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Stakeholder engagement approach
The overall objective of stakeholder engagement for the Dominion Road project is to help enable
the successful completion of the project in 2023 through each of its critical phases, by improving
overall understanding and support of the Project Delivery team and the long term benefits this
project will bring to the local area, with those most critically connected with or impacted by the
project.
A stakeholder engagement strategy and tactical plan was developed following the preparation of
a preliminary stakeholder consultation paper which subsequently formed part of our application
for referral to the Government’s COVID-19 Fast-track Consenting process (Appendix 1).
The stakeholders associated with this project are complex, from central and local government to
neighbouring businesses and residents. Importantly, each stakeholder group has varying
degrees of interest in the project. Communication with these groups relies on a structured
engagement programme and is generally restricted to matters that are pertinent to the
relationship, or the stage of the project, at any given time.
The stakeholder consultation for this project considers the fundamental elements that
contribute to effective engagement programmes, including:
•

•
•
•

Stakeholder engagement to be undertaken by approved members of the construction and
programme team, with individuals taking responsibility for their expert areas and
relationship ‘owners’ assigned
Organisations are prioritised so more time is spent developing the critical relationships
Create goodwill for the project, build understanding and trust in its objectives, and
demonstrate genuine and collaborative visibility of Foodstuffs and its associated partners
Share the programme’s objectives, as well as understand the views, concerns and
considerations from the various stakeholders involved with and associated with the
construction and regeneration programme.

The stakeholder engagement approach seeks to adopt principles for consistent communication
throughout the project, including transparency, value, evidence-based and outcomesfocused to guide engagement with all stakeholders and build a positive reputation for
Foodstuffs and the project. Above all, our over-riding objective is to build an open, two-way
dialogue, where people understand that they are heard, their opinions and feedback matter, and
in turn, that the Delivery team can be trusted that the community’s best interests are vital to the
success of this project. All feedback received to date has been considered, thoroughly assessed,
and using credible sources to back up claims and data, improvements have been made to the
designs and planning, thus offering win-win solutions to any problems raised by residents, local
businesses and associations, to name a few.
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Consultation Requirements of COVID-19 Fast-track Consenting
Consultation, in accordance with the Act, has focused on Tāmaki Makaurau Mana Whenua ,
Section 24 Parties, Adjoining Owners, Auckland Council, it’s CCO’s and the Albert-Eden Local
Board. This is a large part of the overall Stakeholder Engagement approach we have adopted for
the project. However, our engagement has extended further than required by the Act because
we know from our economic and market research that the broader catchment and interest
represents approximately 16,400 households (population 47,600) covered in a geographical
area north of Mt Roskill, east of St Lukes, south of Eden Terrace and west of Epsom.

Stakeholder primary messaging
The following messaging is used as a framework for interacting with stakeholders, with
messages to be adapted for each audience and project phase.
•
•

•

•

•
•
•

Our relationships matter, and we want to work with you to better understand what’s
important to you and what’s right to the communities you operate in and serve
Our primary goal is to create goodwill for the programme, build understanding and trust
in our objectives, and demonstrate genuine and collaborative visibility of Foodstuffs and
our partners
Throughout this process, we aim to share the programme’s objectives with you, as well as
understand your views, concerns and considerations – this is a two-way communications
process
We take this incredibly seriously – we absolutely wish to include and engage with those
in the local area, including existing retail tenants, residents, retail associations, Mana
Whenua and local and central government
Our intent is for this to be a collaborative and consultative process – we cannot achieve
our vision without the full support and advocacy of those in the local community
We feel passionately that this programme will bring a huge amount of value to the local
community
We also believe this project perfectly complements the government’s objective to grow
local employment opportunities, build local infrastructure and generate opportunities for
growth, amongst others.

Stakeholder groups
There are four key stakeholder groups critical to the stakeholder engagement approach for this
project, and sit alongside the requirements of the Government’s COVID-19 Fast Track
Consenting programme:
1. Section 24 Parties: as specified by the Minister being Dominion Road Business
Association, Auckland Transport, and Watercare
2. Adjacent owners: neighbouring residents, landowners, and businesses as defined by the
EPA Guidance note
3. Tāmaki Makaurau Mana Whenua
4. Other groups and entities: including Government agencies, Ministerial Officials,
Auckland Council, Local Board and media
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Key communication channels/tactics
A range of channels/tactics have been used to liaise, update and inform all key stakeholder
groups at each critical stage of the project. These channels also facilitate two-way
communication and a means of tracking stakeholder feedback and overall sentiment to the
project, allowing Foodstuffs and its partners to respond and work through any concerns in a
timely manner.
•

•

•
•
•
•
•

•

•

Personalised emails to Mana Whenua, Ministerial Officials and representatives from
Auckland Council, Auckland Transport and Watercare, sharing key information on the
principles of the redevelopment and relevant information as it relates to them
A series of one-on-one briefings (in person and online) with Auckland Transport,
Auckland Council, the Dominion Road Business Association, neighbouring residents and
, Chair of the Lot 1 Owners board, to talk through the principles of the
redevelopment, work schedule, overview, preliminary designs, and explain the benefits to
the community and economy in more detail
Regular emails with heavily involved stakeholders (Watercare, Auckland Council,
Auckland Transport) to share key updates and progress on project stages
Regular phone calls with engaged local businesses and residents, addressing feedback
and answering questions regarding concerns or interest in the project
Attending on site huis with relevant Mana Whenua, followed by an invitation to
participate in project consultation and site inspections
Stakeholder presentations with the Dominion Road Business Association, an in-person
presentation to local business owners with details and timelines of the project
Set up of a project email address following Dominion Road Business Association
presentation for local business owners and residents to send in questions and feedback
on the project, allowing opportunity for two-way communication
Set up of project website dominionroaddevelopment.nz as a central portal to create a
place for local business owners/residents to ask questions and seek information, and to
formalise the project and build credibility
Responding to media enquiries with timely, relevant and informative statements for news
stories, intending to generate positive and balanced views on the project in news media.

Tracking engagements and feedback
Every single stakeholder engagement is meticulously tracked and recorded in date order, with a
copy of the master schedule included in Appendix 2.
There are regular programme team workshops to assess the feedback and assign actions. Each
engagement includes the date of interaction, format, who it was with, the content of any
emails/phone calls/meetings, outputs and actions, contact details for each stakeholder and any
additional notes.
All feedback gained from the stakeholder engagement is recorded in the same central repository,
noting actions by the Delivery team to address and action feedback.
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Website activity and analysis
From inception, we have seen that 392 users have landed on the website with 2,181 total page
views. Of those, 16.4% of the visitors are returning to the site more often than once, clearly with
a vested interest in the project and likely those directly affected by the project and its
stakeholder engagement approach (Appendix 3).
Seeing as there has been minimal publication of the website’s URL, apart from directly to
stakeholders in communications and at consultation events, we can see that we are driving
connections and opening communications for stakeholders to seek out more information and
updates on the website.
In terms of activity on the site, aside from the homepage, we see that the “about” page has the
most hits (346), where users are seeking out more information on the project, this is followed by
the “partners” page (244), then “news” (235), then “stakeholder approach” (225).

Adapting our design and planning in response to community and
stakeholder feedback
Following our first round of Stakeholder engagement we have as part of completing the
Preliminary Design for consent made several changes to the design in response to community
feedback. As summarised on the dedicated project website, these include:
01. Height and other impacts
Some concerns were raised about the new building’s potential dominance of the surrounding
area, including overlooking other residential zones. In part, these concerns were mitigated
through careful explanation of the overall Design Principles, such as orientating some of the
biggest areas and features internally on the site, especially commercial uses. Changes related to
other feedback have also played their part.
Overall, generous setbacks of the tallest aspects to reduce dominance, a low-level and smaller
Dominion Road frontage, and residences facing onto an internal courtyard have eased concerns
about dominance.
As an independent review by Boffa Miskell, one of NZ’s leading planning, landscape and urban
designers, concluded:
“Fully integrated residential development, sleeving the residential side streets and the
positioning on the podium above the commercial area reduces the visual bulk of the
development…[it] has been carefully designed to be a good neighbour and considerate of its
established urban context.”
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02. Access and pedestrian safety
Understandably, vehicle movements across nearby driveways raised some concerns. A thorough
review of potential truck and delivery movements resulted in several alterations to the design.
These included revised car park levels with a separate entry for residential parking and a oneway enclosed service lane at the rear with better acoustics. A laneway concept at the rear of Lot 1
shops is under discussion with owners, improving pedestrian and service access while reducing
movements on Dominion Road. Response to date from the owners has been broadly supportive.
Our traffic consultants, TPC, are also in discussion with Auckland Transport about modelling
and a number of other improvements. These cover the proposed removal of some of the
problematic angle parking at junctions with Dominion Road, a new pedestrian crossing on
Prospect Terrace, the realignment of turning lanes onto Dominion Road and other possible
changes.
03. Parking on side streets
Input that residential street parking was already at capacity aligned with observations but
turned out to be at odds with Auckland Transport surveys which did not indicate excessively
high occupancy rates.
In any event, while designed as a transit-orientated development making best use of public
transport, the new complex will increase on-site parking from the current 218 to 277. Resident
parking will account for 89 of those.
4. Delivery and collection noise
Noise is always something communities are concerned about. The Auckland Unitary Plan’s
provision for adjacent residential and mixed-use development, as in our case, poses new
challenges, and this is one biggest areas of change to our original plans.
A significant alteration is to the loading bay area to the rear of the development. This design has
now been internalised with full enclosure to limit noise in accordance with a performance
specification prepared by Hegley Acoustics. On-site plant and machinery has also been
internalised, with noise attenuation measures, and we’re working with contractors on managing
time frames for deliveries and rubbish collection.
It’s also worth noting that when the existing site was a printing works it had around 30
deliveries per day. Total deliveries for the New World supermarket are estimated at 12-15 per
day.
05. Construction effects
There’s no doubt that construction around residential areas may have adverse effects.
Professional management, however, can substantially reduce them.
A lot of work has gone into ways to mitigate noisy activities and building impacts from the
development on our neighbours. This began right at the design phase, by excluding a basement
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car park that will avoid deep excavations.
Our construction partner, Dominion Constructors, brought in Hegley Acoustic early in the
process to predict noise and vibration levels, aiming to mitigate them where possible.
On top of that, the Construction Management Plan will be designed to reduce emissions and
construction pollution, minimise dust, prevent ground water contamination, and reduce and
recycle waste as much as possible.
How the building is constructed makes a difference too. Using pre-cast components and what’s
called ‘modular volumetric construction’ shortens the construction period and reduces
potentially disruptive activities on site. We’re even reusing existing structures where possible.
And we’ve also committed to ensuring that such things as demolition, earthworks and piling will
be intensively managed.
06. Shading
Aside from complying with the usual shading analysis required under the Auckland Unitary
Plan, we ensured the overall design would limit shading onto neighbouring properties and the
main Dominion Road intersection. Again, we commissioned Boffa Miskell to undertake a review
of the effects of the development and they concluded:
“The building successfully manages the additional height and mass to break up the extent of
shadow, limiting this to portions of [residential] front yards… to the east.”
07. Competition with local business and retail
Comments from some residents showed concern about the impact the New World supermarket
would have on local businesses, including Farro Fresh on Dominion Road.
Research undertaken by Foodstuffs over the past 10+ years, as well as regular feedback from
New World customers, shows considerable community support for a New World opening in the
area. Farro and New World offer quite different product ranges and shopping experiences rather
than being in direct competition.
In fact, as a drawcard for the area, the development is likely to attract more customers for a wide
cross-section of local businesses. It will also help address the types of usage and amenity that
are in short supply in the area, something the Dominion Road Business Association is keen to
see. These include a shortage of good-quality commercial space at first floor level and car
parking for businesses and their customers. Our development increases capacity in both these
areas.
08. Traffic and safety
These are concerns right across Tāmakai Makaurau, as intensification grows. So, introducing
new activities and uses with their associated traffic generation requires careful consideration.
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The community has expressed natural concern about ensuring ongoing safety for all road users
and pedestrians. As a transit-oriented development, ours seeks to take full advantage of active
and public transport while making the most of improved safety initiatives.
To this end, traffic safety has always been a key part of the development team’s planning,
including working alongside Auckland Transport on an integrated traffic assessment (ITA).
Some of the key outcomes include limiting vehicle access to Prospect Terrace and Grange Road,
with pedestrian-only access via Dominion Road, as well as identifying a range of other traffic
mitigation measures. As proposal took shape, we sought further community feedback on them.
09. Covid-19 Fast Track Consenting Process
There seems to be a misconception that this process, introduced by central government, is a
‘short-cut’ and less rigorous than usual council consenting processes. In fact, it can be argued
that the process requires the supply of more detailed information.
Largely, we welcome the process because it has two clear advantages. First, it changes the
relationship with council from a reactive one to a collaboration that achieves better results all
round. Second, the focus of consultation is much more on those most directly affected. The net
result is a process that’s faster, thereby reducing compliance costs, with greater certainty around
timeframes and a stronger voice for stakeholders.
The attached Paper in Appendix 4 details the thinking behind the changes and provides greater
explanation of the logic and justification for the solutions proposed.

Summary of the journey so far
Despite the hurdles presented by two Level 3 lockdowns in Auckland, we have continued to
plan, organise and prioritise implementing an early stakeholder engagement plan. Initially we
approached our key stakeholders with information built around a clear vision, design principles
and our early concept design with the objective to engage with critical stakeholders who are
viewed as most affected by the project.
Our first public stakeholder engagement was hosted by the supportive Dominion Road Business
Association, held at the Claire Inn on Dominion Road on 18 November 2020. Several local
business owners and neighbouring residents attended the consultation evening. We quickly
came to realise that many attendees were wanting more detail on the project, particularly
information we were still discussing and resolving internally with the Project Delivery team and
Foodstuffs.
We focused our efforts on completing the changes to the design based on what we had heard
from stakeholders to date, and continued to engage with local residents and businesses. This
also included meeting with and presenting to David Seymour as the local MP, as well as with the
Local Board.
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At a technical level, we continued discussions with Section 24 parties, notably Auckland
Transport, Watercare and Auckland Council Healthy Waters (stormwater) on an ongoing basis.
This included discussions with the residential neighbours along the eastern boundary and
potential ways to best integrate; and separately the Adjoining Lot 1 Retail Shop owners on
effects, proposed mitigation and commercial arrangements. While the intervening Christmas
period created a break in proceedings, it did enable the Project Delivery team to make up some
lost ground on the Preliminary Design following a year characterised by disruption.
In the second week of February, we held our second public stakeholder engagement where we
outlined our revised plans to interested stakeholders. These included Councillor Christine
Fletcher, Local Board members and representatives from the Dominion Road Business
Association. The reaction from attendees was positive around the look and feel of the
preliminary designs, although a number of adjoining residential owners expressed concerns
around the supermarket, as well as associated truck movements on and off site and traffic onto
the side streets. Following the meeting we provided further information on the case for the
supermarket, focusing on sharing the vision from the Foodstuffs leadership team; better
conveying what the New World offering will comprise; and sharing the Integrated Transport
Assessment key findings that confirmed the existing transport network has sufficient capacity to
safely provide for the activities contemplated. These plans were shared via the dedicated
Dominion Road Development website. A week after the meeting we updated the website and
sent an email to the community to share a summary of what we had heard from the consultation
thus far and how we had changed or adapted the design as a direct result of their feedback.
Overall, the general sentiment from stakeholders has greatly improved from the first public
engagement. We saw more acceptance of the proposal, a better level of engagement and quality
of discussion around key aspects of the project. Councillor Christine Fletcher was particularly
helpful in suggesting how interested residents could represent their stakeholder group moving
forward and the Dominion Road Business Association endorsed the need for the community to
come together in a positive way.
Continuing with our principles for engaging and fulfilling undertakings made at the second
public engagement, we held a follow-up session to present the vision and case for the
supermarket on Tuesday 16 March 2021 (Appendix 5). General Manager of Membership and
Property at Foodstuffs North Island, Lindsay Rowles, presented the plans for the supermarket
to the attendees, shared details of changes that have been made following feedback from local
residents at previous engagement sessions, and answered their questions. Other members of
Foodstuffs leadership team were also present at the meeting. The reaction from attendees was
generally positive and we had a constructive discussion. A few local residents raised concerns
about the impact that the supermarket and associated activities would have on traffic and noise.
We provided further details on the mitigations that will be taken to ensure any impact on traffic
is minimised, which are covered in the initial Transport Assessment that has been shared with
the community. Shortly, when the full Integrated Transport Assessment is completed, we will
share this with local residents, businesses and the local community.
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Thanks to the input of Christine Fletcher, we have also been able to re-engage one-on-one
meetings with a small group of up to five people representing a larger selection of concerned
residents, of whom are defined as ‘adjacent landowners’. The first such meeting took place on
Monday 15 March 2021, focusing on addressing residents’ concerns relating to technical aspects
of the development. This resulted in a number of questions presented to the Development team
focused on the architectural details of the proposed development, traffic and proposed
structural improvements. These were studied in detail by the development team, and a lengthy
response sent to the independent architects invited to the session by community liaisons
and
(Appendix 6). The second meeting took place on Friday 19 March
2021, which was attended by the CEO of Foodstuffs North Island Chris Quin, General Manager
of Membership and Property at Foodstuffs North Island, Lindsay Rowles, local resident liaisons
and leaders of the Dominion Road Business Association. This meeting was organised in
response to Christine Fletcher’s suggestion that local community leaders/ representatives would
benefit from engaging with Chris Quin directly. We saw these meetings with smaller groups as
important stepping stones to continuing the engagement between the community and the
development, which was positively received by those in attendance.

An ongoing community discussion
Above all, our stakeholder engagement process is defined by and directed by our principles of
transparency, value, evidence-based and outcomes-focused. While in the early stages of
programme, our goal is to ensure local communities, residents and stakeholders are able to
engage in a genuine open, two-way dialogue, where their feedback is heard, their opinions
matter, and in turn, they understand that the community’s best interests are vital to the success
of this project.
The Stakeholder Tracker (Appendix 2) records the prior and ongoing discussions with
stakeholders. It is up to date as at Friday 23 April 2021. The nature of engagement and
consultation with community stakeholders is dynamic and continually evolving. Where
conversations with stakeholders remain part way through discussion we have opted to detail
this dialogue in greater detail to best illustrated the intent and pathway towards a common
understanding and resolution.
As this project develops towards phase 2 of the programme and the construction period, we
have ensured there is an ongoing, detailed and two-way communication with residents, local
businesses and associations, MPs, local counsellors and Mana Whenua, to name a few and
evidenced in the Stakeholder Communications Tracker. As this programme continues into the
second phase, we aim to continue this principles-based communications programme once
resource consent approval is given.
We also note that in the ensuing period we will be looking to present and agree a proposal with
the adjoining Lot 1 retail shop owners around commercial and operational elements of the
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development; and finalise with the adjoining residential owners treatment of the eastern
common boundary.

Appendix
1.
2.
3.
4.
5.
6.

Plan (which we sent as part of PART A Application)
Stakeholder Tracker
Website analysis
Detailed note of changes made following Consultation
Foodstuffs North Island New World vision presentation
Response to
presentation
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Foodstuffs:
Stakeholder Consultation Plan
August 2020

Foodstuffs Stakeholder Consultation Plan

1.0 Introduction
Currently, Foodstuffs and its partners have existing relationships with an array of stakeholders, including the Lot 1 and body corporate groups,
local and central government, residents and building associations, to name a few. Importantly, each group and the individuals within them
have varying degrees of interest in the project. Communication with these groups relies on a structured engagement programme and is
generally restricted to matters that are pertinent to the relationship, or the stage of the project, at any given time.
This stakeholder consultation plan aims to provide a high level schedule, with regular and purposeful engagement, which is well understood by
everyone, and that seeks to improve the overall understanding of Foodstuffs, the project and long term benefits to the local area, as well as
opening a trusted dialogue with those associated with the project.
Project consultation will consider the fundamental elements that contribute to effective stakeholder engagement programmes, and are
essential to this engagement activity:
•
•
•
•
•

Stakeholder engagement is undertaken by approved members of the construction and programme team, with individuals taking
responsibility for their expert areas, with relationship ‘owners’ assigned
Organisations are prioritised so the most time is spent on developing the critical relationships
Create goodwill for the project, build understanding and trust in its objectives, and demonstrate genuine and collaborative visibility of
Foodstuffs and its associated partners
Share the programme’s objectives, as well as understand the views, concerns and considerations from the various stakeholders involved
with and associated with the construction and regeneration programme
Stakeholder meetings are well planned by the ‘owners’, considering the agendas of other relevant parties across the stakeholder
landscape.
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Stakeholders will be mapped according to their relevance to the programme by charting each based on the estimated level of influence they
have (low, moderate, high) and the level of interest they have in the project (low, moderate, high). Where the organisation is placed in a
stakeholder mapping template (see section 2.0 on page 4) determines the approach to stakeholder engagement and communications, that is:
Tier 1 – Collaborate: Manage closely
Tier 2 – Consult: Keep informed
Tier 3 – Involve: Keep satisfied
Tier 4 – Inform: Monitor
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2.0 Stakeholder mapping template
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Dominion Road development - Stakeholder engagement tracker
Section24
Date

"\t\7110 & Format

Content

21-Apr-2021

Auckland
Transport and
Auckland Cow1cil:
Email to Tracey
Grant

Responses and close out of matters
raised by AFC in completing their
review of the draft ITA.

Outputs/actions

Contact details

Notes

Tracey.Grant@aucklandcounci
l.govt.nz
SARAH.JAFF@AT.GOVf.NZ

We note a small correction has
resulted from completing the above
and I will separately re-issue (to you
and Sarah) vu of the ITA Repo1t and
Appendices for completeness. The
changes within the report are to
Section 6.3.3. There were also
updates to the Validation Report and
Modelling Results report in the
appendices.
In addition, the latest ITA also takes
into account the Lot 1 Body
Corporate Shop owner's preferences
for a slight move east of the side
street access points to the Level oo
carpark as shown on the attached
plan.

15-Apr-2021

Auckland
Transport and
Auckland Cow1cil:
Email from Tracey
Grant

To clalify, I can confirm we have
received the documents. Can you
please confirm whether or not you
are expecting w1itten response from
AT p1ior to lodgement with the EPA?
I imagine it will take them a while to
fully review the amended
information - even with the helpful
provision of the compa1ison
table. We do not want to hold your
team up from lodging with the EPA.

Our reply outlined our
expectation that we
have addressed all AT's
points. As soon as AT
is able to work through
and confirm this, such
advice would be well
received and helpful
we think for the EPA
process.

Tracey.Grant@aucklandcounci
l.govt.nz

llPage

Below are the top 10 users to the site – Some of which have spent a long time onsite, obviously ingesting information.
The session duration gives you an idea on the visitors activity - For example Client 1 could be Republik refreshing the page to check updates.
Whereas, client 2 and 3 are generally spending about 9 minutes, so thoroughly reading the site.

Graph to show new users vs returning visitors from going live, to date.

330 have visited the site in total.
Of these, 279 of them have written in the URL directly, 39 have had some sort of link from social. – This could be a link on a
community page within facebook for example

Below shows which pages visitors are spending the most time on and clicking the most. Homepage, about and partners are the
most viewed pages, whereas the news has the longest duration.

Since December 1st, we can see that 16% of users are returnees.

STAKEHOLDER CONSULTATION
Adapting our design and planning in response to community and stakeholder
feedback:
1. What impact will the height and position of the build have on adjacent property?
Some initial reaction to the plans, design principles and images presented as part of the
Stakeholder Presentation materials exaggerated height and building mass. We have
continued working to the Design Principles outlined in the Stakeholder Presentation and
have adapted and improved the preliminary design.
Specifically, we have provided in the design:
•

Sleeving (internalising) - setting most of the proposed carpark and supermarket
internally to the site, away from public-facing frontages

•

Community courtyard - residential use is centralised around a podium courtyard,
providing an enclosed outlook (rather than externally facing into private properties),
primary circulation, community space for gatherings and connection to the public
street network

•

Sympathetic design – the tallest aspect of the development on the site is set back
from the eastern residential and western Dominion Road boundaries to reduce
dominance

•

Streetscape – incorporating a low level and smaller profile building frontage onto
Dominion Road and thereby concealing the larger scale footprint of the supermarket
from the main street frontage

•

Varied form and modularisation – breaking the built form into parts to minimise the
scale of the development and introducing texture into the design to reflect the
residential context

•

Accessibility – distinct entrances to break up the building with clear access points
and exits for public and private use, as well as separated service access along the
eastern boundary.

Adopting these principles, the design optimises building location, form and function thereby
mitigating potential adverse effects on all neighbouring commercial and residential
properties. The strategy employed to achieve this is locating any parts of the building above
the 13m height plane, towards the middle of the site. Generous setbacks and additional
buffers to Height in Relation to Residential Boundary (HiRB) and yard standards are included,
to not only ensure compliance but in relation to the adjoining residential properties to the
east, provides a better outcome in terms of interface and amenity. On his basis our proposal
performs better than an alternative scheme built right up to the maximum envelope in
terms of standards contained in the Auckland Unitary Plan.
Building design has also been massed and modulated to limit over-dominance impacts. Only
residences at the northern half of the courtyard level, facing east (to the residential
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neighbours at 86 and 86A Prospect Terrace) have exclusive outdoor terrace areas. Each
occupies a discrete width, is contained within 1.5m high planter box perimeter and beyond
to the edge of the building is a 17m wide non-trafficable sedum roof. This prevents any
issues of looking into these neighbouring properties.
The levels above most living spaces face into the central courtyard. Bedrooms on the
eastern side do not have balconies although some have internalised winter gardens.
This all addresses any potential for visual dominance and overlooking, and together with
well-designed landscaping, will improve the current interface for adjacent properties.
To verify these design principles and outcomes Boffa Miskell, one of New Zealand’s
preeminent planning, landscape and urban designers have completed an independent
assessment. This is also required for the consenting process (relevant for either the usual
Council RMA or Government Fast-track process – refer also note 9). Boffa Miskell concludes:
The proposed mixed-use development has been carefully designed to be a good neighbour
and considerate of its established urban context. The development will be apparent as part of
the neighbourhood but very much in keeping with the emerging scale of mixed use and
residential intensification along the Dominion Road corridor.
Proposed commercial uses will be sleeved, which means set back on the site to avoid the
appearance of yet another ‘big box’ retail development to therefore enhance the location
and the residential side streets. Carparking is also contained within the building footprint,
significantly reducing the adverse amenity and security impacts associated with large areas
of external or roadside carparking.
The fully integrated residential development, sleeving the residential side streets and the
positioning on the podium above the commercial area reduces the visual bulk of the
development in the neighbourhood environment and creates a desirable amenity for future
residents. The development is conceived ‘in the round’ with residential apartments oriented
north, south, east, and west to enhance the interface with neighbours and avoid prominent
rear elevations. At ground level, where blank facades are required to enclose service assess
and loading dock spaces, these are set back, screened, and treated as green walls to reduce
their visual impact and create an attractive, natural outlook for neighbours. Fully enclosing
these elements of the development have acoustic as well as visual amenity benefits for
neighbours.
The site presents a significant opportunity for integrated mixed-use development, supporting
the strategic transport corridor of Dominion Road. The existing development makes a limited
contribution to the amenity of the locality and has a contrasting character to that of its
adjoining residential neighbourhood. The proposed mixed-use development has an amenity
more in keeping with the adjacent residential neighbourhood albeit with a more
development scale.
Overall, the re-development of this site will provide a quality mixed-use development
considerate toward its varied neighbours and supporting the strategic transport corridor of
Dominion Road and the urban intensification aspirations for the Unitary Plan. The
development will not generate adverse urban amenity or visual effects beyond the nature of
a changed, more intensive, urban amenity that could, and should, be expected in this
location.
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2. Access and safe pedestrian movements through the development
Naturally, people are concerned about safety with any site where there is movement of
vehicles across driveways close to adjacent residences.
Following feedback, the development team conducted a thorough review of possible truck
and delivery movements into and out of the development. This has resulted in several
alterations to the design. The most significant are:
•

Re-planning of the carpark levels - all retail and commercial carparking, including
that for Lot 1 Retail Shops, is located at Ground Floor level accessed off both
Prospect Terrace and Grange Road. Residential carparking has its own separate
entry off Prospect Terrace and is located at Level 01

•

Fully enclosed rear (eastern) service lane – this provides one-way access to the
development’s refuse recycling and collection points and the supermarket loading
bay area. An improved acoustic solution for the existing residential properties along
the eastern boundary is the result of this improvement

•

Laneway concept at rear of existing Lot 1 retail shops – this is being discussed with
adjacent Lot 1 owners, who are generally supportive of the scale and intent of the
development. The Laneway we think can be an important connection between the
shops fronting Dominion Road and the carpark to the rear. Open to natural light but
weatherproofed the laneway can be used in a variety of different ways including a
pedestrian link, space to service these shops, respite from busy Dominion Road and
an activated commercial space.

To further improve safety our traffic consultants, TPC Limited, are recommending several
mitigations. These have been developed after agreeing an approach and methodology with
Auckland Transport (AT). These are to be included in TPC’s Integrated Transport Assessment
(ITA), a usual part of the RMA process. However, to implement these changes we need
community support. These recommendations include:
•

Removal of dangerous 45-degree angle carparking – at the Dominion Road and
Prospect/Grange intersections

•

Install a new pedestrian crossing – on Prospect Terrace, clear of the driveway
entrances, to help provide safer pedestrian crossing for the community and Claire
House Rest Home residents

•

Realignment of turning lanes – in Prospect Terrace and Grange Road to better
facilitate left and right turns

•

Other possible mitigations – are still under discussion with AT and we will keep
stakeholders informed on progress over the coming weeks.

3. Parking on Prospect Terrace and Grange Road
We have heard that resident carparking is already close to capacity in the side streets.
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We note that AT advised in November 2020 that it will not be proceeding with a proposed
Mt Eden South Residential Parking Zone extension due to most of the community surveyed
(78 per cent) not being in favour. Grange Road was not included in the proposed extension.
Interestingly, AT’s report notes the latest parking occupancy surveys did not indicate
excessively high occupancy rates. This is perhaps a little difficult to understand based on
observation. An advantage of permitting is that it does actively discourage all day parkers
making it easier for tenants and visitors to find parking.
Our site currently has a total of 218 carparks on-site for Lot 1 Retail Shop owners, and
commercial tenants.
Under the development proposal this will increase to 277 carparks. At Ground Floor level
carparks will reduce by approximately 10 spaces with access points reducing to three (one
off Grange Range and two off Prospect Terrace). This excludes the service land exit onto
Grange Road, which is separate and adjacent to the eastern boundary. Resident carparking
is provided off Prospect Terrace with about 90 spaces to service 122 residences.
The development is being marketed as a transit-oriented development. Alternative
transport modes are provided in addition to public transport. This is part of our
commitment to reducing impacts of climate change. If new residents have a car they will
need to separately purchase or lease a carpark on-site (one of the 90 mentioned above).

4. Delivery and collection noise
Noise is always something that communities are concerned about, particularly in our case
where the Auckland Unitary Plan has provided for residential and mixed-use zoning
alongside each other.
This is one of the biggest changes we have made to the original concept design. The loading
bay area to the rear of the development has been internalised with a permanent structure
built over the entry and exits to limit noise. The design will be independently reviewed by
Marshall Day leading acoustic engineers to ensure the design meets relevant criteria.
There is also the possibility of managing the time frames for the private rubbish collection
and when deliveries to the site take place. There has also been appropriate attention to
plant machinery being internalised and noise attenuated to ensure minimal disruption to
residents.
Previously when the site was a printing works, there were around 30 deliveries a day – we
estimate the trucks movements for New World operations will be about a quarter of that
volume, at to around seven to eight deliveries per day, as well as some small van
movements and rubbish collection.

5. Construction noise
We acknowledge construction around and close to residential areas has the potential to
cause irritation, disruption, and adverse effects, if not professionally managed. Auckland
Council and the Government consenting processes have the same criteria that must be
complied with in respect to construction activities.
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Our response has been focused on managing and mitigating specific noisy activities and
building in a responsible way, cognisant of the neighbouring community.
Specifically, we will address construction noise in the following ways:
•

In-design – we will avoid deep basement excavations and the potential for rockbreaking on-site by deleting any basement carpark. All carparking is provided on
ground level. Excavation required to create a level build platform is only 0.4m to
0.7m, in predominately fill and fractured basalt at a depth of 1.2 to 2m. The southeastern corner requires the greatest exaction (c.2m). However, a geotech
investigation confirms soils in this area comprise soft to stiff, silt and clayey silt
outside the zone of basalt/fractured basalt

•

Early Contractor Involvement (ECI) - Dominion Constructors, as our ECI contractor,
has developed a construction methodology from which Hegley Acoustic has
predicted resulting noise and vibration on comparative levels. This was reported
back to the design team and working with the ECI contractor modification made to
the methodology, including further mitigation options as considered practical. The
revised assessment of effects from the project on the surrounding neighbours
completed by Hegley Acoustic has been based on this refined methodology and
mitigations. The assessment has been undertaken against the requirements of the
Auckland Unitary Plan and typically considers the expected levels of noise and
vibration on people and their duration.

•

Construction Management Plan – this plan has been developed by the ECI Contractor
in consultation with their network of sub-contractors, the design team, and
consultants to comply with all consent conditions. This includes a comprehensive
Construction Management Plan that covers the construction process.
Importantly, for the neighbouring community this plan will provide for:
i.
ii.
iii.
iv.
v.

•

Reduced CO2 emissions by managing the number of vehicles travelling to site
Reducing as far as practically possible construction pollution by adhering to
best practice and setting targets / benchmarks to monitor
Reducing air quality problems resulting from the construction / demolition
process (dust) to help sustain the comfort and well-being of construction
workers and the local community
Through best practice, maintaining ground water during construction to
ensure there is no contamination of the ground water and all silt run off is
managed using oil and sediment arresters and sand filters
Monitoring waste on site so that all waste movements off site are logged
and monitored at every stage. Waste is sorted and measured, all efforts are
made to reduce waste and records of waste produced are kept. Every effort
will be made to recycle where practically possible.

Modern Methods of Construction – Construction methodology employs the use of
pre-cast and modular volumetric construction to shorten the construction period
and reduce as much as practically possible the disruption from these activities.

The construction activities that will be intensively managed are demolition of concrete
structures, earthworks, and piling. These works will be undertaken concurrently and are
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expected to last four to five months. As we have already mentioned earthworks have been
minimised through the design. Demolition will also benefit from re-use of existing structures
mainly above the Lot 1 Retail shops.

6. Shading
With the Preliminary Design now sufficiently advanced we have completed the usual shading
analysis required under the RMA process.
All the residential apartments that form part of the Dominion Road Development have been
designed so they are centred towards a central core area to limit shading onto neighbouring
residential properties and the main Dominion Road intersection.
Again, we commissioned Boffa Miskell to undertake a review of the shading effects of the
development, as part of its Design assessment and analysis. The report concludes:
The proposal is not considered to cause greater shading on the public realm than a compliant
shading from a maximised building envelope through the year. It is noted that the road
reserve provides a buffer absorbing the shading generated from the additional height to the
south during the summer months of the year. Whilst additional shading will be experienced
by residential neighbours during the day, during the winter months, the duration of the
moving shadow is only for short periods, still allowing access to sunlight for portions of the
day in the winter solstice. It is considered that the building successfully manages the
additional height and mass to break up the extent of shadow, limiting this to portions of the
front yards (Grange Road) and later afternoon for residential properties to the east.
In summary, the proposed development successfully manages its bulk and massing such that
compared to a compliant scheme (contemplated by the Auckland Unitary Plan) the small
amount of additional shading does not generate adverse effects.
When both the compliant shadow (maximised building envelope) and proposed building
shadow are compared at the summer solstice, the compliant shadow greatly exceeds the
shadow of the proposed building throughout the day, the only exception being a minor
additional shadow created within the northern portion of the road reserve on Grange Road.
Neighbours on the most sensitive boundary to the east of the site remain unaffected by the
proposed building shadow through to 4pm as measured.
During the winter solstice the proposed additional height will cast shadow across Dominion
Road and Grange Road onto the commercial / communal buildings in the morning (Dominion
Road businesses, Davis Funeral Services, Girl Guides Centre). This traverses east across
Grange Road passing over the front yards of the opposite neighbouring properties at
different times during the day and across neighbours to their east in the afternoon. The
quantity and duration of additional shadow from the proposed development is minimised
through the building bulk and massing strategy. This results in a more consolidated shadow
that passes more quickly across the surrounds than a compliant uniform building mass
would cast; creating pockets of sunlight within public spaces (roads) and in neighbouring
properties in contrast to a maximised building envelope shadow.
At 130 Grange Road the residential neighbour will see portions of shadow on their front yard
at various times during the day while other times remaining largely outside of the building
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shadow. The neighbours to their east will only experience shading within their front yards
from between 3pm and 4pm in the afternoon.
To the east of the site shading from a compliant maximised building would result in greater
portions of shade into the immediate neighbours from midday, whereby the proposed
scheme reduces the uniform line of shade across these properties, leaving pockets of
sunlight, only projecting the additional shade from the over height portions after 3pm,
somewhat late in the day at the solstice.

7. Competition with local businesses and retailers
There have been several comments from residents about the impact the New World
supermarket will have on local businesses, including Farro Fresh on Dominion Road.
It is evident that New World and Farro Fresh are not in direct competition with each other,
with a different product range and offering an alternative customer experience.
We also know from market research undertaken by Foodstuffs and through regular
feedback, that existing New World customers in the community and surrounding residential
areas have, for the last 10-15 years, been supportive of a New World opening in the area.
The development represents a draw-card opportunity for the local region by attracting
consumers to Dominion Road, and by virtue local businesses that surround, as well as form
part of the development in the street-side facing retail outlets. We have been particularly
careful to design and curate spaces which are complementary to existing uses and
businesses.
In addition, the development will provide uses and amenities that are in short supply in the
Dominion Road area. The Dominion Road Business Association supports the development
proposal, as it exists to guide the development and advancement of businesspeople and
businesses in the Dominion Road area and share information with its members, amongst
other objectives. The Association identifies a shortage of good quality commercial space at
first floor level and carparking for businesses and their customers. Our development
proposal includes additional capacity in both these areas.
Our adjacent Retail Shop owners on Lot 1 are also generally (there are 14 different owners
managed through a Body Corporate) supportive and we are working with them to identify
options, advantages, disadvantages, and consequential changes to agree a proposal that
well integrates the development and, where appropriate, management of the two
properties.

8. Traffic and safety
Dominion Road remains one of the most iconic regions of Auckland, and as intensification
grows, so too will traffic as a result.
Introducing new activities, uses and their associated traffic generation requires careful
consideration. We have heard that naturally the community is concerned about ensuring
ongoing safety and improving the environment for pedestrians, cyclists and other road
users. Equally we always place safety first whether this is evidenced in design, construction
or ongoing operations.
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The mixed-use zone for the site anticipates this ongoing intensification, as the location is
supported by excellent public transport connections. Public transport is the single largest
contributor to reducing congestion on our roads and therefore AT place public transport
reliability and frequency of service as the first priority to consider in assessing any new
proposal. Providing a fast, safe and convenient alternative to single person car trips is a key
strategy in reducing congestion and improving road safety. Safety, which remains the
second AT priority, can also be improved by initiatives such as those currently being
promoted by them, improved road design and pedestrian amenity - the third AT priority.
Redevelopment of the site provides, within this context, the ability to also contribute to
improving the way previous uses are adapted, evolved and incorporated into a new safe and
sustainable mixed-use proposal. The site has had a long history of retail, warehousing and
commercial activity. In fact, the site was previously occupied by the ASB Bank Call Centre,
with around 630 employees working at the site. Those working in the building either used
public transport or commuting via car, with just over 200 car parks available on site.
Previous to that, print warehousing and distribution activities on site were serviced by 30
truck movements per day (5-10 tonne articulated transporters) as noted in Council records
The Dominion Road Development team has been working alongside AT, and with TPC are
completing an Integrated Transport Assessment (ITA), which considers traffic on Dominion
Road currently, as well as forecast increases because of intensification over time, and how
the new development can be safely integrated into this environment.
To optimise safe traffic flows and ensure the road network can accommodate the generated
traffic to and from the site, trip distribution needs to be spread between Prospect Terrace
and Grange Road with only pedestrian access being provided from Dominion Road. In this
way all supermarket and retail customers can access and leave the site via either side street.
During the weekday evening peak of 4pm-7pm, which traditionally coincides with the busy
periods for the supermarket, the right turn movements into Dominion Road from both
Prospect Terrace and Grange Road understandably become more difficult. It is likely that
some minor realignment and road marking changes to provide separate left and right turn
lanes on both Prospect Terrace and Grange Road would reduce delays and queuing during
this peak period. It is considered that many supermarket customers will increasingly avoid
shopping during these peak periods, which will reduce any potential effects on the right turn
movements.
During the weekday morning peak period when supermarket/retail activity is low, the
generated traffic will have minimal effect on the road network, demonstrating that the road
network is able to accommodate generated traffic (particularly residential traffic) during that
critical morning peak period. During Saturday midday periods, which also coincide with busy
periods for the supermarket, the effects on the road network will be much less, as they will
be during all other periods outside the main peaks.
All residential traffic will access and leave the site via Prospect Terrace. Adjacent to this
entry is access to a one-way (fully enclosed) service lane which runs the entire length of the
site and exits on to Grange Road. Trucks and service vehicles will turn right into the service
lane. With the combined residential and commercial entrance having a width of 14.6m and
set back 12m from the edge of the footpath, and road trucks and service vehicles turning
have clear lines of sight, there is a significant improvement on the existing layout and access
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for vehicles. The length of the service lane also allows up to 4-5 trucks (depending on size)
to que for unloading without impacting the side street.
Key outcomes from TPC’s Integrated Transport Assessment which includes development and
validation (with AT) of a detailed PARAMICS microsimulation baseline model which has been
used in assessing the Proposal are:
•

A site suitable for a mixed-use development from an overall transportation point
of view - and the use of alternative modes of travel (public transport, walking and
cycling) as well the use of the private vehicle can be promoted

•

Proposal is consistent with all the standards in the Auckland Unitary Plan – and the
on-site layout of circulation and parking, including the service area, and will enable
the site to function with minimal impact on the surrounding area

•

Safe and efficient vehicle access - is established with an acceptable impact on the
traffic environment

•

Identify recommended mitigations - will further strengthen the overall proposition.
These are currently being discussed with AT. Some will require community support
to implement with AT.

Methodology and key inputs for the model were agreed with AT. This has included data
sharing and undertaking video surveys in March 2020 (pre-COVID) and late November/ early
December 2020.
Through this development, we are committed to supporting AT’s strategy and investment in
alternative and more sustainable modes of transport to the single-occupier car that congests
our city. Prioritising public transport methods, through increased reliability of service, safety,
and in promoting walking, cycling, scooters (alternative micro and multimodal transport) and
efficient car schemes is something we are factoring into our design. This, in our minds, is
critical for the success and appeal of this development, and all future urban planning, as we
collectively design more sustainable solutions and responses to reducing carbon emissions.
In doing so, we aim to mitigating private motor car travel demand by making access to the
development as multi-functional as possible and in capping car parking and reducing large
vehicle flows. In doing so, we are futureproofing the development to cater for a wide range
of transport preferences.
N.B. This assessment is conducted under normal traffic conditions. It should be noted that
excessive congestion due to accidents or disruption (including the impact of sports events)
to the wider transport system that impacts the Dominion Road traffic flow sit outside of our
control and scope of this work.

9. COVID-19 Fast-track Consenting Process
We heard that some community members thought the Government Fast-track Consenting
process was ‘short-cutting’ the usual Council Resource Management (RMA) and Auckland
Unitary Plan processes.
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The processes are obviously different and the Government - as this Government has
consistently done - is very transparent in providing everyone access to relevant information,
in this case the Ministry for the Environment for Part A of the Act
https://www.epa.govt.nz/fast-track-consenting/about/ and the Environment Protection
Agency (EPA) for Part B of the Act https://www.epa.govt.nz/fast-track-consenting/about/.
A common misperception is that under the COVID-19 Fast-track Consent process is that less
information is required as part of the application; or somehow due process is being avoided.
This is not the case. As is evident from the Government websites and the full applications
and decision making available in real time that all the same information, independent
reports and consultation is required compared to that under the usual RMA and Auckland
Unitary Plan process. Arguably, additional information is required under the COVID-19 Fasttrack Consent process in relation to economic and societal benefits, and addressing climate
change.
So, what is different? Two important aspects in our view as a developer:
1. This is a Government process and the Council’s input, and governance is limited. This is
important because it provides a vastly different relationship with Council, one that is
collaborative in terms of problem solving, rather than a Council role that is largely
reactive. Our experience is that the COVID-19 Fast-track Consenting process is valuable
in focusing the multitude of different authorities and interested parties on a more
collaborative development and consenting approach.
2. Consultation is focused on those most directly affected. The logic is that effects are the
greatest and most apparent for the community in adjacent properties, and this is where
the consultation process should focus real effort. The definition of Adjacent Land is the
subject of a separate Guidance note refer:
https://www.epa.govt.nz/assets/Uploads/Documents/Fast-trackconsenting/FTC GUIDANCE MATERIAL Identifying Adjacent Land.pdf.
The net benefit is greater certainty around timeframes, overall a quicker process and
because its quicker, more efficient in terms of cost.
Having clear outcomes and timeframes to work towards is a positive feature of this new
government process. Coupled with the support offered by Ministry for the Environment and
the EPA, this process is helping us deliver economic and public benefit earlier than otherwise
would be the case. This will mean new revenue opportunities for local businesses, greater
choice for those residents looking to buy or rent in the area, more people using public
transport along this main arterial road, and a meaningful contribution to local community
initiatives.
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Introduction
John Dalzell
Managing Director, Silk Road Management Ltd

Store Layout
Example
The layout and flow is a critical part of creating a comfortable and positive environment. Internal fixtures and racking are placed to
optimise sight lines and draw customers through the store whilst maximising linger time and interaction with the product. The key is
to create a sense of discovery whilst ensuring the space is not cluttered and overwhelming.

The marketplace typology and language is accentuated and humanised by using contrasting materials and volumes. Throughout the
store natural and authentic materials have been used to create a more human environment.

Dominion Road Development March 2021
Introduction
Following a Dominion Road Development Technical Meeting on Monday, 15 March 2021, a number of
requests, questions and suggestions were received which Pudong, Silk Road Management and Foodstuffs
representatives (the development team) have reviewed, noted and responded to below.
In the response we have indicated where there is alignment (or not) on headline issues. We wish to
record there were a number of statements made which we don’t agree with, however, in the interests of
working with those ideas and suggestions where there is some alignment, we offer the following
commentary, reasoning and expert opinion.

Question: An exemplary mixed-use development is welcomed that enhances and strengthens the community
and neighbourhood.
We see several better solutions that would remove or reduce local business and neighbourhood issues that are not
addressed by current diagrammatic development proposal, and would thereby enhance amenity for locals and their
businesses, as well as introduce savings for the development.
Background: While there are some positive design attributes in the mixed-use concept proposal, a number of short comings
need further attention for any significant benefit to strengthen or enhance the neighbourhood.

Retain and adapt the existing high quality character heritage building
Improves building character and reduces cost for new build
Retains community identity in line with local BID objectives and Heritage recognition on subject building
Decreases carbon energy consumption in line with Carbon Zero goals by avoiding/minimising demolition
Retains high quality building design features eg. bespoke brick and Crittal Arnold steel joinery
Background
Lacks identifiable respect for Te Aranga principles with regard to local community culture/identity
Lacks the obvious Carbon Zero first principals with respect to building resource adaption and retention
Only Dominion Rd building front, not on subject site with later less attractive retail addition, is retained
Subject site UBD Building is designed by Waffick & Wright/built by Merv Allison in 1969
UBD building features in Councill Business Association Heritage Walk from 2003
UBD building/recommendations are in Matthew & Matthews Eden Valley Heritage Assessment 2002
How is high quality character of modern heritage building on subject site incorporated ?

Response from the development team: partial alignment on the principle of adaptive re-use where
there is merit.
We are retaining the Dominion Road first floor commercial premises and refurbishing, repurposing this
area as Co-working space which is an important offering that will:
• Help support the character defining objectives of the Eden Valley Centre; and
• Continue to define the street edge and street scape with the existing low-level and smaller
Dominion Road building.
Listening to your presentation we think we can go further than originally planned and re-use certain
materials e.g. brick work, metal framed windows at the entrance to the Proposed Laneway which will:
• Provide an appropriate reference to the past use of the site and materials used in construction
• Surplus materials will either be re-sold and or recycled where at all possible and, while this
will add to the cost plan, there will be through the full cost lifecycle a reduction in emissions
Our reading of the Matthews & Matthews (M&M) Heritage Assessment 2004, not 2002? subsequently
reconfirmed by our heritage expert, John Brown, notes that:

•
•

•

There is no suggestion we could find in the M&M 2004 report text stating that the building was
significant in its own right - just that it was one of the later developments in the area
Re-looking at the M&M report again, we note a very brief statement on a map (pages 54 and 56),
which is difficult to read due to the poor quality of the pdf, with a picture of the building
that in essence notes the building as a good example of its era, but the building itself was not
recommended for assessment for scheduling in the report, which focused on assessment of
earlier buildings
Therefore, based on all available information, its supporting value is primarily in continuation of
commercial development and in defining the edge of the commercial zone. Retention of the
existing building to the Dominion Road frontage and immediate side street boundary (to a depth of
20m) clearly achieves this objective.

We disagree with your assertion with respect to the lack of Te Aranga principles and CarbonZero.
Specifically, in this regard we note:
• The Preliminary Design for Resource Consent has Te Aranga and CarbonZero principles
embedded as a key part of the design process, which reflect best practice
• This is well illustrated in both the Warren & Mahoney and Boffa Miskell work and we draw your
particular attention to the Landscape Plan where this is well illustrated – with cultural design
and landscape principles, precedents and strategy clearly informing the design statement and
masterplan
• After engagement with 13 Mana Whenua authorities who have historic and territorial rights in
Tāmaki Makaurau, Auckland, we have an active programme underway to inform the detailed
design phase
• Three authorities indicated they had an interest in the area. An on-site hui was held in December
2020 with Ngāti Tamaoho and Ngāti Te Ata. Following the hui, these two authorities confirmed in
writing that they had no issues with the proposal subject to a number of recommendations such as
cultural monitoring during the earthworks phase of the development.
• A further hui was held in January with Ngāti Whātua Ōrākei. The representative from this authority
confirmed on site that at they had no specific cultural concerns however would like further details
and input onto sustainability outcomes
• The project has been designed to make a positive contribution to New Zealand’s efforts to mitigate
climate change and transition far more quickly to a low-emissions economy; and strengthen
environmental, economic and social resilience
• New World (through Foodstuffs) is committed to reducing operational carbon emissions. They are
signed on to the Climate Leaders Coalition and are actively working to reduce emissions in support
of New Zealand’s zero carbon ambitions
• In supporting our economic and societal growth after the COVID-19 crisis, we fully understand and
support increasing resilience needs to be one of the main guiding design principles adopted
• To collectively ensure we are better prepared to withstand future pandemics, but also other major
risks, we need to clearly establish performance baselines and, using an evidential basis, set targets
for reduced consumption and emissions. The project can make a small but meaningful contribution
to MBIE’s Building for Climate Change Programme. We have committed to continue with the
initiatives nominated and to work with the Ministry’s establishment of appropriate frameworks and
setting targets as, collectively, we strengthen environmental, economic and social resilience.

Question: Introduce a single traffic entrance from Dominion Rd via existing main entry/traffic lights
Replaces several wide unattractive traffic entry/exit points off Prospect Tce and Grange Rd
Allows direct site access to all vehicle traffic from Dominion Rd
Avoids majority of traffic to site unnecessarily entering into and via Prospect Tce/Grange Rd
Gives opportunity for northern oriented, shared local community space on sunny side of Prospect Tce
Saves cost of modifying narrow intersections at Prospect/Grange intersections
Saves cost for additional traffic lights at nonaligned intersections to Prospect/Grange
Reduces proposed traffic delays shown in TPC traffic report
Retains the current suburban street amenity that can be enhanced for all
Avoids local suburban streets becoming part of onsite traffic island circulation, and traffic movements
Acknowledges Dominion Rd as a busy commercial zone

Background
Subject site focuses on internal site benefits mainly for supermarket at expense of external site
benefits Lacks traffic impact minimisation to adjacent suburban streets by reducing vehicle traffic
Lacks encouragement of pedestrian priority from adjacent suburban streets
Uses local suburban streets for onsite traffic circulation, and traffic movements (as part of turning
circle) Introduces wider unattractive traffic entry/exit points off Prospect Tce and Grange Rd
Doesn't improve direct site access for majority of vehicle traffic from via Dominion Rd as per TPC
report Shows majority of traffic to site unnecessarily entering into, and via Prospect Tce /Grange Rd
Misses advantage of Dominion Rd commercial zone and existing main entrance, more suited to 24/7
Lacks amenity for community /neighbourhood on sunnier north/east aspect of site context
Sunnier north aspect of site shows wider unattractive traffic entry/exit points off Prospect Tee
Decreases traffic flow if additional traffic lights added to Prospect/Grange at nonaligned intersections

Response from the development team: noted this is unlikely to provide workable and acceptable
solution, and agreed to demonstrate this by modelling the idea.
We are prepared to run the traffic model again on the single Dominion Road entrance
and to share the results, however, note it is very unlikely to provide a workable and acceptable solution
based on previous work and discussions with Auckland Transport; nor is it likely to support an urban design
perspective.
While this idea presented by the Resident Committee focuses on traffic and access, there is also a
significant urban design aspect to consider, just not a singular emphasis on the residential portions of the
side streets. Creating a well-functioning urban environment requires clarity on priorities, criteria which are
essential and those which have a lower order of priority. The generally accepted criteria are well articulated
in Policy 1 of the National Policy Statement for Urban Design, RMA and Auckland Unitary Plan. Relevant
priorities in the area relating to transport and urban design, as articulated by Auckland Council and
Auckland Transport (AT) are:
i.
Frequency and reliability of Public Transport services
ii.
Safety
iii.
Enhancing pedestrian amenity to encourage use of other transport modes (and a move away from
single occupant car trips)
In order to model the existing conditions and then compare these to the proposed development, the design
team has in the past five months worked collaboratively with Auckland Council and AT to develop and
agree a PARAMICS (micro-simulation traffic model). It has been developed for the weekday 4.00 pm to
7.00 pm peak period and for the 11.00 am to 2.00 pm period on Saturday. These periods correspond to
the times when peak traffic generated by the proposed development will coincide with peak road network
traffic and thus represent the times of maximum traffic impact. These periods cover the peak hours
observed to occur on Dominion Road on Thursday evenings (5:00pm to 6:00pm) and midday on Saturdays
(12:00pm to 1:00pm). The development and validation of the traffic model is described in detail in the
supporting PARAMICS Model Validation Report.
To assess the effects of the proposed mixed-use development on the immediately surrounding transport
network, a series of different scenarios have been modelled and compared to the established baseline
model that reflect existing conditions. These scenarios are summarised below:
A. Do Nothing Option: keep the existing traffic configuration for Dominion Road, Prospect Terrace
and Grange Road
B. Do Minimum Option (recommended by TPC): with separate left and right turn lanes on the
approaches to Dominion Road from both Prospect Terrace and Grange Road, achieved through
the removal of angled parking on both roads close to the intersection
C. Same as Scenario B but including a PM peak northbound bus lane on Dominion Road
D. Same as Scenario A, but with traffic signals at the Dominion Road/Prospect Terrace intersection
Each scenario is compared to the baseline and used to assess effects, identify mitigations and agree the
best approach for responding to the priorities and outcomes representative of the criteria identified above.
The conclusion of the comprehensive Integrated Transportation Assessment (ITA) is summarised below:

(a) It is considered that the site is suitable for a mixed-use development from an overall transportation
point of view and will be able to promote the use of alternative modes of travel (public transport,
walking and cycling) as well the use of the private vehicle.
(b) The site is located on a major transport corridor that is placing more and more emphasis on public
transport services, and the percentage of supermarket customers, office workers and residents who
travel by bus is likely to continue to increase.
(c) The site is surrounded by residential development that continues to increase in density, and the
proposed development will be within convenient walking and cycling distance for many residents.
(d) An extensive traffic modelling exercise has been undertaken in consultation with Auckland Transport
to determine the effects on travel times and intersection performance on Dominion Road and the
immediate sides roads surrounding the site. Various scenarios have been tested to determine the
appropriate mitigation measures and address any added flows on the street surrounding the site.
(e) Mitigations are recommended at the Grange Road and Prospect Terrace intersections with Dominion
Road to accommodate the added demand for traffic turning to and from Dominion Road. Additional
approach lanes on the side roads have been proposed at both intersections consistent with the
Scenario B.
(f)

As detailed in the modelling results, Scenario B indicates the best performance of the Dominion
Road/Prospect Terrace and Dominion Road/Grange Road intersections. The introduction of additional
lanes will result in improved performance at the Prospect Terrace intersection with the development
traffic added and neutral results at the Grange Road intersection. Average queue lengths and delays
on Prospect Terrace are predicted to reduce by about 1.0 metres and 15 seconds per vehicles during
the PM peak period. During the Saturday peak, both intersection will experience increases in both
these measures with average delays increasing by between 16 and 49 seconds per vehicle.

(g) In terms of effects on the wider road network, the side roads with the highest increases in traffic flow
are expected to be Prospect Terrace and Grange Road. The additional traffic flows are predicted to
be about 65 vehicle movements per hour during the busiest trading times of the supermarket. This
level of flow is not considered to be excessive and will not affect the general operation and safety of
these roads. Both roads have the benefit of traffic calming devices with raised tables and side islands
at regular intervals to manage speeds.
(h) The modelling results indicate that bus travel times along Dominion Road during the weekday PM
peak will remain neutral for southbound buses and increase by about 15% for north bound vehicles.
The Saturday model does indicate increases in northbound travel times on Dominion Road by about
56% or about 3 minutes over the extent of the model. However, the added travel time appears to be
because of delays experienced at the dummy signals within the model for the Valley Road / Dominion
Road intersection to the north. This assessment anticipates that the Valley Road signals operate
more efficiently than the dummy simulation within the model, and the added journey times on a
Saturday will be less than the model indicates.
(i)

This assessment has therefore concluded that no further mitigation is necessary for bus movements
along Dominion Road.

(j)

The on-site layout of circulation and parking, including the service area, will comply with all the
standards in the AUP, and will enable the site to function with minimal impact on the surrounding area.

(k) Safe and efficient vehicle access to the site can be established with an acceptable impact on the traffic
and pedestrian environment.
(l)

Review of the Section E27 standards of the AUP has identified three items which require consent:
• E27.6.1 - Trip Generation
• E27.6.3.5 - Vertical Clearance of a Loading Bay
• E276.4.2 - Width of Vehicle Crossings

(m) Each of these non-compliances have been addressed in this report concluding that the potential
adverse effects arising from these infringements will be no more than minor on the operation and
safety of the surrounding road and footpath network.
Overall, it is considered that the transport effects of the proposal can be accommodated on the road
network without compromising its function, capacity or safety. Therefore, from a transport perspective it is
considered that the proposal will have less than a minor impact.
It will take another week to complete the modelling of the Residents’ idea on the single Dominion Road
entrance as we have agreed to complete. However, TPC Limited (our traffic consultants) have outlined
their preliminary view of the idea below, to be confirmed by the modelling:
• The idea is very similar to Scenario D in that to work from a traffic management perspective the
entry would need to be signalised, the existing pedestrian crossing incorporated, Burnley Terrace
intersection integrated, and street parking on Dominion Road removed
• As such we expect the modelling to show a similar and unacceptable impact as Scenario D on the
main priority of maintaining frequency and public transport reliability of service
• Earlier discussions with AT clearly indicated they would not support new private vehicle entrances
on Dominion Road because of the impact on service
• Further, the existing bus stop outside the site is likely to need to be relocated resulting in greater
separation from the northern stop
• The rear Service Lane for loading would still be required for reasons of safety (negating the need to
reverse trucks), clearance height required and coordination with building RL’s
• The pedestrian amenity and experience would be diminished counter to the third priority of
enhancing pedestrian amenity to encourage use of other transport modes
• Adopting a main entrance to Dominion Road is unlikely to detract vehicles from using Grange Road
and Prospect Terrace from accessing the site when travelling from the east. Especially during peak
times. Any perception of congestion on the main road will want to be avoided if possible and we
would expect the same number of vehicles to use the side roads as predicted in the traffic
modelling. The objective of reducing flows on the side roads will not be achieved
Another consequence of the Dominion Road frontage being handed over to the use of vehicles is the
opportunity lost to optimise the internal laneway. Refer to our response to ‘F’ for further detail on the
importance we envision on the development of the laneway.
From a public amenity point of view, introducing a new vehicle crossing over the Dominion Road footpath is
a poor outcome for the pedestrians on Dominion Road. The proposal seeks to create an easily accessible
front entrance for pedestrians/public transport users that is safely separated from the servicing and
carparking activities which are accessed off Grange and Prospect Terrace (closest to Dominion Road and
in an area where the mixed-use zoning contemplates and permits this type and frequency of access). A
Dominion Road mid-block vehicle crossing does not prioritise pedestrian movement along this primary
route, of which the retail and public transport stops are located, and runs the risk of replicating the poor
outcomes of the Countdown block to the north where vehicle movements fragment the pedestrian space
along the block.

Question: Create a generous walkway on the east side of development eg 6.0m wide
Improves neighbourhood vibrancy, site activation and surveillance safety
Gives a fourth urban face to subject site on desirable east orientation
Can be utilised as open market, produce growing area, safe children’s play area
Doubles as landscaped overland flow path
Saves cost of overland flow path and unattractive truck tunnel infrastructure
Allows space for east facing flexible 3 level terrace houses for families and business alike e.g. 15-20
Builds more integrated permanent and diverse community
Background
Subject site focuses on internal site benefits mainly for supermarket at expense of external site benefits
Lacks traffic impact minimisation to adjacent suburban streets by reducing vehicle traffic

Lacks encouragement of pedestrian priority from adjacent suburban streets
Lacks orientation for amenity to sunnier north/east borders of site for community /neighbourhood
Presents an unattractive blank wall on sunnier east side disguised with landscaping
Misses advantage of a bonus east side in utilising all four suburban frontages to integrate site
Misses east orientation opportunity for more family attractive suburban accommodation and interface
Misses increased landscape amenity and dispersement opportunity with overland flow path
Misses increasing local needs for: market area, produce growing area, safe children’s play area

Response from the development team: at least 2 of the 3 immediately adjoining neighbours
have previously expressed a view that they did not want the public being able to access the Overland Flow
Plan or Landscaped area between Prospect Terrace and Grange Road adjoining their property.
Owners at 86A Prospect Terrace have reconfirmed this position. We have sort confirmation from the
Owners at 86 Prospect Terrace. Despite several attempts to contact the Owners at 111 Grange Road,
including approaches through both neighbours at 86 and 86A Prospect Terrace, they have elected not
to respond to our invitation to discuss treatment of the common boundary.
Along the eastern boundary with the residential neighbours the proposal, from the northern Prospect
Terrace side, is for a three metre landscape planting strip, and a four metre zone required for the
overland flow path. From the southern Grange Road side, the proposal is for a landscaped front yard
(immediately next to the enclosed rear service lane exit) and an adjacent three metre landscape
planting strip which merges toward the rear of 111 Grange Road with the overland flow path
consolidating from the upstream catchment.
The design of the overland flow path, in particular, is a critical part of the surrounding infrastructure.
What we found during the preliminary design process is the existing site and building is currently
vulnerable to flooding in a 5-year event. This has required various mitigation measures on site as well
as a redefined, in consultation with Heathy Waters at Auckland Council, overland flow path channel and
appropriate planting of this area from the middle of the eastern boundary across the rear of the site to
Prospect Terrace. This must be a priority because the development seeks to reduce the flooding risk for
the subject site and upstream properties. The design mitigates both flood hazard and flood risk and does
not increase either for adjacent properties or public safety. Any idea of public access needs to be a second
priority to the specific purpose of the overland flow path.
A north south walkway in this location is unlikely to attract significant volumes of pedestrian traffic and
is likely to have poor public safety attributes, noting the above comments in respect of the prefe rence
of the existing two neighbours. The open space setback along this boundary is generous and
proposed to be planted to create a good level of amenity for the residents.
The provision of a three storey east facing residential interface to activate a walkway in this location
would compromise the privacy and overlooking strategies of the project and set up a situation with
residential units that do not have a street frontage which is not an ideal outcome.
Reference your background comments - an unattractive blank wall disguised with landscaping – we view as
an over simplification and requires a specific response. A ‘high, blank, unsafe’, rear wall abutting the
neighbours has been avoided through the physical setback with its planting and the built form strategy
that steps the building back from the boundary complying with the height in relation control, and
remaining sympathetic to the three existing neighbours amenity.
If you re-look at the final architectural plans issued for RC you will note that along the eastern boundary the
fully enclosed rear service lane is comfortably inside the recessional plane – along the entire boundary
length. At the south end the interface with 111 Grange Road in particular has been improved by:
• At the existing ground floor open carpark area, fully enclosing at Level 00 the carpark and
presenting only a 2.5m high wall located approximately 3.0m inside the boundary
• At Level 01 there is a further setback of 4.62m to a 5.0m high landscaped wall (located within the
recessional plane) that occupies only 55% of the existing building footprint that comprises the first
floor open carparking deck and access ramp
• The cut back of building footprint enables the provision of a generous front yard to Grange Road
measuring 10.12m x 20.75m (to a depth equivalent to mid-length of the bungalow) located between
111 Grange Road the exit for the fully enclosed rear service lane

•
•
•

To the rear of this area the 3.0m wide landscape strip runs down to meet the overland flow path
towards the rear of 111 Grange Road
We are prepared, as offered to other residential owners along this boundary, a license to occupy
these two afore mentioned areas, as long as they are maintained to an acceptable standard
Considering all of the above there is a positive improvement in amenity measured in terms of
removing the potential of overlooking from the existing office accommodation, provision of the front
yard and side landscaping, replanting and fencing, and redefining the overland flow path to reduce
flood risk (probably never full appreciated by the owners of 111 Grange Road)

Question: Improve the North/South oriented Prospect and Grange fringes with multiple pedestrian
access
Improves neighbourhood v brancy, site activation and surveillance safety
Avoids concentrating people in higher density living, for health and wellbeing e.g. pandemic restrictions
Prioritises safe pedestrian / cycle access from local suburbs and Dominion Rd
Background
Subject site focuses on internal site benefits mainly for supermarket at expense of external site benefits
Lacks encouragement of safe dispersed pedestrian priority from adjacent suburban streets
Lacks amenity advantage to sunniest north aspect of site for mixed use community and neighbourhood
Lacks dispersed amenity to avoid concentrating people in higher density living for health and wellbeing

Response from the development team: Redesign of the Grange Road and Prospect Terrace aspects
to the development depends on idea B being feasible and capable of implementation.
As noted above and subject to confirmation of modelling idea B is not possible because it would have
an unacceptable impact on the main priority of maintaining frequency and public transport reliability of
service, likely would not be supported by AT, and from a safety and urban design perspective result in
material adverse effects incapable of mitigation.
During the preliminary design phase we had considered taking greater advantage of the northern aspect on
Prospect Terrace. Originally the concept design had 30 terraced houses on the side streets, however the
preliminary design for RC now reflects a lesser number because of the importance we have prioritised for
the stepping down of building height and mass to the residential interface on the eastern boundary. More
important we think that this is achieved on both side street frontages.
Notwithstanding the inability to further consider this idea because of its interdependence on ‘B’, what we do
disagree with is your assertion with respect to lack of regard to site context, pedestrian safety, shading
and amenity. Specifically, in this regard we note:
• Activities such as the supermarket, loading and carparking have been carefully sleeved and
internalised to avoid potential adverse effects on neighbours
• The footpaths on both side streets have been significantly improved with a resultant
improvement in pedestrian safety and amenity. Footpath width has been increased at existing
pinch points to at least 2.0m and on Prospect Terrace this has been achieved by providing a
right-of-way easement over private land protected by encumbrance. Overhanging vehicles
from the unsafe 45-degree street parking have been removed and replaced with parallel
parking with the loss of minimum spaces
• The formation of the pedestrian laneway to the rear of the Lot 1 retail shops further enhances
the pedestrian amenity that provides direct connection to the site from both side streets and
Dominion Road. This is a new connection
• The site layout of the residential apartments has been carefully considered and produces the
optimal yield of units that proportionately have the greatest solar exposure and the least
shading. Shading studies in the architectural plans and analysed as part of the Urban Design
assessment, demonstrate this noting that while there is naturally some shading on the west
from early morning sun and on the east from late evening sun the central residential courtyard
is sheltered, warm and sunny. With an internal width of 12m, even during the winter solstice,
there is more than adequate solar penetration. At these times shading occurs, as discussed
above, before 10am and after 2pm.

•

•

•
•
•

The residential central courtyard provides very good outdoor amenity for the residents and
community. It is designed based on international best practice adapted to New Zealand
conditions and provides a combination of private space for podium level units, communal
greenspace for all residents, unparalleled in other comparable Auckland developments and
shared space with entertaining and BBQ facilities for either private or community gatherings
While the framework for activating all common areas, space and public amenity onsite will
provide as part of the Body Corporate (BC) setup and through ‘place based thinking’
incorporated in the design, ultimately it will be the BC Residents represented by the Committee
that are integral to the ongoing activation and monitoring of these areas assisted by a fulltime
onsite manager
The majority of residential units also include wintergardens (enclosed balconies) and are
typically larger than comparable product in the Auckland market
Multiple entrances to the residential dwellings have been provided with cores that connect to
Grange Road, Prospect Terrace and Dominion Road giving choice to the residents
Ground floor units on Prospect Terrace provide direct access to the street.

Question: Introduce a variety of accommodation types eg universal accessibility, seniors, famines, etc
Improves neighbourhood inclusiveness,, diversity, accessibility and stability
Increases desirability and audience of potential buyers towards longer term residents
Improves the wellbeing and local economy of business and residential neighbourhood
Background
Lacks adequate variety of green space for wellbeing, exercise, social distancing and food production
Who are anticipated accommodation buyers ?
Are they investors with access to low interest rates for transient short term rental ?
Are they end use owners with pads outside city long to escape to ?
Are they families who need adjacent outdoor space and nearby common space?
Are they families whose children need safe accessible semi public play area ?
How do apartments meet needs of regular Pandemic constraints ?
Will they be affordable for employees of retail occupants?
Will they attract a diversity of longer term owner/occupiers ?
Lacks evidence of any genuine benefit to strengthen or enhance local neighbourhood

Response from the development team: we are aligned on this matter with the residential
accommodation designed in a way that suits all occupant types, further facilitated by the modular nature of
the unit design and construction.
The design is built around a standard module measuring 8.4m by 4.2m. These modules are
assembled in a variety of different configurations to form either studios, one-bedroom, two-bedroom or
3-bedroom apartments. Clustered around central lobbies in four different blocks the units have some
flexibility in terms of the number of bedrooms provided and size.
Extensive market research has been undertaken by CBRE to determine a mix of residential typologies
including terraced homes and apartments. The resulting recommended mix and layouts are based on
the likely buyer profile and will meet market expectations. Strongest demand is expected for 2 bedroom and 2-bedroom flexi configurations. The CBRE brief has also extended into product design
brief recommendations and profiling of potential buyers to better understand market demand.
Achieving a diverse demographic for the new residential community requires not only a thorough
understanding of the market but also a design that provides flexibility and caters for buyers’ key
requirements. Proximity to amenity, a sense of community, good property management, size/number
of bedrooms, views, quality architecture and security where all identified as key aspects that influence
buyers purchasing this type of residential product. Further down the list and an emerging trend are
design features which reflect a new normal of the COVID environment we all live today. Our response
to this has included:
• Separate entrances servicing 6-8 apartments (depending on configuration) as opposed to the
previously typical double loaded corridor apartment design
• Larger floor areas than typically available in other similar developments through the city and

•
•

environs
The use of flexi spaces so individual occupiers can best choose for themselves how they use
these additional areas depending on their lifestyle and needs
Making the widest possible use of technology for contactless entry, deliveries and provision of
services and amenities

While not for everyone there are an increasing number of buyers looking for this type of living – for a
wide range of reasons – some lifestyle, some financial.
CBRE expect that 75% of buyers will be new to the Mt Eden area and while being attractive for young
professionals with and without children, there will also be strong representation in the 35-44 year old
and 45-54 year old cohorts.
Residential units are priced as market affordable for this location. Current pricing has the smaller 1bedroom starting at $800k with the 2-bedroom units generally ranging in price from $1.3m to $1.5m.
This is market affordable for this location where the average villa or bungalow is priced upwards of
$3.0m with strong capital appreciation in recent years as surveyed by Ray White Real Estate based
on recent sales evidence.
We expect demand for the product to be high, especially in the current market where many first home
buyers are struggling to get on the property ladder.

Question: Improve lane between Dominion Rd building/subject site with dual facing retail onto laneway
Improves onsite/neighbourhood vibrancy, site activation and surveillance safety
Background
Existing service lane against subject building site looks unattractive and compromised in size
Subject site focuses on internal site benefits mainly for supermarket /vehicle parking
Lacks evidence to encourage safe pedestrian priority

Response from the development team: we are well aligned on the provision of a Laneway to the
rear of the Lot 1 Retail shops and agree that, done well, could be a real feature of the development.
To best illustrate what a well-functioning laneway looks and feels like; and the good things this would bring
for everyone in everyday terms, we have compiled some precedent images set against the raw 3D Revit
images of the laneway produced by the architects. By doing this I hope to better illustrate what we are
trying to achieve and why it is proposed the way it is.
Here are some notes to help interpret the sketch-up and precedents:
•
•

•

•
•

Think of the laneway as a ‘blank canvas’ – which with place-based management can be activated
in a number of different ways for different purposes.
The main Dominion Road entry and the proposed laneway has a gross floor area (GFA) of
approximately 870m2. This is comprised of the main Dominion Road entry on Lot 2 measuring
174m2 (excluding easement to Unit I) plus circulation directly behind 276m2 = 450m2; and part of
the existing Lot 1 common area measuring 420m2 split north and south.
Protected from the rain and wind, with entry points secure afterhours, it is accessed either from the
main Dominion Road entry (on Lot 2) and connected to the residential side streets by part of the
Lot 1 common area.
Proposed that reciprocal pedestrian and service vehicle rights-of-way (to protect existing Lot 1
rights) are granted over the laneway for the mutual benefit of Lot 1 and Lot 2.
The western side of the laneway is defined by the rear of the Lot 1 shops with owners, if they wish,
able to double-front their premises or enable more customer-friendly access from the laneway.
The eastern side of the laneway is defined by a series of columns supporting the podium above
and landscaping to soften the laneway interface with the carpark.

•

•

•

Therefore, for Lot 1 owners/ occupiers, customers and clients arriving by car would enter the
laneway either directly from the carpark or via the central area (on Lot 2) that links to the main
Dominion Road entry. Pedestrian arrivals could enter from the main Dominion Road entry or either
end on the laneway from Prospect Terrace or Grange Road.
During the day the laneway would be designed to work as a multi-functional space, flexible to meet
a variety of aspirations ranging from no change to existing function through to enabling the types of
uses illustrated. Practicality is also important from a servicing perspective, cleaning and
maintenance.
During the evening or for special events e.g. Christmas or Chinese New Year, the laneway could
take on a different persona again as illustrated – simple decorations at one end of the spectrum
through to promotions that might be originated through the wider retail community and Dominion
Road Business Association – all orientated around attracting custom and taking advantage of the
new 200-250 resident community on-site.

We are currently working through with Lot 1 owners their understanding and concerns associated with the
addition of a laneway described above. They need to be assured that it will
not impact on their method of operating, will not place additional burden on body corporate charges, will not
become a safety risk and overall will make a positive contribution to their properties.
It is noted that there is a retail unit within the Dominion Road accessway that has a corner aspect providing
passive surveillance and activation for both the Dominion Road accessway and the southern portion of the
laneway towards Grange Road.

Question: Reduce the size of supermarket by around 50%
Improves neighbourhood amenity and access
Improves local desirability of precinct, with better wa kable access, natural daylight for wellbeing and engagement with
neighbours
Background
Community amenity/facilities are sacrificed for click and collect capable drive through supermarket
Lack of substantiation of extent of travel distance of 30 000 loyalty card holders eg 5 km or more ?
Area is already well serviced by two supermarkets within 200m walking distance
Encourages more vehicle traffic due to impracticalities of conveying retail supplies
Who is going to lug a family lot of groceries 100m up the road or to a bus ?
If smaller regular amounts are bought, a smaller local market is more attractive for convenience
How do increased parking needs from subject site, reduce neighbourhood parking pressure for existing local business and
locals?
The current commercial site catered for 280 jobs plus previous employment capacity well over 280 jobs This highlights
increasing local parking inadequacies for both local business and residential parking
The retail (supermsrket) will bring well under 200 job opportunitie·s (150 low wage workers unlikely to afford proposed
housing). Excludes existing separately owned commercial zone on Dominion Rd
Any good quality regeneration development of subject site would bring up to 220 construction jobs
The current construction labour workforce remains under pressure.

Introducing negative impacts highlighted will increasingly undermine community wellbeing against current government
policies of a wellbeing economy and carbon zero goals

Response from the development team: the size of the supermarket is not negotiable, for good
reason.
The vision and case for the supermarket was best articulated by Lindsay Rowles, Head of Membership
(Retail) and Property at Foodstuffs North Island, at the Community Consultation Evening held on Tuesday,
16 March and summarised in the Foodstuff’s presentation available on the project website
https://dominionroaddevelopment.nz/news/ under the ‘News’ tab.
Foodstuff’s, a New Zealand owned cooperative, is highly incentivised to operate a sustainable, profitable
commercial enterprise which well serves its community and makes a valid and positive contribution to New

Zealand society.
To achieve this mission and fulfill these objectives, the market offering to the community needs to be
aligned to market demand and sufficiently differentiated to be complementary and not to displace existing
retail convenience shopping in the area. This in a nutshell comes down to, as Lindsay explained, to an
appropriate range of product and services – right sized to the location, demographic and key requirements
of the core supermarket catchment.
We know from the market analysis completed inhouse by Foodstuffs and independently by Project
Economics, that the core catchment is very under supplied with supermarket choice. A comparison of
demand and supply data shows there is significant potential in the core catchment for additional
supermarket gross floor area (GFA) with sustainable demand exceeding supply by a clear margin.
Currently, the core catchment supports an additional 13,100sqm of supermarket GFA. Given no further
change in supply, this potential is projected to rise to almost 22,600sqm by 2038. Even with the introduction
of the New World on the subject site, this demand supply differential remains at just over 10,300sqm in
2020.
At 2,787m2 the supermarket proposed is not large, comparative to other supermarkets, but it is large
enough to support the product range and associated service that Foodstuffs believes best aligns the
offering to market demand. This includes a full delicatessen, butchery, bakery, and convenience meal
options. If only a ‘Metro’ style store was provided this would not include this range and, furthermore, would
not contribute to addressing the market demand/supply imbalance, and it could displace customers away
from existing retail convenience stores in the area.
What we also disagree with are a number of your background comments. Specifically, in this regard
we note:
• The level of amenity provided onsite is in line with international best practice and leads the
way in New Zealand for mixed-use development by providing:
o Improved pedestrian amenity and access to the site
o An internal pedestrian laneway that better integrates the activity and use of Lot 1
and 2
o A welcoming design at the Dominion Road entry to draw people into the site that
makes this a destination rather than just a convenient throughfare
o Generosity of public areas and space for owners and occupiers to enjoy
o Carefully designed and curated spaces to provide the type of amenity important to
all owners, occupiers and the surrounding neighbourhood
o A customer service focus across all activities onsite that together with the
implementation of technology, IoT provides users with a more convenient, user
friendly means to access amenities and services
• There is no sacrifice of space for amenity because of the size of the supermarket
• Independent market research and integrated transport assessment explain the benefits of
reduced travel distance on network congestion by residents being able to supermarket
shop locally rather than travelling outside the core catchment
• Carparking onsite for the supermarket is only fully utilized during peak times of the trading
day – typically between 4:00pm and 7:00pm – which provides additional capacity for
retailers and businesses in Dominion Road to provide greater convenience for their
customers which they currently do not enjoy and reduces pressure on street parking
• During construction phase, 100-220 full time equivalent (FTE) construction staff will be
employed and use local trades, suppliers and contractors. Once fully operational, the
supermarket will provide between 130-150 permanent FTE jobs on-site. In addition to this,
associated retail and commercial activities would provide approximately a further 35 FTE jobs.
The proposed permanent residential population of 250-300 provides a level of economic
activity contained on-site and permeable to the immediate surrounding catchment.
• Currently the existing building is only 34% leased (short-term) and accommodates
approximately 140-160 persons. A large part is difficult to lease because of inherent
earthquaking rating issues which saw the previous owner occupier - ASB Bank Call Centre vacate in 2011. There is limited market demand for commercial accommodation of this age,
quality and configuration and the overall use now unsustainable in the longer term.
In response to your request on Monday, 15 March meeting, club card programme members live with in

these postal codes in the surrounding area.

Question: We expect no less than an exemplary mixed use development that enhances and
strengthens the community and neighbourhood:
A Retain and adapt the existing high quality character heritage building
B Introduce a single traffic entrance from Dominion Rd via existing main entry/traffic lights
C Create a generous walkway on the east side of development eg 6.0m wide
D Improve the North/South oriented Prospect and Grange fringes with multiple pedestrian access
E Introduce a variety of accommodation types eg universal accessibility, seniors, families, etc
F Improve lane between Dominion Rd building/subject site with dual facing retail onto laneway
G Reduce the size of supermarket by around 50%

Response from the development team: That is exactly what our mission will deliver. We hope that our
response to your ideas, a number of which we are well aligned on, better articulates and explains the
rationale for our approach. While different in the way these are achieved, we believe there is commonality
in terms of the outcome everyone is striving for which sets a positive scene to continue this engagement
during the detailed design process.

