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CENTRAL CITY PLAN RETAIL QUARTER DETAILED BUSINESS CASE 

Department: Project Management Office  

 

 

  

 

EXECUTIVE SUMMARY  

1 The purpose of this report is to present the Retail Quarter George Street Detailed Business Case 
(DBC) to Council.  The DBC provides information, evidence and assessments on do minimum, 
one-way south, one-way north and two-way options for the Retail Quarter George Street 
Upgrade project. 

2 The lack of a differentiation between the options has meant the Retail Quarter DBC has not 
provided a preferred option.  Both the one-way and two-way options are considered viable and 
deliver improved benefits.  The main difference between the one-way options compared to the 
two-way option is the amount of space provided for public realm activities (e.g. social 
interaction, amenity, cultural representation and art) compared to vehicle movement. 

3 Following a Council decision, detailed design and construction phases for the Retail Quarter will 
begin. This will include commencing Enabling Works in the Filleul Street, Great King Street and 
streets intersecting George Street. 

4 This report also includes a draft Retail Quarter Revitalisation Plan, which provides a roadmap for 
how stakeholders could work together to ensure the ongoing success and vitality of the area, 
irrespective of any infrastructure upgrades. 

RECOMMENDATIONS 

That the Council: 

a) Notes the the findings of the Retail Quarter George Street Detailed Business Case 

b) Confirms its previous decision to endorse a one-way design for the Retail Quarter 
George Street Upgrade project  

c) Decides the preferred direction of travel for one-way vehicle movements 

 

BACKGROUND 

5 The Central City Plan and Retail Quarter George Street upgrade have been reported to Council 
on several occasions.  

6 The Retail Quarter (George Street) project aims to renew existing three waters infrastructure, 
improve safety and accessibility, and enhance the amenity of the Retail Quarter.   
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7 On 25 May 2020 Council considered an update on the preliminary design work on the Retail 
Quarter project and reconstituted a Central City Advisory Group to provide feedback throughout 
the detailed design and business case stages of this project.  

8 On 17 November 2020 the Planning and Environment Committee considered an independent 
review of the preliminary design and community engagement for the Retail Quarter.  The 
meeting resolved: 

  Moved Mayor Aaron Hawkins/Cr Steve Walker): 

That the Committee:  
 

a) Notes the findings of the independent review by Kobus Mentz of the Dunedin Retail 
Precinct (George Street upgrade) project. 

c)        Revokes the Planning and Environment Committee resolution (PLA/2019/025) from 
11 June 2019 which endorsed the preliminary design for the George Street – Central 

City Plan project. 

Motion carried (PLA/2020/00137) 

Moved (Mayor Aaron Hawkins/Cr Steve Walker): 
 
That the Committee: 
 

b)        Approves proceeding to detailed business case and developed design with a one–
way design with flexibility to go to two-way shared street design for the Dunedin 
Retail Precinct George Street upgrade.  

The Committee voted by division: 

For:               Crs Sophie Barker, Christine Garey, Marie Laufiso, Mike Lord, Jim 
O'Malley, Chris Staynes, Steve Walker, David Benson-Pope and Mayor 
Aaron Hawkins (9). 

 
Against:  Crs Rachel Elder, Carmen Houlahan, Lee Vandervis, Jules Radich and 

Andrew Wiley (5). 
Abstained:  Nil 
 
The division was declared CARRIED by 9 votes to 5 

 

Motion carried (PLA/2020/038) 
 

9 Following the 17 November 2020 Planning and Environment Committee meeting work has 
progressed on continued engagement with key stakeholders and the completion the detailed 
business case (DBC).  The detailed business case is included as Attachment A 

DISCUSSION 

Retail Quarter Revitalisation Plan 

10 A thriving and prosperous Retail Quarter is a prerequisite of all key stakeholders irrespective of 
the infrastructure upgrades planned for George Street.  There remains a strong desire to work 
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collaboratively to find ways to ensure the area succeeds and is attractive to a broad range of 
Dunedin’s residents. Stakeholders have suggested that opportunities related to retail 
management, private-sector development, collaborative partnerships with various groups, and 
sustainability should be further explored.  

11 A Retail Quarter Revitalisation Plan has been developed based on a similar approach adopted 
for the Warehouse Precinct project.  The Plan takes a holistic approach and clarifies how 
stakeholders could work together in different ways to enhance the area, regardless of how the 
street is upgraded.    

12 The draft Retail Quarter Revitalisation Plan is included as Attachment B.  The Plan will provide a 
roadmap to identify the outcomes wanted for the Retail Quarter and the different ways people 
could contribute to building a successful and positive future for the area. 

13 The Revitalisation Plan will contribute to building on-going relationships between the DCC and 
stakeholders in the area, which will be an important component in the area’s success 

14 The draft Plan will be released for public feedback in the coming weeks.  Stakeholders will be 
asked if the Plan assumptions and outcomes align with their expectations. Once feedback has 
been obtained and integrated into the document, a final version and implementation plan will 
be produced and distributed.  

Detailed Business Case  

15 The Retail Quarter DBC follows the Treasury Better Business Cases guidance. It is organised 
around a ‘five-case model’, designed to assess the investment: 

a) is supported by a compelling case for change - the 'strategic case' 

b) optimises value-for-money, including public value - the 'economic case' 

c) is commercially viable - the 'commercial case' 

d) is financially affordable - the 'financial case' 

e)  is achievable - the 'management case'. 

16 Use of the DBC model is a prerequisite for obtaining New Zealand Transport Agency Waka Kotahi 
co-funding. 

17 A constraint of the DBC process is its focus on infrastructure matters.  This presents a risk that 
broader issues to ensure the Retail Quarter’s success are left unconsidered.  The Revitalisation 
Plan helps manage any risks by ensuring a holistic approach to the area is taken.     

18 The DBC process requires a robust assessment of the various options, however there are some 
limitations to the process.  The business case process is a good tool for assessing the benefits 
between alternative discrete solutions, such as comparing a bypass, to a bridge, to a tunnel to 
solve a transport congestion problem.  There is however a risk of overstating the differentiation 
between options when the solutions are very similar.   

19 This sensitivity issue is apparent in the Retail Quarter DBC because the margins between the 
options are small and relate to limited criteria.   The main differences between the Retail Quarter 
options (one-way compared to two-way) relate to the amount of space provided for other 
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activities (e.g. social interaction, amenity, cultural representation and art) compared to vehicle 
movement.    

20 The lack of a differentiation between the options has meant the Retail Quarter DBC has not 
provided a preferred option.  Both the one-way and two-way options are considered viable and 
deliver improved benefits. The findings of the DBC are summarised below. 

Detailed Business Case Options 

21 The detailed business case (DBC) has compared the following four options.  

a) Do minimum (replacing infrastructure and returning George Street to its current form) 

b) One-way north 

c) One-way south  

d) Two-way slow street 

22 A do nothing or do minimum option is a standard inclusion in any DBC process to measure the 
benefits of any change proposal.  The do minimum option has not been considered in detail 
during the DBC as it is inconsistent with Council’s decision to fund the George Street Upgrade 
project.  It also does not deliver improved safety and amenity benefits, and it is not supported 
by key stakeholders.   

23 The DBC tested both the one-way and the two-way options to determine the differences and 
benefits between the approaches. 

24 During investigation of the “one-way option with the flexibility to go to a two-way shared 
street”, a number of technical issues were identified that make this option difficult and more 
expensive to implement.  These include: 

a) Shifting between one-way and a two-way configuration requires substantial changes to 
intersections, traffic signal location, crossing points for pedestrians, tactile locations, 
signage, road markings and access to parking to ensure it operates safely and effectively. 
These changes could not be made easily and/or regularly.  

b) Permanently reversing the one-way to a two-way street would require additional physical 
intersection works, which would require closure of the street for an extended period of 
time, resulting in further disruption to businesses. This work is unlikely to attract Waka 
Kotahi co-funding. 

c) The idea of regularly changing between one-way and two-way would create confusion for 
users and associated safety concerns. 

d) Attempting to incorporate the flexibility between one-way and two-way would 
compromise the quality of the design and limit realisation of the amenity and spatial 
benefits of the one-way option (e.g. no plantings, rain gardens, or street furniture could 
easily be incorporated into a future two-way space). 

25 For these reasons, “a one-way option with the flexibility to go to a two-way shared street” is not 
considered a viable option.   
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26 The flexibility that Council is seeking to provide in how the street is used could be achieved by 
“smart street” technology and initiatives.  These can be applied to either the one-way or two-
way options.  

27 “Smart street” initiatives include automatic bollards, digital signage, and flexible zones such as 
parking areas that could change how the area is used at different times of the day (e.g. loading 
zones in the early morning, parking during the day, outdoor seating at night), or allow blocks to 
shift to full pedestrianisation at different times (e.g. Sundays, late night shopping, cruise ship 
season, during major events etc).  

28 This approach would also make it easier for closing blocks along George Street for events, 
requiring less temporary traffic management set-ups. 

29 Smart street technologies and initiatives have been allowed for and included in cost estimates 
for one-way and two-way options.    

Detailed Business Case Findings 

30 A summary of the DBC findings is provided below. 

Vehicle Movement  

31 Traffic modelling has demonstrated all options are technically feasible.  With some changes 
undertaken in the Enabling Works package in Filleul and Great King Streets, all the options 
demonstrated there was little difference across the wider network in relation to travel times 
and congestion.  

32 The one-way north scores slightly higher than the two-way option, with the one-way south 
option having the lowest score. The scoring differences between the options are minor and 
relate mostly to travel times.   

33 The one-way south option scores slightly better for safety benefits because it provides improved 
opportunities to remove manoeuvres and simplify the five-way George, London, Pitt, Frederick 
Streets intersection.   The one-way south also scored slightly higher in CCAG members 
preference.  The one-way north scored slightly higher for reduced travel time.   

Amenity Value 

34 Place and place-making improvements can be achieved through either a one-way or two-way 
option. The one-way option offers a greater amount of public space, which can be used for a 
range of other activities such as arts and culture, social interaction and activation events. The 
two-way option has less public space compared to the one-way options, however it is still an 
improvement on the status quo.    

Safety 

35 Reducing vehicle speed in the area has a positive benefit on the safety of all road users 
(particularly vulnerable road users) and discourages the use of the area as a through-route, 
diverting vehicles to other parts of the network. 

36 Within the one-way options, some concerns remain from both advocates and the reviewers that 
cyclists and micro-mobility modes (such as scooters and skateboards) being able to move in both 
directions will create safety risks for vulnerable users.  In the two-way option the concerns 
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around cyclist movements can be mitigated more easily.  Demarcating non-shared pedestrian 
zones and managing the shared spaces to ensure people feel safe in the area will be important. 
Solutions for these issues and to specific accessibility needs will be considered during detailed 
design.   

Car Parking 

37 Similar amounts of on-street car-parking along George Street can be provided in the one-way or 
two-way options.   

38 Under either option, car parking spaces along George St will be retained wherever possible.  Key 
stakeholders will be consulted with on any proposed changes to car parking.  Any proposed 
changes will be considered by the Regulatory Subcommittee and Council.         

Accessibility 

39 The concept of universal access has guided the concept designs of both the one-way and two-
way street options. Feedback from disability groups and the independent peer review by MR 
Cagney accessibility expert Bridget Burdett are in favour of a one-way option.  This is due to the 
additional space it creates for people and reduced congestion and clutter, which have negative 
impacts for those with disabilities.  

40 All options have proposed expanding disability parking, which is broadly supported. Disability 
advocates have noted that there is a possibility for this project to be a leader in inclusiveness.  

Bus Movement 

41 In both the one-way and two-way street options, buses are re-routed down Great King Street, 
returning to George Street via the Frederick Street intersection. The bus stop currently located 
on George Street will be removed and relocated to Great King Street, close to the existing 
Hospital entrance. The reasons for this relocation are discussed in detail in Section 5 of the DBC. 

42 The Bus Users Support Group Ōtepoti are concerned about moving the buses away from George 
St.  However other groups support it, noting that George Street is not the best route for buses, 
due to safety concerns for vulnerable users and due to the reduction of amenity caused by large 
vehicles. The slower nature of the street will also the impact the efficiency of buses. 

43 Improved pedestrian facilities on St Andrew, Hanover and Frederick Street will be provided to 
address concerns about reduced access for bus users between Great King Street (including the 
existing bus hub) and George Street. Design work to upgrade the Albion Lane pedestrian link as 
part of this project is also underway, providing another important thoroughfare to George St.  

Stakeholder Engagement 

44 There remain divided opinions amongst CCAG members as to the preferred option. Details of 
the engagement with CCAG are provided in Section 9 of the DBC. 

45 The do-minimum option is not favoured by CCAG members. 

46 The one-way option is strongly supported by students and young people, Generation Zero, 
Pacific Trust Otago, Plunket, and disability groups. This option was preferred by these groups as 
it enhances pedestrian access, safety and allowed for more space for on street amenities to 
encourage activity along George Street. The one-way option is also preferred by Fire and 
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Emergency New Zealand and the New Zealand Police. One-way north was slightly favoured over 
one-way south by stakeholders. 

47 The two-way option is strongly supported by commercial advocacy groups, individual retailers, 
landlords/developers, Grey Power, the Automobile Association, Bus Go Dunedin and Urban 
Access Dunedin as it retains the current access and parking configuration on George Street with 
improvements to pedestrian safety and access. 

48 There are similar levels of support for one-way and two-way options, however the two-way 
option is generally more acceptable to CCAG members. Views around the one-way options are 
more polarised, with people expressing their strong support or strong opposition in comparison 
to the two-way option.  For the two-way option, the scores show a more neutral-to-positive 
assessment overall.  

Enabling works 

49 The Enabling Works are a package of changes to Great King Street, Filleul Street, and streets 
intersecting George Street. The plans for these works are included as Attachment C. 

50 The aim of these works is to: 

a) Reduce the impact of road closures by providing motorists and buses with alternative 
options to George Street when physical works on George Street commence. 

b) Improve east to west connectivity and reduce the impacts of the construction of the new 
Dunedin hospital on traffic flow in the central city 

51 The enabling works involve: 

a) Changes to Great King Street to make this a more efficient route for buses between the 
bus hub and Frederick Street. This is both to ensure bus movements while blocks of 
George Street are closed for construction and to make this a more efficient permanent 
route for services. There is also potential to include a right hand turn into the Great King 
Street carpark to improve access to off-street parking. 

b) Changes to Filleul Street and London Street in order to improve traffic flows and a more 
efficient alternative north-south route to George Street. A right-hand turn access from 
Filleul Street into the Meridian Mall/Golden Centre carpark will also be included to 
improve access to off-street parking.  

c) Improvements to the pedestrian environment in the area, including new footpath 
surfaces (a mix of new asphalt and concrete pavers), Barnes Dances, pedestrian refuges, 
reduced crossing distances, seating, and improved street lighting. There is a focus on 
providing safer, more accessible and convenient access for pedestrians to George Street, 
from Great King Street (including the bus hub), Filleul Street and surrounding areas. 

d) Additional cycle parking and charging stations for e-bikes. 

e) New street trees and planting. 

f) The replacement of three waters infrastructure where required. 
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52 The Enabling Works are not dependent or linked to any specific George Street option. They are 
changes that will deliver benefits irrespective of a one-way or two-way option being 
implemented.  

53 There is expected to be approximately 10 car parking losses from these changes.  These losses 
have been minimised as much as possible.  The losses relate to: 

a) Installation of dedicated turning lanes for intersection efficiency, access to parking 
buildings and additional stacking capacity. 

b) Realignment of intersections to improve sightlines and to improve safety for all road 
users. 

c) The enlargement of build outs to reduce crossing distances for pedestrians. 

d) Increase in length of bus stops to ensure the main stops accommodate two buses 
simultaneously. 

54 Engagement with businesses and other stakeholders in the area on the Enabling Works about 
potential parking losses has been delayed due to the recent lockdown. This information will be 
made available on the DCC website and the project team will visit businesses in the area to 
advise them on how to provide feedback on these plans.  

55 While feedback on car parking across the Enabling Works is still to be finalised, the Enabling 
Works are planned to commence in October. The construction programme requires a 
reasonable amount of work to be completed before departing the area in late November to 
allow retailers a construction-free period during Christmas. Any car park losses will be 
considered by the Regulatory Subcommittee and Council before implementation.  

56 The Quantity Surveyor estimates for the Enabling Works package is $11.01m. This is comprised 
of $5.4m for transport and safety improvements and $5.6m for three waters upgrades. The 
transport and safety improvements are included within the overall Retail Quarter budget.  The 
three waters upgrades are included in overall Three Waters budgets.    

OPTIONS  

57 The options have been split into two decisions.  The first decision is for Council to confirm its 
previous decision to endorse a one-way design for the Retail Quarter George Street Upgrade 
project, or alternatively endorse a two-way design.   

58 If Council confirm a one-way design, a second decision would be required by Council is to decide 
the direction of the one-way.   

59 All the options presented below have been assessed as technically feasible, and of similar cost 
and environmental impact.  

60 Quantity Surveyor estimates indicate that all options can be achieved within the existing Retail 
Quarter and Three Waters budgets in the 10-year Plan.  

61 All the options deliver the following outcomes compared to status quo: 

a) Renewed three waters infrastructure.  
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b) Improved safety outcomes for all road users.  

c) Improved accessibility.  

d) Limited reduction in car parking. 

e) Improved access to off-street parking opportunities and reduced traffic circulation. 

f) Reduced number of vehicles using George Street and increased number of vehicles using 
the improved alternative routes along Fillleul and Great King Streets.    

g) More cycling and micro mobility parking opportunities. 

62 Because these factors are common to all options, they have not been restated below, however 
Councillors should be aware of them when considering the options.   

Decision One 

Option One – One-way street 

Advantages 

• Offers more space than the two-way option for amenity, place-making and other 
uses. 

• One-way options have greater general support from vulnerable road users, who 
have a focus on safety objectives. 

Disadvantages 

• The option does not have any support from the retail and commercial members of 
CCAG. 

• Safety concerns for vulnerable road users around counterflow cyclist movements.  

Option Two – Two-way street 

Advantages 

• This option is favoured by the retail and commercial members of CCAG. 

• Is generally more acceptable to the broader group of CCAG members, as it 
predominately scores neutral to positive. 

Disadvantages 

• Offers less space for amenity, place-making and other uses than the one-way 
options (but still more than is available under the do minimum). 

• Has less support from vulnerable road users, who have a focus on safety objectives.  
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Decision Two 

Option One – One-way north  

Advantages 

• Results in marginally faster travel times compared to the one-way south option.   

• Of the one-way options, the northbound direction had slightly more support from 
CCAG members. 

Disadvantages 

• Feedback suggests the northbound direction is counter-intuitive to many Dunedin 
residents who view the Octagon as the destination they are travelling towards. 

Option Two – One-way south 

Advantages 

• Results in a safer intersection at the five-way George, London, Pitt, Frederick 
Streets intersection. 

• Has a slightly lower construction cost at the five-way intersection and therefore 
results in a slightly higher benefit cost ratio. 

Disadvantages 

• Results in marginally slower travel times compared to the one-way north option. 

NEXT STEPS 

63 Following confirmation of Council’s preferred option, the business case will be submitted to 
Waka Kotahi for their consideration and assessment of co-funding.  

64 Detailed design drawings for the George Street works will commence.  

65 The Enabling Works construction will commence. Construction work will continue after 
Christmas, with a break during December to minimise disruption to businesses during Christmas 
and New Year. 

66 The draft Retail Quarter Revitalisation Plan will be released for public feedback. Public feedback 
will be incorporated into a final document. 

67 The Retail Quarter Project Team will continue to work closely with CCAG to seek on-going input 
into the detailed design. 

68 The Retail Quarter Project Team will engage with the Retail Quarter Construction Reference 
Group to identify options to minimise disruption and help prepare communication material for 
the area during the construction period.    

69 Regular updates on the Retail Quarter project will be provided through the Planning and 
Environment Committee.    
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Signatories 

Author:  Glen Hazelton - Project Director, Central City Plan 

Authoriser: Simon Drew - General Manager Infrastructure and Development 
Sandy Graham - Chief Executive Officer  

Attachments 

 Title Page 
⇨A Retail Quarter Detailed Business Case (available on the following link) 

https://www.dunedin.govt.nz/retailquarter-detailed-business-case 
62 

⇩B Draft Retail Quarter Revitalisation Plan 81 
⇩C Enabling Works Plans 93 
⇩D CCAG Membership  

   

../../../RedirectToInvalidFileName.aspx?FileName=CNL_20210928_ATT_1541_PLANS.PDF#PAGE=2
https://www.dunedin.govt.nz/retailquarter-detailed-business-case
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SUMMARY OF CONSIDERATIONS 
 

Fit with purpose of Local Government 

This decision promotes the social, economic, environmental, and cultural well-being of communities in 
the present and for the future. 

Fit with strategic framework  

 Contributes Detracts Not applicable 
Social Wellbeing Strategy ☒ ☐ ☐ 

Economic Development Strategy ☒ ☐ ☐ 

Environment Strategy ☒ ☐ ☐ 

Arts and Culture Strategy ☒ ☐ ☐ 

3 Waters Strategy ☒ ☐ ☐ 

Spatial Plan ☒ ☐ ☐ 

Integrated Transport Strategy ☒ ☐ ☐ 

Parks and Recreation Strategy ☐ ☐ ☒ 
Other strategic projects/policies/plans ☐ ☐ ☒ 

Both the one-way and two-way options contribute to the overall strategic framework through 
renewing aging infrastructure, and by providing an increase in public realm that allows for amenity, 
activity, culture, and environmental benefits.  

Māori Impact Statement 

The project team has worked closely with Aukaha to ensure the incorporation and representation of 
Māori cultural values within the project. Further engagement will continue throughout the design and 
implementation phases. 

Sustainability 

There is a strong focus on sustainability within the project, taking a holistic view on economic, social 
and environmental factors. Further work is being undertaken on the potential for reducing and off-
setting the carbon costs of the project. 

LTP/Annual Plan / Financial Strategy /Infrastructure Strategy 

The Retail Quarter project is a component of the Central City Plan and funding is included in the 10-
year Plan. 

Financial considerations 

The Quantity Surveyor estimates indicate either the one-way or two-way options and the Enabling 
Works are within the existing Retail Quarter and Three Waters budget allowances in the 10-year Plan.  
Waka Kotahi co-funding contributions are still to be confirmed.  
On-going maintenance costs of one-way and two-way options are similar to existing maintenance 
costs. 

Significance 

The Retail Quarter George Street project is part of the Central City Plan.  The Central City Plan has been 
designed to guide development of the central city area for the next 10-15 years. There has been a high 
level of community engagement and participation in the project through several engagement 
opportunities, including through the 2018 – 2028 Long Term Plan.   
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SUMMARY OF CONSIDERATIONS 
 

Engagement – external 

There has been ongoing engagement with CCAG members throughout the Detailed Business Case 
process. This has been noted as positive by many members of the group. 

Engagement - internal 

Internal engagement has occurred with the Transportation, City Development, Three Waters, Policy, 
Waste Minimisation, Community and Events, and Parks and Recreation teams on relevant elements of 
both the Detailed Business Case and the draft Retail Quarter Revitalisation Plan.  

Risks: Legal / Health and Safety etc. 

Due to the divided views on the CCAG, whichever option Council chooses, some stakeholders will be 
disappointed. The DBC process and strong engagement with the CCAG has attempted to manage this 
risk by providing good data for decision-making.  
The draft Retail Quarter Revitalisation Plan seeks to mitigate some of this risk by taking a more holistic 
approach and continuing to engage a range of partners in initiatives to reinvigorate the area. 

Conflict of Interest 

There are no known conflicts of interest. 

Community Boards 

There are no direct implications for Community Boards. 
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