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INTRODUCTION 

1 My name is Nicholas Peter Fuller.  I am a Senior Transport Engineer at 

Novo Group Limited, which is a specialist traffic engineering and 

planning consultancy that provides resource management related 

advice to local authorities and private clients.  I have worked on 

resource management traffic planning and engineering projects for 14 

years.  My experience during this time includes development planning, 

preparing Traffic and Transport Assessments for resource consents 

and plan changes, preparation of Project Feasibility and Scheme 

Assessment Reports for local authorities and the New Zealand 

Transport Agency. 

2 My qualifications include a Bachelor of Engineering (Honours) in Civil 

Engineering.     

3 I have read the current Code of Conduct for Expert Witnesses as 

contained in the Environment Court Consolidated Practice Note 

(2014), and I agree to comply with it.  My qualifications as an expert 

are set out above.  I confirm that the issues addressed in this brief of 

evidence are within my area of expertise.  I have not omitted to 

consider material facts known to me that might alter or detract from 

the opinions expressed.  

SCOPE OF EVIDENCE 

4 In my evidence I consider the transport effects of the proposed 

rezoning sought in Submission 814 (“the Palms”) as it relates to the 

Chapter 15 (Commercial) of the proposed Replacement District Plan.   

5 I undertook Expert Conferencing with regards to Traffic and Transport 

matters relating to the Commercial and Industrial Chapters of the 

proposed Replacement District Plan, which included discussion of 

Submission 814. 
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EXECUTIVE SUMMARY 

 

 

 

 

 

 

 

 

 

BACKGROUND 

6 The Palms currently contains approximately 29,103m2 of gross 

leasable floor area (GLFA) occupied by typical shopping centre tenants 

including various retail, food and beverage, commercial service 

activities plus a 1,600 seat cinema.  In 2010 consent was granted to 

increase the retail floor area by a further 9,329m2 GLFA, bringing the 

total permitted floor area to 39,345m2 GLFA (plus 1,600 seat cinema).  

The granted consent included new access ramps to the upper floors 

from New Brighton Road and Golf Links Road.  This consent has not 

yet been implemented, but has a lapse date of 20 April 2020. 

7 The proposed Replacement District Plan (pRDP) zones the entire 

Palms site as Commercial Core, including the ‘Resene’ site to the 

north.  The submission by The Palms is to extend the proposed 

Commercial zoning to include properties up to 48a & 50 Marshland 

Road and 55a & 59 Golf Links Road. 

8 With the exception of the Z Service Station and Burger King site on 

the north-western corner of Marshland Road / Shirley Road, the pRDP 

zones the surrounding area as Residential Medium Density.  The 

majority of this land has already been developed for commercial 

1 I have considered the transport effects of the rezoning of land surrounding 

The Palms for Commercial purposes.  The reduction in traffic volumes since 

the 2011 Earthquake in this area provides additional traffic capacity that 

could accommodate the increased traffic that could occur with the 

commercial zoning sought in this submission. 

2 Furthermore, I understand that the Red Zoning of land to the east provides 

certainty that traffic volumes will remain lower than prior to the 

Earthquake, in particular on New Brighton Road.  In my opinion, it is 

appropriate to rely on that additional traffic capacity when considering the 

potential effects of the commercial zoning sought. 

3 I note that Council’s transport planning expert (Mr Milne) supports the 

proposed commercial zoning sought in Submission 814. 
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purposes, so The Palms’ submission also seeks to provide a 

Commercial zoning for this area to recognise its existing use. 

TRAFFIC EFFECTS OF PROPOSED COMMERCIAL ZONING 

9 The assessment that follows considers the potential effects on the 

road network associated with the two proposed commercial fringe 

zonings outlined above. 

West of Marshland Road – Traffic Generation Estimate 

10 The sites on the opposite (western) side of Marshland Road are 

already dominated by non-residential activities with what appears to 

only be four residential dwellings remaining.  For the life of the 

District Plan, the proposed zoning would most likely support the 

continuation of those activities already established on typically small 

sites with building footprints of approximately 200m2.   

Comprehensive commercial development of the land is considered 

unlikely given the absence of large site/landholdings and the extent of 

established business activities/premises.   

11 For the purpose of this assessment, I have assumed that new 

development (or repurposing) of single-storey (200m2 GFA) or two-

storey (400m2 GFA) buildings would occur on the four remaining sites 

that are not currently utilised for business purposes (i.e., a total floor 

area of around 800-1,600m2 GFA).  In addition, I have assumed an 

increase of 1,000m² GFA to allow for potential redevelopment or 

expansion of existing non-residential buildings.  On this basis, a 

potential increase of 1,800-2,600m2 GFA is anticipated over the life of 

the Plan.   

12 The corresponding increase in peak hour traffic generation rates will 

vary depending on the type of activity established. However, for the 

purposes of assessment I have adopted a rate of 4.6 trips per 100m2 

GFA.  This is based on the standardised secondary retail rates 

prescribed in the RTA Guide to Traffic Generating Developments.  This 

would result in around 37-120 additional trips in the peak hour (IN + 

OUT).  In the context of the existing environment, this quantum of 

traffic is unlikely to be noticeable.  At most this represents two 

additional vehicle movements each minute over the peak hour period.    
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Northern Block – Traffic Generation Estimate 

13 The residential land to the north of The Palms for which Commercial 

Fringe zoning is sought could potentially accommodate extensions to 

the shopping centre (subject to the applicable Commercial Fringe 

rules).  This block has a total land area of approximately 23,170m2.  

There are no specific controls on maximum building floor area in the 

proposed Commercial Fringe zone and built development is therefore 

typically constrained by building setback and height limits and the 

need to provide space for car parking and access.  Such development 

would inevitably be controlled by transport rules which among other 

things would provide for appropriate access location and design.   

14 The Palms’ existing operation and the consented but not-yet-

constructed development provides useful guidance as to the additional 

total floor area that might eventuate under the proposed new 

Commercial Fringe zoning.   

15 The Palms currently sits within a 54,593m2 site.   The existing built 

floor area totals around 29,103m² of retail GLFA which represents a 

0.53:1 building area (GLFA) to site area ratio.  Applying this to the 

23,170m2 northern block would suggest a development potential for 

approximately 12,280m2 of additional retail GLFA.   

16 The unimplemented, but consented development (RMA92015315) 

totals 39,345m² GLFA, or a 0.72:1 building area (GLFA) to site area 

ratio, which would suggest a development potential for approximately 

16,682m2 of additional retail GLFA for the subject land.  

17 For the purposes of this assessment I have conservatively assumed a 

potential increase of 16,682m2 GLFA over the proposed Commercial 

Fringe zone north of The Palms.  I have also assumed that the 

development authorised by the 2010 resource consent approval 

proceeds. 

18 The 2010 resource consent approval for The Palms adopted a peak 

hour traffic generation rate of 5.788 trips / 100m2 GLFA which was 

based on a combination of surveyed traffic generation and RTA Guide 

rates and allowed for a non-linear increase in traffic generation 

relative to increasing floor area.  Applying this rate to the assumed 
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floor area increase of 16,682m2 suggests 966 additional trips in the 

peak hour (IN + OUT).  Allowing for 20% of this total being pass-by 

or diverted trips on New Brighton Road and Marshland Road 

(consistent with the 2010 resource consent), the actual increase in 

localised traffic volumes could be around 772 additional trips during 

the peak hour periods. 

19 I also note that land to the north contains approximately 35 existing 

residential dwellings.  In broad terms a typical residential dwelling 

generates around 1 trip during the peak hour which would equate to 

around 35 trips.   

20 On this basis, the actual increase in peak hour traffic volumes as a 

result of the land to the north being zoned Commercial Fringe could 

be around 737 trips in the peak hour (IN + OUT)1.  

21 It is stressed that the assumed increase in peak hour traffic volumes 

is a conservative scenario.  In the event that a lower intensity of 

development were to occur on the site (e.g. a 0.53:1 building area to 

site area ratio consistent with The Palms currently) and/or the 2010 

consented development did not proceed, peak hour increases to traffic 

generation would be substantially lower at around 534 trips in the 

peak hour (IN + OUT)2.   

Road Network Effects  

22 Traffic counts for Marshland Road reveal that the peak hour period 

occurs on Thursday between 5:00pm and 6:00pm with around 1,700 

vehicles in both directions3.  Average daily traffic volumes are around 

17,000 vehicles per day. These volumes have increased slightly from 

the four day average of 16,100vpd in 2006 and 16,800vpd in 2010. 

23 Traffic counts for New Brighton Road reveal that the peak hour period 

occurs on Wednesday between 5:00pm and 6:00pm with around 

1,200 vehicles in both directions4.  Average daily traffic volumes are 

around 12,100 vehicles per day. These volumes have decreased 

significantly from the four day average of 17,900vpd in 2008 and 

                                       
1 16,682m² x (5.788 trips per 100m²) x 20% pass-by –35 existing = 737 
2 12,280m² x (5.788 trips per 100m²) x 20% pass-by –35 existing = 534 
3 Last counted by Council in 2012 at a count station located south of Hercules Street. 
4 Last counted by Council in 2012 at a count station located east of Horseshoe Lake Road. 
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18,500vpd in 2010.  This is largely because of the large catchment of 

red-zoned land east of The Palms.     

24 Traffic counts for Golf Links Road reveal that the peak hour period 

occurs on Thursday between 4:00pm and 6:00pm with around 200 

vehicles in both directions5.  Although this count data is more than 14 

years old, there has been negligible development on the Palms site 

since the count was undertaken, and the surrounding residential area 

is fully developed.  Therefore it is considered that the 2001 count data 

will still provide a reliable indicator of 2015 traffic volumes on Golf 

Links Road.  

25 The traffic volumes on the surrounding roads reveal that there has 

been a significant reduction, particularly from the red-zone areas to 

the east and south of the site.  This is particularly noticeable with 

traffic volumes on New Brighton Road now 50% less than what they 

were in 2008 and 2010.  In the long term, the red zone land might be 

redeveloped, however decisions on this have not yet been made.  It is 

also understood that Shirley Boys High School (located approximately 

400m south of the Palms) is to be relocated within the next three 

years to the QEII site (located approximately 4km north-east of the 

site).  This will also further reduce the volume of localised traffic 

around The Palms.  

26 Given the significance of the changes to the surrounding land uses 

(namely the reduction in housing within the red-zone) and the 

associated drop in traffic volumes on some of the surrounding roads, 

it follows that any new development that generates new traffic will 

have the benefit of utilising a road network that, from a capacity 

perspective, is carrying less traffic than it has in the past.  This 

ultimately means that less traffic is flowing through the Marshland 

Road / New Brighton Road / North Parade / Shirley Road intersection, 

which was the key consideration through the previous resource 

consent application.  

27 Although no traffic modelling has been undertaken for the scenarios 

presented above, the significant drop in traffic volumes through the 

nearby intersection, particularly on the eastern and southern 

                                       
5 Last counted by Council in 2001 at a count station south of Joy Street. 
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approaches (which in some cases is 50% lower than the pre-

earthquake levels) suggests that there is spare capacity to cater for 

additional Commercial Fringe zoning around The Palms.  It has been 

suggested that the increase in traffic volumes of the Commercial 

Fringe zoning might add 534 trips in the peak hour, although as a 

potential worst case scenario this could extend to 737 trips if all of the 

northern block were to be developed to its maximum potential and 

The Palms were to implement their 2010 consent.  Notwithstanding 

the need for a detailed assessment, we are of the view that the road 

network in a broader sense could accommodate such volumes. 

28 District Plan transport rules would still (as a minimum) provide 

guidance as to the location, design and suitability of access points to 

individual sites, including the need for mitigation measures for 

significant developments.   

Summary  

29 From a transport perspective, the road network could absorb the 

likely volumes of traffic generated through the provision of additional 

Commercial Fringe land to the immediate north and west of The 

Palms.  Given the significant amount of red zoning of residential land 

to the east and south and the subsequent reductions in traffic from 

these areas, there is some spare capacity within the existing road 

network around The Palms to accommodate additional development.  

Furthermore, proposed transport rules will control the location, design 

and suitability of access points, including the need for mitigation 

measures for significant developments.   

ANDREW MILNE EVIDENCE 

30 I have reviewed the evidence of Mr Milne (Council’s transport planning 

expert) and I agree with all of the opinions he has expressed with 

regards to this submission.  In particular, I note that Mr Milne is 

supportive of the rezoning from a transport perspective. 

CONCLUSION 

31 There is sufficient traffic capacity in the surrounding road network to 

accommodate the rezoning sought in Submission 814.  There is also 
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certainty that the capacity will continue to be available because of the 

restrictive zoning on Red Zoned land.  Therefore, the proposed 

Commercial zoning sought in Submission 814 can be supported from 

a transport perspective. 

 

 

 

Nicholas Fuller 
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