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1.

Introduction
Andrew Fraser

1.1

My full name is Andrew McKenzie Fraser.

1.2

I am currently employed as a Director of Kiwi Self Storage Limited (Kiwi) and
am the Investment Director of Newcrest Limited, an associated company
responsible for the management of the business. I have held my position at Kiwi
since 2014 and have been a Director of Newcrest Ltd since 2010.

1.3

Prior to this I worked at Belly Gully, L.E.K Consulting and AEA Investors. I also
have a Bachelor of Commerce, Bachelor of Laws (Hons) and Master of Law.
Howard Trautvetter

1.4

My full name is Howard John Trautvetter.

1.5

I am the General Manager of Kiwi. I have held this position since 2008. I
oversee the management and ongoing operation of the business, and the real
estate for Kiwi. I was responsible for the greenfields development of the
properties Kiwi operates, including the three facilities in Auckland (on the North
Shore, at Mt Roskill, and Ellerslie), and the two facilities in Wellington (at Kilbirnie
and Newlands). I also have a minor shareholding ownership in Kiwi.

1.6

I also have over 30 years’ work experience in property development and have a
Bachelor of Science degree and Bachelor of Town Planning degree from
Auckland University.

1.7

Our role in relation to Kiwi’s submission on the six notices of requirement and 25
resource consent applications for the Northern Corridor Improvements Project
(the proposal) in Auckland has been to consider the impacts of these notices
and applications on the operation and performance of Kiwi’s site at 12 Holder
Place, Rosedale, North Shore, Auckland (site) during, and post-construction.

2.

Scope of this evidence

2.1

Our evidence will discuss the following:
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(a)

Kiwi and its operation;

(b)

Customers who store goods at Kiwi’ssite;

(c)

The proposal by New Zealand Transport Agency;

(d)

The effect of the construction activities on Kiwi’s site;

(e)

The effect of the acquisition of land at Kiwi’ssite (post-construction);
and

(f)

How the adverse effects on Kiwi could be reduced.

3.

Kiwi and its operation at 12 Holder Place, Rosedale

3.1

Kiwi is a private, 100% New Zealand owned storage company with over 3,500
individual storage units in three locations in Auckland and two in Wellington.
Storage units range in size from as small as a cupboard to a mini warehouse.
Customers can hire the units from one month to long term.

3.2

Customers have access to their storage spaces from 5am to 11pm, 7 days, with
some customers having 24/7 access. All the units are individually alarmed and
monitored with resident managers living on site. The properties are surrounded
by a perimeter electric fence with automated entry gates for customers who
access by PIN code entry. A safe and secure storage facility is extremely
important to our business and customers.

3.3

We sell a full range of specialised boxes and packaging to both customers and
the general public. This includes mattress, sofa and chair covers, a range of
boxes for crystal items, books, clothing, mirrors and screens, and a range of
protective wraps for furniture and other items. Therefore, we also have members
of the public visiting our sites to purchase these items.

3.4

Kiwi is the owner of the land at 12 Holder Place, Albany, North Shore, Auckland,
at which Kiwi operates 785 self storage spaces within two purpose built storage
buildings, 24 outdoor vehicle storage spaces and all associated infrastructure
including an office and resident managers apartment (Facility).
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3.5

We built the Facility in 2000 to service all of the North Shore. It was built at its
location adjacent to SH1 because of the high visibility and brand exposure to the
public. We developed the Facility with glass panels on the north-western corner
facing SH1, and placed the company flag pole and signage also on this corner
of the Site to get maximum exposure to SH1. See the attached photo in
Appendix A taken from the motorway.

3.6

We purpose built the Facility at the Site and designed it to maximise storage
space while also allowing for larger vehicles and cars with trailers to circulate
around the Site, and between the two buildings one way in an anti-clock wise
direction. The ease of access is a key feature of the Facility for our customers.

4.

Customers who store goods at Kiwi’s site

4.1

Our customers include homeowners needing to store items such as furniture,
valuables and sports gear when moving house, renovating or shifting out of
town. In some cases our customers lack sufficient space at home and use a unit
as an extra room, or are looking to store their items over holiday periods, like
university students. We also have commercial customers using the units for
warehousing, retailers for stock, trades for storing tools and equipment and
many other businesses storing files, desks, displays, documents and imported
goods.

4.2

Commercial customers are of particular importance to us as they provide a
strong foundation to our business. Many of these customers use the Facility daily
and they prefer the larger external facing units with roller door entry because of
the ease of access to come and go, and load and unload. Any restriction on our
commercial customers’ ability to manoeuvre on the property will influence their
decision to continue to store with Kiwi and impact our economic performance.

4.3

Kiwi is a Transitional Facility approved by the Ministry of Primary Industries. This
enables customers to bring shipping containers onto Kiwi’s site and undergo the
formalities of Border Control clearance and devanning directly into a storage
unit, rather than a two staged process of clearance and devanning at a separate
location. This service is used by both residential customers who may be moving
to New Zealand, or by businesses importing goods. Again, any restriction on
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these customers ability to use the Facility will affect the performance of our
business.
5.

The proposal by New Zealand Transport Agency

5.1

The land between Kiwi and SH1 consists of a gentle grassed slope that falls
from the existing south bound exit lane leading to Constellation Drive. The Kiwi
site is highly visible from the motorway as illustrated by the photo in
Appendix A.

5.2

New Zealand Transport Agency (NZTA) propose to use this land plus an
additional one metre strip of land to be taken from Kiwi to construct a bus lane
and shared used path for pedestrian and cyclists (SUP).

5.3

The bus lane and SUP will be built at a height approximately 7 metres above the
Kiwi site. This is higher than the existing motorway and as a result, the view from
the motorway will be effectively blocked.

5.4

The one metre wide strip of land to be acquired by NZTA commences at the end
of the middle roadway on the Kiwi site and extends to the northern boundary. It
is an area of approximately 55 m2. The acquisition of this land will affect the
onsite physical characteristics of the property and the economic performance of
the business. This is described below.

6.

Effect on the Facility in having land acquired for the proposal
Vehicle manoeuvering

6.1

Cars, vans, trucks of all sizes and cars with trailers are used by customers when
storing at our Facility. At the end of the middle roadway the loss of land will affect
the ability for larger trucks and in some cases vehicles with trailers to turn the
corner. Whilst the modelling by Aurecon1 may show that a truckcan manoeuvre
around the corner using a standard tracking curve, this does not take into
account large trucks exceeding the trucks size used in the model, cars with

1

NCI-51PR-1PRP-TEC-0283 and two associated drawings 0301.
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trailers and other vehicles that might physically obstruct the turning manoeuvre
at the time. The modelling also does not take driver competency, weather
conditions and the rising topography of the land into account. The ease of vehicle
manoeuvrability is an important consideration for customers in choosing a
storage facility.

The restriction on vehicle manoeuvrability will significantly

impact on a customer choosing to use our Facility and therefore the economic
performance of our business. Accordingly, any loss of land that effects the ability
to turn around the corner will have an ongoing negative effect on the business
because of the loss in service being provided.
6.2

Evidence by David Moore clause 9.36 suggests that a study has been
undertaken to assess the effects of the works on manoeuverability. This study
by Aurecon (and detailed above) fails to take into account the matters described
above and does not reference Kiwi and how the business actually operates (i.e.
other people unloading/loading).

6.3

Due to the purpose built nature of the Facility, to maximise the number of storage
units while providing for efficient vehicle access and manoeuvring, there is no
ability for Kiwi to modify the site to mitigate the effects of the land to be acquired.
Unit desirability

6.4

The storage units either side of the middle drive are highly desirable to our clients
because of their convenience for trucks to pull up alongside the units and load
and unload goods. Many of these units are occupied by commercial companies
on a long term basis. Losing the ability to have larger trucks access these units
will result in many of these customers seeking storage units elsewhere as large
truck access and consistent larger truck access is an important consideration for
commercial customers.
Construction

6.5

During the construction period a further strip of one metre land is required along
the western boundary of Kiwi’s site. This is approximately 53 m2 (or a total area
of 108 m2). We have serious concerns relating to fencing and security,
accessibility, and health and safety during the construction period. The

18214506 1

6
assessment of effects (AEE) does not provide adequate details of how this extra
strip will be used or how it will impact on Kiwi’s operations.
6.6

This additional construction strip of land will also significantly restrict vehicles
turning from the middle road way, potentially rendering the storage units
inaccessible to many customers during the construction period. Andrew
William’s evidence suggests in paragraph 8.3 that this strip is required for 2 to 3
months. However, there is no guarantee it will not be longer. The time period
that the land is required for also does not reflect the time period that it will disrupt
Kiwi’s business. In paragraph 8.4 it is suggested that Kiwi negotiate with the
contractor over common use of the extra land required. This will not be
satisfactory to customers wanting to access their units and having to wait while
construction activities take place. As such, this will be a severe inconvenience
likely to deter customers from storing with Kiwi and taking their service
elsewhere.

6.7

There are 150 units in Block A on the ground level of the Facility that directly
rely on the middle roadway for access and 12 units that rely on it in Block B.
There are a further 37 units in Block B where the middle roadway is the most
convenient access. A total of 199 units or 25% of all units at the Facility are likely
to be effected during and post the construction period. If the total western road
was to be blocked or access restricted then all units on the property would be
affected. There is no certainty that this will not occur and no construction
methodology has been provided to us to show how this will not occur.

6.8

The amenity, and clean and tidy condition of Kiwi’s site is also important for
Kiwi’s business. The construction activities are likely to cause dust and other
adverse amenity effects for both customers and their stored goods that will need
to be mitigated.

6.9

Access to the storage units in the Facility needs to be maintained at all times.
As stated previously, Kiwi’s site needs to be safe and secure at all times for
customers and employees.

6.10

The Facility also has a manager that lives onsite. It is important that the noise
and dust effects from the construction activities do not affect the well-being of
the on-site manager.
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Health and Safety during Construction
6.11

We are most concerned that NZTA have not adequately considered the impact
of construction and health and safety issues at our site. The wall to be built will
be over 7 metres high in parts. This will be about the same height as the roof
line of Kiwi’s adjoining two storey building. We see nothing in the documentation
that gives us confidence that customers and vehicles can circulate and walk
around the Facility with construction work being undertaken immediately
adjacent to and within the Kiwi site. In any event we feel that this work is of such
a scale it will likely be intimidating and as a result customers will be deterred
from using the Facility or having their goods stored so close to a construction
site of the magnitude that is the Northern Corridor.
Visibility

6.12

On completion of the motorway works the Facility will be transformed from a high
exposure motorway property to effectively a cul de sac or no exit property with
limited visibility and exposure.

6.13

The construction of the proposed 7.2 metre high retaining wall (including the
fence) for the proposed bus lane and SUP will significantly impact the financial
performance of the business.

Kiwi established the Facility at this location

because of the high public visibility from motorists traveling on SH1. The Facility
was designed to face SH1 with a glass feature area displaying units within the
building, a flag pole and signage on the North West corner of our site.
6.14

At Kiwi we record the marketing source of enquires and sales made. In the year
ending 31 March 2017, 19% of all enquires were defined as “drive-bys.” This
means that customers have seen us on SH1 and have contacted Kiwi because
they know where we are, having driven past the site on SH1. Of all sales at the
Site for the year ending 31 March 2017, 26% were from “drive–bys”. This method
of marketing directly to customers is extremely effective with a resultant 45%
conversion of enquires to sales. Loss of Kiwi’s visibility to SH1 will significantly
affect the financial performance of our business.

6.15

Customers who see Kiwi and visit the site are less likely to comparison shop as
opposed to a customer who selects a storage facility via the internet. Should the
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7 metre wall proceed in its current design we will become reliant on advertising
over the internet. This has two effects. First, there will be an increase in
advertising costs for Kiwi. Second, Kiwi’s prices will come under pressure to
meet other storage facilities prices, potentially of lesser quality and offering a
lower quality service. This will result in lower revenues for Kiwi than those
currently received.
6.16

There have been suggestions by NZTA that we could place billboards on the site
at a high level that could be visible from the motorway. However, this form of
advertising will unlikely produce the same level of response as Kiwi’s current
advertising does. We can illustrate this point by Kiwi’s advertising for its Ellerslie
storage facilities. Kiwi owns a vacant property at 80 Cawley Street, Ellerslie
which backs onto the motorway on SH1 near the Ellerslie/Penrose off-ramp. This
site has exceptionally high motorway visibility. In November 2015, we placed a
billboard on the vacant property advertising our Ellerslie storage facility located
just along the road at 40 Cawley Street. Our statistics gathered asking customers
why they chose to store with Kiwi showed no improvement in enquires or sales
because of the billboard.

6.17

The area of land to be acquired will also require the removal of the flag pole, a
critical visual marker for the site and Kiwi’s business.
Effects of the wall on Kiwi’s site

6.18

The retaining wall, at its proposed height, will also be overbearing when viewed
from within the site and will block visibility of the Facility from SH1. As stated
previously, the current visibility into the site provides an important level of
security and safety for customers and their possessions. This loss of visibility of
the Facility will significantly impact the safety and security that Kiwi’s business
currently enjoys.

6.19

The area will require lighting to mitigate the overbearing impact of the wall. There
will also need to be consideration given to security and how this will be restored.
Effect of Landscaping

6.20

As stated in Kiwi’s submission, we are concerned that as part of the proposal,
the landscaping will provide further screening of the Facility from SH1 and impact
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on the economic performance of Kiwi’s business. We wish to reiterate that any
further screening of the site would likely impact the economic performance of
our business for the reasons outlined in this statement and Mr Allan’s statement.
Land proposed to be publicly acquired along the western boundary of Kiwi’s site
6.21

As stated previously, the strip of land proposed to be publicly acquired along the
western boundary of the site is approximately 55 m2. This area is currently
rented for the storage of 6 vehicles including boats, trucks, cars and other large
items. The loss of this area of land will provide a loss of revenue, and will reduce
the ability for the Facility to provide storage for these types of items.

7.

How the adverse effects on Kiwi could be reduced

7.1

We believe there are a number of design metrics that could be considered to
improve visibility by lowering the height of the bus lane and SUP. Presently the
bus lane is at a higher elevation than the north travelling off ramp to
Constellation Drive. Vehicles travelling on this off ramp are Kiwi’s primary target
market.

7.2

We have had a number of meetings with NZTA’s consultants to discuss
alternative design options. The result is that there are a number of metrics that
could be modified to lower the wall about 2 metres. Its present height of about
7 metres (as measured at the middle roadway) would come down to 5 metres
and at the front of the building where the glazed windows are, it would reduce
from 5 metres to about 3 metres. A plan prepared by Aurecon number 0301
which I have labelled “Visibility Improvement Gradients Plan” (VIG Plan)

is

attached in Appendix B to help explain how this can be achieved and is
referred to below:
(a)

Lower the bus lane and SUP bridge over Constellation Drive
to provide a clearance of 5.6m rather than the current design
clearance of around 6m. We note that the existing north/ south
bridge has a minimum clearance of about 5m, and therefore it does
not make any practical difference to have the new parallel bridge
at a higher height. Reducing the new bridge to 5.6m would result
in a lower level for the wall past Kiwi and we understand reduce the
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cost of the bridge construction. We understand that 5.6m
corresponds to the desirable clearance over shoulders in NZTA
Bridge Manual and has been accepted by NZTA on other areas of
the network. (Refer to the evidence by Michael Hall). The Black
Line in the VIG Plan is the Specimen Lodgement Design by NZTA.
At the front glazed corner of the building the wall is at 5.2 metres.
There is also a concrete bus barrier of 1.1 metres. At this height
the visibility of the building is almost totally obscured. However,
with the lowering of the bridge over Constellation Drive this
improves visibility by about 1.7 metres with a wall height of 3.5
metres. See Purple line on the VIG Plan.
(b)

Increasing the gradient of the bus lane and SUP from 5% to
5.34%. The existing motorway which buses travel on is 5.6%.
There are examples in Auckland of gradients in excess of 5%. The
Red Line on the VIG Plan shows the combined improvement of
both lowering the bridge and a gradient of 5.34% and results in an
improved visibility of 2.1 metres with a wall height of 3.1 metres.
Reducing the wall height and bridge height should result in a
significant cost savings to NZTA.

(c)

Ensuring the SH1 to SH18 overbridge is built as a bridge at its
northern end rather than a solid ramp in order to maximising
the opportunity for views under the bridge. Cost savings from
lowering the Constellation Bridge and bus lane / SUP could help to
offset any extra cost to this overbridge.

(d)

Reviewing the design parameters around bus ability to travel at
80km on gradients over 5%.

Buses currently operate on the

motorway outside Kiwi at 5.6% grade and elsewhere on the
motorway at 5.34% (a section of 630 metres between Constellation
Bus Station and Sunnynook Road).
(e)

Designing the bus lane so it has the future potential for light rail
based only on a 5% gradient is too restrictive as there is evidence
that stepper gradients, including a gradient of 5.34% is not
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unrealistic. (See evidence from Michael Hall). In addition light rail
is only a future “maybe“ and in the future light rail performance is
likely to significantly improve with technology. In any event, light
rail will need to be designed for 5.34% because there is a section
of the existing bus lane of 630 metres between Sunnynook Road
and Constellation Station at this gradient.
(f)

Providing a guard rail to the SUP that is transparent such as
glass and high enough to provide safety for cyclists and
pedestrians and security for Kiwi. We understand that provision
for this is available.

8.

Conclusion

8.1

For the reasons set outlined above in this evidence, I consider that the notices
of requirement be withdrawn in part and / or modified and conditions need to be
imposed on the notices of requirement and resource consents as follows:
Design
(a)

That a gradient for the bus lane and SUP past the Kiwi Site be
adopted at 5.34%.

(b)

That the height of the bus lane and SUP bridge over Constellation
Drive have a maximum clearance height of 5.6m.

(c)

Ensure that the downward curve of the bus lane near the
Constellation Drive Station heading north commences as close to
the Bus station in order to keep the bus lane as low as possible
past Kiwi. (Refer evidence from Michael Hall)

(d)

That the SH1 to SH18 overbridge be designed such that at the most
northern end the solid ramp structure be substituted with an open
span concrete structure.

(e)

That the post and fence for the SUP past Kiwi and full length of
Watercare land be a clear glass design similar to the motorway
leading to the Harbour Bridge at St Marys Bay or the Spaghetti
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Junction SUP, and that it should be cleaned twice yearly as part of
a maintenance arrangement by NZTA. We would not want perspex
as this can become opaque as it ages.
(f)

That the new motorway batter on the northern boundary to the Kiwi
Site be grassed only and maintained at a height not exceeding
500mm.

(g)

That no planting be provided that would obstruct views of Kiwi from
the motorway, the bus way and SUP.

(h)

That Kiwi be consulted and agree with the final design finish of the
concrete retaining wall facing Kiwi’s site and that the final selected
finish to be of the highest standard and quality.

(i)

NZTA to design lighting on the SUP that will illuminate the Kiwi
circulation roadway below.

(j)

NZTA to agree to two pole illuminated freestanding signs, one
facing north and a second facing south. The signs to be 18m x 4m
and directed towards the motorway.

Construction
(a)

Kiwi to engage a suitably qualified project manager to coordinate
and interface between Kiwi and NZTA/Contactor over such matters
as Health and Safety, security, access, program and any other
construction issues. This project manager to be paid by NZTA.

(b)

Kiwi to engage its security company to provide a static security
guard during construction when Kiwi considers that security of the
Facility is at risk, particularly when there is no electrified security
fence in place. The cost of the security guard to be paid by NZTA.

(c)

NZTA to put in place noise, dust and sediment control programs
which are to be pre-agreed with Kiwi. Regarding sediment, the
controls must ensure that the roadways at Kiwi remain clean from
soil and silt at all times and in any event NZTA to arrange for the
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roadways to be cleaned at least once a week whilst

the

construction works are taking place near Kiwi. This is to be paid by
NZTA.
(d)

NZTA/Contractor to keep all work adjoining the Kiwi site clean, tidy
and presentable.

(e)

That construction work adjacent to and within the Kiwi site to be
undertaken between the hours of 11pm to 5am only if it is going to
require the additional construction strip or close or restrict customer
access.

(f)

Any construction hoardings, fencing, cones and the like which are
visible to the Facility are to be of the highest standard using new
materials so that the high quality presentation to the Facility is
maintained. By way of example hoardings should be new materials
and paint finished.

(g)

The works adjoining Kiwi to be undertaken as quickly as possible
and not in a piece meal fashion.

(h)

All electric fences to be reconnected and or rebuilt at the expense
of NZTA where removed or damages during the construction
works.

(i)

The Kiwi circulation roadway asphalt along the western boundary
to be replaced in total at NZTA’s cost rather than patch work
repairs.

Andrew McKenzie Fraser and Howard John Trautvetter
25 May 2017
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Appendix A
Photo in of our site taken from the motorway and other NZTA plans showing
our site
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Appendix B
“Visibility Improvement Gradients Plan” (VIG Plan)
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