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1. INTRODUCTION

This report discusses the traffic-related implications of an application to develop a hotel and
serviced apartment building at 12 Lakewood Court in Manukau. The proposed building has
14 levels above ground plus two basement carpark levels and contains a total of 94 hotel
rooms and 76 apartment units plus function rooms, restaurant, gym and pool for use by hotel
guests and serviced apartment residents. No changes are proposed in regards to vehicle access
for the site, which is currently provided at Lakewood Court and Redoubt Road. The Redoubt
Road access is an historical arrangement and accommodated left turning inbound traffic only1.
The site area is identified in the following aerial photo by red border and shading and the
existing vehicle accesses also identified.
THIS SITE HAS CONSENT FOR A SIMILAR SCALE
APARTMENT BUILDING TO THE PROPOSAL

VEHICLE ACCESS FOR LEFT
TURNING INBOUND TRAFFIC ONLY

LAKEWOOD COURT VEHICLE ACCESS
SHARED WITH THE 726 PROPERTY

Site Locality Plan

1
The Redoubt Road access is an historical arrangement and currently provides access to the adjacent properties
as well as the subject site. On this historical use basis this access is to be retained for accessing the subject site
only i.e. it will not continue to provide access for the adjacent properties.
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As can be seen from the previous aerial photo there are existing motel and restaurant
buildings on the subject site. These are to be removed to make way for the proposed hotel
and serviced apartment building.
The Proposed Auckland Unitary Plan (PAUP) zones the site as ‘Mixed Use’ and identifies it
as being within a ‘High Land Transport Noise’ area.

2. DEVELOPMENT DETAILS SUMMARY

The proposed 14 level high development has 94 hotel rooms consisting of 69 studios, 12xone
bedroom units and 13xtwo bedroom units.
In addition there are 76 serviced apartments consisting of 63xone bedroom units 9xtwo
bedroom units and 4xthree bedroom units (combined total of hotel and serviced units is170).
The ground floor level has a reception, 396m2 of retail/cafe, 255m2 of function rooms, 95m2
of bar/lounge and 140m2 of restaurant. These facilities are for hotel guests and serviced
apartment residents’ use.
The first floor level has a gym and pool for hotel and residents use.
Two basement levels contain 135 parking spaces allocated for hotel guests/staff and serviced
apartment residents. At grade parking around the building provides 40 parking spaces that are
anticipated mostly for visitor parking (175 parking spaces in total on the site). There are two
main areas for the at-grade visitor parking, one is next to the Redoubt Road access where
there are 23 parking spaces. A lower level carpark located on the Lakewood Court side of the
proposed building has 17 parking spaces, servicing area and ramp to basement carpark levels.
A footpath adjacent to the building provides a strong connection from the lobby entrance and
through the upper level visitor carpark to the Redoubt Road footpath. The footpath also
extends down next to a vehicle ramp connecting to the lower level visitor carpark and
Lakewood Court access.
Considering the proposed use and location of the site the amount of travel by private motor
car is envisaged to be low with walking and use of public transport common. On this basis, a
focus on site accessibility, and assessment of parking adequacy using parking rates adopted
for Metropolitan Regional Centres, has been made.
Bicycle parking, universally accessible parking and servicing access has also been considered.
Computer simulations of a medium rigid truck have been undertaken to ensure a service or
emergency truck can adequately negotiate the development.
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3. ASSESSMENT METHODOLOGY

The proposal increases the number of hotel rooms and serviced apartments in the area by 94
and 76 respectively. There will therefore be additional pedestrian and vehicular traffic
generated by the development, which has been assessed in regard to access capacity and
safety. Comparison with the previous motel and restaurant activity that operated on the site
suggests vehicular traffic historically and proposed is comparable, but pedestrian traffic
external of the site will be significantly greater.
Parking for the development has been analysed both in respect of the District Plan
requirements and actual anticipated outcomes.
Pedestrian accessibility has been analysed with a focus on providing convenient amenity to
passenger transport options, shopping and recreation. Other assessment considerations have
included the internal layout of the site, and how it provides acceptable pedestrian and vehicle
access, and parking and servicing provisions for the proposed development.
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4. SITE LOCATION AND SURROUNDING AMENITY

The following aerial photo shows the location of the subject site in relation to the surrounding
transportation network and built environment:
RETAIL AND
COMMERCIAL
DISTRICT

AUT UNIVERSITY
CAMPUS

SUBJECT SITE
TRAIN & BUS INTERCHANGE PLUS
MANUKAU TERTIARY CENTRE (MTC)

MANUKAU CITY
SHOPPING CENTRE

Site Locality Plan

As can be seen from the previous aerial photo the subject site is surrounded by commercial
properties (primarily commercial to the west of State Highway 1 and residential to the east of
State Highway one).
Local shops consisting of food outlets and restaurants are located on a neighbouring site at
726 Great South Road.
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The Manukau City train/bus interchange and Manukau town centre is located less than
800 metres from the site (less than a 10 minute walk).
The site is located within an area defined in Auckland Transport’s 2012-2041 Integrated
Transport Programme (ITP) as a Metropolitan Centre and therefore is planned to have good
access to, and continually improved service, by rapid transit (train) and quality transit (bus).
Evidencing this is significant upgrade of the train/bus interchange that is scheduled for
completion in 2017.
Currently trains regularly arrive and depart Manukau along the eastern train line (weekdays
generally every 20 minutes between 6:00am and 11:00pm, and Saturdays between 11:00am
and 1:00pm). The eastern line starts at Britomart and ends at Manukau via Panmure, refer to
the train map below.

Train Map
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The public bus routes that pass by the site are detailed on the following bus map.

Manukau Crosstown Bus Map

Overall the site has a high level of accessibility to passenger transport, shopping, employment,
recreation and local services.
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4.1.

Great South Road

Great South Road is classified as a Regional Arterial in the District Plan and as such provides
a strong north-south connection between regional centres.
Multiple traffic lanes are provided to accommodate the large traffic flows that occur.
Pedestrian crossing facilities are provided at the signalised intersections with Redoubt Road
and Lakewood Court. The intersection closest to the subject site is the Redoubt Road
intersection located 40 metres from the subject site.
4.2.

Redoubt Road

Redoubt Road is classified as a District Arterial in the District Plan and as such provides a
strong east-west connection between districts. In the immediate vicinity of the site
Redoubt Road forms part of the State Highway network by providing on-ramp and off-ramp
access for Auckland’s Southern motorway.
Multiple traffic lanes are provided to accommodate the large traffic flows that occur.
Pedestrian crossing facilities are provided at the signalised intersections with Great South
Road and also the southbound on/off ramps.
4.3.

Lakewood Court

Lakewood Court is a short double ended cul-de-sac (approximately 200 metres long) and
therefore traffic is made up of only what is generated by the properties that gain access from
Lakewood Court. There are currently in the order of 12 commercial properties that gain
access via Lakewood Court, these consist of a service station, church, vehicle services repair,
restaurant, motel and a multi-tenancy retail shop development.
The carriageway on Lakewood Court has a generous width of 12 metres that can
accommodate parallel parking on both sides. There are no-stopping parking restrictions near
the Great South Road end of Lakewood Court and elsewhere the street parking is unrestricted,
including around a generously wide cul-de-sac head where the subject site gains access (25
metre diameter cul-de-sac head).
Observations during the weekday indicates that existing on-street parking demand results in
approximately 20 percent utilisation of the on-street parking supply.
The total parking supply has been estimated by measuring the space between driveway
crossings and is calculated to be in the order of 30 spaces. There appears to be sections of
redundant no-stopping lines left over from an historical need for parking controls on
Lakewood Court, which was likely from a popular multiplex cinema located at 3 Lakewood
Court. The multiplex cinemas generated significant traffic and demand for parking along the
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street, but now the current use of the multi-plex cinema site is a church, which does not have
any street parking demand. There is potential to reinstate on-street parking and provide in the
order of an additional 15 spaces.
If any current parking issues exist they would show up in a search of the accident reports
recorded in the New Zealand transport Agency’s Crash Analysis System (CAS). A search of
this data base for the most recent full five year period revealed no crashes as having been
reported on Lakewood Court.
At the signalised intersection with Great South Road there were eleven crashes recorded, all
typical of a multi-lane signalised intersection with large traffic volumes. The majority of
these crashes occurred in the Great South Road through traffic lanes and are not considered to
be representative of any particular roading design or operational issue relevant to the proposal.
With the intersection having signal controls the movement of traffic to and from Lakewood
Court avoids excessive turning delays and crossing conflict issues from being incurred.

5. TRAFFIC IMPACTS OF THE PROPOSAL

Traffic generation for the development has been determined based on the number of people
staying at the hotel and serviced apartments, plus allowance made for staff and visitor traffic.
A total of 175 parking spaces are provided onsite for guests/residents, staff and visitors.
The majority of these are provided in two basement levels.
Estimating at least one outbound and one inbound traffic movement per parking space a there
would be 366 traffic movements per day is likely when at capacity. A documented traffic
generation rate specified in the New South Wales Government’s ‘Guide to Traffic Generating
Developments is a daily rate of 3 trips per unit, and evening peak hour of 0.1-0.2 per unit.
With a total of 170 units proposed this equates to 510 trips per day and 17-34 trips in the
evening peak hour. This level of traffic generation is not significant considering that the
existing motel and restaurant on the site has a comparable traffic generation, and no major
access changes are proposed.
On this basis the traffic impact of the proposal is not expected to be noticeable within the
surrounding roading network.
5.1.

Vehicle Access

As discussed previously the proposed vehicular access routes to the site are existing and are
via Lakewood Court and Redoubt Road (left turn inbound only, as per the existing
arrangement).

Page 10

These access driveway crossings are to be upgraded with adjacent footpaths to enhance
pedestrian connections external of the site allowing pedestrians to easily migrate between the
apartment building entrance and the street footpath network, refer to the following
illustrations that show this.
REDOUBT RD LEFT TURN
ENTRY ONLY ACCESS

LOBBY
ENTRY

FOOTPATHS

LAKEWOOD
CRT ACCESS

Proposed Site Layout Showing Site Access

The Redoubt Road access is to be colour and texture treated to ensure motorists are travelling
at a slow speed on entering the site. A coach bus is shown on the previous illustration
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entering from Redoubt Road, holding up next to the lobby entrance and then departing though
to Lakewood Court.
A left turn just after entering the Redoubt Road accesses a forecourt with 23 parking spaces
inclusive of four universally accessible spaces. These forecourt parking spaces have good
pedestrian access to the buildings ground floor lobby and they are suitable for visitor, taxi and
drop-off/pick-up use. The Readout Road access and the adjacent carpark are situated above
two levels of basement carpark and therefore the podium structure needs to be designed to
accommodate vehicle loading and a sign stating vehicle weight restriction needs to be
displayed.
A ramp continuing down from the Redoubt Road access leads to Lakewood Court and a
second carpark with 17 parking spaces.
From this second carpark there is a single lane ramp that accesses two levels of basement
carpark where there are a total of 135 parking spaces. With the ramp being single lane it is
expected to have ramp signals to accommodate two-way flow, refer to the following
illustration that shows laybys where motorists can wait for the signals to turn green.

LAYBY

Basement Carpark Ramp Signal Layby Position (top of the ramp)
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LAYBY

Carpark Ramp Signal Layby (bottom of the ramp)

The maximum gradient for the ramps is 1 vertical by 5 horizontal (20%). This occurs on the
access corridor connecting Readout Road to Lakewood Court. To be suitable for a coach bus
there are long transitions provided to avoid underbody scraping, refer to the following vertical
clearance simulation of a large rigid truck, which is comparable to a coach bus’s underbody
clearances, demonstrating this.
RAMP TRANSITION

Vertical Clearance Simulation of the Main access Ramp

The basement ramps have a maximum gradient of 1 vertical by 8 horizontal (12.5%), which is
suitable for end users (hotel and serviced apartment guests and staff).

Page 13

Overall, the vehicle access arrangements for the proposal are adequate and no concerns in this
regard have been identified.
5.2.

Pedestrian Access

The previous site layout illustration identified footpaths connecting the building lobby to the
street footpath network on Redoubt Road and Lakewood Court. The basement carparks have
lift and stairwell access to other levels. Pedestrian access arrangements are therefore adequate
and no concerns in this regard have been identified.

6. PARKING

The 175 onsite parking spaces proposed are for hotel guests, serviced apartment residents,
staff and visitors. The outdoor parking spaces consist of two carparks with a total of 40
parking spaces, which are predominantly for visitor use including taxi, drop-off/pick-up etc.
The basement parking spaces with 135 parking spaces are for guests, residents and staff use.
The following tracking curve illustrations demonstrate access for each of the carpark areas to
parking spaces located next to walls or have constrained manoeuvring.

Upper Level Podium Carpark
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Basement Level 2 Carpark

BIKE
PARKING/STORAGE
TRANSITION

Basement Level 1 Carpark
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As can be seen in the previous tracking curve illustrations the parking spaces next to walls or
with constrained manoeuvring can be adequately accessed and are suitable for the anticipated
end users.
The parking spaces have been designed in accordance with the District Plan criteria (Manukau
Section Figure 8.5) to be 2.5 metres wide, 4.9 metres long and have compliant manoeuvring
depth of 7.7 metres. The constrained parking spaces next to walls have been checked to be
suitable by computer simulation of a 90 percentile design car, as per the tracking curves
shown above (parking space 28 on the upper visitor carpark, parking spaces 6, 7, 15, 16&66
on Basement level 1 and parking spaces 9, 10, 17, 20&69 on basement level 2).
Clearances between some basement parking spaces has been reserved for the placement of
columns and these are expected to be clear of car door opening (not between 1.65 and 3.75
metres from the front of the parking spaces).
The District Plan (Manukau Section) requires parking for hotels to be at a rate of one per four
guest rooms plus one for every 2 staff. The restaurant and function rooms are intended for
hotel and serviced apartment guests only and therefore an additional rate of one parking space
for every 3.5 persons these spaces can accommodate does not factor into the District Plan’s
technical parking calculation.
With 170 hotel and serviced apartment rooms and maximum number of staff understood to be
ten the District Plan’s technical requirement is 47.5 parking spaces. With 183 parking spaces
proposed the District Plan’s parking requirement is easily satisfied.
From a practical perspective, should each of the 76 serviced apartments require one parking
space, in line with residential use, there would be 107 parking spaces remaining for the hotel
component, including the function rooms and restaurant activities etc.
As a guide to whether this is sufficient parking for the hotel component the building codes
occupant density rate of 0.9 users/m2 has been applied to the 255m2 of function rooms and
140m2 restaurant proposed, which equates to an occupancy 395 persons, or parking
requirement of 113 parking spaces (395/3.5=113). This indicates there is an appropriate
amount of site parking to cater for a situation when all of the serviced apartments are occupied
and hotel component has a busy function where those attending are staying in the Hotel.
As another guide to the actual parking demand that is anticipated, the NSW RMA’s ‘Guide to
Traffic Generating Developments references parking rates for motels of one parking space per
unit plus one space per two employees. This rate is considered to be a reasonable reflection of
the actual demand for when the building is at or near capacity, and with 170 units and ten staff
equates to a parking demand of 175, which can be accommodated onsite by the 175 parking
spaces proposed.
If on street parking demand were to arise this can be accommodated without adverse impact
as there is street parking available along Lakewood Court.
Four of the outdoor visitor parking spaces near to the building lobby have been designed as
universally accessible parking spaces in accordance with NZS4121. The amount of
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universally accessible parking provided satisfies the Building Code’s D1/AS1 acceptable
solution for when there are 175 public parking spaces provided onsite.
Overall, the proposed parking arrangements provide an adequate supply of parking to satisfy
guest, staff and visitor needs. Access to all parking spaces have been checked and are
appropriate for their use. Parking is therefore acceptable from a traffic engineering
perspective.

7.

FIRE APPLIANCE ACCESS, SERVICING AND LOADING

The Building Code’s C/AS2 acceptable solution requires fire appliance access to within 20
metres of an entrance to the building and any inlets for a sprinkler system.
It is not known if a sprinkler system is to be provided. However, the site has been checked to
ensure that a large rigid truck (11.5m long RTS18 design truck), and Type 4 fire appliance,
can travel through the site so that it can be positioned to within 20 metres of building
entrances. This can be achieved through both the Redoubt Road access and also the
Lakewood Court access.
The fire access requirements of the Building Code are therefore satisfied from a traffic
engineering perspective.
A private rubbish collection service is to be employed to collect rubbish from a rubbish
storage area, refer to the following tracking curve illustration that shows this truck parked
next to the rubbish storage area. The rubbish will need to be manually transferred from the
rubbish storage area to a loading vehicle. There is sufficient remaining width to allow
motorists accessing the basement carpark to pass and therefore this loading arrangement is
acceptable.
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RUBBISH STORAGE AREA

Medium Rigid Truck Swept Path for Rubbish Servicing

Overall the fire appliance, servicing and loading arrangements of the proposal have been
assessed and they are acceptable from a traffic engineering perspective.

8.

District Plan Transportation Rules/Triggers for Discretionary Activity Status

Chapter 8 – Transportation:
Rule 8.10.3 requires a restricted discretionary activity consent for Road “works associated
with a land use activity (excluding subdivision)”. Road works are required in relation to the
Redoubt Road access upgrades. The extent of the works are shown within the engineering
plans at Appendix B.
Rule 8.10.3 requires a restricted discretionary activity consent for “activities with access
arrangements not complying with Rule 8.11.7”.

Page 18

The breaches of Rule 8.11.7 are as follows:
Rule 8.11.7.1(i) is not complied with as the upgraded vehicle crossings to Redoubt Road and
Lakewood Court will not intersect with the carriageway at an angle of between 45º and 90º.
The angles and widths of the vehicle crossings proposed are shown on the engineering plan
E200 within Appendix B.
Rule 8.11.7.1(ii) is not complied with, which relates to the minimum width of vehicle
crossings. The vehicle crossings are for residential (serviced apartments) and non-residential
uses (Hotel). The widths of the vehicle crossings proposed are shown on the engineering plan
E200 within Appendix B.
Rule 8.11.7.4 is not complied with as there are separation distances on Lakewood Court,
between the upgraded vehicle crossing proposed and existing crossings of less than 3m as
measured at the kerb. The separation distances are shown on plan E200 at Appendix B.
Rule 8.23.1 requires a restricted discretionary activity consent for “any activity which
construct, modifies or utilises parking and loading areas not in compliance with Rules 8.24.5,
8.24.6 and 8.24.7”.
The breaches of Rules 8.24.5, 8.24.6 and 8.24.7 relevant are:
Rule 8.24.5(a) requires all car parking spaces to be designed in accordance with figure 8.5.
Not all 90 degree spaces have the side clearances required by figure 8.5.
Rule 8.24.5(f) (i) for the 175 car parking spaces proposed, requires no fewer than 5 car
mobility parking spaces when 4 are proposed. The building codes AS/D1 acceptable solution
is complied with by the provision of four mobility parking spaces.
Rule 8.23.1 requires a restricted discretionary activity consent for “any activity where the
number of parking and loading spaces does not comply with Rules 8.24.1 and 8.24.3”. The
breaches of Rules 8.24.1 and 8.24.3 relevant are:
Rule 8.24.1.2 (a) requires the minimum number of parking spaces to be provided in relation
to the use of any particular building or site shall be determined in accordance with Schedule
8A. Schedule 8A’s hotel car parking rates is: 1 for every four guest rooms, plus 1 for every
two fulltime staff employed on site or operating from the site at any one time provided that
where the premises are also licensed, additional parking shall be provided in accordance with
the parking requirements below, excepting that any restaurant space which serves as hotel
dining room shall not be required to provide parking for the number of hotel guests catered for
in the dining room, plus 1 for every 3.5 persons to be accommodated within restaurant or bars.
Schedule 8A’s household unit car parking rates is: 2 for every household unit. 76 serviced
apartments and 94 Hotel Rooms plus additional ancillary uses are proposed with 175 car
parking spaces. The car parking spaces will not be specifically allocated for the hotel use
(including ancillary uses) and/or services apartments.
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9.

CONCLUSION

The proposed 170 hotel and serviced apartment building has been assessed in regard to its
traffic impact, which includes consideration of vehicle access, parking, traffic generation,
pedestrian amenity and servicing aspects of the development.
In considering each one of these aspects there have been no adverse impacts highlighted that
are cause for concern from a traffic engineering perspective.
In summary, the vehicle access arrangements provided through existing vehicle crossings
modified to improve pedestrian accessibility can accommodate the developments vehicular
and pedestrian traffic. The resulting traffic impact on existing footpaths, adjacent crossings
and traffic is expected to have no noticeable vehicular traffic impact and improved pedestrian
amenity compared to the current situation which has limited pedestrian provisions.
Actual parking demand has been calculated by referencing the NSW RMA’s Guide to Traffic
Generating Developments document for motels and an appropriate amount of parking is
proposed that can be used by guest, resident, staff and visitor use.
The traffic generation of the proposal has been assessed and is not considered to have any
significant effects from a traffic engineering perspective.
Pedestrian amenity within the development is provided by footpaths leading out of the site,
which is appropriate for this type of residential development. Universally accessible parking
is provided that is compliant with the Building Code’s AS/D1 acceptable solution criteria
(four disabled parking spaces).
Transport modes other than the private motor car have been investigated for accessing local
services, including passenger transport (bus/train) and pedestrian options, and all are
considered viable alternatives. This is further supplemented by the sites proximity to
employment, shopping, education, recreation and local services.
A private rubbish and recycling collection contractor is able to service a rubbish storage area,
which has been checked using computer generated tracking curves of a rubbish truck. A
coach bus has also been checked so that it can access the site and can do so provided adequate
transitions are provided on ramps. This vehicle is also representative of a Type 4 fire truck so
adequate access for emergency vehicles has also been checked. It is noted that the upper
podium level carpark needs to be designed to accommodate vehicle loadings and a sign
should be erected that states its weight limitation.
In summary, the proposed development has been assessed to have acceptable traffic impacts
and is therefore acceptable from a traffic engineering perspective.
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