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To:

SUBMISSION IN OPPOSITION TO PROPOSAL TO REOPEN MANNERS

MALL TO BUS TRAFFIC

Wellington City Council
Strategy and Policy Committee
WELLINGTON

Submission by: Luigi Muollo

Standard 806 Limited
Level 3

Creo House

57-59 Courtenay Place

P O Box 9739
WELLINGTON 6141
Telephone: 04 384 3940

- LUIGI MUOLLO makes this submission as an individual.

Luigi Muollo wishes to present this submission to the Committee considering the
proposal.

The Submitter

1.

Luigi Muollo is the owner of the property situated at 90-92 Manners Mall and a
part owner of the property situated 73 Manners Mall.

2. Mr Muollo purchased these properties specifically because they are located
within a pedestrian mall which provides a setting and an environment necessary
for the proper functioning of the businesses contained within these buildings.

Submission

3. Mr Muollo opposes the proposal to reopen Manners Mall to buses for the
reasons set out in this submission. .

Background

4. Manners Mall was established in 1979 at which time driving or parking of any
vehicle in Cuba Mall became prohibited.

5. There were limited exceptions to this prohibition comprising emergency
vehicles, vehicle servicing the businesses located in Manners Mall . and
maintenance vehicles.

6. The Council commissioned Jones Lang LaSalle to conduct a retail assessmént of

retail activity along what is commonly known as the "Golden Mile" and to also



10.

11.

12.

13.

14.

15.

assess, inter alia, the impact of reopening Manners Mall to bus traffic.

The Jones Lang LaSalle report commissioned by the Council was completed on
or about September 2008.

The Jones Lang LaSalle report confirmed anecdotal evidence as to the effective
functioning of Manners Mall.

The Jones Lang LaSalle report concluded Manners Mall works effectively as a
retail, office and pedestrian environment. Occupancy rates in Manners Mall are
high and rental rates are appropriate for the environment in question and the
specific mix of activities. This equates to a commercial, retail and pedestrian
environment which is functioning effectively and delivering benefits to
stakeholders in the Mall.

In fact the rental situation in Manners Mall is better than recorded in the Jones
Lang LaSalle report (page 7). The data recorded in the Jones Lang LaSalle
report in respect of rental rates in Manners Mall appears to be out of date. In
fact rental rates in Manners Mall are higher than in any other part of Manners
Street and in line with the top rental rates in Cuba Mall.

In particular the Jones Lang LaSalle report at page 6 records as follows:

"Vacancy for Manners Street was at a low level although it increased
slightly from December to June. Manners Mall, as the middle part of
the entire Manners Street, has been 'integrated' to the Cuba retail
precinct with proximity to Cuba Street and high pedestrian
thoroughfares.  Negative net absorption for Manners Street was
attributable to the slow uptake of retail space around Manners Street
West rather than Manners Mall. As part of the CDB Frame office
precinct, Manners Street West has generally less pedestrian
thoroughfares for retail premises and weaker uptake of large sized
retail space compared to other parts of Manners Street. This has been
the main reason for a significant drop in the overall net absorption for
Manners Street.” (page 6)

At page 7 the Jones Lang LaSalle report régigrds as follows:

"It is evidenced from rental level analysis that rents achieved in the
subject precinct depend on the premise's proximity to Cuba Mall and
Manners Mall." (page 7)

On pages 18 and 19, the Jones Lang LaSalle report records the top pedestrian
counts in the Wellington CBD. :

78 Manners Street which comprises the Kentucky Fried Chicken premises is the
highest rating location outside Lambton Quay.

In 2007 the pedestrian count outside these premises was 2507 which is



16.

17.

18.

marginally less than the count outside the Westpac Bank at 318-324 Lambton
Quay at 2,537, and slightly less than the counts outside 3 other locations along
Lambton Quay (See table, Jones Lang LaSalle Report page 19).

Although the table on page 18 of the Jones Lang LaSalle report ranked 78
Manners Mall as having the highest pedestrian count outside Lambton Quay, the
report does not provide pedestrian counts for the non Lambton Quay businesses
which fall below the pedestrian count of 78 Manners Street.

The evidence set out in the Jones Lang LaSalle report clearly demonstrates that
Manners Mall is far from dysfunctional and requires neither "strengthening" nor
"revitalization".

Indeed the last bullet point under the heading "Key Points" in the Executive
Summary of the Jones Lang LaSalle report records as follows:

"Low vacancy rates in the subject area indicate pedestrian flow in the
current traffic network for retail of works well with current retail mix."

(page 4)

Reasons for Submission

19.

20.

21.

Mr Muollo submits that opening Manners Mall to bus traffic will have a
significant adverse effects on landowners in Manners Mall; on businesses in
Manners Mall and on pedestrians using Manners Mall.

These adverse effects are recorded in the very report prepared by the Council's '
own consultant Jones Lang LaSalle.

They include but are not limited to the following:

n

o Proposed bus stops at the intersection of Victoria Street with
Muanners Mall, and Cuba Street with Manners Street, could
cause congestions.” (page 10)

"o  “Impacts on local retaz:léijé during the redevelopment process
will need to be investigated. These impacts could be costly to
both retailers and the Council.” (page 11)

"o Noise, possible pollution from diesels, along with the
possibility of the above mentioned comgestion, if any, may
diminish the existing amenity value of the premises in Manners
Mall." (page 11)

"o It is likely that any negative impact that occurs on premises

located in Manners Mall may also affect Cuba Street premises

“as both locations are. regarded as an ‘integrated’ retail
precinct." (page 11)



22.

23.

"o Removal of bus routes along Dixon Street and Wakefield Street
and into Manners Mall is likely to increase the number of
people waiting for buses around Manners Mall. This may
provide a negative impact on retail premises.” (page 11)

n

o It is expected that pedestrian flows to destination retail
premises such as McDonalds, Burger King, KFC, Time Zone,
and the Cinema in Manners Mall are not likely to be enhanced
significantly due to extra tramsport services directly to the
area.” (page 12)

"o The introduction of bus services to the Manners Mall area may

increase the risk of collisions with pedestrians. Negative
impacts on pedestrian movements may affect retail
attractiveness. Suitable restrictions may need to be put in
place to stop this from occurring.” (page 12)

"o Increased vehicular movement along Manners Mall is likely to
slow traveling time -for retail pedestrians and office
commuters. This may detract from the attractiveness of the
area.” (page 12)

Mr Muollo agrees with the findings of the Jones Lang LaSalle report regarding
the potential adverse effects on Manners Mall arising from the reintroduction of
bus traffic into Manners Mall. '

In addition to the adverse effects identified in the Jones Lang LaSalle report Mr
Muollo submits that the following additional adverse effects will occur:

(a) The central part of Manners Mall will effectively become a carriageway
even though it is restricted to bus traffic.

(b) Public seating and architectural features which provide amenity for
pedestrians in the central part of Manners Mall will be removed and
will not be effectively replaced.

(c) The character of Manners Mall.will change completely and will be
severed into two discreet halves as is the case at the western end of
Manners Street. -

(d) At peak times buses will stack in the carriageway and effectively
provide a barrier to pedestrian movement from one side of Manners
Mall to the other. o

(e) All of the foregoing factors will result in less foot traffic and congestion
and will drive pedestrians to use other routes with attendant adverse
effects on the businesses in the locality. Less foot traffic will inevitably
result in lower rentals and a potential deterioration and the quality of the
buildings and the surrounding environment.



63 There will be a loss of public open space and passive recreational
opportunities currently provided in Manners Mall which runs contrary
to the objectives and policies of the Wellington City District Plan.

(2) The aggregation of all these effects will lead to a reduction in quality of
retail and office activity in the Mall with attendant reductions in rental
values and in capital values.

Global Context

24.

25.

26.

27.

28.

29.

At pages 13-17 inclusive, the Jones ‘I;éing LaSalle report discusses the
enhancement of downtown shopping areas in many cities around the world.

Pages 13 and 14 of the Jones Lang LaSalle report records as follows:

"While vehicular traffic has often been withdrawn from these types of
redevelopments, a number of pedestrian malls have been partially or
completely reopened to private and/or public transport.”

This section of the Jones Lang LaSalle report goes on to address in a very
limited way the reopening of Malls in the USA and in Australia.

Mr Muollo makes the primary submission that there is no evidence that the
experience in the United States and in Australia is in any way relevant to
Manners Mall. Indeed Jones Lang LaSalle's own findings clearly demonstrate

that Manners Mall is not and should not be a candidate for so-called

"strengthening" and "revitalization".

If the international experience is considéréff’rglevant to Manners Mall then the
disadvantages of reopening pedestrian malls to traffic highlighted at pages 16
and 17 of the Jones Lang LaSalle report are sobering to say the least.

The disadvantages highlighted by Jones Lang LaSalle on these pages are as
follows: o

"o Significant cost outlay.
o Increase in pollution from exhaust emissions.-
o Pedestrian safety becomes an issue, depending on the form of traffic

reintroduced . 1i.e. increases the chances of collisions and accidents,
possible mixing of people under the influence of alcohol with vehicular
traffic poses serious safety issues.

o Congestion of vehicular traffic.

o Security and safety not enhanced as the primary source of crime is not
dealt with. People in cars are just as able to violate public safety as
those not in cars.



o Demolition of the mall's greatest and most loved feature may occur.

e Limited sidewalk size increases pedestrian congestion. ’

e Lack of seating and shelters as a result of removal of mall space.

o Pedestrian walking times lengthened due to waiting for traffic.

e No more pedestrian friendly than when downtown streets were wider

and didn't have dedicated bus lanes.”

Officer's Report to Strategy and Policy Committee dated 9 October 2008

30.

31.

32.

33.

34.

35.

36.

It is telling that this report is headed "Strengthening and Restoring the Golden
Mile - Bus Priority as a Catalyst for Change".

This clearly evidences the basic premises of the report which is unfortunately
not substantiated by any evidence let along the evidence of the Council's own
consultants, Jones Lang LaSalle.

Lifrs

The Council Officer's report notes that a partnership approach has been taken
with the Greater Wellington Regional Council "... so that actions of the Council
align with Greater Wellington Regional Council's public transport plan and
reviews, and with initiatives being implemented by the bus companies.”

The fact of the matter is that whilst some alignment makes commonsense the
respective Councils have different mandates and objectives. The objective of
the Wellington City Council is to enhance the amenity of the Wellington CBD
for its inhabitants' and not to promote transportation alleys at the expense of

public amenity.
In section 6 .3 of the Council Officer's report the following statement is made:

"changes to Manners Mall would be in the context of a low speed
environment, as far as practicable retaining its pedestrian friendly feel.
The treatment achieved adjacent the Old BNZ building on Lambton
Quay provides a useful comparison.. Carriageway and footpath widths
(4 metres plus) achieved in Manners Street West are relevant to
Manners Mall."” o

Mr Muollo submits that there is no valid comparison between what is proposed
for Manners Mall and the situation adjacent to the Old BNZ building on
Lambton Quay. For a start the situation outside the Old BNZ building on
Lambton Quay provides for one way traffic whereas the proposal for Manners
Mall is for two way bus traffic.

In section 6.6 of the Council Officer's report headed "Retail Impact Assessment"
the Council Officer's report records a number of the findings of the Jones Lang

LaSalle report.



37.

Costs
38.

39.

The findings recorded in the Council Officer's have been selectively chosen to
say the least and comprise only positive outcomes. The Council Officer's report
completely neglects to record the extensive adverse effects identified by the
same Jones Lang LaSalle report.

The Jones Lang LaSalle report records that:

"There would be a substantial cost in resources and time in
redevelopment of the current streetscape of the Taranaki to Willis
Street precinct. It is expected that a large proportion of the funding for
this would ultimately come from the community. Therefore, robust and
defensible analysis on the impacts to change the current status quo will
need to be undertaken to mitigate any negative public feedback”.

There is no evidence in the Council Officer's report that this exhortation has
been heeded. Indeed that part of the Council Officer's report which records the
substantial direct costs associated with the proposal is far from complete because
it does not identify the opportunity costs resulting from the adverse effects on
businesses, pedestrians and property owners in Manners Mall should Manners
Mall be reopened to bus traffic.

Conclusion

40.

In conclusion Mr Muollo submits:

(a) The adverse effects on businesses, property owners, and pedestrians
will be substantial if Manners Mall is opened up to bus traffic.

(b) The public amenity of the Mall will be irretrievably destroyed.

(c) Public safety will not be enhanced by opening up Manners Mall to bus
traffic.

(d There is no sufficient evidence.“ju‘stifyi;ng the proposal either in the
Jones Lang LaSalle report or in the Council Officer's report.



Outcome Sought

41. Mr Muollo seeks that any proposal to reopén Manners Mall to bus traffic be
abandoned and that the other alternatives identified in the Council Officer's
report to enhance the movement of buses through the CBD be further

investigated and implemented instead.

Dated at Wellington this £ A« day of et Cornhuv 2008

C Anastasiou
Counsel for Luigi Muollo






