

St Lukes Shopping Centre is currently very car-dependent, and places a great strain on
the surrounding roading network. The proportion of shoppers accessing Westfield St
Lukes by car during the week and at weekends is 82% and 86% respectively. The
proportion of shoppers using public transport is relatively low at 5% and 4% on
weekdays and weekends respectively. Compared with other shopping malls around
Auckland, St Lukes can be considered to have very poor public transport linkages. For
example:

1) Sylvia Park shopping centre has its own railway station

2) Lynn Mall shopping centre is located in very close proximity to New Lynn railway
station and transport centre
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3) West City shopping centre in Henderson is located next to the Henderson railway
station

4) Westfield Albany shopping centre is located in fairly close proximity to the
Northern Busway.

In my opinion (and experience, having lived in close proximity to 5t Lukes for most of
my life) the road system is close to capacity at peak times around 5t Lukes. The
assessment of environmental effects states that "the full extent of development enabled
with the proposed plan change will have no more than minor effects on the safety and
efficiency of the surrounding road network."

This is based on the Integrated Transport Assessment, which has some fairly strange
results from its traffic modelling. These are shown below:

Route Base (sees) Future (sees) Difference

51 Lukes Road - Eastbound 303 310 +7

5t Lukes Road - Weslbound 366 297 -69

New North Road - Southbound 180 230 +50

New North Road - Northbound 98 98 0

Morningside Drive - Southbound 100 174 +74

MorningsIde Drive - Northbound 119 137 +18

Sandnngham Road - Southbound 145 [04 -44

Sandnngham Road - Northbound. 48 49 +[

Table 20 : JourneY,Times(WeekdayEvening Peak ~our, 4:45 t_t? 5:45p,mj

Regarding these changes to journey times, I would consider a 74 second increase in the
time taken southbound along Morningside drive to be 'more than minor'. I would also
consider a 50 second increase in journey times along New North Road (southbound) to
be 'more than minor'. I would consider the 69 second decrease in journey times
westbound along 5t Lukes Road to be somewhat of an indictment upon the reliability of
the computer modelling more than anything else (when one considers the significant
number of additional trips a larger mall will generate it is hard to imagine how journey
times right outside it could decline).

Given that a larger shopping mall with significantly more provided parking will attract
more vehicles, I consider it likely that the traffic effects of the proposal have been
significantly under-played. At peak times I consider the surrounding roading network to
be at capacity, and fulther vehicles encouraged to the area will only make things worse.
Therefore, if the plan change is to proceed then I think it is essential for the proportion of
shoppers utilising public transport to be increased significantly.
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There are a number of ways this can be achieved, and many of them are outlined in the
Integrated Traffic Assessment and in the Public Transport Report. I support those
measures - particularly the following:

1) Placing real-time information bus and train signs within the mall

2) Improving pedestrian access to the surrounding street network and bus stops

3) Improving connectivity between the shopping mall and the Morningside Railway
Station.

4) Improving the safety of access to Morningside Drive bus stops

However, even with these measures in place, it is likely that the vast majority of
additional shoppers that an expanded mall will attract will corne in their cars and will
contribute to even worse congestion of the surrounding streets.

There are some ways in which this situation could be further improved. A shuttle bus
between the shopping centre and the Morningside station would encourage visitors to St
Lukes to catch the train. Restricting the provision of parking on the site would also
encourage greater use of public transport (the next part of this submission expands
further on that). Increased frequency and reliability of bus services to the shopping
centre are also considered necessary for the propOltion of shopping centre visitors to
increase.

Council are in the position to require the proposal to happen in stages, with further floor
area only being allowed to be built once certain levels of public transport usage have
been reached. This type of rule· has been discussed to encourage the use of public
transport in the Wynyard Quarter development. Requiring Westfield to corne up with
ways to improve public transport usage could lead to innovative options being explored.

It is definitely possible for shopping centres to have a far larger proportion of their
visitors arriving via public transport. Westfield London, in Shepherd's Bush, attracts
more than half of its visitors via public transport', while Sylvia Park train station has
become one ofthe busiest on the network - particularly at weekends. Furthermore, it is
clearly necessary to encourage more visitors to St Lukes to use public transport to ease
congestion in the area.

I seek the following decisions:

A new section, 3.3, should be added to Section B3 of the proposed plan change.

3.3 Staged development of the.Gross Floor Area

1 Wikipedia, Westfield London http://en.wikipedia.orglwiki/Westtield London
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• Until the proportion of visitors accessing Westfield St Lukes by car is reduced to
below 80% the maximum Gross Floor Area that can be developed is 50,000 m'

• Until the proportion of visitors accessing Westfield St Lukes by car is reduced to
below 75% the maximum Gross Floor Area that can be developed is 60,000 m'

• Until the proportion of visitors accessing Westfield St Lukes by car is reduced to
below 70% the maximum Gross Floor Area that can be developed is 70,000 m'

• Until the proportion of visitors accessing Westfield St Lukes by car is reduced to
below 65% the maximum Gross Floor Area that can be developed is 80,000 m2

The surveys to determine the proportion of shoppers accessing Westfield St Lukes by car
should be independently undertaken by the applicant and reviewed by council for their
accuracy.

A new section, Dl (e), be added to the plan change that reads as follows:

(e) Measures taken to increase the proportion of visitors to the mall using public
transport, such as a shuttle bus between the shopping centre and Morningside Train
Station, providing shoppers with incentives to use public transport and any other means
deemed applicable by the applicant.

4) The further provision of parking spaces on the site will only encourage
further congestion in the area. Therefore, no additional parking should
be provided as part of the redevelopment.

The part ofthe proposed plan change this submission relates to is:

Section B7: Parking, Loading and Access

My submission is:

The St Lukes area is already very congested by traffic accessing Westfield St Lukes, and
the provision of further parking will only encourage more cars to the area and lead to
further congestion. It is noted that further development of the shopping centre without
the provision of additional parking spaces will not induce traffic in the same way as if
additional parking spaces are required. This is because a 'capped' level of parking
provision will discourage people from driving to the mall (as parking will be difficult to
find) and encourage them to walk, cycle or catch public transport.

Therefore, it is more important in some respects (notwithstanding my above submission)
that parking provision is controlled more than the mall's actual expansion, if Council's

8



objective is to limit the amount of induced traffic to the area. To achieve this, the level of
parldng provided on the site must not be increased beyond the current provision. To
avoid visitors parking on nearby streets it may be necessary for Council to undertake a
residents' parking permit scheme.

I seek the following decisions:

Section B7 of the plan change should be changed to read as follows:

B7: Parking Loading and Access

7·1 For the fust existing 45,473 m' of Gross Floor Area (GFA) a miflimum maximum
of 2,018 parking spaces are to be provided and maintained to the satisfaction of the
Council.

7·2 No further parking spaces are to be provided on the site.

(the remainder of 7.2 is to be deleted).

Conclusions:

This plan change, as currently proposed, is likely to have significant adverse effects on
the environment. In particular, its height, traffic effects and effects on Aroha Avenue are
considered unacceptable.

I have suggested a number of alterations to the proposed plan change that I believe will
mitigate or avoid these adverse effects.

I do wish to be heard at a future hearing regarding this application.




