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EXECUTIVE SUMMARY | Introduction and context
GREAT LAKE TAUPO

Taupd District Council

This single-stage business case assesses the location options for a new Civic Administration Building (CAB)

for the Taupd District Council, and makes a recommendation based on assessment of the financial and non-
I'he document is organised around tt

financial factors.
the strategic

for money - the economic case

the commercial case

the financial case

the management case
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EXECUTIVE SUMMARY | What's the problem to be solved

GREAT LAKE TAUPO
Taups District Coundl
The Taupo District Council’s previous head office building at 72 Lake Terrace was evacuated in 2017 and then demolished in early 2018 due to earthquake and asbestos issues that could not
be resolved economically. The Council’s functions and staff are now spread across 8 different locations in the Taupo town centre, which has created productivity and effectiveness challenges.

CHALLENGES

The Taupd District Council is currently dispersed around
a number of CBD buildings due to the demolition of the
main earthquake-prone council building. This is causing
productivity and dislocation issues, as well as imposing

additional lease costs on ratepayers

Some key functions - such as the Emergency Operations
Centre ~ are in very substandard facilities, which are
already struggling to be fit for purpose. This situation of
poor working conditions and functional deficits in the
buildings is likely to worsen over time.

Warren and Mohoney Architects and Boffa Miskell urban
designers were commissioned to create a Master Plan for
a Cultural Precinct in the South Domain. The purpose is
to ensure that development of the area occurs ina
holistic and considered way, and is sympathetic to the
needs and aspirations of the Taupd community and
visitors to the town, The Master Plan included the
possivility that a Civic Administration Building could be
constructed on the South Doman.

Many of the buildings on the Domain ~ such as the
Museum and the Library - need investment to bring them
up to stondard. In some cases they are ot or nearing the
end of their economic lives.

The Museum is the most acute of these. The state of the
facilities means it is unable to receive repatriated Naati
Tuwharetoa taonga, the storage and display spaces are
inadequate, and some of the building is lacking key
infrastructure for artefocts, such as air conditioning. The
number of visitors is low by regional museum standards,
partly becouse the site is not conducive to causol visitation
- it's not always obvious where the Museum is.

final for consultation | v1.0 | 26 February 2019

The decision

9 Council

RESPONSES

There is a clear need for a facility that is able to foster
the agile and collaborative working approach that the
Council is seeking, as well filling the functionol needs of
the organisation, Four short-listed option locations have
been examined, including long-term leasing from the
private sector, or constructing Council-owned facilities at
72 Lake Terrace, 61-67 TOowharetoa Street or as part of
the Cultural Precinct.

Four options were short-listed

« Leosing o suitable building from the privote sector

- Constructing a new building at 72 Lake Terroce

- Constructing a new building ot 61-67 Tiwharetoa Street
« Constructing @ new building on the South Domain

The business case recommended that the South Domain
site be selected as the preferred option.

The opportunity exists to tell the rich stories of Taupd
the natural history, and the social and cultural stories of
the place and its people - in o way that engages
residents and locals alike. The Museum could become a
vibrant facility and key cultural resource for the town
able to showcase the artefacts and taonga of
Towharetoa, be a ploce where research and learning can
be conducted, and be able to host national and
interational touring exhibitions.

POTENTIAL SYNERGY:

As part of the development of the Master
Plan, Warren and Mahoney and Boffa
Miskell were asked to consider whether
the inclusion of the Civic Administration
Building would contribute in any way to
the proposed Cultural Precinct, given that
the existing building ot 72 Lake Terrace
has been vacated and demolished.

The Master Plan concludes that there are
significant benefits from the inclusion of
the CAB in the precinct and that there is a
strong urban design logic in doing so.
However, the wider cost/benefit merits or
otherwise of taking this step are not
examined in the Master Plan; rather, they
are the subject of this business case.

POTENTIAL SYNERGY:

The Master Plan proposes that benefits
can be achieved by linking the Museum
to the new Civic Administration
Building via a common atrium. This
would allow facilities such as reception
areas, meetings rooms and bathrooms
to be shared between the two
buildings, lowering both the capital
costs of construction and enabling
efficiencies of scale in day-to-day
operation, as well as helping create a
greater sense of place and
higher-quality urban environment. The
proposal also provides for more than
650m? of new community space.

Iltem 4.1- Attachment 1
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EXECUTIVE SUMMARY | The options and the analysis

GREAT LAKE TAUPO

Taupd District Councll
The Council assessed a long-list of options for the location of the Civie Administration Building. In all, 11 different alternatives were investigated, with most being found to be unsuitable for
functional, space or operational reasons. Four options were short-listed for further investigation: a long term lease, Tongariro Domain, 61-67 Tuwharetoa Street and 72 Lake Terrace.

Option 1: Long term lease

A lease would be entered into with a commercial
developer/property owner to construct a new
building that would meet the Council’s
requirements at a mutually agreed location
within the Taupo CBD.

Option 3: 61-67 Tawharetoa St

A new building would be constructed at 61-67
Tuwharetoa Street. The building would be three
stories tall with ground floor retail or hospitality.
The CBD location would put Council activities in
the centre of the town.

Option 4: Tongariro Domain

A new building would be constructed on the
western side of the proposed civic plaza. The
building would be two stories tall and be linked
to the new Museum with a shared atrium, with a
number of shared spaces and facilities such as
meeting rooms and reception spaces.

: : Discarded options
A long-list of options
for the location of a 2 Gazcoigne St | High chance of traffic congestion, site is high density retail and const
Civic Administraﬁon appropnate for core retail actevities | Lack of prominence when ¢ ompared to other sites

Building was Heuhou St carpark | The site contributes significantly to the parking strategy within the town centre and the Option 2: 72 Lake Terrace

C°";P"°d 3“dc° 4 displacement to accommodate a CAB will reduce this contribution | Proximity to two fuel stations raises

O:ra Uate.d by b:ﬂCl concerns relating to hazards for the Emergency Operations Centre A new building would be constructed on the site
officers in October 67 Horomatangi St | Proxmity to the the largest primary school in the area pose logistical of the previous Council building at 72 Lake

Proxamity to two fuel

2017, with 8 options challenges | There
being rejected as stations

may be a perception ass ted with current opera

Terrace. The building would be two stories tall,

g s concerns relating to hazards for the Emergency Operations Centre with little to no public shared facilities.
not ""_"“‘9 the 10 Opepe St| On the fringe of the town centre which reduces the prominence and connectivity with the
Coul'\cﬂ's CBD | Immersed in light industry, although did recognise a CAB could trigger a change | Proximity to Spa Rd
requirements for a may create traffic congestion
variety of reasons, 258 Spa Rd | Proposed site is outside the town centre as per the EQI requirements and the business
The table at right obiectives
shows the summary Taniwha St carpark | Lack of prominence when compared to other sites | Area considered to be more

9' the findings 3_' the appropriate for core retail activities
time. These options Gazcoigne St Reserve | Has been speciically set aside for municipal buildings, however the reserve has
have not been come to be considered and used by the community as if it was a reserve

further investigated Tongariro Domain North | Considered extensively in 2010 as part of the Taupd Urban Commercial and

or t'h.e decxs_!ons_ Industrial Structure Plan. Council looked at the potential for a new building located on the recreation reserve
re-litigated in this land to the north of the Great Lake Centre, Having considered the technical information, expert advice and
business case. the views and preferences of the community Council decided not to proceed with a civic administration

building on the north domain

final for consultation | v1.0 | 26 February 2019
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EXECUTIVE SUMMARY |The outcome and the recommendation

GREAT LAKE TAUPO
Taupd District Coundl

Identifying the preferred option for the location of the Civic Administration Building and whether there are any synergistic benefits that can be realised from its construction

has been a two-step process, which looks at the financial and non-financial benefits of the alternative approaches. This has resulted in a preferred option being identified.

FINANCIAL

The capital and operational costs of each option are assessed using
information provided by the Quantity Surveyors, Depreciation and
maintenance are taken into account, as well the likely rent increases
in the leased option.

Where there are possible revenue sources - such as retail or
hospitality - these are factored in. The opportunity costs from the
rateable value of any land that will not be used for o CAB are also
included,

v

STEP 2

NON-FINANCIAL

The possible synergistic benefits that might come from the
co-location of facilities are assessed using international urban design
quidelines, and by looking at a New Zealand case study.

The synergies include facility sharing for reception spaces,
community spaces, bathrooms and the like. Possible staffing
efficiencies are token into account, along with the impoct on the
quality of the public spaces proposed in the Cultural Precinct.

v

o
g
-1
w
=
b
il
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option - financial analysis [ npv/rating | synergistic analysis rating
| Has sicnificont operating costs coupled with
productivity and effectiveness dis-benefits, Option discorded
discarded
Has high lease costs compared with the cost of i L )
e e . = nor synergistic benefits only due to possible
a Fomg-ters lease :oprfcl tor Councii-~owned bulldmgs,' Will meet the 518.3"1 - wnity use of meeting rooms. Option discarded discarded
requirements and hos low opportunity costs
Has low cost of capital ond will meet most of the | In contlict with Council policy to strengthen CBD and .
o Lake Teyrace requirements. Has modercte opportunity costs ond - $14.6m high likelihood of failing RMA processes. Option discarded
few synergistic benefits, discarded.
Has low cost of capital and will meet oll the Some s . ) . . R
. i . ) ) Ay e synergistic benefits fram CBD location and
vequirements. Has high °°‘?°'“‘"“V costs and $16‘2m comimunity use of meeting rooms. Option sub-optimal. feQSlb|e
revenues. ond some synergistic benefits,
Has low cost of copital and will meet ol the High synergistic benefits due to facility sharing with
requitements, Has low opportunity costs, some -$15.2m Museum. 657m¢ of community space, new iSite preferred
revenues and highest synergistic benefits focilities ang increased vibrancy of Cultural Precinct
page 39 has this analysis I

&

CONSTRAINTS

The size, scope and timing of the project must be
achievable within the copabilities of national
construction companies and the project management
capabilities of the Council, in the context of other
significant initiatives that are plonned or underway in
the region.

The overall project budget must be offordable for the
Council in the context of other initiatives and its
financial constraints, as outlined in the Long Term Plan
and its omendment.

Item 4.1- Attachment 1
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EXECUTIVE SUMMARY | Timelines and achievability

GREAT LAKE TAUPO
Taupd District Council

Construction of the Civic Administration Building is planned for 2020/21 and will form part of the multi-vear development of the Cultural Precinct in the South Domain.

2019 2020

' '
' '
' ‘
' . '

project =
management

'
'
' ' '
)

p

\ procurem

civic administration : : :
building § " '

museum

il
il
'
'
'
'
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'
'

story place

tongariro street O

Dec Ded Dec

capital investment

AVRRRRRNS

wp poge | 56
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2021 2022 2023 2024 2025

' ' '
‘ '
'

+ Construct the Givic Administration Building ang the ent v atrium
» Develop the civic plaza and linking pedestrian s
+ Develop the share

s

: 5pAce o e and entr
+ and the parking 2 for the Destination Playspace
+ Upagrade the pla to the Library

¢ Construct the linking path to the harbour and river

1 Tongariro Street

Caonstruct the new Museum and connect it to the CAB atrium
op the landscaping between the

i Integrate the landscaping with the Destination Playspace

'

Redevelop the open lawn area to the west of GLC and the

; internal link road
construction Make parking and other consequential changes on Tonganiro St

to facifitate access to GLC and the North Domain

' H

Alter 3nd upgrade Tongariro Street and its parking facilities i

Aiter and upgrade Tongariro Street mi ts parking 2“'“' 5 construction

to reduce the severance between the CBD and the Domain

construction

e Dec Dec Dec

has the detailed cashflow projections

fuseum and Ferry Rd, including radevelopment of

Dec
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GREAT LAKE TAUPO
Taupd District Coundil

jc Assessment

newzealand.govt.nz
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STRATEGIC ASSESSMENT | Taupd's natural history

GREAT LAKE TAUPO
Taupd District Council
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STRATEGIC ASSESSMENT | Taupo: the people and the place

GREAT LAKE TAUPO
Taupé District Coundi
Taupo was originally known as Tapuaeharuru and while Taupo’s European history is quite recent, its deep and rich Maori history goes back much further and has significant value and relevance to
the development and future of the region.

Maori mythology speaks of the ecrly Arawa canoe explorers Ngatoro-i-rangi, a navigator and high priest {tohunge), who os legend has it, was responsible for the crection of
Lake Taupd and Tie, who named the lake and was a chief and brother of one of the Arawa canoe captains. The name Taupd, by which the town and the lake is commonly

known, is the shortened version of its M&ori name, Toupd-nui-o-Tia. Literally translated, Toupd-nui-a-Tia means “The grect clock of Tia"

The Méori population during the Archaic period was sparse. Only two moa hunter period sites have been discovered to date. The best known is the Whakamoenga cave near
Toupd. The cave wes in use about 600 years ago and three moa bones, obsidian flakes, hollow pumice stone ash holders, pumice floots, a fishing net, bird spears, pieces of hue
{gourd] cnd bracken remains have been found.

The Ngati Hotu people cccupied the Taupd region until the sixteenth century when a chief called Tawharetoa and his descendants from the Bay of Plenty fought for the right to

settle in the land, becoming the pre-eminent tangata whenua ~ Ngati TGwharetoe, ana guerdians of Lake Toupd.

The first Europeans to meet the Tawharetoa people are thought to be Andrew Powers who arrived in the region in 1831 and Thomas Chapman, an Anglican missionary, who

came to Toupd from Rotoruo in 1839, By this stage there were 65 innabited settlements around the lake edge.

Ine overnecd ferry cable at the outlet of the River was slung ccross the outlet in the late 1850s, Te Poihipi Tukairangi's Pa on the West Bank of the Waikato source was ¢ fortified

oo in 1865 and the Armed Constobulary established itself in the area in 1869.

akei opened ¢s

@ tourist destinction in the 1880's and in 1881 some lond was gazetted for sale in central Toupd. By 1912 the two main buildings were the Lake Hotel and
Rickits General Store. It is one of the few centres in New Zecland thot was never linked to the rail network during construction of the nationwide rail systern in the late 19th and

h Centuries.

Growth in the town wos incremental at best until the 1950's when ¢ combination of forestry work and the Tourist Hotel Corporation (THC) cpened the crea up os
a tourist destination, including the extensive modernisotion of Wairakei, which resulted in a significant increcse in regioncl growth. The 1960s and 1970s sow many new buildings,
motels and hotels constructed. Much of Taupd's commercial and community building stock is from that ero.

Today, Taupd has a population of 24,700 {cs at June 2018). In 1953, Toupd wos officially constituted as a borough, and from 1989 it has been administered by the Taupd District
Council,

1e district including both Toupd itself and the surrounding hinterland. Despite this, it is occasionally referred to as a city. It is the 20th largest urban area in New
Zealond, and the second-largest in the Waikoto Region (behind Homilton).

Taupd is served by Stote Highway 1and Stote Highway 5, and the Thermal Explorer Highway touring route. All three highways run concurrently along the Eastern Taupd Arterial,

which was built in 2010. Prior to this point, State Highwoy 1 ren clong the lcke edge and paost the western edge of the CBD, bisecting the town and Tongariro Domain. Taupd is
also served by a regional airport, with scheduled flights to and from Auckland and Wellington.

final for consultation | v1.0 | 26 February 2019
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STRATEGIC ASSESSMENT | Taupo at a glance

GREAT LAKE TAUPO
Taupsd District Council

Taupo is enjoving a robust economy and steady population growth, with an increasingly diversified business sector with high productivity.

economy

Infometrics mmmwm=

Industry proportion of COP

Gross domestic product
$1,846 |0
miflion in 2010 prices of national total

ECONOMIC SroWth el averase % charge

2017 Last 10 years
TAUPO DISTRICT 2.7% 1.7%
NEW ZEALAND 3.6% 2.0%

Economic growth

= Taupo DEtriot=— NewZealand

B Agrcuture, Ferestry,
Fishing

B Electricty, Oas. Water

W Rertal. Hiring. Real Estate

W Unahosted

W Corstruction

B Mt actueng
Oweiet-Ocoupiad Property

Opesation
B R etail Trade
N Prof, Solentific Services
¢ All others
7 6%

Biggest contributors to economic growth 2007-2017

Electricity, Gas, Water and Waste Services $132

0% ' Professional, Scientific and Technical Sarvices $26
5% . Rental, Hiring and Real Estate Services $23
>%C\ T Retail Trade 523

o N Agriculture, Forestry and Fishing $17
& T r-r-rr-r-rr—r—rr—r—r All other industries $65
y@@yy&,‘@@@@f@“\&&' ':’,9".3'3’&‘,9'6 Total increase in GDP ($m) $287

labour market

Total employment

Industries which created most jobs 2007-2017

O!{ Professional, Scientific and Techmical Services 306
’ _7 ! Education and Training 214
Electrnicity, Gas, Water and Waste Services 203
Filled Jobs of national total
Health Care and Social Assistance 175
Emplovmem g[owth Annual average % chapae Other Services 124
All other industries 236
2017 Last 10 years
- Total increase in employment 7686
TAUPO DISTRICT 1.8% 0.5%
NEW ZEALAND 24% 1.2%
Self employment rate, 2017
Employment growth
20%

== Tavpo DEtrit= NewZealard

5% ) v L) r T T T T T r T T T T T T

FEEF S &"eﬁ‘ A

Tawpo District NewZealand
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GOP per filled job No. of business units
5103 489 897 7 4,851 0.9%
y .3 /0

e employee atand Buginess unite of national total

pl’OdUCtIVItV Growth wnauai sesrage % change Growth in DuSiness UNItS zmmsai averaze  change
207 Last 10 years 2017 Last 10 years
TAUPO DISTRICT 0.9% 1.2% TAUPO DISTRICT 18% 0.86%
NEW ZEALAND 1.2% 09% NEW ZEALAND 21% 1%
Productivity growth Growth in business units:
= Taupo DEtrict— New Zeadand = Tapo DEttikt~— NewZecaland
5% /—\
S —
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1 v

P TFP PP

0% ey L L
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population standard of living

36800 |08% 530,030 357780

Population gfowm Arergal average % change Annual eafniﬂgs !fowth sl avevage % change

2017 Last 10 years 2016 Last 10 ysars
TAUPO DISTRICT 1.7% 09% FTAUPO DISTRICT 31% 371%
NEW ZEALAND 2.1% 1.3% NEW ZEALAND 31% 34%

Population growth: Housing affordability (higher is less affordable)

— Taupo DEtrict—— Neaw Zedand

— Tapo Dsttitt—— NewZcaland

a% e 27w
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STRATEGIC ASSESSMENT | Investment challenges

final for consultation | v1.0
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THE CHALLENGES WE NEED TO ADDRESS

In order to gain clarity and consensus on the problems being faced, multiple workshops and meetings
were held with Council officers. Subsequent analysis established thot there are three interlinked
challenges for the Taupd District Council, s follows

Immediate driver: Having Council office stoff split over multiple locations is cdversely affecting
organisational culture, productivity and effectiveness, following the forced exit from the previous
building in Lake Terrace.

Strategic context: The Council has embarked on a Master Plan to create a Cultural Precinct
within the Tongariro Domain, and the preferred option has indicated that having a Civic
Administration Building as part of the Precinct would add vibrancy to the heart of Taupo.
However, the costs and benefits of this need to be ossessed

Strategic opportunity: The indicative design for a new Civic Administration Building connects it
to ¢ proposed new Museum with a shared cotrium and facilities. This opens up the opportunity
to reinvigorate the Museum to make it a showcase of Taupd's culture and history. However, the
viobility of this cpprooch needs to be cssessed.

These are significant challenges and go to the heart of how Taupd views itself as o growing regional
town, and how it expresses that identity to the rest of New Zealand and the rest of the world. The logic
for intervening and doing something — rather than doing nothing - is compelling, and the following
sections describe what the future might look like.

GREAT LAKE TAUPO
Taupd District Coundll
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STRATEGIC ASSESSMENT | Why is change needed?

There are a number of drivers for investing in the Tongariro Domain and its facilities:
o'

final for consultation | v1.0 |
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The Toupd District Council is currently dispersed around a number of CBD buildings due to the demolition of the main earthquake-prone
council building. This is causing productivity ond dislocation issues, as well as imposing lease costs on ratepayers. Some key functions ~ such
as Civil Defence - are in very substandard facilities, which are clready struggling to be fit for purpose. This situation of poor working conditions
and functional deficits in the buildings is likely to worsen over time.

There is a clear need for a facility that is able to foster the colloborative working approach that the Council is seeking, as well filling the
functional needs of the organisation.

In addition, combining some of the community uses with Council functions might mean that the same facilities — such as meeting rcoms - can
be provided ond operated at lower cost, with more flexibility for the community. There are a number of ways of achieving these goals, which
require considered assessment so that an informed decision can be made about the correct way to address the issue.

The Domain is ¢ major asset for Taupd residents and visitors alike, but the facilities within the Domain are in varying condition and do not
always function well for residents or visitors. The levels of usage for some facilities is low, portly because of their condition and portly becouse
of the ease of access (or lack thereof) from the Taupd CBD.

In response, Warren and Mahoney and Boffa Miskell were commissioned to create ¢ Master Plan for a Cultural Precinct in the South Domain
The purpose is to ensure thot development of the arec occurs in @ holistic and considered way, and is sympathetic to the needs and
aspirations of the Taupd community and visitors to the town.

The resulting Master Plan lays out ¢ roadmap for the gradual reconfigurction of the areg, balancing the desire for green spaces with the need
to renew key facilities and add to the vibrancy of the public spaces. The plan seeks to create ¢ new civic heert for Taupd, and in doing so
proposes that a combined Civic Administration Building ond Museum is constructed on the western side of a new civic plozo. However, the
costs and benefits of this need to be ossessed.

Many of the buildings on the Domain - such as the Museum cnd the Library - need investment to bring them up to standard. In some cases

they are ot or nearing the end of their economic lives.

The Museum is the most acute of these. The state of the facilities means it is unable to receive repctriated Ngati Tawharetoa taonggo, the
storage ond display spaces ore inadequcte, and some of the building is lacking key infrastructure for artefacts, such as air conditioning. The
number of visitors is low by regional museum stondards, portly because the site is not conducive to cousal visitation - it's not clways obvious
where the Museum is

The opportunity exists to tell the rich stories of Taupd - the natural history, and the social and cultural stories of the plece and its people - in
a way thot engages residents and locals clike. The Museum could become a vibrant facility and key cultural resource for the town, cble to
showcase the artefacts and tconga of Tawharetoo, be o place where research and learning can be conducted, and be able to host national
and internctional touring exhibitions.

GREAT LAKE TAUPO
Taupd District Council
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STRATEGIC ASSESSMENT | Current state | the Civic Administration Building

GREAT LAKE TAUPO
Taupd District Coundil

The requirement to provide a new Civic Administration Building arises because the previous building at 72 Lake Terrace was evacuated and then demolished due to earthquake

and asbestos issues that could not be resolved economically.

During 2016 the Council became increasingly aware of serious issues with its primary building
at 72 Loke Terrace. Consultants were engaged te investigate cnd report on two principal issues
with the building - its seismic resilience and the presence of asbestos in the building. The
Council was concerned about the health and safety of its staff and about its ability to function
after on earthquake. Following the consultents reports, in May 2017 it decided to decant stoff
from the current building and relocate them to leosed accommodation in several locations in

foupd
The summary of the issues presented to Councillors is at right.

In early 2017 ond as paort of the annucl planning process the Council consulted its community
over options for the Civic Administration Building. Five options ranging from refurbishment to
a new build were costed and considered. The Council's preferred option was for a new building
to reploce the existing building, given that the costs of remediction and refurbishment of the

existing structure proved to be uneconomic

After its consultation on the Annucl Plan this option was provisionolly acdopted by the Council.
Further planning end investigction of site options was undertaken and in lote October the

Council confirmed its intention to construct @ new building. The Council publicly advised three
site options with a preference for o site near the Greot Lake Centre, following work to assess o

leng-list of 11 different sites in and around the Teupd CBD

Following the decision to vacate the building ot 72 Lake Terroce anag confirmation that it

was uneconomic to remediate, the Council made the decision to demolish the structure in
oreparation for future redevelopment of the site. This ensured the now-vacant building would
not represent a scfety hezard through asbestos contamination should the structure suffer
damage from vendalism, fire or earthquake. The building was removed and the site remediated
in early 2018

Taupé District Council’s main building at 72 Lake Terrace is two-story and is a group of buildings. The original building (closest
to Lake Taupo) was constructed in 1968 and is nearing 50 years old. The other parts were added in 1984, 1989, 2004 and 2011.
Due to the age and the type of construction there are a number of issues with parts of the building, which pose significant health
and safety risks to staff and members of the community who use it. Council has obligations to address these risks under the
Health and Safety at Work Act 2015 (HSWA).

As part of the scheduled maintenance programme the building was due to be repainted in 2016. When seeking quotes for this
maintenance, investigations revealed the presence of asbestos in the external cladding of the original part of the building built
in 1968, The reports by Clearsafe Environmental Solutions identified friable asbestos and advised that the friable asbestos
panels needed to be removed and replaced with a current building standard cladding. Friable in relation to asbestos means “in a
powder form or able to crumbled, pulverised, or reduced to a powder by hand pressure when dry”. When exposed the asbestos
contaminates the air, the ground and lungs.

A seismic assessment by BECA to gauge the earthquake strength of the building was carried out in 2012. This highlighted a
number of issues with the building including a large amount of timber frames, minimal bracing, a light metal roof and shallow
foundations. The score for this building based on the importance for level four (IL4) in a normal building was 28% which
corresponds to a C grade building, as defined by the New Zealand Society for Earthquake Engineering (NZSEE). It was assessed
as having a 50 percent rating under IL2 recommendations. A more recent seismic assessment carried out by local structural
engineers Cheal Consultants in March 2017 revealed similar findings.

There was significant uncertainty around the exact extent of the repairs required to address the vulnerability to earthquakes.
Compounding this uncertainty is the unknown nature of the connection points of the various buildings. Further invasive
investigation would be required to ascertain how vulnerable those connection points are.

In addition, obsolete cabling and ducting in the roof cavity has been identified as a fire risk. The report advises that this cabling
and ducting should be removed. In addition the overall integrity of the roof has been compromised due to the various additions
to the building over time and damage due to the installation of building services. Issues have also been identified with the air
conditioning system that is operated throughout the building.

Due to limitations in the availability and
functionality of leased premises, some
Council functions remain in prefab
buildings on the Lake Terrace site.
Some of the spaces are more than 50
years old ond in substandard condition.

final for consultation | v1.0 | 26 February 2019
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STRATEGIC ASSESSMENT | Current state | productivity impacts

Since decanting staff from the now-demolished building at 72 Lake Terrace, the functions of the Council have been distributed across 8 separate sites in the Taupo town centre.
All these sites are leased, on varying terms and conditions, and travel between buildings has become a fact of life for Council staff.

Lo
total staff will need to be
Civie Administration Building

Unsurprisingly, the effect of spreading the Council's functions and
teams across a large number of sites has been to increase the amount
of time taken to travel between sites, as well as decreasing the
opportunity for collaboration between individuals and teams. In some
cases, splitting teams across multiple sites has increased management
overhead and increased the number and frequency of coordination
meetings.

>

Taniwha St

Horomatangi St

10 staff

15 staff

34 staff

37 staff

12 staff

33 staff

Infrostructure
Transpertation

People and copobility
Health and safety
Organiational development
Communications

SLT

Mayoers Office
Chief Executive
SLY

Legol

SLT Governance

Business Development
DGLY
EGLY

S

Project Management
Accounting and Roting Services
Policy Monogement

Business innavation

+ 15 Waikato
Regional

' -
nfermotiordipriling ond Technology Council staff
Strotegic Partnerships

Consents and Regulotory

Business Support . .
Commercial e e

Customer Services ‘ q e ’
Focilities Monagement

Transportation and Projects

Porks and Reserves .

Civil Deferce

Business Supoet

Projects and Engineering

Customer Services

SLY
Risk

Council Chambers I !

|

}

Reducing or eliminating these
inefficiencies will not result in headcount
changes at the Council - rather, there will
be effectiveness improvements that come
from better staff utilisation

final for consultation | v1.0 | 26 February 2019

infrastructure

The provision of ICT connectivity,
cleaning, office servicing ond the like
has become more complex and more
expensive due to multiple sites and
the cge of some buildings

0.8 FTE
$81,000 pa

travel

Staff are now spending more time
travelling between buildings for
meetings ond co-working, with
productivity studies showing a cost
of 2-2.5 FTEs in lost time due to
travel over the 178 staff affected

2.5 FTE
$254,000 pa

utilisation

The layout of the various buildings
meons that spoce utilisction is less
efficient than is ideal, There are
multiple reception areas, too few
meeting rooms in some locations
and teo many in others, ond
duplicated storage oreas, WCs and
other service spaces

$11,000 pa

GREAT LAKE TAUPO
Taupd District Council
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STRATEGIC ASSESSMENT | Tongariro Domain | current state

GREAT LAKE TAUPO
Taups District Council

Tongariro Domain has as range of functions and uses, ranging from cultural and social to recreational and administrative. It provides facilities that cater specifically to visitors to Taupo, as

well as those that exist solely for residents of the district. Many of these facilities have been added gradually over the decades, with the domain not having an agreed development plan or
coordinated approach that defined the uses that should be prioritised. The result is an eclectic mix of buildings, open spaces and supporting infrastructure.

® Cultural facility

B Social facility

W Recreational facility
B Heritage focilit

B Tourism facility

W Administrative facility

Taupd's Tongariro Domain is situated in a spectacular setting
with panoromas, vistas, backdrops, varied outlooks and
contained views. It is well sized, adaptable and adjacent to
the town's commercial and entertainment heart,

B Tennis Club
The Domain is 17ha in size and is generally divided in two!

the North Domain above Story Place and the South Domain
between Story Place and the lake. The river esplanade area is
a legal road but considered os part of the Domain.

B W AC Redoubt and magazine building (1869) and Old Courthouse (1887)

B Justice Precinct - Taupo District Court and NZ Police
There hos been continuous evolution and change in the
facilities and function of the Domain since its early 19th
century days as a military redoubt. The Great Lake Centre
and Library, completed in 1992, significantly rearranged this
area with curved buildings and car parking

B B W Great Lake Centre
The Great Loke Centre frontage on the Tongariro Domain
facing Tongariro Street is generally regarded as the de facto B W W Taupo Library
heart of Toupd.
B Taupo iSite
The Tongariro Reserve Management Plan developed in 2005
fully describes the history, occupants, uses and objectives for
the Domain as it was known then. Many of the objectives
found within the Management Plan remain relevant now.

B Rotary House/Womens Club Building

The Reserve is subject to the Reserve Act 1977 which both o B B Toupd Museum
protects the Reserve from inappropriate development
but also sets constraints as development is contingent on

necessary Reserves Act stotutory processes (chonge of

B Superloo

reserve classification, review of Reserve Management Plan)

Playground
being completed. N W W Playg

Several current occupancies are growing less relevant to the

Domain location. Lease expiry dates may (or may not) be an .
) g B Bowling Club
opportunity to assess some community uses which could be

located elsewhere. B W Miniature Railway

Note: The Landing Reserve is to be renamed Parakiri Recreation Reserve from Tuwharetoa's settlement date
scheduled for 12 March 2019.

final for consultation | v1.0 | 26 February 2019
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STRATEGIC ASSESSMENT | Cultural Precinct Master Plan

GREAT LAKE TAUPO
Taupd District Coundil

Responding to the challenges of severance, outdated facilities and the possible relocation of the Civie Administration Building requires a holistic approach to developments on
the Tongariro Domain. Rather than issues being addressed in a piecemeal fashion, the Taupo District Council has elected to implement a Master Plan for the area.

final for consultation | v

+
N

In order to set @ strotegic direction for the Tongeriro Demain, the Taupd District Council conducted ¢ rigorous procurement process to select an urbon design team thot could develop a suitable

master plan for the Tongarire Domain and precinct. This led to architecture firm Warren and Mahoney and urban designers Boffa Miskell being appointed.
i P

The intention is to provide o high quality urban design framework so that development of the orea is conducted in ¢ coherent way — taking into account the cultural context, the objectives of Toupd
residents and visitors, ond the requirements of the wide range of people who use the Domain.

Starting with six guiding principles - the six pillars - the team have developed an integrated opproach to how the precinct can be revitalised. The work resulted in o range of designs, which were then

consulted on across the community and iwi.

irection for specific buildings or projects, but to consider the functions and requirements for the precinct os a whole. The result is an integreted

The purpose of the master plan is not to set the ¢
framework that defines how open space, people, buildings, recrectional arecs ond vehicles con coexist in an harmonious way within the Tongariro Domain.

TAUPO CULYURAL PRECINCT

As part of the development of the Master Plan, Warren and Mahoney and Boffa Miskell were asked to consider whether the
inclusion of the Civic Administration Building would contribute in any way to the proposed Cultural Precinct, given that
the existing building at 72 Lake Terrace has been vacated and demolished.

The Master Plan concludes that there are significant benefits from the inclusion of the CAB in the precinct and that there
is a strong urban design logic in doing so. However, the wider cost/benefit merits or otherwise of taking this step are not
examined in the Master Plan; rather, they are the subject of this business case.

26 February 2019
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STRATEGIC ASSESSMENT |How the Master Plan was developed

Developing the Master Plan for the Cultural Precinct was a rigorous and thorough process that obtained input from a variety of sources — iwi, the community, and

the landscape itself.

1
Six insights to help get
people thinking about
the project, and guide
input from the
community

six pillars

“x

Four initial sketches
exploring the site - its
landscape, buildings
and connections

site study

¥

™y

Gaining the input and
wisdom of iwi, and
setting the expectation
of ongoing dialogue

iwi
engagement

4

Obtaining the input of
the community and
testing the initial ideas
with residents

community
engagement
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STRATEGIC ASSESSMENT | What the Master Plan proposes

GREAT LAKE TAUPO

Taupd District Councll

The purpose of the Master Plan is to provide a high quality urban design framework so that development of the area is conducted in a coherent way - taking into account the

cultural context, the objectives of Taupo residents and visitors, and the requirements of the wide range of people who use the Domain.

PROPOSED
MASTERPLAN

STORY PLACE ENTRANCE

VIEW FROM FERRY ROAD

LOCAL CHARACTER PERMEABILITY
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Four design options were developed and evaluated by the design team. All four had to meet the Master Plan criteria above, and after extensive consideration and
debate, Option B was selected as the preferred option. The design includes the construction of a new Civic Administration Building on the South Domain, linked via a
shared atrium to a new Museum - but as noted above, the decision on whether to do so is one of the subjects of this business case.

. DESTINATION

10.ROSE GARDEN

COURTHOUSE
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STRATEGIC ASSESSMENT | Strategic opportunity | the current state of the Museum

GREAT LAKE TAUPO
Taups District Councl
The social, geological and geographical history of the Taupo District plaved an important role in defining the New Zealand of the past and of the present. Sharing these stories
with the current generation provides a way to engage and reflect on not only how this has shaped New Zealand's current society; but to learn more about themselves. Taupo's
story is an integral part of New Zealand'’s past, present and future; from the Hatepe eruption about 1,800 years ago to the resilience of the first settlers in this area. Community
was formed on a landscape, often unforgettable in its isolation and vet inspiring in its majesty and grandeur

For more than ten years the question of the Taupd Museum & Art Gallery's location, buildings and governcnce has

peen debeted and discussed. In 2009 Teurism Resource Consultonts noted

Taupd currently hos a museum that ottracts 24,073 visitors per cnnum. While the current museum is not
considered as a must-see visitor attraction the experiences of other New Zealand's cities and towns shows
ﬂ“f:f a uv‘«(‘” located \'-1“’!]""1‘ centre ;':\’;"» the ;'lt'?!".""lfli't to become o s C‘IICV]“)T otter visitor destination :"-"i"'.:[i“- ,:|

})

nstanticl economic benefits. (Touris

St
The 2012 - 2022 Long Term Plan stated

ace

ncludes exhibition end disploy so

g historicol an

A museum ho

for cultural ang artistic expres g learnin vironment for the community. The museum is

O visitor attraction, especially the Tawharetoa Gallery and the Ora Garden, and is open to the public seven

days o week, {2012 - 2022 LTP, p.55)

The two different reports highlight the perception of what is and what isn't ¢ “must see visitor cttraction”

visitor results for the Museum in 2013/20M4 resulted in o reconfiguration of

n of Toupd District Council is that ot lecst 25,005

The non-achievement of baseline

line reporting numbers. At present the annual expectatic

visitors and 12110 residents will visit the Museum

its to the mus 5/2017); 12,069 {2015/2016); 14,396

Currently annual vi m by residents are recorc

{2014/2015). Visits to the museum by all visitors were; 27,522 (2016/2017); 24974 {2015/2016), 27,808 (2014/2015}

Compared this figure to the combined Library & Museum ~ Te Kdputu @ te Whange a Toi, in Whakatane which
records between 16,000 and 20,000 visitors per month, which is compereble to the Taupd District Library

statistics. in other words, comparable facilities in other regional locations receive up to 10 times the visitor

numbers of the Teupd Museumn

In practical terms the current building is not fit for purpose as a regional Museum, so maintaining the status quo isn't a feasible
option if the collection is to be safely preserved and effectively exhibited. There are a range of issues, some of which are structural
in nature: ceiling height limits some taonga being displayed, and with only the Tawharetoa Gallery having air conditioning, all

The focation and shortcomings of the present building are widely recognised os the major reason why the

Museum cannot fully meet the expectctions of the Taupd community and visitors to the region
other collection items are at some level of risk.
On the positive side visitors to the Museum have rated it in 2016/2017 a 97% satisfaction rating, up from 64% the
orevious two years in the Council sotisfaction survey The other issue is that without appropriate lighting (there is significant natural light in the current building) and air-conditioning
in the exhibitions spaces, as a minimum, loans from other institutions of Ngati Tuwharetoa taonga will not be forthcoming. The

lack of a suitable facility effectively means that the community, including Ngati Tawharetoa, will be dispossessed from having the
opportunity to see their own history that is held by other institutions.

final for consultation | v1.0 | 26
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STRATEGIC ASSESSMENT | How the Museum could function
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Within the Museum is the opportunity to share the stories of the region and the people, to engoge with the Toupd
community and to proudly share those stories with visitors to the District. The current Museum has o number of
significant limitations which makes these opportunities difficult, if not impossible, to achieve. Professional standords
now demand much more in so many areas; communities also increasingly demand new levels of engagement and
exhibition

The provision to improve cccess to resources such as Archives, Photographs, Paintings and Other Collections is
integral to any future cultural facility. Likewise, is the need to address iwi concerns of long term appropriate housing
of taonga in storage, clongside those on exhibition,

Significant taongao is still held by Ngati Tawharetoa, by other museums nationally and internctionally and by
collectors. The current centrepiece of the Tawharetoo Gallery is @ significant waka. Other carvings, stone and bone
also present a traditional anthropological perspective on Tuwharetoo.

The opportunity is to specifically showcase Tawharetoo - the paost, the present ond the future, by Tawharetoa

for Tawharetoo. The outcome, as demonstrated through other examples of this type of exhibition, would be a
comprehensive growth in knowledge and understanding of the history and sphere of influence of Tawharetoa to the
local community. More importently it provides another level of direct connection for the rangatahi of Tawhceretoa to
connect to their past and present, and to stand tall and proud as the future of Naati Tawharetoao.

The single most visible item in the Museum to visitors is Te Aroha o Rongoheikume. Carved by master carver Tene
Waitere (Ngati Tarowhai) over ninety years ago for his niece Lucy Rongoheikume Reid, nee Rickit (Tihourangi), the
carvings were gifted to the people of Taupd by the Reid family.

Lucy was the eldest doughter of military settler Joseph Rickit ond his wife Taima Te Ngchue (Tuhourangi). Lucy’s
brother in low was Joseph Story, Taupd's first mayor.

The current location of Rongoheikume, which is an integral part of ¢ settler family story, needs to be corefully
considered and discussed as part of any future development.

The Museum is severely restricted from mounting displays which would present the rich history which makes the
region's unique, particularly from its own collection and the collections which relate to the community

The Master Plan proposes that these functional issues are addressed by constructing a new Museum, linked to the
new Civic Administration Building via @ common atrium. This will expand the Museum from the current $47m? of
space to 2,608m? of areq, as well as bringing it up to modern standards of layout, functionality and equipment.

The linkage to the proposed Civic Administration Building would allow facilities such as reception areas, meetings
rooms and bathrooms to be shared between the two buildings, lowering both the capital costs of construction
and enabling efficiencies of scale in day-to-day operation.

GREAT LAKE TAUPO
Taupd District Councll
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STRATEGIC ASSESSMENT | Evaluating the location of the Civic Administration Building
GREAT LAKE TAUPO
Taups District Councl
One of the elements that was included in the brief for the Master Plan was the possible inclusion of a new Civic Administration Building. This inclusion does not automatically
mean that the building will be located on the Domain, but it does allow evaluation of how it might be included if this was to be a preferred option.
Assess whether the location will
Assess the capital and operating allow community use of the
costs of each location, including facilities such as meeting rooms
L the costs of copital and ;
o ; Ll Assess whether the location will
E mﬁfﬁw h ::‘”] I“'h“h"'l there h contﬁsb:to to the wao:‘v:b.
wl dis-benefits for each ' Assess the likely revenues and that can be achieved at B orthe Coltvent refoct
2 possible location of the opportunity costs for each each location
m CAB “ location § weert ot S e
| . synergistic ool Ascess whathar the locotion wil
g financial & ] fits o contribute to the operation of
o4 , - eneins - other Council facilities
<L l)(,'“(.'ﬁls Conduct an initial assessment to
g o see if there are likely to be any u
h flow-on benefits Assess whether the location will
g : contribute to the commercial
ﬁ viability of new businesses
:
i page | 39 | hos this analysis - page | 417 | hos this analysis
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STRATEGIC ASSESSMENT | Taupo District Council alignment

Character

LOOKINGIFTER THE PUMKE

we [o»e

the dote necessary to make an informed decision.

far the Long-term Plan

COMMERCIAL AND INDUSTRIAL STRUCTURE PLAN

The Taupd Urban Commercial and Industrial Structure Plan (CISP) provides a vision for future planning of the Toupd town centre and new
industrial areas. The Plan purposely provides direction over the next 20 years or so, and informs the strategic development of both the CBD and
the Domain, The CISP was adopted by Council in 2011,

The goals of the CISP are as follows:

To reinforce the distinct character of Taupe by embracing ond integrating the natural ond cultural guoiities thot define

the town and district

Lond use

To consolidote future commerciol ond industrial growth in o way that enhances the guality of life for the Toupo

community ond protects or improves envircnmental values

Built form

To achieve o sustainoble and compact urban form that projects a distinct image, promotes an active and vibrant street

edge and impreves architectural quality.

Circulation

To reconnect the town centre with the lakefront, the Waikato River & surrounding residential areas. To re-focus towards

pedestrions, cyclists & public transport. Connect existing & future commerciol/industrial areas with sound transport links

Public space

Te reclise the untopped potential of Toupd's open spoce york and provide o diverse renge of safe and functional

public spaces from sheltered arcades through to squares and open-air events facilities

Heritage and culture

To protect and drow ottention to Toupd's unique heritoge ond culture and provide on increased focus on events aond the

creative orts

Economic growth

To cevelop an economy with multiple opportunities for employment and econemic investment thot is atle to leverage off

Toupd's fifestyle and image to retain and attroct ¢ diversity of pecple ond business interests

Sustainability

To ensure that future growth is delivered in o sustainable manner, both in terms of delivering offordable, efficient
infrastructurol solutions and embracing Envircnmentally Sustainable Design (ESD) principles in the landscape and buiit

environment

The map at right shows the land use for the Toupd CBD and the Domain as per the CISP.

The proposed location of the combined CAB and Museum in the Cultural Precinct conforms to this plan and the goals
of the CISP, subject to the provisions of the Reserves Act.
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Toupo District Council's vision is To be the most prosperous and liveable district in the North Islond by 2022". In order to help reclise this goal, the Council has set out its
goals and intentions in its Long Term District Strategy 2018-2028. The Strotegy sets out the core values for the Council - that Taupd will be world cless, cuthentic, resilient,
charming, vibrant, offer quality and vaolue. The proposed investment is strongly aligned with these volues.

Development of the Cultural Precinct and the possible construction of a Civic Administration Building within it was not consulted on as port of the Long Term District
Strategy 2018-2028. Under the Local Government Act 2002, an amendment will need to be proposed, consulted on with the community and voted on by Council for any
development to take place. This process will be supported by the Master Plan and the business case (this document) in order for the community and Councillors to have

Potential bridge locafions inking o

2] Wokato / Opepe Sheet

Vehicular street

Low key rood

Flat land ossocioted with events
focused recreational reserve

| Open Spoce

Civic Heort

Relokt Core

Enterainment

Taupo Boal Harbouwr (inciudes the
Landing Reserve on the eastemn side
of the Waikoto River)

Secondory commercicl

Proposed ploros / squares

Intersification of Sne-grom and
boutique retail olong loneways

Activity Nodes -
pedestnon priordty areos

Mixed-use finge

Retod expansion

Comnwnity and reserve ofented
facidlies

Toupo Primary Schoct

Toupo Polce Siofion and

8 Courthouse
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STRATEGIC ASSESSMENT | Investment scope

SCOPE

final for consultation | v1.0 | 26 F
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The scope that defines this investment proposal is

ts the functional

w Civic Administration Building for the Taupd District Council, either owned by the Council or leased from the private sector, thot 1

Investment in a ne
requirements of the Council

Assessment of the correct location for the CAB, based on both the financicl and non-financial costs ond benefits, in the context of the Master Plan and the Taupo
District Plon

from construction of ¢ suitable building, such as improved community or visitor facilities

Assessment of whether there cre additional synergies thet con be achiev

Delivery of the resulting building at the preferred location, in the form that delivers the greatest benefit

The scope also includes all the consultation and regulatory processes necessary for the Taupd District Council to successfully design and deliver the Civic Administration

CC

Building, any required infrastructure and synergistic development

What's not included in the scope of this investment proposal is

Changes to other facilities or creas beyond the scope of the Master Plon.
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STRATEGIC ASSESSMENT | Constraints and dependencies

Regulatory compliance

GREAT LAKE TAUPO
Taups District Coundl

Developrent at all sites must be done within the constraints of the Resource Management Act and in compliance with the
Toupd District Council's District Plan

Private sector appetite {Long term lease option only)

There must be a wilingness from the private sector to develop and lease a building in the Toupd CBD that meets the
Council's operational requirerments within a prudent financial envelape

Reserves Act (Tongarire Domain site only)

The Tongariro Reserve is subject to the Reserve Act 1977 which both protects the Reserve from inappropriate development
but also impedes progress as development is contingent on necessary Reserves Act statutory processes (change of reserve
classification, review of Reserve Management Plan) being completed,

Existing tenancies {Tongariro Domain site only)

Several current ocoupancies and leases are in place, so the constraints around these will need to be observed and any early
exit negotialed with the leasees.

Heritage (Tongariro Domain site only)

Some parts of the Domain have high heritage and cultural value, and are nationally significant. All development must
respect these values.

Justice sector (Tongarire Damain site only)

The existing Taupd District Court and NZ Police buildings will remain in place, and access to these sites must be preserved
for operational reasons.

Funding (Tengarire Domain site only)

Any development of the Museum is likely to require external funding from central government and charitable sources, and
this must be agreed before this element of the development can commence.

Boundaries and easements {Tongariro Domain site only)

A legal road runs through the Reserve and buildings are not permitted on legal rood. Buildings will therefore need to be
buwilt within reserve porcel boundaries. In addition, there are a number of registered sasements across the reserve, and the
constraints around these will need to be observed.

Land ownership {Tongariro Domain site only)

The Landing Reserve is to vest in Towharetoa iwi ownership so any development over that land will need the consent of
Towharetoa.
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Destination Playspace (Tongarire Domain site only)

Developrnent of the Destination Playspoce has been approved by the Council and the project will be underway as the CAB
development occurs. All changes to the Domain will need 1o work with the Destination Playspace project team.

Consents

All work to develop the Civic Administration Building is likely to require Resource Consent and will need Building Consent,
and public natification may be required, depending on the site chosen. These processes must be completed befare
construction can commence,

Sport and Recreation Strategy {Tongariro Domain site only)

Any work involving londscoping to the south of the proposed musewm on the existing bowling greens will reguire
consultation and a close working relationship with the Sport and Recreation Strategy tear,

Transport Strategy (Tongarire Domain site only)

final for consultation | v1.0 | 26 February 2019

Any work involving Tongariro Street and the associated parking, bus stops and traffic movement will require consultation
and a close working relationship with the Transport Strategy team.
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STRATEGIC ASSESSMENT | Balanced Risk Scorecard

The risks of proceeding with an investment in the Taupo Cultural Precinct have been assessed in a multi-step process. This identifies and quantifies the risks as they stand,
identifyv the mitigations that are needed to reduce the probability of the risk occurring or the impact it could have, and then re-assess the residual risks that remain.

~ risk assessment

The initial risk assessment involved:

Conducting workshops to identify the risks to proceeding with the development of the Taupé Culural Precinct
Coliating the information gathered from workshop sessions vath Council officers

Analysing the linkage: between the risks and link them together to understand how risks can build up during the
project

Quantifying the urobakiity that the risk could occur based on the knovdedge of Council officers

Quantifying the impact that the risk would have based on the knowledge of Council officers.

key risk identified: escalating costs due to construction inflation
significant risk identified: insufficient political support

overall risk rating prior to mitigations: significant

- actions

Developing effective mitigation actions involved

Working with the project team to identify the actions that will be needed to reduce both the probability and the impact
of the risks

Feviewing the work that has already been done to mitigate the risks with Council officers

Quantifying the effectivens:z that the actions will have in reducing the probability or imapct of the risk, based on the
knowledge of Council officers

Quantifying the level of confidence in the quality and completeness of the actions taken and work done, based on the
knowledge of Council officers
Assessing any gaps o acdibional steps that can be taken and incorporating these into the project.

key mitigation action: effective project planning and documentation
key mitigation action: strong governance and oversight

overall mitigation rating: should be effective

ST risk assessment

The subsequent (or residual) risk assessment involved:

Reassessing the risks to identify how the mitigations will affect their likely occurrence

Recalculating the probability and impact of the risks following the mitigations

Reviewing the project procezzes to ensure the mitigation actions are incorporated into the project methodology and
approach

Presenting the information in a form that will enable the project governance group and Councillors to make informed
decizions about the nsks of proceeding with the investment

residual risk remaining: escalating costs due to construction inflation
residual risk remaining: insufficient political support

overall risk rating following mitigations: low to moderate

final for consultation | v1.0 | 26 February 2019

nisks that arise due to how the project is governed,

GREAT LAKE TAUPO

managed or delivered

nisks that arise from uncentainty about how the

project will be funded

risks that arise from contracting with suppliers or
vendors for key elements of the investment

risks that arise from uncertainties about what the
investment will be delivering

risks that arise due to local, regional or national
political debates

. oy - . 10 eeveed
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Subsequent risk
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ECONOMIC CASE |Scope and strategic fit

The development of the Cultural Precinet is part of a wider collection of initiatives that are
intended to improve the social, cultural and tourism experience of the region. Some of these
are currently underway, whilst others are planned for the future, as the diagram at right
shows

The destination playspace will upgrade the current playground in the South Domeain to
transform it into a destination playspace, for the benefit of locals and visitors alike. This forms

oart of the wider Cultural Precinct Master Plan, which will guide the future development

of the Domain and its environs to make it a vibront and cttractive civic space in the heart
of Teupd. The Master Plan is ¢lso supported by the Transport Strategy, which provides a
framework for the better management of Taupd's tronsport infrastructure to coter for o

growing town with changing expectations.

Building on the framework of the Master Plan, the new Civic Administration Building ond
the linked the Museum redevelopment will all help create viorancy for the Cultural Precinct
development. As part of the development, the Tongariro Street reinvention will link the
CBD to the Cultural Precinct through better roading, porking and landscaping. These projects

oll build on one another, and - whilst are cll in scope for this investment - there will be
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progressive construction ond development spread across o number of years, depending on

the availability of construction capability and some external funding

J.

Development of the Cultural Precinct and its component proiects will provide a platform
for the Great Lake Centre reinvestment and its potential linking to the Library, in order to
make both facilities better suited to current and future needs. It will also act as a catalyst
for the Landing Reserve reinvention, which will be led by Ngati Towharetoo. In parallel, the
changes to GLC ond Tongoriro Street will provide an impetus and cotelyst for private sector
investment in one or more CBD hotel developments, which will help fill gops in the Teupd
accommodation market

final for consultation | v1.0 | 26 February 2019

GREAT LAKE TAUPO
Taupd District Council

) &0
s \ |
i\\ l[
. //
o — o

2018 \ \ .
Illlllllllllllll.lllllIllllll.lllll'llll'l.llllll'llY;RI ¥ ‘ l mn‘d“ } .'ll.lll‘llllll.lllllllllll.llllllll’
/ Taupé museum to ensure 7 "-:.'j

SR

15 it for purposs for :
locals and visitors

.

,/‘_""\‘ //'\

Museum redevelopment |
4

- ~

Cultural Precinct
Master Plan

cultural and social heart for |

Ti includh W .
sl osek Jrtd 2028 onwards
faciltios such as iSite and Illlllllllllllllllllllllllllllll’

Library

Projects underway
Scope of this investment

Proposed future projects {out of scopej

Iltem 4.1- Attachment 1

Page 30



Ordinary Council Meeting Attachments

19 March 2019

ECONOMIC CASE | Options development approach

The development of the preferred option for the Taupo Cultural Precinct follows a structured process in the Better Business

Case methodology:
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1

the full range of options for
addressing the investment
challenges, ranging from the
sublime to the ridiculous
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Conduct workshops to identily

Collote the informotion gathered from
workshop sessions with Council
officers

Analyse the long-list of options against
the investment
by stokeholders

object

Analyse the long-list of options agaoinst
tha Critical Success Factors in the
Better Business Case methodology

Identify the short- lisk of possibilities
that will be carried forward into the
short-list

70
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Analysis and long list

| 26 February 2019

ves being sought ——

3

Conduct maore in-depth analysiz of the ' 4
short-listed options in order to reline H

the possible investment approaches Review the short list with stokeholders

: and assess their viability to achieve
. : the investment objectives
: ® -
i i
- :
Identify the financial and :
wni-financial benefits that will be
realised from the key short-listed Idantify the preferred apt from the
options short-list

Investment objectives for the Taupé District Council

Consolidate Council operations in a way that produces the greatest efficiencies for the Council, at an affordable
cost, with the greatest sharing of resources with the community

Preferred option

Facilitate the development of the Cultural Precinct in a way that catalyses future development in the Tongariro
Domain and the CBD

Enable reinvigoration of the Museum in order to showcase the rich natural, social and cultural history of Taupd to
residents and visitors alike

Critical Success Factors for the investment

Strategic fit | Conforms to the goals and aspirations of the Master Plan | Observes the Reserves Act constraints and
the guidance of the CISP

Value for moeney | Optimises value for money | Creates greater participation and usage

Supplier capability | Service providers] can meet the technical and cultural needs, which are sensitive to the
anvironmant | Serace providers) have the capacity to deliver the required outcomes

Affordability | Affordability must match ambition | Matches other funding constraints

Achievability | Internal and external skills exist and are available for successful delivery

Regulatery compliance | Must comply with relevant legislative and regulatory obligations

GREAT LAKE TAUPO

Taupd Districy Coundl

Develop the detailed description of
the preferred option and use this
as the basis for the cost/benefit

Pelal= |

Present the information in a
form thot allows Councillors to
micke an informed decisi
about investing in the initaitive

&

H‘I’.‘l—‘

The investment objectives were
derived from the problem statements
agreed in an Investment Logic
Mapping workshop held with Couneil
officers in October 2018

The critical success factors are
contained in the Better
Business Case methodology
endorsed by the NZ Treasury
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The Council assessed a long-list of options for the location of the CAB. In all, 11 different alternatives were investigated, with most being found to be unsuitable for functional,
space or operational reasons. Four options were short-listed for further investigation: a long term lease, Tongariro Domain, 61-67 Tuwharetoa Street and 72 Lake Terrace

ECONOMIC CASE

ECONOMIC CASE | Civic Administration Building location options

Option 1: Long term lease

A lease would be entered into with a commercial
developer/property owner to construct a new
building that would meet the Council’s
requirements at a mutually agreed location
within the Taupo CBD.

Option 4: Tongariro Domain

A new building would be constructed on the
waestern side of the proposed civic plaza. The
building would be two stories tall and be linked
to the new Museum with a shared atrium, with a
number of shared spaces and facilities such as
meeting rooms and reception spaces.

- Discarded options
A long-list of options

for the location of a 2 Gascoigne St | High chance of traffic congestion, site is high density retail and considered to be more
Civic Administration appropnate for core retail actvities | Lack of prominence when compared to other sites

Bu"d""g was Heuhou St carpark | The site contributes significantly to the parking strategy within the town centre and the
compiled and . displacement to accommodate a CAB will reduce this contribution | Proximity to two fuel stations raises
evaluated by Council  concerns relating to hazards for the Emergency Operations Centre

officers o oaob_ef 67 Horomatangi St | Proximity to the the largest primary school in the area may pose logistical/access
20_17oW'_th 8 options challenges | There may be a perception associated with current RSA operations | Proximity to two fuel
b.lng f.]m’d as stations raises concerns relating to hazards for the Emergency Operations Centre

not mee.tmg the 10 Opepe St| On the fringe of the town centre which reduces the prominence and connectivity with the
COU"_'c" s CBD | Immersed in light industry, although did recognise a CAB could trigger a change | Proximity to Spa Rd
requirements for a may create traffic congestion

variety of fO3SONS. 258 Spa Rd | Proposed site is outside the town centre as per the EOI requirements and the business

The table at right objectives

shows the st ¥ Taniwha St carpark | Lack of prominence when compared to other sites | Area considered to be more

of the findings at the appropniate for core retail activities

time. These options Gazcoigne St Reserve | Has been specifically set aside for municipal bulldings, however the reserve has
hav. no_‘ !‘ come to be (_'_)"':!L!‘_‘t:‘d anc U';‘dd by the community as f N was a reserve
further mv_ofugatod Tongariro Domain North | Considered extensively in 2010 as part of the Taupd Urban Commercial and
or ‘he dec's‘o"s‘ Industrial Structure Plan, Council looked at the potential for a new building located on the recreation reserve
""'."S’“d in this land to the north of the Great Lake Centre. Having considered the technical information, expert advice and
business case. the views and preferences of the community Council decided not to proceed with a civic administration
building on the north domain
final for consultation | v1.0 | 26 February 2019
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Option 3: 61-67 Tuwharetoa St

A new building would be constructed at 61-67
Tawharetoa Street. The building would be three
stories tall with ground floor retail or hospitality.
The CBD location would put Council activities in
the centre of the town.

Option 2: 72 Lake Terrace

A new building would be constructed on the site
of the previous Council building at 72 Lake
Terrace. The building would be two stories tall,
with little to no public shared facilities.
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ECONOMIC CASE | Civic Administration Building functional requirements | working methods

In order to allow a straightforward comparison between the various location options, Council worked with Warren and Mahoney Architects to develop the space
requirements for the Council’s activities. The approach also allows a transition to an activity based working method for staff, which should enable an improved
collaborative environment coupled with greater space utilisation, although the approach has yet to be developed in detail.

ACTIVITY BASED WORKING BENEFITS

28-33% onterprise organisations nave adopted
octivity bosed working with 33% king to
apply it in future (particularly for distributed

organisations)

16% productivity incroase {extra 6.4 hours o
work per week)

25% found RO in less than 12 months, ond
66% see paybock in 2 yeors

55% agree manogers ond stalf have better

d

Knowloc

their kno ands in on octivity
based environment
10+30% roduction in floor spoce

Reduced erorgy bill (less space) but higher
cleaning bl imore sharing, typically 2-3 dally
cloons)

Discourages sedentary behaviour

Monagers and staff must be able to clearty
daling thelr inputs, outputs and set goals
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WORKING

MINIMUM TECH REQUIREMENT

FIXED PC FIXED PHONE

FIXED PC FIXED PHONE

FIXED AND MOBILE TECH ROAMING 1:D

OWNERSHIP ASSIGNED ROOM ASSIGNED DESK ASSIGNED NEIGHBOURHOOD
SPATIAL PLANNING
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TYPICAL RATIO 1 1 0.8:1 OR 111
Manogers and staff/ Desks
TYPICAL APPLICATION EXECUTIVE LOCAL & CENTRAL LOCAL & CENTRAL
MANAGEMENT GOVERNMENT (TRADITIONAL GOVERNMENT (PROGRESSIVE)
BENEFITS PRIVACY STABILITY CHOICE
EFFICIENT TEAM CULTURE
KNOWN ISSUES HIERARCHICAL INFLEXIBLE UNCERTAINTY
INEFFICIENT TERRITORIAL REDUCED SENSE OF TEAM
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GREAT LAKE TAUPO
Taupd District Council

ACCOMMODATION IMPLICATIONS

Analysis shows that the proposed move to activity based
working will allow the Council to reduce the overall floor

area whilst improving working conditions for staff

The effect is thot the proposed Civic Administration Bullding
has been sized for 140 concurrent staff, with flexible desks
This ollows all 178 staff that are currently spread across the
Council's 8 sites plus 15 staff from the Waikato Regional
Council to be accommodated without the overhead of
desks being vacant for at least part of the working week,
Costings for all the Civic Administrotion Building options in

the business case were prepared on this basis.

SPACE REQUIREMENTS

While each location option has a range of benefits and dis-
benefits, the functional requirements of the Council (for the
amount of staff space, the operation of the building and the

like) are the same in all cases.

Using industry-standard approaches to working space
requirements and supporting building services, Warren and
Mahoney Architects developed a spoce allocation model
that would support the Council’s functional requirements
The results are as follows:

Requirement Space (m')
Workpoints for 120 stoff 1400
Recaption/waiting
Servicing/odministration 220
Mapating and shared community roan
Council chambers 30¢
ey 31 hubs
.
2,520

All options considered by Council will need to meet these
requirements, along with the need to be constructed to the
IL4 standard.
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ECONOMIC CASE | Civic Administration Building functional requirements | importance level

Part of the functional requirements for the Civic Administration Building is the need to provide for a high degree of resilience for some of the Council’s operations in
the event of a major natural disaster event, such as an earthquake or eruption.

w
vl
<
8]
O
=
o)
Z
O
O
L

The required level of seismic perfarmance
impartaont struclures, such as haspitals, communicalians cenl
cccupation for many people, are designed for a greater level of &
ordinary commerciol structures

Clouse A3 of the Building Code defines the significonce of a building by its
importance level {IL), which is reloted to the consequences of failure, There are
five levels of importance, considered by the importance of the building te
society:

xnting a low degree of hazard to life or property, suech os

Structures prese

walkways, outbuildings, fences and walls

nd structures not c
5, car parking bu

Structures thot ma
COMMUnIty or pose

ntain crowds, have contents of high value to the
risk to large numbers of people in close proximity,
such os conference centres, stadiums and cinport terminals

Buildings that must be operational immediotely ofter on earthquake or
other disastrous event, such as emergency shelters and hospital operating
theatres, tringe centres and other critical post-disoster infrostructure,

hose Failure o

coatastrophic risk to o Il;rr_1g- area or g
r af people, s doms, nuclear focilities or biologica

centres

creases with each level of importance. In general,

To meet the requirements for IL4-compliant
space in the event of o major emergency, o
mininimum of 120m? of space must meet the IL4
standard. However, the construction of a new
building does provide a unique opportunity to
examine whether there are additional resilience
benefits that could be achieved by designing the
entire building to the IL4 standard, and whether
the additional cost would be justified.
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The Council requires ol leasl
some of its functions - such
as those dedicated te Civil
Defence response - to be
housed in IL4-compliont
facilities in order to be able to
operate effectively in the
event of a major disaster.
Typical building and
equipment upgrades required
to meet the IL4 stndard

e

e

—

S

—

R ]

T—

=

include: —
S
 ——

upgraded building structure
redundant power supply
redundant data services

backup generator

uninterruptible power supply
equipment base isclators

redundant air conditioning
upgraded fire protection

upgraded seismic restraints

water storage tanks

additional design coasts

The detailed
specification will vary
site-bv-site depending
on building specifics,
and would tvpically be
finalised at the detailed

des 15N Stage

TWO APPROACHES HAVE BEEN CONSIDERED BY COUNCIL:

OPTION 1

Upgrade 120m’ of the Civie
Administration Building to IL4
standard

in edditional constrsction cost

OPTION 2

Upgrade the entire Civic
Administration Building to IL4
standard

18-25%

in gdditional constnsction cost

GREAT LAKE TAUPO
Taups District Coundl

After considering the relative costs and benefits and obtaining advice from Quantity
Surveyors, Council has elected to upgrade the entire building to IL4 standard (Option 2).
The incremental cost of doing so is in the range of $400,000 to $830,000, depending on the
building location and configuration. The additional costs are considered to be a worthwhile
investment in order to increase the resilience of the building and improve the Council's
ability to support the Taupo conmmmumnity in the event of a major emergency.
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ECONOMIC CASE | Civic Administration Building | option 1: long term lease

GREAT LAKE TAUPO
Taupé District Coundil
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DISADVANTAGES
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ECONOMIC CASE |Civic Administration Building | option 2: lake terrace
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The current Council offices are satellite in nature
ond there does not exist o central building to consolidate these
workspoces. Combining oll services under one roof offers o
valuoble opportunity to revitalise the organisation, it’s
relationship with the community and the workplace
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Lake Toups and the people through soft, humane materiols and E v z t District Plo o
a regionolly inspired polette. < ) < > <
> - > ~ =
Fundamental to the design of this scheme is the people - the Q. o v
people who run the organisation and the customers. The success < itie < 7, ork iocok th v
of the organisation depends on the heolth and happiness of the her COR v . <
employees and the positive way they are oble to serve the Tuwharet (=]
community. * Lonaeienn costs of canershin an
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ECONOMIC CASE

ECONOMIC CASE | Civic Administration Building | option 3: tGwharetoa street

GREAT LAKE TAUPO
Taupd District Council

The current council offices are sotellite in noture ond there does not

= - exist o central bullding to consolidate these workspaces. This option

g o explores o scheme that seeks to consolidate these workplaces in a new
building located at 61-67 Tuwhaoretoa Street within the township.

Situated on o north facing existing corpark within close proximity to
the Landing Reserve, museum, librory, Great Loke Centre, and the
domain parks, this building has the potentiol of being o defining
symbol thot represents the people who make up the district of Taups.

The architecture draws inspiration from the region’s distinet
mountainous phyisicality and Toupé's rich culture, celebrating ond
preserving a connection with Mount Tongoariro, and the people of
Teupd, their guardians, through soft, humane materials ond o
regionally inspired palette.

g Bbe sy
S ;.‘u;-i!”
Fundamental to the design of this scheme is the people - the people

who run the organisation and the customers. The success of the
orgonisation depends on the heolth and hoppiness of the employees

ond the positive way they are able to serve the community.

Efcient floorpiate c1ea to maximise The ground floor is highly octive with Cantrol core to intarconnect vatically A centrol plozo octives the north-west -

workplace design the inchusk f the Councdll Administro- all levels.
tion Budding antronce and srvices,
food and beveroge offering ond

patentially community sociol oreos

Centrol ‘conesion space’ for central
amenity and connectivity

Potential for social interoction and
coNnectivity theough the core and Rs
octivity

RISKS

oo H risx)

ADVANTAGES
DISADVANTAGES
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= Judiciol mview (Districr Plon) (fow

ern comer of the site as the main entry
20 the bullding. This entrance 5 Nighly
pormaeable with visibllity that leacs into
ond up the bullding, Sxposing work
spoces and Inviting the community into
the world of the District Council This
visibiity olso encouroges employees to
intoroct ond enjoy the quolty of social
SOOCHs throughout the buking

This plaza will have outdoor food and
boveroge seating for the cofe/retail
20ne ot ground floor.

ASSUMPTIONS

Iltem 4.1- Attachment 1

Page 37



Ordinary Council Meeting Attachments

19 March 2019

ECONOMIC CASE |Civic Administration Building | option 4: cultural precinct

> TERRACED SEATING
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ADVANTAGES
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GREAT LAKE TAUPO
Taupd District Council

There is currently no encouragement or connection
with the township, the harbour and landing reserve.
Visually the water cannot be seen from the township, so
this proposal looks to create a signature building to
entice and draw pedestrian connectivity as an
integrated museum, Civic Administration Building and
community / public amenity building.

The building is in a prominent location and visually seen
from the lake and all surrounding locations. An atrium
space brings together the museum and Civic
Adminstration Building and enables sharing of spaces to
improve operation.

ng shared fi

Cititic

T«

DISADVANTAGES

dormain e
negotiot
Lirnit

Infle

chonges
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e
to be honoured or

OIIINercisl opportunities
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ECONOMIC CASE | Civic Administration Building | opportunity costs and revenues

OPPORTUNITY COSTS

All of the CAB locations carry opportunity
costs for the Council. Constructing the Civic
Adrinistration Building on the Lake Terrace or
Towharetoa Street sites - which are owned by
the Council - means they cannot be used for
ather purposes, ranging from the continuance
of their current use to some new development
opportunity. For instance, if a new building

is constructed on the Towharetoa Street site
then it current use as a car park within the
Taupd CBD will cease, with implications for
both the Council's Transport Strategy and its
finances.

Ta enable a straightforward comparisan
between the various options, the opportunity
cost of each site has been assumed to be
its' rateable value. The actual opportunity
cost will depend on the use to which the site
can be put and how the Council chooses to
pursue the various alternative uses for each
location.

REVENUE

Keys Valuers were asked to provide an
estimate of the likely leasing revenues for
hospitality and retail spaces in a Civic
Administration Building. They noted:

Café area would have a market rental
of $300-5350/m* plus an additional
allowance for the outdoor dining area
of $100/m* being for a smaller portion
of the total 300m?.

Standard retail space would have
market rental of 5150-5200/m. Retail
space that could be let to a national
or international tenant with a proven
business model may attrect a premium
of up to $300-5350/m?,

Additionally, the Waikato Regional Council
wishes to co-locate 15 staff, which would
attract a lease payment of 545,000 per
annum. However, this is only feasible in the
Tuwharetoa St and Tongariro Domain options
- there are restrictions on the total number of

staff that are allowed on the Laoke Terrace site.

final for consultation | v1.0 | 26 February 2019

GREAT LAKE TAUPO
Taups District Coundl

ollows
uses at
ollews This is the cost of capital for
Lake Terrace albernative f— 52_3” $86,250 each of the options at the
uses at f— Council's current financing
rate of 3.75% per annum, and
allews represents the financing cost
altermative — $21M 578,750 of each lond parcel at its
uesat current Rateable Value
ollows
Tongarire altarnative ‘ + — $4.4H $165,000
uses at
This is the total
opportunity cost to the
Council for each option,
based on the rateable
value of the land
RETAIL HOSPITALITY WRC
a has no revenue opportunities as the building is net owned by the council slﬂ
has no revenue opportunities due to the location outside the CBD and restrictions on
Lake Terrace
- total numbers, thus excluding WRC staff $0
s revanU e
+ + = | e
[, FEEALE
Tonganro Domamn opoortunities — 585.000

of

170mv retail

130m cofe

15 co-located
Waikato Regional Council
staff

This is the annual
revenue that Council can
expect from each
location
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ECONOMIC CASE |Civic Administration Building | accounting assumptions

The following assumptions have been made in order to compile the cashflow comparison and conclusions on the following page.

ASSUMPTIONS

ECONOMIC CASE

final for consultation | v1.0

26 February 2019

The following assumptions have been made in compiling the cost/benefit

assessment

w

4

The number of stoff that need to be accommodated in order to
perform the Council's statutory functions is assumed to be identical
in all options. Likewise, the space requirements, number of meeting
rooms and the space reqguired for ancillary functions - such as
storage - is assumed to be identical for all new building options.
The specification of the building has been assumed to be the same
in all options. Costings have been conducted on the basis of the
initial architectural concepts and no value engineering has yet been
undertaken, as this will happen ot the design stage. It is assumed
that the standard process of cost reduction and value engineering is
conducted in all cases

On the basis of these assumptions, the ongoing operating costs of
running the buildingl(s} in every option is assumed to be lorgely the
some, irrespective of location. Accordingly, the running costs have
been ignored in the colculations

The current state option has the greatest dis-economies of scale,

as the multiple locations result in less efficiencies in the provision of
non-working areas such as reception and circulation areas, toilet
facilities, meeting rooms and the like. Accordingly, no detailed
financial analysis of the do-nothing option has been conducted

The economic life of the buildings and the depreciation charges
have assumed to be the same in all build/own options. The buildings
are assumed to have an economic life of 50 years; fit-out, plant

MODELLING
NOTE

and equipment are assumed to have a 20 year economic life, All
depreciation is calculated on a straight-line basis.

In the case of all three construction options, the total cost of capital
has assumed to ottract a financing charge of 3.75%, based on the
current cost of borrowing to the Council

'he retail lease revenues are assumed to come from the leasing

of 300y of the ground floor of the Tawharetoa Street site and

the leasing of a cafe in the ground floor of the Tongariro Domain
site, as per the indicative plans. There is assumed to be no retail or
hospitality leasing opportunity at 72 Lake Terrace

All land values have been factored in at their current Rateable Value
(RV). The Rateable Value of the land in the long-term lease option is
assumed to be $2.3m, the same as the RV of the Towharetoa Street
site.

The long term lease option assumes that investors would be

seeking o return of 79%-9% on the land and buildings that had been
constructed for the Council, in line with guidance obtained from Keys
Valuers

It is assumed that there will be an annual rent review for the long
term lease option, equating to a CPI adjustment. Based on a
conservative approach to the outlook from Treasury, this is assumed
to be 1% per annum.

The advice from Keys Valuers indicated that there would likely be a
market rent review in the long term lease option at some point in the
building’s life. This has been ignored in the financial modelling but
should be recognised as a risk

The model is sensitive to the following variables:

GREAT LAKE TAUPO
Taupd District Council

The financial model on the following pages is not intended to provide an accurate forecast of actual expenditures on a new Civic
Administration Building; rather, its purpose is to compare the options on a like-for-like basis at a high level so an informed decision can be
made about the correct investment strategy for the Council. It will provide guidance on the likely variations between the alternative options in
relative terms, even if the absolute expenditures ultimately vary from the numbers given overleaf.

The actual costs of construction, which can only be known once the detailed design for the CAB is completed and final estimates have been
obtained from the Quantity Surveyors
The actual cost of capital for the Council and the private sector at the time of construction, which in turn will be subject to macroeconomic
factors that are outside the Council’s control
Construction cost inflation in the interval between a decision being made and the commencement of construction

The long-run inflationary trends in commeraal property in Taupo locally and the Waikato generally, which will influence the level of the
annual rent reviews in the long term lease option.

By their nature, financial models are simplified versions of the complexities of real-life accounting. Many actual costs can only be known in
retrospect rather than in advance, so all financial models will suffer inaccuracies that can only be known about and corrected after the time
for decision-making has passed. Readers should therefore note that the purpose of the modelling is to allow comparisons to be made at a high
level between the four options examined ~ it is not to provide a 100% accurate forecast of the actual expenditures of the Council.
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ECONOMIC CASE | Civic Administration Building | construction and operating costs

GREAT LAKE TAUPO
Taups District Coundl

The tables below provide the capital and operating costs for the four options - i.e. how much it has been estimated to construct each building, and the resulting annual cost to
the Couneil of each option.

Construction costs Fees and contingency Fit-out cost breakdown
Construction Cost of land Fit-out IL4 upgrode Fees Contingency Tatal [rounded) Heating/cosoling | Security/network | Fit-out Joinery Elevators Tatal [rounded)
Long Term Lease S{BS00000) S 000,000 SZBODDOCH S2A0000C) S2400000) i3 3000000 S(22.100,000) SOZE0.000 SECDO0Y SN2 000 SUE0DDCH S0 00 S[2.800,000]
Lake Terrace £(8.500,000) 5 528000000 S[2800,00:0) 5(2400.000) 513,300,000) 5(20,000,000) S(S00,000) S21,000) 5[1.480.000) SI155.000) SII05.000) 5(2.800,000)
Tawharetoa Street SI140000) 5 12 700.000) SI3030.000) S12:9H00,000) S4,000 0010 $123.600,000) SIESO00) S{120,750} 1135,000) SIBOL0C) $1157,500 $12.700,000]
Tangarire Doemain SI0A00,0000 5 SI2.800,000) S[3000.000 S(2.800.000) S{3.500,000) $(23,200,000) S0.260,00:0] S{90.000) S0.20.000) SIE0.000) SO05.000 $12.800,000]
Tfr LE;H‘.{- c:ucur;:l—r.:mi;lt-;f icuvstjr-_rir n.;_; T_e m:ul: "f_=._ e f_ll-"-t-jl tret_s"ru‘iurf-. t: Ii':'x"ilt"fr.-’f': . This is the detailed brechdown of the fit-out costs
O e e upgrade far the =mergency Uperations LEnLre, protessional Tees an ine ibtem in the table at left,
contingencies, Costs are sowrced from Cuantity Surveyor reports for each site, The copito
costs of the L ang Term Leose option are assumed to be the same as ot the Loke Terroce site
wl
w)
<
Q
U OPERATING COSTS
O Capital cost Costs ... Loss ... Mat
struction nnua nance cost ntenance ation nnual e evenue rtun
= Con i A | lease Fi Mai De i A | charge ] Opportunity
D Long term lease - T35 | ${22,100,000) 15470000 4 > : .54 000) > 165000 5(1,382,000]
B Long term lease - 8% | $(22,100,000) S.768.000) ] 5 5 SN PEE0000 5 5165000 $(1,603,000)
Loke Terrace $(23,800,000) 3 S{TRO000 20000000} 4R20000 SA 4000 SHA,25( S11.347.750)
Tawharetoo Streat $(23,200,000) 5 S1892.500) S[238 000.00) SISST000 S[,E87.500) SNS000 STaTE0 %(1.493,750)
Tongarira Domain S21.700,000] 5 SIATCLO000 S2AHO0C00) § a0 S[65G000 SR5000 SIE5000 S{1.400,000]

This is the capital cast for sach
on calculoted in the table

This is the gross annual cost thot the Council incurs Tor
ch option. it includes the lease paym
Term Lease aption, the finance oF
cwmned oplions,

opti

or the Long
] & -'r,'||
heduled annual mointenances, and
depreciation for the fit=out only (leosed options) or the 3B ore deducted
entire bl ding [owned options)

the opportunity costs described an

Inflation factors

The costs above are for the first year of operation, and the following inflation factors are then applied
for subsequent years:

These costs are used to
«  The long term lease costs and the maintenance costs are assumed to rise by the annual CPI, about generate the comparisons and
1% per annum the net present values on the
. Council will revalue the asset every three years and the asset value is expected to rise by the annual fol
CP|, about 1% per year el

The rising asset value results in a gradually rising depreciation charge
These factors are taken into account in the caleulation of the net present values on the following page.
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ECONOMIC CASE | Civic Administration Building | option comparison model
GREAT LAKE TAUPO
Taups District Cound
The tables below shows the comparison between the four options for the Civic Administration Building, calculated over the first 20 years of the building's life, on a like-for-like
basis. There are three scenarios for the long lerm lease option, covering a 6%, 7% and 8% return for the property.
Lang term lease - 7% snaszoo0) | snassszo) | stscarmm | stuzasre) | shesans | sndszase) | sneszozn | stamesn | snesssce) | susnars | siszesss) | snsawssa) | snsszarm | snsizess) | snsessm | stsossser | sneeosos) | sneseros | snesacre) | stuseseon | sisrroasse)
Lang term e - 8% SHA03000) | SNA15030) SL535.2200 SIASLSFI SIAEECER) | SlLeBL7E9E | SN7OAETT ShLMR633) 1735819 SIS ENTITO9) | SILTEELEN SNEDE3I0Y) | shB2L3hl | 41842507 SiLBE1L03 SNETS L) SfmeRaan) | SoNTa24N Si1934509) | (418.292.359)
- This Is the annual cost of the lease to the Councl This is the net present value of the expenditure cver the -
“’"[;:' ond ossurmes a 1% CPl-related increase each year first 20 years of the building's ife ot a 7% discount rote S
COUNCIL-OWNED OPTIONS
Lake Temace S0.347750) | $0347750) | S0347750] | $0.363230) | H1.363230) | $(1363230) | SN3TAIT) | SLITHIRE) | SNATHFA) | S(L395597) | S01395597) | S0.395597) | S1412513) | SO42513) | 425130 | S0429935) | S0429935) | S0429935) | S4s7BEY) | (447881 | [S14.641.6594)
Tawharetoa Strect sieesis) | sndszeom | shamass | snsoszss) | snsoscm | snsosssa | snsiszes | stszeoc) | snszem | sosasrn | snseoas | sisswea | snssaew | sossiaw | sessecce) | snsweossy | snemaa | snsiars | sesseces | stssaess | iswaresver
Tangatira Demain si1400000) | snaveisol | siasezsn | stasted) | snewsos | sndwozsl | sne32oez | suaniz) | snesozee | sidssies) | Snesnsse) | snase9y | sndeaodn | siessora | shessios) | shesarsa | snaszeom | stissimo) | snsozos7 | snsoior | s1s19a408)

w
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What is Met Present Value?

Thiis i the annual cost to the Council of the building. It ncludes the net finance chorge for

the use of capital, depreciotion on the building and fit-gut, and scheduled maintenance, less

revenue (if any)

Met present value (NPV) is the sum of the present [now) volue of o series of present and future cash
flows. Becouse NPY accounts for the time volue of money NPV provides o method for evoluating and
comparing investments with cash flows sprecd over many years, as in loans, investments, poyouts
frorm insurance contracts and many other applications.

Met present volue (NPY) is determined by colculating the costs [negotive cash flows) and benefits
(positive cash flows] for each period of an investment. The period is typicolly one year, but can be
measured in quarter-years, half-years or manths. In this cases, NPV hos been calculated annually.

After the cash flow for each period is colculated, the present value (PV) of each one is ochieved by
discounting its future vaolue at ¢ periedic rate of return (in this case 79 per annum). NPV is the sum of
all the discounted future cash flows,

final for consultation | v1.0 | 26 February 2019

This is the net present value of the expenditure cver the
first 20 vears of the building's ife ot a 79 discount rate

P

o is the most expensive option with an NPV cost of _ over 20 years at an 8% return

o m is the least expensive option with an NPV cost of _ over 20 years
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ECONOMIC CASE | Civic Administration Building | impact on the cultural precinct

GREAT LAKE TAUPO
Taupd District Council

One of the options is to locate the CAB within the Cultural Precinct on the western edge of the proposed civic plaza area. This would bring around 170 staff plus a flow of people
who visit the Council offices for various reasons into the Precinet, which will have benefits for the vibrancy of the area.

Plan looks to creating a signature
building to entice and draw

integrated museum, Civic -
Administration Buildingand
‘community / public amenity building.
The building is in @ prominent location
and visually seen from the loke and all
surrounding locations. An atrium
space brings together the Museum
and Civic Adminstration Building and
enables sharing of spaces to improve

w
v
<
O
O
=
&)
z
O
O
i
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CIVIC ADMINISTRATION BUILDING

The oroposed Civic Administration Building is located to the
west of the cultural ploza, and is connected to the Museum by
a linking atrium space, The ground floor has a number of
shared facilities, such as reception areas and toilets. There is a
cafe on the ground floor that opens to the Cultural Plaze

The ground floor meeting rooms used by the Council during
the day can also be made available for community use after
hours and in the weekends, making for flexible use of the
facilities

The design also relocates the iSite within the building, in close
proximity to the cofe and the Museurn, which allows the
current iSite to be repurposed as community space

CULTURAL PLAZA

The main cultural plaza zone is @ multi-functional hard
surface for markets, events and general use for gatherings
and relaxation. The shared space rood zone - suitable for
pedestrians, cycles and vehicles = hos high pedestrian priority
and slow vehicle speeds, and links 1o Tongoriro Street

This zone can be closed of completely or partially during
certain activities i.e. Sunday farmers markets. It includes low
planting pockets to reduce vehicle speeds through side
friction. There are multiple pedestrion axes through the space,
linking between southern domain and new Great Loke Centre
and library atrium, and linking Story Place to the Landing
Reserve.

Including the Civic Administration Building as part of the
development of the Cultural Plaza means that there is the
opportunity for greater vibrancy and utilisation of the space.

Well designed urbon areas ond neighbourhoods focus
energy and resources on conserving, enhancing, and
crecting strong, vibrant places, which are a significant
component of the neighbourhood's structure and of the
community’s identity.

All successful cities and successful neighbourhoods
include vibrant ploces, with o strong sense of identity,
which ore integral to community life and the public realm:
parks, plozas, courtyords, civic buildings, public streets
and the like.

A resilient community must focus its efforts to creating

a number of local destinations, which attroct a critical-
mass of users and activities. Sprawl, for example, has
very little ploce-making. A tragitional village or an urban
downtown, by contrast, have innumerable nooks end
crannies, grand public spaces, gorgeous streetscapes,
which make them desirable, successful, ond sustcinable.

- Resdient Cities Urbon Design Guide

The addition of around 170 Council stoff to the Cultural Ploza
area - as well as the comings and goings of people visiting
the Council offices for o wide veriety of reasons — will add
vibrancy and energy to the arec, and help ensure the ploza is
an everydoy space.,

In addition, having a critical mass of staff and visitors may well
make o cafe or similar business viable on the ground floor of
the atrium space, where it can service both the CAB and the
Museum, and where it will in turn help drow people towards the
Museum from Tongariro Street. In the absence of the CAB, it
seems unlikely that such ¢ focility would be economically viable.
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ECONOMIC CASE | Synergies: the Museum, community spaces and the CAB

GREAT LAKE TAUPO
Taupd District Coundl
The Master Plan proposes that there is extensive sharing of facilities between the Museum, the community and the Civic Administration Building. This is intended to provide a
high level of flexibility for the community and its activities, as well as being a cost-effective way to provide high-quality facilities within the Cultural Precinct.

MUSEUM Current floor space = 947m2
Planned floor space = 2,608m2

The design assumes thot adminstrative facilities such as meeting rooms and
public facilities such as bathrooms are shared with the Civic Administration
Building. The budget that would need to be allocated to these areas in a

S P A T l A L C O N F I G U R ' O N 7 i = standalone builiding can now be allocated to core Museum functions that

are inadequate in the current facility:

COMMUNITY, SHARED MEETING Effective environmental control systems | loading bay for receiving and

10. LOBBY/EXHIBITION
11. GALLERY

12. RECEPTION

13. EXISTING GLC

14. ADMIN/RECEPTION
15. ADMIN

1. RESEARCH ARCHIVE & s (ol
17. RECEPTION -~ ® ®©

The design allows for significant community meeting and activity spaces, in
addition to traditional facilities such as the Library. These are flexible areas
that can cater for a range of groups and activities:

PA

> Zo::zlLCHAMBERS processing exhibitions and artefacts | suitable storage space for arte-
w 5 facts/materials | suitable space with wet area to develop exhibitions,
v 2ACOREAND WS workshops and programmes | suitable space for research, study and
6 4. CIVILDEFENCE access to archives for the public | space to support workshops,

S. SERVICE AND ADMIN school/education sector interaction and programmes
O 6. RECEPTION/WAITING
z 7. I-SITE
o 8. RETAIL - Phaoned Soor sgaves T
Z 9. CAFE
O
QO
i

Community groups will have the ability to use 150m? of fully equipped
bookable meeting rooms in the Civic Administration Building, and
further space at the existing ISite building, which will be empty and
availoble for community use after the ISite has been relocated to near

18. LIBRARY ® \ ‘ = the Museum.
19. WORKROOM (WHAKAPAPA ~ ENre,
RESOURCES, DIGITISATION,
RETROGRAPHICS, IT MEDIA, _ SEGAY
CHILDREN) , ® ATRIUM

20.COMMUNITY SPACE —_—
S~ = A central two storey atrium connects the Museum and the CAB, providing a

common entry area and easy circulation between the iSite, cafe, Museum
and civic offices. It has views to the river and the Landing Reserve.

This space can be avecilable for community activities and displays such as
4 Art Society exhibitions.

final for consultation | v1.0 | 26 February 2019

Iltem 4.1- Attachment 1 Page 44



Ordinary Council Meeting Attachments

19 March 2019

w
7))
<
O
O
=
&)
Z
O
Q
w

ECONOMIC CASE | Civic Administration Building | case study

Wellington's Civie Square is an excellent example of using Council buildings and staff to help provide the critical mass of people and activity

urban space.

L

Vi -

1)

Michael Fowler Centre

Wellington's main theatre and
performing orts venue

final for consultation | v1.0 | 26 February 2019

Civic Administration Buildings

Administrative offices and public

access areas for the Wellington

City Co

Wellington's primary
work space ond cafe

EARTHQUAKE
IMPACTS

liorary, shared

City Art Gallery

|, now vacated due to Wellington Library Wellington's primary art gallery,

repurp d from earher civic

buildings

As is the case with a lorge number of Councils cround
the country, Wellington wes impacted by the Kaikoura
earthquake. Subsequent seismic assessment showed
that the Civic Administration Building needed to be
vacated.

In addition, the Municipal Office Building next

door also needed to be emptied to allow essenticl
strengthening work to occur on the Wellington Town
Hall. The Council has relocated to temporary office
space on The Terrace.

GREAT LAKE TAUPO
Taupd District Coundll

necessary to energise an 1mportant

Nikau Cafe

Much-loved cafe and de facto

overflow meeting space for

Wellington City Council staff and
councillors

The impact on the vibrancy of Civic Square is highly
noticeable, Pedestrion traffic volumes through the
square have declined markedly and the crea is
significantly quieter. Patronage hes also fallen off at
nearly cafés and businesses due to fewer people in
the arec.

Civic Square is gradually transitioning from being an
everyday ploce into an events space - coming to life
only when there is an organised event in the square
that brings in people.
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ECONOMIC CASE | Civic Administration Building | findings and recommendation

GREAT LAKE TAUPO
Taupd District Coundil

The cost-benefit analysis has produced a ranking of the available location options for the CAB, based on both the tangible and intangible factors, as deseribed below. The current

state - the do nothing option - has also been assessed on the same basis.

FINANCIAL

The capital and operctional costs of each option are assessed using
information provided by the Quontity Surveyors. Depreciation and
maintenance ore taken into account, as well the likely rent increoses
in the leased option.

. lllllllllll’
Where there are possible revenue sources - such os retail or
hospitality - these are foctored in. The opportunity costs from the
rateable volue of any lond that will not be used for a CAB are clso

STEP 2 NON-FINANCIAL

The possible synergistic benefits that might come from the
co-location of facilities are assessed using international urbon desian
guidelines, and by looking ot a New Zecland case study.

The synergies include facility sharing for reception spoces,
community spaces, bothrooms and the like. Possible staffing
efficiencies are taken into account, clong with the impact on the
quality of the public spaces proposed in the Cultural Precinct.

included.

w

w

<<

O option - financial analysis | npv/rating synergistic analysis ' rating I

U .

> 1 Hos significant operating costs coupied with =

O productivity and effectiveness dis-benefits. Option discarded
discorded.

=z .

O Has high lease costs compared with the cost of

g > R . Minor synergistic benefits only due t ible H

O o capital for Council-owned buildings. Will meet the '5183"1 c;nnm}:tyr?:;e of mecl‘il:g rc\:,xr:. ijpzfdisccwed dlscarded

(N . requirements and hos low opportunity costs. : '
Haos low cost of capital and will meet most of the ' I In conflict with Council policy to strengthen CBD and .

e Lake Terrace requirements. Hos moderate cpportunity costs and -514.6m high likelihcod of foiling RMA processes. Option discarded

few synergistic benefits, discorded
Has low cost of capital and will meet all the Some synergistic benefits from CBD locotion ond "
requirements, Hos high oppertunity costs ond -$16,2m comr;\:‘:ty%se of meeting rooms. Option sub-optimal, feas:ble
revenues, and some synergistic benefis,
Hos low cost of capitol and will meet all the High synergistic benefits due to focility sharing with
requirements. Hos iow cpportunity costs, some -$15_2m Museum, 657m* of community space, new iSite prefer red
revenues and highest synergistic benefits. facifities ond increased vibrancy of Cultural Precinet

page | 39
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has this analysis

CONSTRAINTS

The size, scope and timing of the project must be
achievable within the capobilities of notional
construction companies and the project monagement
capabilities of the Councll, in the context of other
significant initiatives that are planned or underway in
the region.

The cverall project budget must be offordable for the
Council in the context of other initiatives and its
financial constraints, as outlined in the Long Term Plon
and its amendment.
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ECONOMIC CASE | Cultural precinct configuration [

Using the Cultural Precinet Master Plan as reference, the preferred solution will result in the reconfiguration of the Tongariro Domain and environs as shown in the diagram. GREAT LAKE TAUPO
Taups District Coundil

ECONOMIC CASE

Elements

0 Great Lake Centre 2 Open lawn area for informal use and small events 8 Main north-south connector spine/boardwalk 15 Internal link road to Redoubt St/Ferry Rd
° New GLC-Library atrium 2 Semi-formalised plaza space for gathering 9 East-west cycle and pedestrian spine 16 Updated Rose Garden

o Library '3 Main multi-functional cultural plaza zone 10, Museum and CAB entry plaza

o New Museum 4 Shared space road zone with pedestrian priority 1 New Destination Playspace

e New Civic Administration Building s Pedestrian axis linking southern domain to atrium 120 Outdoor terraced seating looking to lake

o Court 6 Parking zone for Destination Playspace 13 Redeveloped Tongariro Street corridor

‘ NZ Police 7 | Upgraded plaza area for Library 14 Pedestrian and cycle path to harbour and river

"
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ECONOMIC CASE |Benefit assessment | wellbeing analysis

GREAT LAKE TAUPO
Taupd District Councl

The government intends publishing set of wellbeing indicators (‘Indicators Aotearoa New Zealand’) which will be used in a Living Standards Dashboard to track and measure
current and future wellbeing. It is also intended that these indicators will be used to inform Government decision-making and Budget priorities. Local authorities will be
encouraged to take the same balanced approach to wellbeing in assessing investment decisions.

wellbeing measures rating
Material standard of This is @ measy ts of the . affectad b this . "
L liwing available lie. disposable) income and wealth of people and families. wet materially affectee by tnis investment
|"':-. 5 O mMaqsureé _'!.. rT'-'_1I:-'r a2l HIving COn
3 is, whether the hous Mot matericlly affected by this imeestiment
sl ||:'_|.-.|"'_| auality
3 Jobs and earnings o S ! r.r:ll . ing conditions. Jobs and earnings domain consists of availability Mot matericlly affected by this imvestment
af jotss and the |level of esarmings
4 his is @ measure of quality of life. Heolth domain consists of both people’s actual heolth and Mot matericlly affected by this investrment
their perceived health,
r This is @ measure of guality of life, Knowledge and skills domgin consists of the educationa Somewhat imoroved by this imestment doees to the availability of
% A range of measures are used 5 Knowledge and skills attanment of youth and adults, ard the skill levels of the odult population acally-relevant knowladge and resources ot the new Museum
<T to assess the degree of : e . — X
- - - Mg b oo meosure af aguality of lite, Lesure and recreation domoamn consisks of people’s work-life [N pr. v Bar w this imvestment + ey e BT B L
O ullgnment between initiatives [ Leisure and recreation o recopde have available for non-work activities, ond their ' ___:t:lr:c:rll;l I.T:I I:‘:k::f Py (.”"'IIEI: ~~::--.- ?:‘f to the Improvements
9 Gndthe Strﬂtegic gOﬂlS ﬂf thE F leizure time and guality of their leisure gctivities )
% Y -~ e pt ty domain, which was cre D":;:I bry Traas - ty improved by this investment due b the focus on Mgéti
> measures and their relevance T el oty ””"::,,"f ' e deen sa taenge within the new Musewm
o) to the proposed investment
U are ShOWﬂ ir'l thE tﬂble, This is o measure of guality of life. Safely domain consists of peoples actual security frcorm Crime, T R e —
w 8 and their perceived risk and wulnerabllity to crime. Mot matericlly affected by this investment
" ' Tl".s. 5 me:.zuq_? of cl;_mhr-,- of life, Envir :nﬂﬁ»—:-_’t::\ -qL.aIir\-_c. crmain oo '.",tE :.r_‘."e guality of t'rE_s-: : Somewhat improved by this investment due to the focus on green space
0 [LIGR G LG LT IS vooter onc air, people's access t ronmental amenities, ond people’s perception and subjective " sinak e bt . -
" w1 oF thalr envorment and sustainoble transport options within the Cultural Precinet
= ent and £ y Civic T 3 cor : Somewhat imgroved by this investment due to an improved and mare
L accessible civic heart within Taupd
11 Sacial connections ¥ 4 ; .;..cl.i,::__r; Hiuv_: :;'l lﬁ:l !::Il;l Materially imoroved by this investment due to the improved sense of
— : - G G peOpas soc ploce and ability for sockal interoction within the Cultural Precinct
o This is a measure af quality of life. Self and aspirations domain consists of pecple’s perception of T I
12 A T their perscnal satisfaction with their life and individual circumstance Not materially affected by this investmer
Assessment against the wellbeing indicators in the Living Standards Framework shows that the investment has the potential to have positive impacts on the
quality of life of Taupd residents and visitors. This firstly arises becouse of the role of the Museum in increasing cultural identity and knowledge in a way that
is relevant to residents, thanks to a focus on local history and MNgati Tawharetoa taonga. This information about the rich natural, social and cultural history of
Taupd also has the potential to provide greater knowledge and understanding to New Zealand and international visitors.
Secondly, the Cultural Precinct has the ability to increose social connectedness and cohesion by providing a civic heart to the town, as well as a place where
there are improved leisure and recreational opportunities for residents and visitors. While there are only indirect improvements to the material standards of
living for residents, the investment has the ability to act as a catalyst for future development - such as private sector investment in a CBD hotel - that will
bring direct improvements to the economic perfarmance of the region.
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ECONOMIC CASE | Development phase plan

GREAT LAKE TAUPO
" ) . . - — . . . . . . Taupd District Councll
Development of the Cultural Precinet is a multi-year multi-phase project, as it involves significant changes to the Tongariro Domain and the construction of a number of major

buildings. Four phases of development are planned, as shown on the diagram.

L\

g

Caxisatr

SEUTILES!

1. CIVIC ADMIN
BUILDING
2. MUSEUM
% 3. LIBRARY
/. 4. POLICE
ey 5. COURT ./ L
6. I-SITE
7. a.LiC;
8. DESTINATION P
mr PLAYSPACE
vy / 9. COMMUNITY
TAGE 1 JONE 1| 10.ROSE GARDEN a
11. HISTORIC
COURTHOUSE

P

44 o

w
7
<
O
O
=
O
Z
O
O
o

T s 5
ONE 4 {(whole Tonganro St)

: 8 “ . . ~ - - -/
‘ 4 r ‘23 '»,) Y ) 8 > < 3 . s -
' . . EN o E )
3 N Bes et = 52 ; <4 » '
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ECONOMIC CASE |Project sequencing

GREAT LAKE TAUPO
Taups District Council

Development of the Cultural Precinet will oceur over a number of vears, as shown in the indicative timeline.

2019 2020 2021

Ij
Iw
I
I
-
e
o

2024 2025

project
management Ll

civic administration

< space road zone and entry fram Tongariro Street

HI% H | » for the Destination Playspace
bUIldlng i Lpgrade the plaze ry to the Library ] :
' Construct the linking path to the harbour and river ' '
W . 5 : - -
v . P 1 1 ‘ v Construct the new Musaum and connact it to the CAB atrium
':I t; ' : . : - Develop the landsc aping betwaeen the Museum and Ferry R |-.|'_||.||_I|I'|'_' redevalopiment of :
(@) ' ' ! ' Redevelop the rose garden '
E I : ' + Inte grate the landscaping with the Destination Playspace E
< E : ' : :
8 : Redevelop the open lawn area to the west of GLC and the .
: y i nternal link road :
— sto ry plGCE : ; t ark 1 other conseguential changes on Tongariro 5t :
: to facilitate access to GLC and the North Damain :
. I T = . Alter and upgrade Tongariro Street and it ~.-I parking facilities S . . :
tﬂngu riro St rEEt : to reduce the severance bebweon the CBD ana the Damarn :
Dec e Diec D Dec Lrec Dec Dec
capital investment
:nnn’ page 56 has the detailed cashflow projections
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ECONOMIC CASE | Assessing risk and uncertainty

GREAT LAKE TAUPO
Taups District Councl

Risks are assessed in a multi-step process, which is described below. The intention is to quantify the risks as they stand, identify the mitigations that are needed to reduce the
probability of the risk oecurring or the impact it could have, and then re-assess the residual risks that remain.

Collete the infarmation gathered fram
workshop sessions with Council
officers

Analyse the linkages between the risks
and link them together to understand
how risks can build up during the

9 project
h 1 Quantify the probability that the risk
/ m # ! could occur based on the knowledge of

Council officers

] : Quantify the imooct that the risk would
2 1 : have based on the knewledge of Cauncil
O Conduct workshops to officers
(@) the risks to proceeding with
— the development of the Taups |
=3 Culural Precinct : @
O .
Z A
o _
g ||
[FE]

Analysis and

iFicats
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4

3 Heview the appropriate project
i documents to make sure they are : 5

aligned with the risk analysis
the revised probability and

. : impact after the mitigations
: S ] have been implemented

Develop the mitigation actions that
will reduce the probability of the
risk occurring

Re-analyse the risks to assess

Develop the mitigation actions that
will reduce the impact of the risk if
it does occur Present the information ina

form that allows Councillors to

make an informed decision

. : Guantify the effectiveness that the about the residual risks of
N : action will have in reducing the risk, praceeding with the project
— based on the knowledge of Council
& -?g : officers

: Quantify the confidence [or quality) i

ey | i ® O o ®
: the project documentation or actien, :

ink the mitigation actions with ; based on the knowledge of Council : m n

the project to make sure the right F officers :

steps are being taken : : —;-

o ®

The following poges provide the analysis for each of the two events thot the Council is seeking to manage:

«  The risk that the development will not proceed
= The risk that the development will not achieve the benefits that are being sought.

The first page provides the risk identification and links the varicus risks into their causal chains, 5o that decision makers can see the inter-
relationships between them, The second page shows the assessment of the risks (their probability and impact), the mitigations that are being
applied (including the confidence and effectiveness of each mitigation), and the residual risk that will still remain once the mitigotions have been

applied.

The two poges are repected - once for the decision risk, and once for the benefit realisation risk.
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ECONOMIC CASE |Risk and uncertainty | decision risks

The first key event that is being managed is the risk that the development will not proceed. This can be for a variety of factors, and the purpose of the risk analysis is to identify

areas where the decision may be of poor quality due to insufficient information, poor quality work or other causal factors that are directly or indirectly influenceable.

final for consultation | v1.0

26 February 2019

causes, addressed by

preventative actions

Kay:

GI-I-II

Drvisiapemand of iFs
Culural Pregingt
dis pull procesd

GREAT LAKE TAUPO

Taups Districy Coundl

Lgss of bruat and
eonfidensts in TOC

Controls applied to the risks identified ot the left hand side of the diagrom are preventative in noture;

that is, they are intended to either prevent the risk occurring ot oll, or will mitigate the severity of the risk

if it does arise.

Should the development not occur, the impacts can be seen on the right hand side of the diagram.

These are largely logistical, financial ond reputational in nature. All the controls applied on the right hand
side of the diogram are corrective in noture; that is, direct prevention of the risk is not feasible (os it has

become an issue), so all actions are cimed at mitigating the worst effects and correcting the outcome.

consequences, addressed

by corrective actions
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The table below deseribes each of the risks identified on the previous page, and assesses it for probability and impact. The two scores are multiplied together to get an overall P/I rating, which

ECONOMIC CASE | Decision risk | quantification and mitigation

describes the severity of the risk. The next section of the table describes the mitigations for each risk, as well as their likely effectiveness and confidence that the mitigations are of a high quality-.

These are multiplied together to et an overall E/C rating. The risks are then re-assessed in the third section based on the mitigations, with the probability and impact quantified to show how it

has changed after the mitigations are applied. The overall pre-mitigation and post-mitigation summaries for each category of risk are shown in the tables at the bottom of the page.

Risk ID

Risk

The funcuenal reguraments of the council
cre not valuacd

Supporters of the deveiopment remcin on
the sidelines

The rsse of the CTAB iccation dercils the
wider projecs

The scope of the developmant is poorly
communicoted or understood

The bolanoe of funcrions berween locals
cnd visitors s incorrect

The budget for the development grows o
on unaffordable level

The reserw is comprised by the scale of the
development

Poor or iIncomect communication leods to
urwarranted negative sentiment

PGF funding crteric chonges

The scope of the projact does not mest
PGF criteric

The scope of the propct does not meet
exzemncd funding criteric

Finonciol

w
v
<
QO
O
b3
O
Z
O
O
(SN

TOC does not follow the comect processes
for the development

Monogement i

The business case i poOr OF unconvinting

Finoncial

There is significant public opposttion

Political

Thera is an unfaveurable judiciol review of
the progess

Monogemens

Council vote not 2o proceed with the
development

Political

The Minuster intervenss ond rescinds
dalecated outhority

Foleicol

A timely decision connot be made by
Councll

Funders withdrow from the project ofter
earer commEmeants

Finsnciot

External funding for slements of the
developmant is not obzoined

Initial risk

assessment prior to

mitigations

Finonciol

Category

Political

Scope

Commercial

Financial

Management
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\AAiii22122221222220.

intervention description

Project scope definitions
Functional requirements
Precinct Moster Plan
Comimunication Plon

Communicotion plon

Communicoticn picn
Business casa and cost/banefis
analysis

Communication plon

Pracinct Moster Plan

Commercial engagement plan
Quantity Surveyor Assessment

Pracinct Moster Plon

Communicotion plan

Externc| constraint - uncbie to be

maanged

Business Cose and cost/benefi
analysis

Precinct Moster Plan
Business Cose and cost/henefic
anabyss”

LCGA process chservonce
Audit NZ review

Business Case and cost/benefis
arlysis

Communication plon

Precinct Moster Plon

Business cose ond cost/banefit
analysis

LCA process chservence
Audit NZ review

LGA process chservonce

LCA process chervance
Reserves Act observonce

Project Monogement Plon
LGA process chsenance

Communicotion pion

Procinet Moster Plon

Busines: cose ond cost/benefit
analysis

Precinct Moster Plon
Business Cose and cost/banafi
analyss

Subsequent risk
assessment following
mitigations

AL AR AR EA222222 0

GREAT LAKE TAUPO
Taupd District Council

Caotegory Count Value

Political 7 40

Scope 3 &

Commercial a

Financial 6 2 45
Management 3 9 30
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ECONOMIC CASE

ECONOMIC CASE |Risk and uncertainty | benefit realisation

GREAT LAKE TAUPO

Taupd District Council

The keyv event being managed is the risk that the development will not achieve the benefits that are being sought. This can be for a variety of factors, and the purpose of the risk

analysis is to identify areas where the outcomes can be influenced by direct or indirect Council action

final for consultation | v1.0

causes, addressed by

preventative actions

§

imEEm

Controls cpplied to the risks identified ot the left hand side of the dicgram cre preventative in ncture; that is,

they are intended to either prevent the risk occurring ot all, or will mitigate the severity of the risk if it does arise.

Should the development not deliver the benefits the community expects, the impacts can be seen on the right
haond side of the diagram. These cre largely logistical, financicl and reputational in ncture, All the controls
applied on the right hand side of the dicgram cre corrective in nature; thot is, direct prevention of the risk is not
feasible (as it has become an issue), so all actions are aimed at mitigating the worst effects and correcting the

outcome

consequences. addressed
by corrective actions

Lamn of L d ane
Confidence n TOC
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ECONOMIC CASE |Benefit realisation risk | quantification and mitigation

The table below deseribes each of the risks identified on the previous page, and assesses it for probability and impact. The two scores are multiplied together to get an overall P/1 rating, which

describes the severity of the risk. The next section of the table describes the mitigations for each risk, as well as their likely effectiveness and confidence that the mitigations are of a high quality-.

These are multiplied together to et an overall E/C rating. The risks are then re-assessed in the third section based on the mitigations, with the probability and impact quantified to show how it

has changed after the mitigations are applied. The overall pre-mitigation and post-mitigation summaries for each category of risk are shown in the tables at the bottom of the page.

Risk 1D Risk Cotegory
1 The functional requirements of the council Scope
are not voksed
2 Supporters of the development remoin on Political
the skjelines
3 The ssue of the CAB iocation deroils the Politicol
wider progact
4 The scope of the development is poorly Political
communicoted or understood
5 The belance of functions bebween locals Scope
ond vigtors 5 incorrect
6 The budget for the development grows to Commerciol
an unaffordable level
7 The reserva is comprised by the scale of the | Scepe
(L,L)l aevelopment
R 8 Poor or incomrect communication leods to Political
unwormonted negative sentiment
Q
Q 9 PGF funding crtenia changes Financiot
z 10 The scope of the project does not meet Finoncial
O PGF criterio
prd " The scope of the promct doss not meet Financiol
O extemncd funding critena
Q
w 2 TDC does not follow the correct processes | Monogement
for the development
3 The business cose ks poor of unconvinging Financicl
" There is significant public opposition Political
-] There is an unfaveurable udicial review of Monogemen: )
the process
16 Councll vote not to proceed with the Political
davelopment
L4 The Minstar intervenss ond rescnds Polivcol
dalegated authority
B A timely decision connot be made by Monogement
Council
] Funders withdrow from the project alter Financiol
earlier commitments
20 External funding for slements of the Finoncial
development is not obtained
Category Count Value
.y 2 .
Initicl rlsk Politicol 7 55
t . t Scope 3 10
assessment prior to 0 : 2
mitigations [frece - -
Management 3 G

\AAiii2212222122222 0
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Intervention description

Project scope definiticns
Funcrionol requirenents
Fracinct Moster Plon
Communicaticn Plon

Communication plon

Communication pion
Business cose ond cost/benafit
analysis

Communication plon

Pracinzt Moster Plan

Commerciol engogement plan
Quantity Surveyor Assessmant

Precinct Master Plon

Communicotion plon

External constraint - unalie to be

managed

Business Cose and cost/benafic
onalysis

Precinet Moster Plon
Busines: Cese and cost/benefit
analysis’

LGA process cbrenvonce
Audit NZ raview

Busines: Cose and cost/benefs
analysis

Communication plon

Pracinct Moster Plon

Business cose ond cost/benefit
anolysis

LCA process cbservence
Auddit NZ reviesr

LGA process cbservonce

LCA process ohservance
Raserves Act obserantce

Preject Monogement Plon
LGA process cbservance

Communicaticn plon

Precinct Moster Plan

Business cose ond cost/benedit
analysis

Precinct Moster Plon
Business Cose and cost/benefic
analysis

Subsequent risk
assessment following
mitigations

GREAT LAKE TAUPO
Taupd District Coundil

Category Count Value

Political 7 A0

Scope 3 6

Commaercial 8

Financiol 6 27 a5
Management 3 9 30
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GREAT LAKE TAUPO
Taupd District Coundil

newzealand.govt.nz
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FINANCIAL CASE | Funding requirements and sources

GREAT LAKE TAUPO
Taupd District Council

The diagram shows the capital investment requirements by financial year, along with the projected sources for the capital funding.

capital investment purpose COUNCIL GOVERNMENT DONORS
FY1 9/ 20 —_——> Project costs and approvals — 100%
Project costs and approvals S 100%
FY20/21 —
CAB construction a— 100%
w —> Project costs and approvals . o 100%
wv
< > CAB construction N 100%
($) FY21/22 — ,
5 —> Museum construction — 33% [ 33% ]
5 — Tongariro St changes — 50% | 50% |
zZ
< > Project costs and approvals R 100%
z FY22/23 — Museum construction —> 3% 33% ]
— Story Place redevelopment — 100%
Project costs and approvals > 100%
FY23/24 —{
Tongariro St changes —_ 50% 50% |
Project costs and approvals o 100%
FY24/25 —
Tongariro St changes —_ 50% [ 50% |
This is the projected capital investment These are the investment items for each
requirement for each of the financial yeors of the financial years
until the completion of the initiatives in this
business case
This is the projected This is the projected :’hi;is thi Shor‘Tl (t)af
Taupd District Council central government b ':tgft at WIt e I
share of each investment share of each investment sought from externa
item item non-government donors
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FINANCIAL CASE

FINANCIAL CASE |Cashflow projections | capital expenditure

The table below shows the capital investment over the anticipated six years of development.

GREAT LAKE TAUPO
Taups District Councl

Project costs

Froject monogement,’ 15FTE piFre S54) Sl W Sl pre ] 5546] S S el S Sl W ikl s A[56) Wl Si56) o ) FbL sl 5056) wael
FEOnte

Procurmment 1ETE S1120) T k] e 00

Proyect costs by quarher $i56) alEs) 88| $Hiae) sl $is8) 56 5458) 556) H58) $is&) 58] $i58) ] 58 Si56] Sis8) 556 558) HEH] 58 BEN
Proyect comty by Knorool yegr SN soas) SIS HI28) A HIX
Canstrustion costs

Civic Administration Building

CAB coretnsction AL PO S2ENS) S[28) Si2EM) SRy

CAB fit-oue $(2.800) SiLL400) S.400)

1Ll apgioce ko Tala WU srs S0 b ] S

Professioral bees S2B00) S350 £{3504 S350 £050) HG0) S350 350} S50

Combingency FEE Hil 575 | SEE 51975

Subtabal S0

Pl

Museam corstre: tion S22000 SA050) SE050) SA050) SEL0E0)

Marsera (t-oul S, 5001 LIS LTS

Prodessiondl fees 22000 Sdal) Sad) San) W] S0}

Contingency S400] SIRED) SERE0) LIRED LED

Sutaotal $120.300)

Story Place/Paking

Conatruction 6500 SIESD SIS0 SILESD) SAS0N

Protessorl fees 00000 S0 e 00/ §1a06) S0

Contngancy SEL500] 4375 S{375) S375] S3Ts)

Subntsl Rikie i)

Tangaries Strest

Cenairuction 32,3000 SRR ae8) SIIRET SE3aA SRR B SIFRRT SEAEA
Prodessioral bees SI330) 230} S0 S0 £130) S0 SO S0 £{30) £430) S0
Combingancy S 563 ey B3 4iR3) Sia3 e a3 4ia3]
Subdokal HIWQ)

Totol construction S[S5T00)

Capital by quarter [ I S436) I S{106] Gia35) l H438] $44.80%) I $[4.806) £{5,588) I S16.584] I $44.7760 ] $04.778) (7870 [ Sir.am] Hrmsn I .28 56 §158) I 4i88] I §a3s) ECEL] I Sid36) ] $438) £156)
‘Capital by financial year 5155.558) §1.543) 5{40.485) H22728) 5(20.3051 506351 $01.365)
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FINANCIAL CASE

The table below shows the operating costs — ineluding depreciation, maintenance, operations and revenue — in the first 7 vears from completion of the Civie Administration

FINANCIAL CASE | Cashflow projections | operational expenditure

Building in FY21/22, including the inflation factors.

GREAT LAKE TAUPO
Taups District Coundl

Civic Administration Bullding

Cemstruction 100% 50 sige) | smar | sea | simar | sea | smar | osima | sear | sma | ssar [ smer | smer | swmer [ siser | smer [ smer | smer | simer | simer | sime) | mmsi | swe | swe | s | sem | ses
Fit-out 1005 20 5(35) 5(35) 5(35) 5{35) 5435) 5(35) 5(35) 5{35) 5(35) 5(35) 5(35) $(35) $435) 5(35) 5(35) 5{35) 5135) 5(35) 5(35) 5(35) $35) 5(35) 5(35) 535} 5{35) 5135)
L4 structuee 100 50 S18) S8 S8} 481 4083 S8 sin} 518} $18) 541 $i8) S8 ) St sig) SR} 8] S8) 581 S 48 Si8) Sia) sif} $18) $i8)
1L fit-oust 100% 20 57 57 71 5i7) $n 57 507} &) $in B 57 &7 ] 57 507 ) 57 57 Sig) <81 48] i) 508} 58} i8) si8)
Museum

Construction 3% 50 5(29) 5(29) 5(29) S29) S159) 5(29) 5(30) $30) 5(30) 5(30) 5{30) S{30) 5130) 5(30) 5(30) $(30] %430] 5(30) 5(31) 5(31) Sia) Si31)
Fit out 33% 20 spap | sno [ soor | shor [ soor | soer | soor [ shon [ smes | seoi | s | spo siop | sbos | soo | soon snob | soor | soe | sno | sher | oo
Story Place/Parking

Comstruction | 100% 15 | | | | | | [siesr |sies |swm |sws |sen [oen [sen [sen |sen Jssn [uen [sen [sen Jsen | ssn | sen [owes | sem | oo | swm
Tongariro Street

Comtruction | 48% 35 | | | s Jam [smes Jeam e Jeam  [sew Jesm Jswm Jeam [sew Jam Juw Jeam [s [s Jusm Jswm Jesm [sew Jaw |sa |am | sew
Desrecsotion by auader wo |sm Jsme Jsm [sov [sm s Jsw Jew  Jsw Jam  [sm [sw [sw [swm s s Jsw Jsm  [sw [sw [se |sa |sa | swes |swe | swsa | s
Depreciotion by financial yeor 51267) %658) 5994) 0211 $[1022) 1023) £{1,047)
Operational costs

Repairs and maintenance

CAB r+m % 5027 Sz 5027 s[27 ko] o0 527) 527 2 ) 527 s27 27 7 S0 Si28) S28) Ha8) 5128 5028) S(28) S8 S8
Ieluisaruee remn 5 S{3 =R ] 37 bk S0 an 37 bk} S{F0 EE ] b e 30 i3 £[an a3 Lk i3 = E ] S32) 3 SL30
Landscoping % 5(50) gs0) | siso) | sso | ssor [ ssor | ssor [ esor | ssor | sser [ ssor [ ssor | sso | sso [ sso [ sesor | eser | sse | sso | sy gsn | ssn [ ssy [ esa | esa | wsy | ssa
COperations

h:lr:.e\msroﬁing s200) 5(50) siso) | sison [ asn | s | ssn | ssn | sy g5 | s | sisn [ ssa | ssa | ssn | ss2 | ssn | ssa | ssa | ssn | ssw | esa | ssa | ossy
uplift

o Tor S(FE0) SiR3) 4863) &(ad3) Sied) &{h3) 4163) Si63) LG4} 6] 4iBa) SlBa) Z[Ad) Sihd) LiAd} &ihd) B LT SIA5] LAB5] SI65) E(fh] =10 pAL LT 4i66)
operoting couts

unlife

Murseurm S{20) 300 $30) 530) 5301 $130) £130) Si30) £31 23 ) ] £[3) | g &) 531 <] 53 £ £(32) 532 $32) 32
exhibitions’

collections

O casts per quarter [sso [ssor Jsso [sso [som [smo [swso [sesn [sesn [sesn [sesa [swsa [sesy [sesy [suse [sese |swse [saser [sose [sesm [sesa [sese [smon [swen [swsn |seen | sam
O costs per finoncial year 2496 53T S0 Sn3) H1023) 033 S04

Revenue Per quarter

Cofs lsose 540 510 510 510 $10 510 510 510 510 410 510 510 510 510 510 510 510 510 510 510 510 $10 510 510 51 &1 511 50
WRE lease 45 &N & =N an sn El s an sn sh 5N M sn i &1 32 512 ks si2 512 512 12 12 a2 512 S Sz
o T 550 213 13 213 L3 £13 L3 213 s13 213 L3 £13 13 13 L1z 213 213 13 813 £13 213 €13 £13 L3
revernse uplift

Reuenue per quarter B ERE st s |3 |saa  |saa  |sa  [sm  [sm s |sm  |sa | su = EEEEEE EE EEEEEEEE EERERNE
Racarue per firancial yaar $43 10 $136 $138 30 5140 5142

Opex position per quarter | 5 [ 52 | &m e EED R EEE EREEED 533 |53 [ | s EREEED s33  |sm  [sis | s3s
Opex position per financial year 5l324) S01.085) 5(1.864) s.896) 501.906] S1.915) 5(1.949)
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IMPLEMENTATION CASE | Commercial case | procurement approach

GREAT LAKE TAUPO
Taupd District Council

The Council’s procurement strategy considers the options for how services and capabilities should be acquired in order to deliver affordable solutions, covering both the design

and construction phases.

FRAMEWORK

ROLES
AND
RESPONSIBILITIES

t is considered best-practice for councils to use the government’s approved
procurement framework, as this can significantly reduce the time tcken to select

and oppoint suitable suppliers

The necessary suppliers can be selected by tender or from an existing ponel,

which will be based on pre-e

eblished criterio. Typical selection criterio

de the previous experience of the company and people in the design and

nstruction of similer focilities, as well os price

The procurement strategy defines the procurement process for the project. This

may be prepared internally by the Councii or externally, such as by the project

manager or orchitect. The procurement strateqgy will consist of the following

elements

£

ives — definition of the project objectives, risks and

«  Investment objec

constraints and their effects on the procurement process

+  Policy framewc definition of the guiding policies and frameworks that

@
<
(%)
o
&
z
w
=
e
o
b2

relate to the

Pro

scope of the project, from both the Council and government

ct scope — ¢ clear description of the project scope required te achieve

the obiectives

. Tendering oppro -selected, closed, negotioted, sole-source

ocd that is best suited to achieve the

Cr actine /
«  Contrecting type

s and mitigate project risks.

«  Selection of consultants - the process for consultant selection and the
criteria for selection

«  Selection of contractor ~ the process for contractor selection and the criteria

for selection

«  Contrect form and payment mechanism — the maost appropricte contract

form to maonoege the project risks, ond how the payment mechenism wil

definea within that contract

»  Specific contract mechanisms — specific contract mechanism:s r this type

of

»  Roles and responsibilities

facility.

delegations and clarity of authority end
responsibility

+  Key requirements and documents ~ specific documents for this type of

tocility

final for consultation | v1.0 | 26 February 2019

There are a number of roles required for the procurement of the proposed investment. The project manager will
typically prepare the procurement strategy, tender documentation and scope, and manage technical inputs to the
procurement documentation, with the assistance and guidonce of the Council's procurement team.

A critical role is the Council's Senior Responsible Officer, who has suitable delegation and authority to approve
the procurement steps. Another critical role is the interface between design and operctions. This role focuses on
providing clarity for approvals to handover the facility to the Council.

Other key roles include technicol and consultant support:

» Project mancgement and reporting

« Urben planning cdvice

+ Technical advice (architect/cost consultant/other technical disciplines)
+ Financial advice

» Legal advice.
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IMPLEMENTATION CASE |Commercial case | required services

GREAT LAKE TAUPO
Taupd District Council

In order to successfully deliver the project, a number of services will need to be procured by the Council as follows:

Project Manager

Responsible for delivery of the project scope, cost, time and gquality, including procurement of the teom to ochieve the cutcomes. Reports to the Project Sponscr. nvolved from initiation through to handover to operations. Con be an internal resource or externclly procuted, Can sometimes include
design manogemeant o support the design coordination role
Project Engineer Respansitle tor the administ rotion and mronogermant of the corstruction controct
Quantity Surveyor Responsible for developing ond cgreeing the copital cost estimation methodology. Also updating the project control budget and providing ossessments for variations cnd progress claim certificotes. Scope to include whole-of -life costs for plont selection
Architect Typlcolly leod consultont, and responsible for the provision of detciied design drawings ond technical specificetions and maonitoring the corstruction in cocordonce with New Zeciond Institute of Architects observation lavels 1-5 to achieve the intent of the design. Responsible for budlding consent
process, lodgement responsas and obtoining opprovals
Structural Engineer Provides detoiled design drawings, technical report and technicol specificotions
Provides construction menitoring during the construction phosa, assists with design-related issues in accordance with IPENZ construction menitoring levels 1-5, and 63 per scope of services
Provides certification of design in accardance with relevant stondards end to ochleve the Code Complionce Certificote {CCC)
Fire Engineer Provides detailed design drawings, technicol repart and technicot specifications
Provides constructizn monitering during the construction phose, ossists with design-neloted issues n accordance with IPENZ construction monitering Jevel: -4 ond os per scope of senvices
Provides certificction of design n accordaonos with relewant standards ond to achieve CCC
Mechanical/HVAC/hydraulic/electrical | Provides detoiled design drawings, technical report and technical specificotions
engineer Provides construction mentoring during the construction phase, assists with design-ralated Issues in accordance with IPENZ construction monioring levels 1-5, and cs per scope of services
Provides certification of design In accordance with relevant stondords end to ochieve CCC.
Civil Engineer Provides detalled design drawings, technicol report and technical specifications
Provides construction monkering during the construction phase, assists with design-nelated issues in occordonce with IPEMZ constructicn monizering levels 1-5, ond os per scope of services
Provddes cartification of design o acoordonoe with relewant stondords end to achieve CTC
Geotechnical Engineer Provides detoiled design drawings, technical report ond technical specificotions
Provides construction monkoring during the construction phose, and is responsible for decling with the site ground conditions, foundations ond groundwork required
Provides certificotion of design in occordance with relevant stondords
Pionning Officer Provides consenting steateqy. schedule of onnsents required, specitic planning odvice. assesaments of enveonmental sftects and scoping of rachnicol ossessments, and includes lodgement and precessing support for the resourcs consents
Legal Advisor Provides legol odvice as required for planning, consenting ond complionce purposes
Construction Contractor Constructs the focliity o the supplied designs, manoging oll subconiroctors os required

There cre a variety of methods for tendering, which include open, pre-selected, closed, negotiated cnd sole-source

Open tender The open procedure is suitoble where the controct Is straightforward, with o limited requirement for tendering. In turn, there ore several delivery models available, which represent varying degrees of complexity, risk,
specific skills/technicol copocity, end wheme there is g limited number of potenticl contractors/consultants. . . : . .
B ollokis for o cambined prs-aeliicaticn Gad terder osieisnent innovction, client involvement and programme influence.
Pre-selected tender The pre-selacted mender is sultable when specfic dalls/technicol copacity are neaded and thers i © limited
rsumber of potential cantractarvcansultants, Advice sheuld be saught fram speciolists in procurement Irrespective of the process to select the required consultants and the construction company for the project, an eveluction
Existing procurement panel Typicolly, on existing procurement panel will have o pre-qualification for specific skills/ technicol copacity, framework will be used to assess the offerings cveilable from the various interested parties. Tnis uses four criteric:
This s o potenticl approoch i access to an existing panel, with ¢ specific foclity skill-set, Is demonstroted
Competitive dialogue This procedure should only be used for compler confrocts whens the kocol aurhority does not have defned
SerVice requiramants or is not abie to Identify cleady its legol endior Financiol requiraments. This procedure 1.  Price - has the tenderer demonstrated gooa value for money"
is most commondy used foe high-vakse and inncwotive controcts " ! i .
nonly & - B 2. Knowledge and experience - Has the tenderer demonstrated good knowledge of the requirements? Have they
Closed tender Similar 1o the pre-selacted tender ond suitable for when specific skilstechnical copacity are needed and . . . Y . 2 \Afh . >
e I Wbt ke of potsetiol oot it Adbice SHod b sl Kot Rrociolas s demonstroted their skills through the completion of other/similar projects? What were the outcomes of those projects?
procuremant Have references from those projects been provided?
Negotioted tender Suhgect 1o relevant procursment pokicies, ¢ negototed tender betwaen no more than twe parties moy be 3. Methodology - Has the tenderer demonstrated @ good understanding of the project? And does the process they
a sitable pracummean: approoch when specific skifa/rechnical coposity ore needed cad there is a Bmited . o
rumber of potenticl controctorsfconsuttonts. Both porties would nead to have relevont axperience have outlined mcke sense and is it likely to work?
Sole source tender Subject 1o relevant procurement policies, @ negotioted sole source tendar may be a suizable procurement 4. Personnel - Is the tenderer able to call upon people with different/necessory skill-sets to complete the project? Anc
approach when spacific siilis/technicol copocity are needed and there is o limited number of potentiol . . . . " . . —n . )
oD onaulianes. The vty wolld risad o have Ilevort pence what is the risk to the investment should the lead consultant or nominated key personnel lecve mid-project?
final for consultation | v1.0 | 26 February 2019 do
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IMPLEMENTATION CASE |[Commercial case | engagement with the market

Engaging with the market to obtain the correct services at the correct price is a structured process.

The business case and the Master Plan are essential precursors to engaging with the market and
obtaining suitable tenders for the design ond construction services required. A Procurement Strotegy
workshop will be run once approval for the investrment has been given, which will determine the
mast appropriate procurement method to achieve the best value for the Council. The workshop will
be independently focilitoted by o speciolist procurement consultant with design/build experience in
similar-sized projects.

It is anticipated that there will be twe major procurement components:

1. The design services required to take the concepts to detailed design and consent drowings
2. The construction services necessary to build the buildings ond obtain Code Compgpliance.

It is likely that the greatest value for the Council will be obtained by awarding the construction
agreement before completion of the detailed deign. This approach will ensure the design is
constructoble, and will ollow the construction contractor to advise the designers of suitable
construction methods.

As port of this process, it is envisoged that the design Architect will ploy on active rale in the
construction tender process, and is likely to be a member of the evaluation panel,

In order to increase industry interest in the project, briefings will be held for both the design and the
construction. The Master Plan, business case, Council policies (such as health and safety requirements)
and related documents will be made available to ensure that bidders are both aware of and informed
about the project.

An open tender process will be run on TenderLink, and probity advice will be sought throughout the
Drocess.

It is likely that eny design/construction process will be desirable to the morket, as it is exploitable by
nature due to the design/construction work likely being profitable and the lack of the need for a long-
term relationship between the parties. Both the Council and the suppliers are independent of one
another and are not reliont on each other to function, so good project and contract monagement will

be required throughout the project. The likely risks ond their mitigations are shown in the table at right.

Given this context, it is likely that the Council will pursue a tactical competitive relationship with the
successful design and construction suppliers.

final for consultation | v1.0 | 26 February 2019

GREAT LAKE TAUPO
Taups District Coundl

Prprane: strateqy and docurnentotion

Preparation of oll 7ender documentotion inchding
» Agresd procursment stratedgy

» Consultont request for proposals

» Contractor reguest for tenders

= Tenwdar svahaation oritenio

Charify the scops cnel requinenents of the
procurgfnent procest

Industry briefing

Mm:ing with cansulantstontroctons operotorns e
presant project soope and objsctves

Ceemsult parties prior fo tender with the intent
that planning for the preporation of a tender can
O

Request for tenders/propasaks

Invitation to tender to select group of controctons
cansultants openatons

Formal tender process to o select group of
controctarvtonsulants’ openators to bid
compatitivaly for the relevant controct

Recweipt of mendars.

Close of rancder paricel

Tendar evaleation

Process implamented to ossess the prefermed
contractorsicontultonts/ operctors

Datermine the most suited controctorsfoonsultants’
operators to ochieve the project objectives

Tendar interdess

Interviews of preferred and next pratemed
contrectors/consultonts” cperctors

Unelerstond peopaesition in maore detail and discuss
hey poinks of tender

Contract negotiation

Final negotiotions once prefemmed contractors
consultontsfopenctors selected

Agree on terms of contract

Do elilicpine e

Fracis towiify that the prafermed contrecton
consultsntstparston hove the cspobility and
capocity to deliver the controct

Olain o high level of comfor that the controct
can be delivered on time, within budgs? and to the
required stondard

Controct award Aoward of comsultant/construction/ operotor controcts | Encbiles preferred party to organise resources

Controct execution Sigring of contracts Qfficial stort dote

Early aparator involvemant Approoch implemented to include operator in design | Supports Improved teamwork, innovation and
delivery

Suitable companies don't tendar

Respontible

Tenderlink process along
with appropriate industry
beiefing

Bast value not achisved tor TDC,
through iNSpPERopRans procunement
process

Procuremant Monager
Project Manoger

Run o procuremant strotegy
warkshop

Budget blowout

Procursmant Monoger
External consultants

ROIRFP Process/
MNegotiation to ensure best
value can be ochiwed

Dot with to porticipote in 2-20ep
process

Procuremant Monager

Projet Manoger

External Construction Controct
Lenwyer (for Construction process)

Sgriecak to potenticd
respandents wha
mewve downloaded RO
decuments

Evoluction team not able to reach
contenius for RFF

Pracursinint Monacsr

Facditation of evaluotion
sessian with non-voting
focilitatar

Procurensent Monager
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IMPLEMENTATION CASE |Management case | project governance

GREAT LAKE TAUPO
Taups District Coundl

The project has been designed with the robust governance needed to deliver a high-quality outeome and to ensure there is robust oversight.

SRR

I

v -
_H

CHIEF EXECUTIVE

H The Steering Group is responsible for the overall direction and management of the project within

External Senior Leadership Team the constraints set out by the cerperate management, and provides advice and gives direction to
5 GOVERN P the project. It makes decisions to resolve major project issues and to remove obstacles to the

successful delivery of project cutputs.
sful d f

=
— STEER Technical Provides technical advice and expertise to ensure the project has the best chance of delivering
l& Advisars Project Advisory Team cutputs and benefits that obtain the optimum value for the project.
-
=
w Project Manages the project team and the external suppliers, and is responsible for the delivery of the
E MANAG E. Manager project on time, within budget and to the required quality standard.
-l
o
=

'

% 21 o o [E
ad §E G wca

civic administration museum story ploce tongariro street
building

DELIVER

-_ 1 the day to day octivities that ensure the project is
s e "WTWT delivered on time, within budget and to the required

The external vendors and suppliers are responsible for

quality standard, in order to meet their contractual
E— obligations to the Council. They are also responsible

. for observing the appropriote Council policies, such as
health and safety requirements.

-
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IMPLEMENTATION CASE |[Management case | project management approach
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MANAGEMENT
APPROACH

26 February 2019

GREAT LAKE TAUPO
Taups District Councl

The Council uses a fully decumented methodology for project delivery, which defines specific phases in a project lifecycle, along with the processes and documents required
to traverse the phases.

Assessment of the type and scale of the Cultural Precinct project has been conducted as part of the project initiation, resulting in the project being identified as Moderate
Complexity. The overview of the phases, approach and the document artefacts required for a project of this type is as follows:

INITIATE

The commencement of a project occurs at the Initiate phase. This has already been traversed by the project, as it allows for the development of core documents, such as the

Business Case. These documents have been completed and have been submitted for governance sign-off, and the phase completes once approval has been given by Council.
In this phase o Project Manager is assigned

The Plon phase ensures the development of o detailed Work Breakdown Structure (WBS) for the intended work, and the risk profile for the project is revisited in more detail to

confirm that decision makers are fully informed about the likely challenges - including the risks that may crise if the investment does not proceed
In this phase the project team is brought together and expanded as needed to commence delivery of the project

EXECUTE
A

Em
O
Once funging is allocated, the Execute phase can commence. This is the core of the project, where - -n Management
J } DEPENDINCY S
Marggement Maragement
High level and detailed reguirements for the facilities are compiled
Vendors are engaged to assist with the design of the facilities, as described in the Commercial Case @. l"'
The development and delivery of the stokenholder engogement plan takes ploce ‘:1”‘““"““ CHANGE
- . - anagement e
«  Development of the facilities and the support infrostructure occurs
« Governance arrongements for operctions of the new facilities are put in place .‘
Operation of the new focilities commences. il
RESOURCE @J
N Management al=l=]s FINANCIAL
Throughout the phase, the stondard controls used by the Council are applied. Management
SCHEDULE
Management

CLOSE

The Close phose ensures that all deliverables are complete, that costs have been cllocated correctly, that the benefit realisation plan is in ploce, and that all residual risks are
ollocated and are being managed. The final step in the process is to ensure that the lessons learned from the project are documented so thot future projects can benefit from the

knowledge thot has been acquired
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NEXT STEPS | Recommendations

GREAT LAKE TAUPO
Taups District Councl

The analysis in the business case demonstrates that there is a clear financial and non-financial benefit in locating the Civic Administration Building on the Tongariro Domain as
part of the Taupo Cultural Precinet. This is aligned with the Council's strategie direction, the intent of the Master Plan and makes the most financial sense for the community.
Accordingly, bwvo recommendations are made

that Council will proceed to acquire or construct a Civic
Administration Building that meets the IL4 standard for the
entire structure, based on the additional resilience benefits
that can achieved.

More information about this recommendation is on page 32

Recommendation: AGREE

that constructing a Council-owned Civic Administration
Recommendation: AGREE Buiding on the Tongariro Domain in accordance with More information about this recommendation is on page 44
the Master Plan is the preferred option.

As a consequence, Council agrees to consult on
the preferred option via the Long Term Plan
amendment process.

final for consultation | v1.0 | 26 February 2019
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NEXT STEPS | Decisions sought

There are a number of decisions required in the next 12 months in order for development of the Cultural Precinct to commence. Some of these will invelve the input of the
community as part of a Long Term Plan amendment.

Approve the Master Plan
and the preferred option

decision requested

Approve the LTP
amendment and
supporting documents for
public consultation

decision requested

Approve the modified
LTP amendment

final for consultation | v

The Master Pian for Lthe development of
the Taupo Cultura! Precinet is
consideration, including the
option for its configuration

The amendement Lo the LTP is formally
adopted by Council f llowing Audit NZ

occur

Council vote on the LTP amenament
t to modifications made after

receiving feedback from the community and

input from Audit NZ

1sion to praceed with the Cultural

Pracinet would be sut t Lo the outcome
5 (reclassification
eserve Management
Plan).

| 26 February 2019

e/

I'he business case for investment in the

decision requested

Taupo Cultural Precinet is submitied for Approve the business case
“i el coneidonat oy o and agree that the LTP
Councl consideration and approval, and
A rare dimnctad 2o nronarm 3n 11 amendment should
officers directed to prepare an LTP
amendment proceed
The amended LTP is consulted on wilh
the community (including heanngs) to
abtain mput into the changes to the
Long Term Plan
® = key milestone
! = go/no-go decision point

= internal decision that has been made

mm‘d = internal decision requested today

= internal decision that will be sought in the future

GREAT LAKE TAUPO

Taupd District Coundil

DECISION
POINTS

There are two points where
Council can choose whether to
proceed with the investment, as
shown by the yellow circles in the
diagram. These ore:

« Business case approval -
Council can decide whether
to support the initictive, bosed
on the analysis on the business
case and other investment
priorities

» LTP amendment approval -
Council can decide whether to
proceed with cn amendment
to the Long Term Plan, on the
advice of officers and input
from the community following
consultation
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CIVIC ADMINISTRATION BUILDING | High-level requirements| February 2019
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his document provides the high-level requirements for the Council's proposed Civic Administration Building,

or the information of submitters on the Long Term Plan Amendments that is being consulted on by the Taupo
District Council.

I'h J the fo truc
Part One provides the context for the C cil's
requirements ¥ 1q tr )€ )
followed to d o develop the requirem
Part Two proviaes the higt inctional urt
¢ | ents t t ed t me
ective solut eitt Y v the Cou
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The requirement to provide a new Civic Administration Building arises because the previous building at 72 Lake Terrace was evacuated and then demolished due to earthquake

and asbestos issues that could not be resolved economically.

During 2016 the Council became increasingly aware of serious issues with its primary building

at 72 Loke Terrace. Consultonts were engaged to investigate end report on two principal issues

with the building - its seismic resilience and the presence of asbestos in the building. The

Council was concerned about the health and safety of its stoff and about its ability to function

ofter an earthquake. Following the consultants reports, in May 2017 it decided to decant staff

from the current building and relocate them to leased occommodation in several locations in

feupd

The summary of the issues presented to Councillors is ot right

In early 2017 cnd as part of the annuc! planning process the Council consulted its community

over options for the Civic Administration Building. Five options ranging from refurbishment to

a new build were costed end considered, The Council's preferred ootion was for a new building

to reploce the existing ouilding, given that the costs of remediotion and refurbishment of the

existing structure provec to be uneconomic

After its consultation on the Annual Plan this option was provisionolly adopted by the Council.

Further planning and investigotion of site options wos undertaken and in lote October the

Council confirmed its intention to construct ¢ nev

building. The Council publicly cdvised three

site options with ¢ preference for a site near the Great Loke Centre, following work to assess

long-list of 11 different sites in and around the Teupd CBD

Following the decision to vacate the building ot 72 Lake Terroce ana confirmation thot it

was uneconomic to remediate, the Council made the decisior
preparation for future redevelopment of the site. This ensured the now-vacant

not represent a safety hozard through a

to demolish the structure in

building would

shestos contamination should the structure suffer

damage from vendalism, fire or ecrthquake. The building was removed ong the site remediated

in early 2018

final for consultation | v1.0 |
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Due to limitctions in the availability and
functionaclity of leased premises, some
Council functions remain in prefab
buildings on the Lake Terrace site.
Some of the spaces are more than 50
years old and in substandord condition.

Taupo District Council’'s main building at 72 Lake Terrace is two-story and is a group of buildings. The original building (closest
to Lake Taupo) was constructed in 1968 and is nearing 50 years old. The other parts were added in 1984, 1989, 2004 and 2011.
Due to the age and the type of construction there are a number of issues with parts of the building, which pose significant health
and safety risks to staff and members of the community who use it. Council has obligations to address these risks under the
Health and Safety at Work Act 2015 (HSWA).

As part of the scheduled maintenance programme the building was due to be repainted in 2016. When seeking quotes for this
maintenance, investigations revealed the presence of asbestos in the external cladding of the original part of the building built
in 1968. The reports by Clearsafe Environmental Solutions identified friable asbestos and advised that the friable asbestos
panels needed to be removed and replaced with a current building standard cladding. Friable in relation to asbestos means “in a
powder form or able to crumbled, pulverised, or reduced to a powder by hand pressure when dry”, When exposed the asbestos
contaminates the air, the ground and lungs.

A seismic assessment by BECA to gauge the earthquake strength of the building was carried out in 2012. This highlighted a
number of issues with the building including a large amount of timber frames, minimal bracing, a light metal roof and shallow
foundations. The score for this building based on the importance for level four (IL4) in a normal building was 28% which
corresponds to a C grade building, as defined by the New Zealand Society for Earthquake Engineering (NZSEE). It was assessed
as having a 50 percent rating under IL2 recommendations. A more recent seismic assessment carried out by local structural
engineers Cheal Consultants in March 2017 revealed similar findings.

There was significant uncertainty around the exact extent of the repairs required to address the vulnerability to earthquakes.
Compounding this uncertainty is the unknown nature of the connection points of the various buildings. Further invasive
investigation would be required to ascertain how vulnerable those connection points are,

In addition, obsolete cabling and ducting in the roof cavity has been identified as a fire risk. The report advises that this cabling
and ducting should be removed. In addition the overall integrity of the roof has been compromised due to the various additions
to the building over time and damage due to the installation of building services. Issues have also been identified with the air
conditioning system that is operated throughout the building.
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In August 2018 the Council commissioned a business case to assess the various options for where the Civie Administration Building should be located. Some 12 options were
considered, and four were short-listed for further examination.

Option 1: Long term lease

A lease would be entered into with a commercial
developer/property owner to construct a new
building that would meet the Council’s
requirements at a mutually agreed location
within the Taupa CBD.

Option 4: Tongariro Domain

A new building would be constructed on the
western side of the proposed civic plaza. The
building would be two stories tall and be linked
to the new Museum with a shared atrium, with a
number of shared spaces and facilities such as
meeting rooms and reception spaces.

Discarded options

A long-list of options

for the location of a 2 Gazcoigne St| High chance of traffic congestion, site is high density retail and considered to be more

Civic Administration appropnate for core retail activities | Lack of prominence when compared to ather sites

Bu'k"f'g was Heuhou St carpark | The site contributes significantly to the parking strategy within the town centre and the

compiled and . displacement to accommodate a CAB will reduce this contribution | Proximity to two fuel stations raises

evaluated by Council  concoms relating to hazards for the Emergency Operations Centre

officers mn Octob'or 67 Horomatangi St | Proximity to the the largest primary school in the area may pose logistical/access

2017, with 8 options challenges | There may be a perception associated with current RSA opera s | Proxamity to two fuel

bomg I’O’.d.d as stations raises concerns relating to hazards for the Emergency Operations tre

not meesting the 10 Opepe St | On the fringe of the town centre which reduces the prominence and connectivity with the

Council's CBD | Immersed in light industry, although did recognise a CAB could trigger a change | Proximity to Spa Rd
g g ry, < °g 99 ge P

requirements for a may create traffic congestion

variety of l¢a§ons. 258 Spa Rd | Proposed site is outside the town centre as per the EOI requirements and the business

The table at right objectives

shows the summary Taniwha St carpark | Lack of prominence when compared to other sites | Area considered to be more

of the findings at the appropriate for core retail activities

time. These options Gazcoigne St Reserve | Has been specifically set aside for municipal buildings, however the reserve has
have ncrt boop come to be considered and used by the community as if it was 3 reserve
further mv,eft'gated Tongariro Domain North | Considered extensively in 2010 as part of the Taupd Urban Commercial and
OF the decss,ons' Industrial Structure Plan. Council looked at the potential for a new building located on the recreation reserve
'3'1""93‘“’ in this land to the north of the Great Lake Centre. Having considered the technical information, expert advice and
business case. the views and preferences of the community Council decided not to proceed with a civic administration
building on the north domain
final for consultation | v1.0 | 26 February 2019

GREAT LAKE TAUPO

Taupd District Council

Option 3: 61-67 Tuawharetoa St

A new building would be constructed at 61-67
Tawharetoa Street. The building would be three
stories tall with ground floor retail or hospitality,
The CBD location would put Council activities in
the centre of the town.

Option 2: 72 Lake Terrace

A new building would be constructed on the site
of the previous Council building at 72 Lake
Terrace. The building would be two stories tall,
with little to no public shared facilities.

Iltem 4.1- Attachment 2
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Council received the outputs of the business case at a workshop on 5 February 2019 and considered the recommendations at a Council meeting on 11 February 2019. As a result
of these deliberations, the option to construet a new Civie Administration Building at 61-67 Tuwharetoa Street was voted to be the preferred option, to be considered further as

part of an Amendment to the Council’s Long Term Plan.

CHALLENGES

The Taupd District Council is currently dispersed around
a nurnoer of CBD buildings due to the demalition of the
main earthauake-prone council building. This is causing
productivity and dislocation issues, os well as impasing
additionol lease costs on ratepayers

Some key functions = such as the Emergency Operations

Centre - are in very substandard facilities, which ore
already struggling to be fit for purpose. This situation of
poar working conditions and functional deficits in the
bBuildings is likely to worsen over time,

Warren and Mahoney Architects and Boffa Miskell urban
designers were commissioned to create a Master Plan for

a Cultural Precinct in the South Domain. The purpose iz
to ensure thot development of the orea occurs in o
haolistic and considered way, and is sympathetic to the
needs and aspirations of the Toupd community ond
visitors to the town. The Master Plan included the

ility that a Civic Administration Building could be
constructed on the South Doman.

Council considered the business case in a workshop in

February 2012

iy

final for consultation | v1.0 | 26 February 2019
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There is a clear need for a focility that is able to foster
the activity-based working approach that the Council is
seeking, as well filling the functional needs of the
arganisation. Four short-listed option locations have
been examined, including long-term leasing from the

o, ar constructing Council-owned facilities on
Lake Terrace, Tawharetoa Street or as port of the
Cultural Precinct.

Drvabe Seg

Four options were short-listed;

+ Leasing o suitable building from the private sector

« Canstructing a new building at 72 Lake Terrace

« Constructing o new building at 61-67 Tawharetoa Streset
« Constructing a new building on the South Damain

The pusiness cose recommended that the South Domain
=lected as the preferred option.

SiTe D& 5

The preferred option will be consulted on with the public
as part of a Long Term Plan Amendment, in accordance
with the Local Government Act 2002, As port of that
process, Coundcil will take account of subrmissions
regarding other options, including the lang term lease
alternative and the non-preferred sites assessed in the
business case, as well as any other matters thot
submitters raise
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PART TWO | High-level requirements
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PART TWO | Requirements development

Couneil has a number of requirements for the proposed Civie Administration Building, ranging from compliance with the District Plan to being able to support its intended
working methods in the vears ahead. The requirements were developed through the process of evaluating the possibilities for upgrading or replacing the previous Civic

Admimstration Building in 2017 and during the Master Plan development in 2018. The strueture of the requirements is shown below and the key elements are explored in more
depth on the following pages

REQUIREMENTS

final for consultation | v1.0

Must ohserve the
constraints and
objectives of the Taupd
District Plan

Must further the objectives of
the Taupd District Council's
agreed Commercial and
Industrial Structure Plan (CISP)

Must cbserve the relevant
central government legislative
requirements, such as the
Building Act

REGULATORY

rerments represent the

non-negoliable legisiotive ond regulatony
obligations of the Council, ond ore an

assential component of any solution Tha
mequinements cre nat discussed further in

this Gocumsant as thiny Gne availebie in

tharir Fua from the oppropriale

reguickory COgEncHs.

26 February 2019

page

Must provide for the activity

based working environment 9
required for the future by the

Toupd District Council

Must provide for 2,520m? of

spoce for Council operations,

based on the specification 9
developed in consultation with

Warren and Mahoney Architects

The entire building must meat

the IL4 standard in order to

provide the required level of 10
resilience for the Taupd

community

Must have high quality internal

circulation, and provide high

quality parking and external 11
pedestrian, eyeling, and vehicle

linkages

Must meet the Green Star
certified 4 Star environmental 11
performance standard or above

Must be distinctive architecture
that is responsive to ploce,
Tawharetoa volues, climate,
history, culture, topography and
existing landscape values

Must be a "people magnet” that
is attractive for people to work
in and wvisit

Must be of appropriate form,
massing, location and scale to
make a positive contribution to
the character of buildings and
structures in the Toupd CBD

In addition to the regulatory compliance obligations, all proposed solutions
must meet or exceed the functional and urban design requirements.

page

12-14

12-14

12-14
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Toupd District Council’s vision is ‘To be the most prosperous and liveable district in the North Island by 2022'. In order to help realise this goal, the Council hos set out its
goals ond intentions in its Long Term District Plan 2018-2028. The Strategy sets out the core volues for the Council - that Taupd will be world closs, authentic, resilient,
charming, vibrant, offer quality and value. The proposed investment is strongly cligned with these values.

""" The possible construction of a Civic Administration Building was not consulted on as part of the Long Term District Plon 2018-2028. Under the Local Government Act 2002,
an omendment will need to be proposed, consulted on with the community and voted on by Council for any development to take place. This process will be supported by
the Master Plon, the business case ond other documents in order for the community and Councillors to have the data necessary to make an informed decision.

for the Long-term Plan

wv
= COMMERCIAL AND INDUSTRIA RE PLAN .
pd *,  Polential bridge locations Snking 1o
w T %§ Wokato / Opepe Straet
R .
> The Taupd Urban Commercial and Industrial Structure Plan (CISP) provides a vision for future planning of the Taupd town centre and new s DR
| K . R . Yahiculor street
"("x" industrial areas. The Plan purposely provides direction over the next 20 years or so, and informs the strategic development of both the CBD and
5 the Domain. The CISP was adopted by Council in 2011. Lowkey road
O Fot lond associoted with events
E The goals of the CISP are as follows: focused recteational reserve
Open Space
Character Te reinforce the distinct choracter of Taupd by embracing and integrating the natural and cultural quaities that define
the town and district Civic Meart
Lond use To consolidote future commercial and industrial growth in a way that enhances the quality of life for the Toupd
community and protects or improves environmental values Refol Core
Built form Te aechieve a sustoinable and compact urbon form that projects a distinct image, promotes an active and vibrant street Entenioinment
edge and improves architectural quality Toupo Boat Hor (e s he
Circulation To reconnect the town centre with the lakefront, the Waikato River & surrounding residential areas. To re-focus towards Landing Reserve on the eciem side
of the Waikato River)
pedestrians, cyclists & public transport. Connect existing & future commerciol/industriol oreas with sound transport links
Secondary commerciot
Public space Te realise the untapped potential of Toupd's open space network and provide a diverse range of safe and functioncl
public spaces from sheltered orcodes through to squores and open-air events facilities Proposed plazos / squares
Te * * T 2 > k I, e <
Heritage and culture To protect and drow attention to Toupd's unique heritoge end culture and provide an increcsed focus on events and the AR s R e
creative orts boutique retall along Ioneways
Economic growth Te develop an econonty with multiple opportunities for employment and economic investment thaot is able to leverage off Activity Nodes -
N . . . pedestian prdority areas
Toupd's ifestyle and image to retain and attract o diversity of people ond business interests
Sustainability To ensure that future growth is deliverad in o sustainable manner, both in terms of delivering offordable, efficient Mixed-use tinge
infrastructural solutions and embracing Environmentolly Sustainable Design (ESD) principles in the landscape and built SN
\\\\‘ Retal exponsion
environment |

\\s Commwnily and reserve onented
tacities

The map at right shows the land use for the Taupd CBD and environs as per the CISP. The location of the proposed Civic g

Administration Building will need to conform with the land uses laid down in the CISP. Toupo Phmary School

laupo Polkce Stakon and
Courtthouse
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In order to allow a straightforward comparison between the various location options, Council worked with Warren and Mahoney Architects to develop the space
requirements for the Council’s activities. The approach also allows a transition to an activity based working method for staff, which should enable an improved
collaborative environment coupled with greater space utilisation, although the approach has vet to be developed in detail.

ACTIVITY BASED WORKING BENEFITS

28-33% enterprise organisotions nave odopted

octivity based working with 33% looking to
apply it in future (particularly for distriouted
ogansations)

16% productivity increase fextra 6.4 hours of
WOrk per woek)

25% found ROI in less than 12 months, ond
66% see paybock In 2 years

55% ogree managers and stoff have better

xnowledge of customer requirements and

expands in an octivity

based environment
10-30% reduction In floor space

Reduced energy bill less spoce) but higher
cleon

cleans)
Discourages sedentary behaviour

Manogers and staff must be able Lo clearty

7
'—
pd
i
=
(I
o
s
&)
e
o

define thekr inputs, outputs and set goals

Souce Tolsyte Austrobon Dxotal Workpioce Study 200 mell

© working crgamactionm

g bl imare sharing, typically 2-3 dally

TIMELINE

1980

CURRENT
TAUPO DISTRICT
COUNCIL

1990

2000

OPEN PLAN

PROPOSED
TAUPO DISTRICT
COUNCIL

O mmmmmmmm e e Y e e e Yy

2010 FUTURE

ACTIVITY BASED

WORKING

MINIMUM TECH REQUIREMENT

FIXED PC FIXED PHONE

FIXED PC FIXED PHONE

FIXED AND MOBILE TECH ROAMING 1D

OWNERSHIP ASSIGNED ROOM ASSIGNED DESK ASSIGNED NEIGHBOURHOOD
SPATIAL PLANNING
8 6 8 Yo B
.Eg @ &g =
= & ) s,
! L= (8]
TYPICAL RATIO iR 1 0.8:10R 11
Manogers and staff/ Desks
TYPICAL APPLICATION EXECUTIVE LOCAL & CENTRAL LOCAL & CENTRAL
MANAGEMENT GOVERNMENT (TRADITIONAL) GOVERNMENT (PROGRESSIVE)
BENEFITS PRIVACY STABILITY CHOICE
EFFICIENT TEAM CULTURE
KNOWN ISSUES HIERARCHICAL INFLEXIBLE UNCERTAINTY
INEFFICIENT TERRITORIAL REDUCED SENSE OF TEAM
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GREAT LAKE TAUPO
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ACCOMMODATION IMPLICATIONS

Analysis shows that the proposed move to activity based
working will allow the Council to reduce the overall floor

area whilst improving working conditions for staff.

The effect Is that the proposed Civic Administration Buillding
has been sized for 140 concurrent staff, with flexible desks.
This allows all 178 staff that are currently spread across the
Council's 8 sites plus 15 staff from the Waikato Regional
Council to be accommodated without the overhead of
desks being vacant for at least part of the working week
Costings for all the Civic Administration Building options in

the business case were prepared on this basis

SPACE REQUIREMENTS

While each location option has a range of benefits and dis-
benefits, the functional requirements of the Council (for the
amount of staff space, the operation of the building and the

like) are the same in all cases.

Using industry-standard approaches to working space
requirements and supporting building services, Warren and
Mahoney Architects developed a space allocation model
that would support the Council’s functional requirements.

The results are as follows:

Requirement Space (m’)
Woarkpoints for 140 stoff 1400
Racesnion/ voring 80
Servicing/cdministration 220
Meeting and shared cammunity rocms
Council chambers 300
Common socicl huk
Emergency Operations Centre 120

oy 14 T /
Total 2520

All options considered by Council will need to meet these
requirements, along with the need to be constructed to the
IL4 standard

Iltem 4.1- Attachment 2
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PART TWO |Civic Administration Building functional requirements | importance level

Part of the functional requirements for the Civic Administration Building is the need to provide for a high degree of resilience for some of the Council’s operations in

the event of a major natural disaster event, such as an earthquake or eruption.

Clouse A3 of the Building Code defines the significance of a building by its
importance level (IL), which is reloted to the consequences of failure. There are
five levels of importance, considered by the importance of the building to
society:

Structures pre ing alow degree of hazard to life or property, such os
walkways, outbuildings, fences and walls

Mormal structures and structures not coverad by other cateqories, such as
timber-framed houses, car parking buildings or office buildings

value Lo the
proimity,

Structures that may
community or pose
such as conference ©

contain crowds, have contenls of hig
risk to large numbers of people in clo
entres, stodiums and airport lerminals.

Buildings that must be operational immediately after an earthguake or
other disastrous event, such as emergency shelters and hospital operating
theatres, tringe centres and other critical post-disaster infrostructure

Structures whose fallure poses a catastrophic risk to a lorge area or o
T - sp
large number of p
cantainment cenfres,

LEVELs

le, such as dams, nuclear facilities or biclagical

RIEE

The required level of seismic performance increases of importance. |n gener
important structures, such as hospitals, communicotions centres and those that provide
or many people, are designed for a greater level of earthguake shoking than
mercial skruchures

occupat

ordinary cx

To meet the requirements for IL4-compliant
space in the event of o maojor emergency, o
mininimum of 120m? of space must meet the IL4
standard. However, the construction of a new
building does provide a unigue opportunity to
examine whether there are additional resilience
benefits that could be achieved by designing the
entire building to the IL4 standard, and whether
the odditional cost would be justified.
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The Council requires ot least

some of its functions = such "

as those dedicated to Civil
Defence response - to be

housed in IL4-compliant I

facilities in order to be able to

aperate effectively in the —_—

event of o major disaster
Typicaol building ond

equipment upgrades required [

to meet the IL4 stndard

Include:

upgraded building structure
redundant power supply
redundant data services

backup generator

uninterruptible power supply
equipment base isolators

redundant air conditioning
upgraded fire protection

upgraded seismic restraints

water storage tanks

additional design costs

The detailed
specification will vary
site-bv-site depending
om building specifics
.u:u‘l l\nu]cl t\'l}irn":\ luﬂ
finalised at the detailed

design stage

TWO APPROACHES HAVE BEEN CONSIDERED BY COUNCIL:

OPTION 1

Upgrade 120m’ of the Civic
Administration Building to IL4

standard

1 addibangd construction cost

Upgrade the entire Civic
Administration Building to IL4
standard

18-25%

i additional comstmuction oot

After considering the relative costs and benefits and obtaining advice from Quantity
Survevors. Council has elected to upgrade the entire building to 14 standard (Option 2).
The incremental cost of doing so is in the range of $400,000 to $830,000, depending on the
building location and configuration. The additional costs are considered to be a worthwhile

investment in order to inerease the resilience of the building and improve the Council's
ability to support the Taupo community in the event of a major emergency.

GREAT LAKE TAUPO

Taupd Districy Coundl

A decision cbout the level of
disaster preparedness will depend
on a number of factors that were
outside the scope of the business
case for the Civic Administration
Building, as they depend on a
specialised risk assessment and
cost/benefit assessment,

Council is currently seeking further
advice on the pros and cons of
both IL4 options before deciding
on which approach holds the
greatest benefit for the Taupd
community.

The costings provided within the
business case for both IL4 options
are shown at left. These are
indicative only and are based on
the high level designs developed
by Warren and Mahoney
Architects. They are provided
solely as additional information for
submitters.
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PART TWO | Civic Administration Building functional requirements | transport and environmental

GREAT LAKE TAUPO
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The proposed Civic Administration Building must align with and support the draft Transport Strategy, the key principles of which are outlined below. In addition, the
Couneil is committed to reducing its environmental impact, so will be seeking a solution that officers a Green Building Council rating of 4 Star or above.

The Council is currently developing an integrated Transport Strategy for the Taupo
District. The proposed Civic Administration Building will need to observe the following
principles to ensure it is aligned with the cbjectives of the draft Strategy:

safe and efficient /\ %
pedestrian access ‘ ‘ ' 2
. aw
(00

TRANSPORT
STRATEGY

ALIGNMENT

good traffic
accommodation and
circulation

& ision £ P
rovision for safe
S P

cycle access and
on-site parking

appropriate parking
for Council and

' visitors

These principles cre strongly cligned with the Government Policy Stotement 2018, which

notes:

Themes have been included in the Government Policy Stotement. The themes

influence how the pricrities should be delivered to ensure the best transport

solutions for New Zecland are achieved. The themes for 2018 are

A mode-neutral approoch to transport planning end investment decisions
- Incorporating technology and innovation into the design and delivery of
lona transport investment

= Integrating land use and tronsport plenning end delivery
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Green Star is an internationally-recognised rating system for the design, construction
and operation of buildings, fitout and communities.

The Green Star roting system is governed onc administered by the New Zealand Green
Building Council (NZGBC), a non-profit membership orgonisation that promotes better

buildings, beccuse better buildings mean heclthier, happier people

Green Ster is a tool to support stakeholders in the property enc construction sectors to
design, construct cnd operate projects in ¢ more sustainable, efficient and productive way.
It provides tenants with a trusted mark of independent verification to support decision
making. To rete a building or fitout's overall environmental impact, Green Star rating tools

award peints across nine categories: Energy, Water, Materlals, Indoor Environment Quality

(IEQ), Trensport, Land Use & Ecology, Mencgement, Emissions, and Innovation

points across five categories: Governance, Liveability, Economic Prosperity, Environment,

and Innovation

T'he point scores cchieved by a project correspond to the following Green Star certified

ratings:

To ensure it acts in an environmentaolly responsible manner, the Taupd District Council is

seeking o building with ¢ Green Star rating of 4 Stars or cbove,
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The Council issued a Request for Proposal to interested architects and urban designers seeking a Master Plan for the Tongariro Domain. Respondents were asked to interpret and
respond to the Council’s request, and the successful tenderers — Warren and Mahoney Architects and Boffa Miskell urban designers — articulated a set of design principles that were
adopted by the Council as part of the Master Plan. These principles have in turn been adapted to inform the design of a CBD-based Civic Administration Building.

The design process was founded on a clear analysis of the project opportunities
and the potential for exceptional enduring architecture.
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Toupd District Council wishes to ensure that the proposed Civic Administration Building makes a significant positive contribution to the
town's Central Business District. In order to do this, the design principles above will be used to assess the likelihood that proposed solutions
will help energise the CBD and act as a catalyst for further high quclity development. This objective is aligned with the goacls of the Taupo
District Plan and the Commercial and Industrial Structure Plan. How these principles are brought to life and given effect in particular
development opportunities will be o motter of discussion between the Council, prospective developers, iwi and the community. The example
of the Master Plan for the Tongariro Domain overleaf shows how this was cddressed for the proposed Cultural Precinct.

final for consultation | v1.0 | 26 February 2019 !
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REQUIREMENTS

PART TWO | The Master Plan example

Developing the Master Plan for the Cultural Precinet was a rigorous and thorough process that obtained input from a variety of sources — iwi, the community, and
the landscape itself. Given the likely impact of the Civic Administration Building on the Central Business District, a similar process for its design is contemplated.

t :
Six insights to help get |
people thinking about
the project, and guide
input from the
community

six pillars

()

Four initial sketches
exploring the site — its
landscape, buildings
and connections

site study :

3 :
Gaining the input and :
wisdom of iwi, and
setting the expectation

of ongoing dialogue

Wi
{.'zlgngvnufni

4
Obtaining the input of
the community and
testing the initial ideas
with residents

community
agement

£xy LY
£ 1]4:.’
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EXISTING
FACILITIES

ACKNOWLEDGEMENT
OF TANGATA WHENUA
KNOWLEDGE.

MATAURANGA

THE RIGHT FOR TANGATA
WHENUA 10 EXERCISE
INDEPENDENCE AND
AUTONOMY WITHIN

LAKE &
HARBOUR EDGE

UNDERSTANDING
HISTORIES, TRADITIONS.
CULTURAL NARRATIVES
AND CONNECTION 1O
OUR PLACE.

WHAKAPAPA

PUBLIC OPEN DAY

CONTEXT &
CONNECTION

ACKNOWLEDGING AND
UPHOLDING THE LIVING
AND LASTING PRESENCE
OF MANA WHENUA/
TANGATA WHENUA,

AMHI KA

LOOKS FADE,
PERSONALITY
LASTS

DEFINING
CLUSTERS

MANAGEMENT ANO
PROTECTION OF THE
ENVIRONMENT BASED
ON THE RESPECTFUL
AND RECIPROCAL
RELATIONSHI® WITH
NATURAL SURROUNDS

KAITIAKITANGA

GREAT LAKE TAUPO
Taupd District Council
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REQUIREMENTS

PART TWO | Implications for a CBD location

Should a decision be made to pursue the long term
lease of a suitable building, Council intends to
collaborate with developer(s) to design a building
that will meet the current and future needs of the
organisation and its community.

This is expected to be a building that encapsulates
the functional and urban design requirements, and
which will catalyse further high-quality development
in the Taupo CBD.

However, Council does not intend to be prescriptive
about the design or materials, but is instead focused
on achieving the best possible result that will deliver
value for money for the community.

Conceptual work has been undertaken by Warren
and Mahoney Architects on a possible design for the
Council-owned site at 61-67 Tiiwharetoa Street. The
key elements of this design are highlighted to show
how the functional requirements and urban design
principles articulated in this document have been

addressed, and this is intended solely as an exemplar

for the information of submitters.

final for consultation | v1.0 | 26 February 2019

GREAT LAKE TAUPO

Inspired crchitecture thot draws from the region’s
distinct mountainous physicality and Taupd's rich
culture, celebrating ond preserving a connection
with Mount Tongariro, and the people of Toupd,
their guordions, through soft, humane materiols ond
a regionally inspired palette

The public foce of the building is highly permeable
with visibility that leads into and up the building,

exposing work spoces and the community
into the world of the District Council. This visibility
olso ges employees to interact ond enjoy e

the quality of social spoces throughout the building.

A highly cctive ground floor with the inclusion of the
Council Administration Building entrance and 3 B L
potentially community sociol areos. o =

) Efficient floorplate orea to maximise

. workploce design.

) Central ‘cohesion spoce’ for central omenity
ond connectivity with a centrol core to
interconnect vertically oll levels.

() Potential for social interaction and

connectivity through the core and its activity.

Taupd District Council
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PART TWO |Summary of requirements

The regulatory, functional and urban design requirements on the preceding pages can be summarised as follows:
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REGULATORY

Observes the District Plan
Observes the CISP R
Meets all regulatory obligations

FUNCTIONAL

Activity based working environment
2,520m? of Council space
IL4 standard for entire building
High quality internal circulation
Excellent transport linkages
4 Star or above Green building

GREAT LAKE TAUPO
Taupd District Council

URBAN DESIGN

Responds to the Taupo environment
Responds to Tuwharetoa values
Appropriate form and massing

Significant contribution to the CBD

Distinctive architecture
Enjoyable to visit and work in
Builds on the Council identity

Is a catalyst for belonging

As noted at the beginning of this document, the information is solely intended to provide an overview of and rationale for the solution the Council is seeking to its
accommodation requirements, which arose following the decision to vacate and then demolish the previous Civic Administration Building at 72 Lake Terrace due to

earthquake and asbestos issues.

The Council is considering a range of options for how its accommodation needs might be met, including the opportunity to lease a suitable building from the
private sector rather than owning the building itself. The purpose of this document is to summarise the requirements of the Council at a high level so that interested

organisations and members of the public can make submissions on the Long Term Plan Amendment, in the full knowledge of what is being sought.

This document is informational in nature and does not form part of a procurement process. Submissions made te Council will be considered as part of the Long Term
Plan Amendment, in accordance with the requirements of the Local Government Act 2002, and interested parties are encouraged to participate in the submission

process.

26 February 2019
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TAUPO CULTURAL PRECINCT

I WARREN AND MAHONEY OBoffa Miskell
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TAUPO CULTURAL
PRECINCT

CONTENTS

AN OVERVIEW / PURPOSE
SIX PILLARS
SITE STUDY
ENGAGEMENT / COMMUNITY
MAORI VALUES
NEEDS LIST
MASTERPLAN OPTIONS
FEEDBACK / MATRIX
THE MASTERPLAN
DRAWINGS / DIAGRAMS

METRICS
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AN OVERVIEW

Essontially our creative process follows a 4D sequence: Discover, Define, Design, and Deliver.

3 moortan that b Coor esign Drociss 15 srplomontod a8 1 structuros towards on ond
Qoo Each phase & ngoroualy 1estod Dofore nfonming tha nast phase.

WS TAATD CORTIRAL PR NG WASTEEPLAN  ARSGEN AND MASONY £ BO%FA WAEELL

4

DELIVER

PURPOSE

Record process of urban design
and masterplanning:
Toupd Destrot Councl comanesionod Warren and Mahoney

Plars wore estabishod $ormeng the structisen of § rovorse
Driet. Soversl CONCIDT Mydut CpUONS Werm NVstigated
00 assosiid agaret oy Otora Befon & recommended
Opon i dorivod and explonod N moeo dota,

Community engagoment

A 8 G Werkshops and moetngs wore hakd with
Community stakonoiders and the widds pubiic, n ordor

T GOV K0 and asprations 1or Tagd ganeraly ind
tho Outurl precnct spoeoscaly. Community stakoholdons
vohvod Inchuded the Taupd Dusiness communty, Taupd
Bowing Cl, Rotary, Teupd Womon's Cay, Teupd Yacht

e o od 3
Of tho pubic it Qe 80 100TDECK 0nd OUICOMDS
woro to nform the %) toorn
Partnership model

Athough the project S0uches on mary and varous
stakphoicens - from councl ST Bhouph 10 chubs and
S0CRE08 810 1ho Wik Eubic - tha lacel i (NgitI
Towharoton) % & partror and holkds local ownenship,
VOSEAU) A Quartanavp foR. I adIton 1O the pubic
o0 process ensbiod
0 100U80d ONOAEMONT With .

What is a cultural precinct?

A culte procinct | Mmoo than a singie faciity Or activty

1t 0 cofection of Clturl and Chvic Spacis (BOth rowrnal
and extomel) arrangad 10 aford CONNECTIONS of SccossDAty
DOTAONN $50065. 11 Tagad's Cona, POoAntial CutuN dlomonts
NCAUGH the museum, ort galieny. theatra, pUtic ibrrry, hstorc
CONThouse and Fodoute, as wol s STandsond it and
sousRure. Potertial Ove okments nchude the courthouse,
POlico compins, councl adminstraton buldng with
COMTLATY MONLOG SORCHs, 03 woll i tho Groot Lake Cantre.
Extornal spacos offor the potential 10 o Gvic In nature, ok
800 U50 - 08 WO 5 COMDINING CUtLr MforonCes TVoUgh
L with Gatursl o BRacr o
theough sensitive design of haed and 201t ndscapo.

Masterplan to support business case
Foliowing the 4th Dk mant<a of Croativity Daancod
with viebaty the mastorplan must Wtrmatoly be
achevatio. Ths meara due regand 1or tho economic
rvers which Undorpn the Busrnss Cand study,

NAKINg retention of exstng Great Lake Centre and
N0 Wherd pOSStin, CO-locaton of tacites and
poopie-attractants, ard shared Or Mt -Use spooes.
Urban design critical

Givon the project contoxt of B doman mmodatoly agonng
Tougd 10w CONtY, 1ho GOSON MUt Nssond appropnanoly
hrough the arrangament of Budt form, Inkages, activition,
RNCTONN MSQUIDIMONIS. Ctrmad and Open SPACOS.

Thes complaxity 0f Gesgn COMpoNonts and chalongos.
10Ques 3 Q0 Of dosigN SPOCKINTS (NCudng ndicapo,
HChANCTAG, PNIng, Iraffic, 662) 10 produon 8 cormained
ond 0o -ordnated dosgn DUICOMO that & wrben design.

GG

WAL PAD Con ML IVLINET WADS IR AN WABOEN AND MUY ¢ B EA WERLL

s

A cultural precinct s more
than a single facility or
activity. It is a collection

of cultural and civic

spaces (both internal and
external) arranged to afford

connections or accessibility

between spaces. 9 9
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DISCOVER

14
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GREAT
LAKE TAUPO

In 2017, Taupd District Council needed to vacate its former building
at 72 Lake Terrace due to health and safety issues. Following
community consultation on the 2017/18 Annual Plan on a number
of options to address the issues from refurbishment to a new build,
a naw bullding was chosen as the council's preferred option.

Place was thon

Tre devolopment of tho aroa by e Geos
& S B COOrUnty

i 1ho protarred S0
o and do it rght’ and approved 1
) e, what

storplon for the

0 Captanad

) WIS 0ITCencon coul

on and 10 futire prood any dey
W AN, B1Es 20d DONtAge TGOS 1o 1opiace the gxist
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THE 6 PILLARS

Six insights to help get people thinking about the project, and guide input from our community.

“Taupd made™ ~ Wo want 1o Create & uniqae
and timeless place for Taupd and that needs
10 start from within, The town's values,
Sspirations and character ane grown locally

and bring crignality, vitalty and attraction.

1

2

CONNECTING
PEOPLE +
NATURE

From Tauhaes 10 Tongeriro Netional Park, the
magnificent lake and all the natural beauty
that is Teupd shapes the local community
oand iwl. We must continue to colebrate
this richness that defines our culture.

MATTERS

Our identity brings moaning to
who we are. It enables us 10
capture the story of Taupd.

We envision & Courageous yet

Defvering the right balance onables
8 succossful cutcome for Toupd,

Taupd Can position its relovance = the
centre stage In the North Island., in New

Zesland and globally. A magnet for growth,

Wostyle, culture and talent. A destination
that brings residents and viaitors together.

LOOKS FADE,
PERSONALITY

A place that is timeless, personsiity
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Lover T ~J
EXISTING CONTEXT & DEFINING
FACILITIES HARBOUR EDGE CONNECTION CLUSTERS
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EXISTING
SITE

The following drone images give an overview

of the Tongariro Domain site.

Kary exigting fictures on 510 nchuda

Toouaeharuru Rodoutt
The recdoutt was bult in 1820 by the Armod Constatutary 10 Quard an
ETCOMANE Crossng Of e Wikt Fver it 25 Gutfiow from Lkn Tagpd
Tho sitoroct ncionm of 110 fodo SR SORresonis on oo tant
nermnant and nemndor of the vered history of the sto

O Toupd Court House
Buit in 1851 by the Armed Constabulary and oponng os o
1heatre, tho Buldng was Convertod 10 8 Courthouso n 1887,
A SGYRCHNT OVt 100K DINCH N The COUrTROUSO, Wi Wds wirg
earched 10 the paraemount chvef of Ngit Thiwhoneton or the purposo
of COMVOYNg S0mo 10 tho Crown s & Ot for & park’. Thes "par later
Bocams Tongerro Natonl Pirk, the frst ratonl park 0 New Zeolend
The buldng is netorally SORcant o5 tho only remanng buldng
N New Zoaland sssoceted with the Armod Constatulery.

Miniaturg Monons Tran
The localy desgrod and Bult mnetiue monon 1, ocened
£ tho south of tho Doman & cwnoed by the Pakoko Lons
Cub, operting snce 1563 a5 o fundrasng venture
Tre Lion Express’ doos frequent loops thvough the park, and
CROCNNES AUrng SUTYnGr wookonds, School holdiys and putic
Poidays. orovidng an Mraction primarly for chidron.

Grost Lases Contre:
Devoloped in 1592, replacing the aarly nformation centre
and W Momorad Hal, 1he 0onirg Combings facates
Nhudng & hootro, man hal, pubic iorary and nionmetion
contro withn a 3,355 squaro motre bulang footpont
The Contre Sorvos as & koy 1aciTy for the ants and
DIOVCos VIRSDK COMTLnty 8nd viston taoktos.

HERITAGE
BUILDINGS

Tro fomor Courthouss and its and &
fased o Moritags Pace Category 2

Tre local police staton stands alongade
tho Taupd Destrice Family Court

Tho chigron’s plawground and
Pasiet Lions Cobty & Co Evpross
B PO With youny tamvios.

——

GREAT LAKE
CENTRE

Thas venue sccommodatos 400
Poopko seatod Banguot sty and
offors 50000 4o Toupd events,
meotngs and prosentatons
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PROPOSED
FRAMEWORK PLAN

EXISTING
VEGETATION

The proposed cultural procinct has well established gardens
and mature trees, which ane integral 1o the ientity and cultur-
&l heritage of the site and strengthen its local identity.
CULTURAL PLAZA

B0 00S 000 Prenanly NeANe, With SO et
horitage Ro arclone and anvuel Dods

GREEN SPACE

W DaNUNg PRy N EMOOrTant 1080 0 Nt

DOCH Sy3enms NCkasng Mproved ndeg
s0rmater moragement. Thoy also 00 eroskon and runcet

vorsty, and

MAIN ROADS

@9  priMaRY GREEN SPINE

)  GREEN CONNECTIONS

The wido varoty of ¢
e Tt 107 Ty

The gaetens have o good mix and varoty of
colour, weh C troes Colebratng the Changng
©f S0MI0O%, AN ProVang Nt in winter

The corcgy Of the Swge tos s Shad 10 T Soman,
g werd, and ool 1. JUSTICE PRECINCT
Croatng a comionatbio
2] 2.GLC & LIBRARY

Some gardons sround O
satoty (CPTED) i 3. COMMUNITY/MUSEUM/CIVIC
peletios and low groundc ADMINISTRATION BUILDING

horo Ty SO and provoctod roos

3 b TOWOrk 10f Sovoiopmont. Th s
WIthin 70 dorrasn Which 070 pr further aid i ¢ pron
O3LCARON, 2 NS proto STON W sosth
hesoric, or ecological volue wi bo

LAKE / HARBOUR &
RIVER
Presrerprerra——"
1 17
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MARAE LOCATIONS AND
RELATIONSHIPS

The design / masterplanning team engaged with representatives
from local hapd and some marae representatives.

Convorsations with those fopresenatives shoukd Contnue nto the Autue.

T NURUNAL - Nole Rauhote, Nobe Te Urungs
2. TE RANGHTA - Ngdts Rungerwngl

3 - Ngws

S PAKRA - Nobs Ttemotuts

CRTUMEL PECACT MATTURLAS  SRASEN ANG MASORCY £ RS FS WA PLL
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IWI ENGAGEMENT PROCESS

Feedback from iwi, hapl and marae representatives confirmed

the desire that engagement continue into the future.

A proposod process shoukd captun the past. prosent and futur asprations of hapd and mavae of Not! Towharotons

>

HEI WHAKAWHITIWHITI KORERO /
FEEDBACK OPPORTUNITIES

UNDERSTAND THE
VALUES, TRADITIONS,
HISTORY AND
TIKANGA OF THE
IW1 OF NGAT!
TOWHARETOA AND
HAPO OF THE AREA

PROMOTE AND
BUILD EXISTING
PARTNERSHIPS AND
RELATIONSHIPS

SPECIFIC WORKSHOPS WITH HAPD AND MARAE
REPRESENTATION FROM HAPO ON TOWHARETOA
GALLERY GROUP
OPPORTUNITY TO SHOWCASE SIGNIFICANT
TOWHARETOA TAONGA ~ PAST, PRESENT, FUTURE
= BY TOWHARETOA, FOR TOWHARETOA
NARRATIVE FROM NGATI TOWHARETOA, HAPD
AND MARAE
ESTABLISHMENT OF HAPO WORKING GROUP TO
INFORM DESIGN

0

UNDERSTAND THE
VALUES, TRADITIONS,
HISTORY AND
TIKANGA OF THE
MANA WHENUA/
TANGATA WHENUA
AND HAPO OF THE
AREA

MAINTAIN THE LIVING
PRESENCE OF MANA
WHENUA/TANGATA
WHENUA. SUSTAIN
ESTABLISHED
RELATIONSHIPS

STAKEHOLDER
ANALYSIS

pts should highlight and 1 Emwwmpo
ftural that acknowledge the local hapd and iwi. Destination Greet Lake Toupd
These wonidd B woven 70 the lyout of Soctoaths 87 crronoes £o the propct 380, Oulturol design conoepts coud Towncentre Taupd
Do ntegrtod into o DUAENgs Dot redo 6nd out and natve tenbor should bo sourced from the regon. Thes woukd Frionds of the Museum
ot s
O S000ONate S0t & SPOCI BOUCH I I vison That Drngs tOQOTHor 1) Duat, Depsont and futu Ciob 7 ,
Women's Club / Tennis Club/ Lions Clubs
Active Arts
Yo Artid Sir Tumu te Houheu P .
To © Ngdti To )
7 T Chamber of Commerce / Locsl
Hap0 - Touhara Collective > o b perators in bost
Nubuhau Marae (Ngéti Rauhoto, Ngdti Te Urunga) harbour
Waipahihl Marae (Nghti Minerau, Ngbti Hineure) Boat harbour concessionanes
Pakira Marse (Ng#ti Tutemohuta) NZTA
Te Rangiita Macae (Ngdti Ruingarang!)
Tutetawhs Marse (Nghti Tutetawha) INTEREST
GROUPS ’
Tawharetoa Gallery Group General Public
Cultural Lisison Group Trathc users and pedestrians and cyclists
Landowners
Local Schools
Council

Counciicrs ~ Taupd District Council
Project Advisory Team ~ Teupd District Council

COMMUNITY

Fal
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COMMUNITY

PROCESS

A Public Open Day was held on Tuesday 31st
July 2018 at the Taupd District Council,

Phase
Discover 1
2
3
4
Define Se
5o
-
Dosign 6
7
8
9
10
n
"
15
12
Dolver 13

Workshop Description

Meeting and Site Walk with Councillors
Visioning' Workshop - Community
Stakeholders

Briefing workshop with stakeholders and

client advisors

Detaided tour of existing facilites

Oetaded briohng workshop with Pubic

Mul with Ngdti Towharetoa

Detailed briefing with the Project

Advisory Team

(T)os‘-qnmkmopmm Project Advisory
oam

Design workshop with Councillors

Design workshop with Business

Community

Design Recommendation with Counclt
Design workshop with iwi - Ngati
Towharotos
Prosentation and workshop of draft
concept design « wook
commaencing Sth Nov

52 pages of feedback were
from the Taupd comemunity.
AW g The Seactace, 16 bey DORTA wase wITIen %)

) Pl
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MAORI VALUES &
DESIGN PRINCIPLES

CULTURAL
EXPERTISE

- 5

P

Opportunities to include

cultural design concepts should
highlight and promotes cultural
narratives that scknowledge

the local hapd and Iwi.

Thesa would be woven into the layout
of footpaths and entrances into the
project site. Cultural design concepts
could be integrated into the buildings

G inside and cut and native timber
o b roed from our region
t\é\,' €0 represarit and give the feel of a

true TOwhar

MATAURANGA

Direct engagement
with Mana
Whenua /Hapi

Present
Future

WHAKAPAPA AHI KA

RANGATIRATANGA

HAPO ENGAGEMENT THEMES:

Relationships Relationships

Cultural Narratives with water with land

CULTURAL ENGAGEMENT GROUP THEMES:

Growing Whare Taonga er\:r:' loarning,

L ing Housing of sharing and growing/

Sharing Taonga of Ngati developing the identity
Tawharetoa ol i

KAITIAKITANGA

Mahinga Kai/
Traditional food
gathering areas

and opportunities

Whare Whakairo
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1

3

3]

7

i 12 IEE

Family and  Are the Legibility ~ Address Public Police New admin Ensuring Strong Sense Value for Multi- Aplacewe Don'twant It's not Future
recreation  rotary, through existing fear that access in building, public connection of place money. Functional. wanttocall tobea about proofing
a priority bowling space for mindset of  council & out. not a connection to the needs to our own. Queenstown. glamour, for long
for the site. & tennis pedestrians, carparking  staff will primary to green natural prevade but spaces term vision
clubs roads, parks onsite, incl  take all the focus for  spaceis elements.  the cultural and a place for future
appropriate & harbour. outside carparks. the site. a high precinct. for people. growth &
for the destinations priority. development.
site? & council
use.
EL »
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LANDSCAPE SUSTAINABILITY
+ PUBLIC REALM LANDSCAPE
PRINCIPLES

e _ o
. PEOPLE ENVIRONMENT  PLACE
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OPTION A

This option seeks to provide an integrated approach and
be the catalyst to upgrade the existing library and GLC.
The new Crac Admnistenton Buldng & located on the upper foor 30ove
1ho existieg irany with visual §1e Bnos Back 10 1o Fartbour and toansh,
A Striuem SEac0 S tho MEan CYAe o FRo Fregratod bualdng which
convects the GLC, kbrary, Chvic Administration Bulidng and putiic menting
SON008 OGN A NIW SLANCNIDNE MUSPUM OvOriooks the Scuth doman
and s 1he Seoture Buiding seen from the lake tkydne. A cantral plaza space
i Do0n CRspNed i 00 @m0l Space Bndng ol Lulgngs 10gethar,

MBS TAD LTI FRCNCT MARNSTLON  RRAREN ANG MBSCNCY £ BUR RS WSS PIA

Buildings are centrally
consolidated and
minimised as a series of
elements creating a sense
of place and destination.

~\
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OPTION B

There is currently no encouragement or connection
with the township, the harbour and landing reserve.

Vil tho watir GEnnot D 500 Fom th towrshin, 50 this propossl
100ks 10 CONtNg A SgratUue Buldng to rt oo nnd B pRcvstran
COMMDCirty 85 80 Intogy soum, Cric A Bulang
ond community / putio amenty buidng. The budding s in a promnent
CHton g ity 3en Trom the e and o surroundng Deations.
An otrium space brings together the museun and Cvic Adminsteation
Buliting and 0netins sharng 0F SNACES 1D FTEIONE OOITLON,

MBS TOMD CRTUNL FROCACT MARMBFLEN  WRASEN AND MASCNCY £ BUR RS G PLL

3%
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Consolidation central and

:' | along Tongariro St creating
&EI-IWOM..NMC f . a strong relationship
the new Civic Adminstration Building.

A new Wrary bulding & proposed 10 Creito & strong
GMtoniy antry FOm TONGAeo StNto the st with 4 row
RUSOST SEHCON CHEating B 30Nee OF enciosse B the
cortrl phsza space. Both buldngs ont the plaza, the
FOUTh oM 300 16 the ko Loyerd, This enastiorplan
crostes & viage orvronment ard drws Strorg Osogue
Botwann Culdng and Open Seace - Dulaags withe i pak.
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OPTION D

A consolidated scheme where the new museum
located on the ground ficor with shared amenity
spaces and council services for the community.
Trap ortearoe 10 the GLC 15 Imgroved 8nd th aestng Ionwy &

revtahsed The new Chic & Buildng s locsted on the

Loer Mo i 0N 100 of the Rrary. An atrum unehes of facitios
nether CresNng & vReant IMAercon ected Culturs! budng. A
P PRZH SO0 Crestos @ stong boevard aenvil and deectly
CONMMCS with the 3.t doman, Nivtow #0d twnship,

[ QNI

@D cusoereo

MBS TAMD CRTIRAL FROCNCT MARMBFLAN  BRASEN AND MASCNCY £ BUF RS WG PLL

4.0

New and existing
bulk consolidated in
one area rather than
a series of individual
buildings and spaces.

‘\
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COMMUNITY ENGAGEMENT

Community engagement and consultation is a core component of the design process. Stakeholders and the

wider

Aad

Loabla §

ypr

k in the Discover, Define and Design stages of the project. There
was great passion and admiration for their home and how they imagined the future Taupo should be.

FULTS VWS, SEI

a2

Communlty

A centralised downtown admin/cultural location
s0en as a great asset to Taupd community

Better connection from town to the lake and
river

Be bold, be visionary

Enthusiasm for a bigger museum

Atrium unifying bulldings, connecting existing
and new

GLC and library getting an upgrade

A strong sense of place & proud of Taupd
A place to tell our stories (iwi + heritage)
Enough car parking

Pedestrian friendly walkways

Try to integrate green spaces and trees
throughout

Creating an enclosed plaza and village feeling

Plaza could be more bold, stronger connection to
town

South domain becoming an inviting / open space
Removal of bowling and tennis clubs
Leaving the tennis club on north domain

The Rotary and Women's clubs in shared
community spaces

Think about the next generation

43

Community
has concerns

Mixing of tourists and courthouse supporters
Efficiency of the police to get out in an
emergency

New road at landing reserve

Not enough car parking

Location of buses an issue

Tratfic and pedestrians sharing space

Quantity of vehicular movement around & within
the site

Connecting the town and precinct across
Tongariro St

Isolating GLC and library with parking and roads
How do additional buildings add value to green
space?

Alternative locations for civic admin building
sought

Budgets, costs and rising rates
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MATRIX ASSESSMENT

ARCHITECTURAL

SPATIAL

ADAPTABILITY/

7 'GREEN OPEN CULTURAL PLAZA/ PR s IS OPERATIONAL S CARPARKING + COosT
LOCAL CHARACTER PERMEABILITY e Feom e FUNCTION + ENVIRONMENT + R R ag FLEXBILITY/ A N S, S R e
2 i i P, HE : R aTAL SR F v ; : : HICULE R ] N :
' SPACES THE HEART  EXPRESSION QUALITY: EFFECTIVENESS ‘sTAGING VEHICULE ROUTES  EFFECTIVENESS
THE DEBON 1O REFLECT THE CHARACTEN  MAXAASE PEOLSTIAN AND CYOLNG FUBUC ACCESS 1O NORTIHERN AND TG LEGLE. 1 o CMLATE PROTECTED AND AT TRACTIVE MAARSE OFLRATIONAL. STASFING AND Crart L 5 TaY [ o MAAAGE COMILIDNTY "0 MANAGE
AND DENTITY OF “TAUND MADE" « A NEW OPPOSTUNITIES SaTHN THE BITE AND DOUTHERN DOMAN STRENGTHENED AND ACCEBIELE 70 ALL BURLDINGS ONSITE ERPRESS VIERANCY, ACTIVITY AND INTERNAL AND EXTERNAL MANAGEMENT COSTS. ASE FPUTURE PROCFED AND AN ADRLITY ONSITE AND MEEMLESSLY WTTGRATID CONSTRUCTION AND MANTENANCE
CESTINATION A SENSE OF LOCAL, Fodn JORNG P THE HARBOUR, IWTHGRATED WITH PROPOSID CES0N. CPPORTUNTY 1O REVITALISE D8P0 INVIRCAMENTS TOREA ' WPACT ONBTE cosTs.
GEAN BPACES AND OFENNTSS 70 Tl L. DOMAN. LAXE AND TOWNTs P U OGS
HATURA, SUSSOUADINGS.
aro centraly Strong harbour 1o township Groen space " Pazals An Integr with Solar into buidngs and external Existing GLC and Mbrary sharing Adaptable and faxibie spaces Car with zones oy olop:
S, and - accossble. b 10 ol Buddings but is very large existing GLC and ibeary with aroes woll considored, South west  amenites and cperatons with gned. Limited ; o Tongariro St, Ferry Rd and minimise eovelope, facede and
2 s0ri0s of olements creating 3 botween North and South with 1o enclosure 10 the south, museum as the “fosture prevaling wind concen, now Chvic Admin Building. opportunities foe Civic Admin Cutural Staging more
sense of place and destination. . standalone. soperate. Buidng, GLC and Mbrary. Ubrary complex. Managed
decanting required. PrOCessos essontisl for sUCCess.
Consoldation focussed to Highly connected prysically and  Groen 19000 onlarged and highly  Located towards Awnifiod and shared Civic Admin Solar into buldings and external  Civic Admin Bulding and Adaghabio and fexible spaces Car parking with > w
the north creating st visuslly 1o ol acoss. osccossible. and dsconnected with GLC & Buiding and museum areas woll corgidored. South west 0 Opportunity for fture mmfm&.k«y minimise ecvelope, facade and
CONMMCUON with the harbour and Litrary. Appropriate size. separate from the GLC and prevaiing wind concern. Opportunity to connect GLC and  espansion and staging possidle. Rd a0 within cultural peecinet mantenance.
landing reserve. Wvary. Worary A concentrated st the fromt
entrance.
Consoldation contral and aleg Strong physical connections But  Groan $pace 0nlarged snd Contral and connected with Al sandalone buldngs Sclar into 8 bulkings and Civic Admin Buiding snd musoun  Adaptable and flexible spaces Car parking dspersed with zones  Staging of project simpler.
Torgariro St creating a strong challenged with visusl site Anes. Nghly sccessible. South Gomain #1000 Gatewary entry from the with sbility 10 expross each extormal sreas woll Exatny GLC Opportunity for fture  on Tengariro St, Ferry RS and Soparste bulldngs means
with the township. diversified & talored 10 bulding . Indivichsaby. Plaza well sheltered. and Bbrary together. @xPANTON AN SLIGNY Possie. minimal within cuftursl precingt :“mmdmmm
trontage. 3
Naw and existing bulk Highly connectad physically and  Groen 5pace enlarged but South stewhichisloss  Stacked sppeoach - fully North of Southern Doman Fully intograted with shared Adagtatio and fextio spaces Car spersed with zones > 0
consokdated in one area rather visually 10 o acoas. Domain lacks integration with efficient. No buiding encloswe 1o integrated with exdisting GLC and SPOSd with fo sheltar to and e future on Tengariro St, Ferry R and minimise enveiope. taceds end
than a series of indvidual buiiding but strong with plaza. the south. Worary. prevailing wind. €xpan5i0n. Stagrg possibie but minimai within cultural Staging more
buldings and spaces. challerging with disruption to complax. Managed decanting
oporations. Processes essential for SUCCess.

a4
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PREFERRED OPTION

MASTERPLAN
MAGTERPLAN

o

© O jges o

AR S TAD COTURL PRECACT MASTURMLAN  WRASEN ANG MASCRY £ BUS RS G PLL BN 7 TR R TR PAECMET WAL EILAN  AREIEN AND MANGNEY £ B EA MGRELL

% 4
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DELIVER

14
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EXISTING PLAN

STORY PLACE ENTRANCE

VIEW FROM FERRY ROAD CENTRAL PLAZA

50

e &

B ~
'
*
’ -
1
L
= .
»
T

. MUSEUM

. LIBRARY

. POLICE

. COURT

. 1-SITE

G.LC.

. PLAYGROUND

. TENNIS COURTS

. BOWLS |

10.ROTARY AND
WOMEN'S CLUB

11. ROSE GARDEN 3

12.HISTORIC ""

COURTHOUSE

b

© ® N O O A N -
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PROPOSED
MASTERPLAN

W

FRUEUT IR

o

.
SO

1. CIVIC ADMIN /'}‘

BUILDING

2. MUSEUM

3. LIBRARY

4. POLICE

5. COURT

6. I'SITE

7. G.LC.

8. DESTINATION r'
PLAYSPACE

9. COMMUNITY

10.ROSE GARDEN :

11. HISTORIC

COURTHOUSE
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( .., - T ,.h
& =y a0
M / -
2 S
STORY PLACE ENTRANCE NORTH-SOUTH BOARDWALK
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TERRACED SEATING
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CROSS SECTION A-A SECTION:

CENTRAL PLAZA o g
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CROSS SECTION B-B A SECTION:
& ENTRANCE

.

T W T
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CROSS SECTION B-B i SECTION: Ay
& MUSEUM "%

<
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CULTURAL PLAZA

1. Open Lawn Ares - adjacent to new GLC and lbrary atrium. Can be used for informal
recrestion activitios, small events and marquoes

2. Semi-formalsed plaza space - seating, Qo g space and 2000 lown
8108 and hard-surfaced plaza 2000. This 3pace ¢an slso Inchude nature play eloments for
young children %0 extend the play experience into the cultural plazs zone.

3. Main cultural plaza zone - multi-Tunctional hard surfece for markets. events and general
Use for Qatherings and relaxation. Inciudes rative PNtIng and kow IMPact S10M-water
trestment devices.

. Shared spece r0ad 20ne - pedestrian, Cycle and vehicies - with high pedestrian priority
and slow vehicio speeds. This 2000 Can be closed of completely or partislly during cenan
activitios Le. Sunday farmers markets. Inckades low planting pockots to reduce vehicle
speods theough side friction.

Pedestrian axs knking drectly betwoen southern doman and new GLC and Sbrary atrium,

Parking zone for domain and

Upg! plaza aron sur g oy Sbrary and GLC and shaced space parking zone,
Main Noeth South green conmector sping (Cycle and pedestrian) on fush timber boardwalk

Primary oast west Cycle 803 podestrian spine, CONNCLIoN 1o redaveloped and
pedestrianised Tongariro Street coridor

0. New GLC and Morary atrium

. Museum and civic administration buliding entry plaza 2one
12. New destination playspace

135, Outdoor terraced seating looking towards lako and mountains
. Redeveloped Tongeririo Street corridor

15. Pedestrian and cycle path linking to harbour and river

16. Internal lnk road to Redout Streot and Ferry Road

17. Updated rose garden

18. Existing playground

ePeNP®
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CULTURAL PLAZA

Diverse settings to enable day and night
events all seasons during the yoar.

— FORMAL LANDSCAPED PATHWAY ’ / ; ) ‘ cMi: ~ LIBRARY
CONNECTION TO LANDING RESERVE SR/ / 4 i J ADMINISTRATION
s MARKETS/FESTIVE EVENTS, POTENTIAL & sSSW g, b ), ST Ll

TO EXPAND INTO PLAZA SPACE.
POTENTIAL AREA TO EASE PRESSURE
OFF NORTHERN DOMAIN GRASSED
EVENT. POTENTIAL TO OPEN ATRIUM
SPACE AND UTILISE LAWN AREA FOR
EVENTS CONNECTED YO GLC AND
LIBRARY

w— CAFE AND BEVERAGE SPILL OUT

T ONE. POTENTIAL
FOR LIBRARY RELATED EVENTS SUCH
AS A BOOK FAIR

FORMAL LANDSCAPED ENTRANCE INTO
CULTURAL PRECINCY

SOUTHERN DOMAIN INCLUDING
CHILDREN'S TRAIN, EXISTING
PLAYGROUND, DESTINATION
PLAYSPACE AND PARK

- == ELEVATED OUTDOOR SEATING VIEWING
PLATFORM

QU ARTS CENTRE AND MUSEUM RELATED
ACTIVITIES AND THEATRICAL EVENTS
COULD SPILL OUT INTO TERRACED
AREA, OPPORTUNITY TO EXPAND
MUSEUM ACTIVITY BEYOND BUILDING.
LAKE VIEWING PLATFORM,

“ P PEDESTRIAN AND CYCLE CONNECTIONS
“P  KEY CONNECTIONS

Item 4.1- Attachment 3 Page 117



Ordinary Council Meeting Attachments

19 March 2019

CONCEPTUAL
FORM

The wide curve and straight form has been
inspired by symbolic Méori desig

CONCEPTUAL FORM

The curve cpons up towerds the
harbour 0nd B enchored eo the
ndecace Dy the ey 9000

EARLY DIGITAL OVERLAY

(2]
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/ /

f
/ /

GROUND// UPPER /

1. COMMUNITY, SHARED MEETING / 1. COMMON SOCIAL HUB /
SPACES 7 2. WORKPLACE 7
. COUNCIL CHAMBERS =7 3. CORE AND W/C -
. CORE AND W/C 4. MEZZANINE (ADMIN/

. CIVIL DEFENCE STAFF ROOM, MEETING

. SERVICE AND ADMIN AND EDUCATION ROOMS)
. RECEPTION/WAITING

2

3

4

s

6.

7. FSITE
8.

9.

10.

RETAIL
CAFE
L LOBBY/EXMIBITION
1. GALLERY

12. RECEPTION
13. EXISTING GLC
14. ADMIN/RECEPTION @ @
15. LOBBY/EXHIBITION SPACE @ ’ {07 ) =
16. ADMIN ) OF
17. RESEARCH ARCHIVE \‘ s @Od TRy
18, RECEPTION ® '\ ! ;
19. LIBRARY/GENERIC % Enrp,
20.WORKROOM (WHAKAPAPA,
RESOURCES. DIGITISATION, ®

RETROGRAPHICS, IT MEDIA, S
CHILDREN)

21, COMMUNITY SPACE \
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LANDSCAPE PRECEDENT
IMAGERY

LANDSCAPE [

Entry Planting: 7
Tho formal arargement of lrge- staturo toes controvtes adetred [l ENTRY =/,

ortry. /

Tho SCiie OF pRIreng (ivos visel prority B0 the ontry, resiing & PLAZA ( ]
soree of wriel — /
Ovdorod and structirod pAnting donores the Qualty of tho troader ‘- LAWN /
P Il GREEN SPINE
Plaza Planting: /

PLAYGROUND

A Gvorsity of plantrg bod se and arangomont ndonme the
sruceum of the placa

PROtrg with 50050 NE000ST CONtriiuies & Synamic o virant
FO00. Yo Tound.

Coradennd oo padomont rovides opporiuntes for Doth shade
Mg n Urougnout the day

Lawn Aroa: =3
A Soatio e oo with Bhe sty 10 scoommodato 8 (g0 f usos
ond ovents.

Decduous trecs thet orovide shadd N The Summds and sun n the
wrser

Opon ol vitng ntor face with adoneg buldngs.

Green Spine:

A lomdr park. CONRCTING the o of 0oen soace 10 1hae north and
SOUth Of the procnct.

SAnctunid e pntng reenos viows #10ng 1he oo, with resstng
viatas of Lako Taupd.

A varoty of planting 0roas Drovicos & 1ango of spaces 10 fospite and
ok on

Panting that sigrs weth CPTED (Crme Prevention Theough
Ervronmontal Design) prncioion, 10r & 5010 orvronment
Opportavies 10r caturo Pl with Soft, sosient o toxturyl plantng
rekudod i play soeces

Thoos locatod i prosamty 10 Dy and Qattarng spaces, (rovidng
fopeooy ato shade.

Bowling and Tennis:

Relocation of theso tacitos wil ba b sigrment wih TDC Sport and
Recroation Strategy and the Tongareo Domen Reserve Managoment
PRy wiveh 500 Unciorwy 8 Su0 10¢ SoViow 1BS00CT VO,
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PEOPLE

CONNECTIONS /

—>

PRIMARY GREEN SPINE,

SHARED PEDESTRIAN
LINK

PRIMARY CYCLE
AND PEDESTRIAN
CONNECTIONS

SECONDARY CYCLE
AND PEDESTRIAN
CONNECTIONS

MASTERPLAN
TRAFFIC AND
PARKING

PARKING
MAIN ROADS

Crrveed SHARED PEDESTRIAN
PATHS

ey SECONDARY INTERNAL
VEHICAL ROUTES

POTENTIAL LINK ROAD
SUBJECT TO TRAFFIC
MODELLING

@) sHAReD SPACE

Bus stops are intended to be relocated

from Tongariro Stroet to another location S ——
(yot to be detarmined as part of TOC

Transport Strategy currently underway).
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MASTERPLAN
BULK + MASSING

METRICS

MUSEUM EXSTING PROPOSED 1-SITE & COMMUNITY EXSTING PROPOSED Civic Administration Bubding  EXISTING PROPOSED
Foyer (if standalone) 0 Retad (incl Musoum retad) ®0 0 (125415) workpoints 1400
Arocx 0 Retsd Storsge w Roception / Weting V0
Aceruestraton % Caté + Kitchan 130 Servicng / Admanstraton 207
Sttt werk space 2% Bag Steenge 2 Mosting + Shared Communty 150
Manager/Mesting Room e Security 0 m . =
e el = " = Common Bocui i o
(Rt oo - i = s 2
Hinana pataks 60m* . Core / WC Amenitios ©o
bl ol 903 st s Moo S 2520 m*
et £ LIORARY / RESEARCH CENTRE  DXISTING PROPOSED
Galery ~ temporary 29 Library / Ganeric U2 1800 G DOITIG. PROROSID
Ecucation Room 72 Retue T prem—— 2364m'  2,524m’
Edicaion Masouwoes oo W Workroom 62 )
Coflections o (onate) w0 o w o T ———
f,“"‘: s -~ 0 Subtons WA 1640 oL M4 2 246 33 4 W .85
Extibition stece e Communy Engagement Museom (36 1 ¥ B 2 D 8
(pAnths etc) Research Room 100 Court N 2 v EEE 2 W 2
Modahop % Ressarch Room Archive + (offute) 200 Poce |21 1 2 2 1 2 0
losdegbey 0. lesoon ) Nothen | 0 o ® w8
Clean work area 0 Whakapapa/Genoslogy = Doman e
mmmhwym :5 oo ~ % ;s:“(‘"‘“ 52 52 93 CUR
S Reprograghics 2 ). —
s PET T % T = 367 6 73 499 9 508 o135
sv%m > .- E&-rﬁ-";(‘;; Eﬁ‘iﬁ STANDARD
sdeenss Oyliowd e Childron's (insice/outside) 7 S5

947m'  2608m'

1029w 2245m'
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TUWHARETOA STREET
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TUWHARETOA
STREET

Prepared for

TAUPO DISTRICT COUNCIL

Document Revision Status

February_2019 Version 1.1

Document Control

Contact

Warren and Mahoney Architects Ltd
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INTRODUCTION

The current council offices are satellite in nature and there
does not exist a central bullding to consolidate these
workspaces. The Taupd District Council has engaged
Warren and Mahoney Architects to explore a scheme that
seeks to consolidate these workplaces in a new building
located on Tawharetoa Street within the township.

Situated on a north facing existing carpark within close
proximity to the Landing Reserve, museum, library, Great
Lake Centre, and the domain parks, this building has

the potential of being a defining symbol that represents
the people who make up the district of Taupd.

The Architecture

The architecture draws inspiration from the
region’s distinct mountainous phyisicality and
Taupd's rich culture, celebrating and preserving a
connection with Mount Tongariro, and the people
of Taupd, their guardians, through soft, humane
materials and a regionally inspired palette.

The People

Fundamental to the design of this scheme is the
people - the people who run the organisation and the
customers. The success of the organisation depends
on the health and happiness of the employees and the
positive way they are able to serve the community.

D e

09

- Integrated sustainability and environmentally sensitive
design

- Taupd District Council identity and re-branding - Pride of
Place - location, community, culture and workplace

Building Design Objectives:

- Health & Safety paramount

- Council Chambers — address layout, technology,
acoustics, lighting. climate control, guest arrival journey,
view “presentation”, gathering space and catering

= Integrate passive climate control systems (natural
ventilation, shading, daylighting)

- Create a transparent and democratic civic environment

- Host ceremonial and civic gatherings in a setting to be
proud of

- Eventual reintegration of Civil Defence into main building
—~ workplace community

The Customer Service Centre and Community Interface

- Customer self-service

- Community "lounge” / meeting place with café-like
atmosphere, self-service web access, exhibits, gallery
space, accessible toilets

- Clearly discernible and welcoming entry with easy
accessibility and close proximity to parking and drop-off

- Community access to designated meeting rooms,
waiting/gathering space

- Consideration of cultural stakeholders — local iwi

Workplace Design

- Next generation workplace functionality and comfort
- Integrated technology - future preofed and flexible

- Adaptive open plan offering spaces with a range of
acoustic privacy settings for individual and collaborative
work

- Facilitate easy interaction and communication -
scheduled, casual, opportune, coincidental

- Equitable workplace experience and employee
stakeholding — everyone can enjoy the view

- Energy efficient and responsive climate control and
lighting

- Modern staff facilities — kitchen, changing rooms with
lockers and showers, breakout spaces

B276 7 B1 TUWHARETOA STREET

WARREN AND MAHONEY
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GUIDING PRINCIPLES

The design process is founded on a clear analysis of the project opportunities
and the potential for exceptional enduring architecture.

The following statements are intended to provide architectural guidelines that can inspire both a
sound functional solution and connect the brief to an architectural expression.

IDENTITY CUSTOMER ;
EXPERIENCE REPOSITIONING

AUTHENTICITY

B276 7 61 TUWHARETOA STREET WARREN AND MAHONEY
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EXISTING SITE

LAKE TAUPO

-TQWNSHJ P

B276 7 B TUWHARETOA STREET WARREN AND MAHONEY
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SITE FACTORS

B276 7 B TUWHARETOA STREET WARREN AND MAHONEY

Item 4.1- Attachment 4 Page 131



Ordinary Council Meeting Attachments 19 March 2019

SITE RESPONSE

B276 7 B TUWHARETOA STREET WARREN AND MAHONEY
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STRATEGY
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DESIGN PRINCIPLES

Highly glazed, active, transparent street edges
provides maximum visibility and permeability for
retail and food and beverage on the street level,
inviting the public to interact with the shopfronts
and blurring the distinctions for a traditional Council
Administration building.

it
f

A side service lane creates an opportunity to
articulate a visually prominent corner site for

the development. This gesture strengthens the
Tawharetoa St streetscape and activates the
laneway. which has a directional alignment towards
the Lake.

L

- - v
O BAH MU N AR ST M) WSO L 1 A

The corner of Tawharetoa street and a new proposed
laneway can proviie a clear and legible address for
the Council Administration Building. By considering
this “front door” as a generous and open space, the
buiiding’s connection with the township allows for a
clear signal of weicome and openness that can be
conveyed to the urban audience.

B276 7 B1 TUWHARETOA STREET

WARREN AND MAHONEY

It is vital that both upper and lower spaces of the
Council Administration Building are strongly and
frequently interconnected through highly visible

stairs and generous voids. This allows for a visual
connection from the exterior of the building.
extending the vibrancy of the internal spaces towards
the outside.
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MASSING MATRIX

- Fire wall

Glazed wall

Large central atrium for natural ighting due to large
floor plate area, placing the core to the side

Equal frontage across street and laneway, providing
maximum retail presence on main street and multiple
entries into the bulding

Strong primal street entrance directly connected to
atrium/core

No setback from rear boundary/service lane

Setback from western boundary/laneway

No atrium needed for lighting requirements,
maximising workplace area efficiency.

Highly visible central core leading directly from
entrance with access from the service lane at the
building’s rear edge

Opportunity for a corner entry with an ocutdoor
cormer plaza on the northern side

B176 7 681 TUWHARETOA STREET

WARREN AND MAHONEY

12

Council Administration Building to ground and level
one floors. Highlighted biue floor for separate tenancy

Third storey setback from Tawharetoa Street to
strengthen Council Administration Building presence
on the main road
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SPATIAL
CONFIGURATION

Etficient floorplate area 10 maximise workplace design The ground floor is highly active with the inclusion of the Central core to interconnect vertically all levels. A central piaza actives the north-westem corner of the

Council Administration Building entrance and services. site as the main entry into the bullding. This entrance
Central ‘cohesion space’ for central amenity and food and beverage offering and potentially community Potential for social interaction and connectivity through is highly permeable with visibility that leads into and
connectivity social areas the core and its activity

up the building, exposing work spaces and inviting the
community into the world of their city council, This
visibility also encourages employees 10 interact and enjoy
the quality of social spaces throughout the buiding

This plaza will have cutdoor food and beverage seating
for the cafe/retall zone at ground fioor

B176 7 681 TUWHARETOA STREET WARREN AND MAHONEY
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Lake Taupo

BUILDING CONCEPT
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LANE
¢— SERVICE LANE

r*7  PROPOSED PARCEL
L .4 BOUNDARY

EXISTING PARCEL
BOUNDARY

r - BUILDING ENVELOPE
EXTENT

It is recommended that designguidelines Bespgovided by the architect to part
of the land sale to the potential developer(s) of the #djagent council owned
sita(s) not utilised for the Council Administration-8uilding. Th&eeuncil wish to
ensure therquality, design intent and specification is respéctful and compatible
with its Council Administration Building and their overall design vision.

B176 7 B TUWHARETOA STREET WARREN AND MAHONEY
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GROUND FLOOR ~~~._

ENTRY PLAZA

RECEPTION

CORE/WC AMENITIES

CAFE

RETAIL/FOOD AND BEVERAGE
SERVICING/ADMINISTRATION

MEETING + SHARED COMMUNITY
ROOMS

8. WORKPLACE

N o o As N A

TOTAL GFA: 920M2

MAIN ENTRANCE

/
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v
FIRST FLOOR-

I
e \:
\'
1. WORKPLACES l —,
\'
2. STAFF BREAKOUT SPACE - .,
3. CORE/WC AMENITIES \.\
4. MEETING ROOMS —,
\'
\'
TOTAL GFA: 1045M2 —,
\'
\'
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N
SECOND FLOQR

/s
WORKPLACES l r
~
STAFF BREAKOUT SPACE A -~
'\
CORE/WC AMENITIES ’
\ -
MEETING ROOMS
COUNCIL CHAMBERS ~—,

[ I I U

TOTAL GFA: 1045M2 o
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METRICS

Council Administration Bullding PROPOSED
140 (125+15) workpoints 1,400
Reception / Waiting 80
Servicing / Administraton 220
Meeting + Shared Community Rooms 150
Council chambers 300
Commaon Social Hub 150
Civil Defence 120
Core / WC Amenities 100
Retail 300
Total 2820 m?

8776 7 61 TUWHARETOA STREET WARREN AND MAHONEY
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ACTIVITY BASED WORKING BENEFITS

CURRENT FUTURE
: ) S TAUPO DISTRICT TAUPO DISTRICT
- 28-33% enterprise organisations have adopted
activity based working with another 33% COUNCIL COUNCIL
ooking to apply it in future (particularty for
distributed organisations)
- 16% productivity increase (extra 6.4 hours of TIMELINE O e e s e e S A s e S e S R S R e s e o e s e e R s e e
work per week) 1980 1990 2000 2010 FUTURE

= 25% found RO in less than 12 months, and
66% see payback in 2 years
= 55% agree management and staff have better
ge of customer requirements and their
vledge networks expand in an activity OPEN PLAN

based environment

- 10-30% reduction in floor space

= Reduced energy bill (less space) but higher
cleaning bill (more sharing, typically 2-3 dally

cleans)

ACTIVITY BASED

WORKING

- Discourages sedentary behaviour MINIMUM TECH REQUIREMENT

- management and staff must be able 1o clearly

define their inputs, cutputs and set goals OWNERSHIP

kpiace Study 2015, mw121

SPATIAL PLANNING

L

}

Td ¥R

) e =R =

o

TYPICAL RATIO
Management and staff / Desks

TYPICAL APPLICATION

BENEFITS

KNOWN ISSUES

B176 BT TUWHARETOA STREET WARREN AND MAHONEY
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WORK STYLES

Different types of work can be supported by a
variety of settings being furniture or bullt spaces
This enables no one point 10 be owned by a user
and enables a user 1o work In a more activity based

manner. Supported by technology the workplace
becomes a landscape of settings supplementary
to workstations and encourages movement and
nteractions away from the traditional workstation
setting

gt
‘m (L)

As a result of alternative settings additicnal floor
space Is required in and around the typical work
space, Often this means that the metre square per
person footprint is reduced to accommedate the
alternate work environments. The images below
highlight some typical settings designed to ensble
collaboration, group Interactions, focus spaces and
individual work booths

In addition to this Taupo District Council has some
specific zones that have unique characteristics
such as the executive management team

B276 BT TUWHARETOA STREET WARREN AND MAHONEY
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INTRODUCTION

The current Council offices are satellite in nature
and there does not exist a central building to
consolidate these workspaces. Combining all
services under one roof offers a valuable opportunity
to revitalise the organisation, it's relationship

with the community and the workplace.

Warren & Mahoney have been engaged by Taupd
District Council to assist with the process of
designing and delivering a brand new, modern
Council Administration Building to 72 Lake Terrace.

The Architecture

The building’s identity is shaped by its lakefront
address, drawing the presence of Lake Taupd
throughout the building so it becomes a part of
the daily working environment. The architecture
celebrates and preserves the connection between
Lake Taupd and the people through soft, humane
materials and a regionally inspired palette.

The People

Fundamental to the design of this scheme is the
people - the people who run the organisation and the
customers. The success of the organisation depends
on the health and happiness of the employees and the
positive way they are able to serve the community.

G s

-

- Integrated sustainability and environmentally sensitive
design

Building Design Objectives:

- Health & Safety paramount

-» Taupd District Council identity and re-branding - Pride of
Place - location, community, culture and workplace

- Council Chambers — address layout, technology,
acoustics, lighting, climate control, guest arrival journey,
view “presentation”, gathering space and catering

- Integrate passive climate control systems (natural
ventilation, shading, daylighting)

- Create a transparent and democratic civic environment

- Host ceremonial and civic gatherings in a setting to be
proud of

The Customer Service Centre and Community Interface

- Customer self-service

- Community “lounge” / meeting place with café-like
atmosphere, self-service web access, exhibits, gallery
space, accessible toilets

- Clearly discernible and welcoming entry with easy
accessibility and close proximity to parking and drop-off

- Community access to designated meeting rooms,
waiting/gathering space

- Consideration of cultural stakeholders — local iwi

Workplace Design

- Next generation workplace functionality and comfort
- Integrated technology - future preofed and flexible

- Adaptive open plan offering spaces with a range of
acoustic privacy settings for individual and collaborative
work

- Facilitate easy interaction and communication —
scheduled, casual, opportune, coincidental

- Equitable workplace experience and employee
stakeholding — everyone can enjoy the view

- Energy efficient and responsive climate control and
lighting

- Modern staff facilities — kitchen, changing rooms with
lockers and showers, breakout spaces

7959 / LAKE TERRACE

WARREN AND MAHONEY

Iltem 4.1- Attachment 5

Page 155



Ordinary Council Meeting Attachments 19 March 2019

GUIDING PRINCIPLES

The design process is founded on a clear analysis of the project opportunities
and the potential for exceptional enduring architecture.

The following statements are intended to provide architectural guidelines that can inspire both a
sound functional solution and connect the brief to an architectural expression.

IDENTITY CUSTOMER ;
EXPERIENCE REPOSITIONING

AUTHENTICITY

7959 7/ LAKE TERRACE WARREN AND MAHONEY

Item 4.1- Attachment 5 Page 156



Ordinary Council Meeting Attachments 19 March 2019

Item 4.1- Attachment 5 Page 157




Ordinary Council Meeting Attachments 19 March 2019

EXISTING SITE

LAKE TAUPO

7959 / LAKE TERRACE WARREN AND MAHONEY
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SITE FACTORS

PARKING

7959 7/ LAKE TERRACE WARREN AND MAHONEY

Item 4.1- Attachment 5 Page 159



Ordinary Council Meeting Attachments 19 March 2019

SITE RESPONSE

7959 / LAKE TERRACE WARREN AND MAHONEY
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STRATEGY
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DESIGN
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BUILDING ENVELOPE
PRECEDENTS
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LANDSCAPING
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METRICS

Council Administration Building PROPOSED
140 (125+15) workpoints 1,400
Reception / Waiting 80
Servicing / Administraton 220
Meeting + Shared Community Rooms 150
Council chambers 300
Common Social Hub 150

Civil Defence 120

Core / WC Amenities 100

Total 2520 m?

7959 / LAKE TERRACE WARREN AND MAHONEY
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WORKPLACE
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ACTIVITY BASED WORKING BENEFITS

CURRENT FUTURE
: ) S TAUPO DISTRICT TAUPO DISTRICT
- 28-33% enterprise organisations have adopted
220¢ COUNCIL COUNCIL

activity based working with another 33%
ooking to apply it in future (particularty for
distributed organisations)
TIMELINE o.---------------_-----_-_-__---_--—-------__-----__-------------.'
- 16% productivity increase (extra 6.4 hours of

work per week) 1980 1990 2000 2010 FUTURE

= 25% found ROI in less than 12 months, and
66% see payback in 2 years
= 55% agree management and staff have better
knowledge of customer requirements and their ACTIVITY BASED
knowledge networks expand in an activity OPEN PLAN
based environment WORKING
= 10-30% reduction in floor space
= Reduced energy bill (less space) but higher
cleaning bill (more sharing, typically 2-3 dally

cleans)

- Discourages sedentary behaviour MINIMUM TECH REQUIREMENT

- Management and staff must be able 1o clearly
define their inputs, ocutputs and set goals OWNERSHIP

kpiace Study 2015, mw121

SPATIAL PLANNING

}

e e G

{ | = = ] Jujsjuja) 1 )

TYPICAL RATIO
Management and staff / Desks

TYPICAL APPLICATION

BENEFITS

KNOWN ISSUES
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WORK STYLES

Different types of work can be supported by a
variety of settings being furniture or bullt spaces
This enables no one point 10 be owned by a user
and enables a user 1o work In @ more activity based
manner. Supported by technology the workplace
becomes a landscape of settings supplementary

to workstations and encourages movement and
nteractions away from the traditional workstation
setting

As a result of alternative settings additicnal floor
space Is required in and around the typical work
space, Often this means that the metre square per
person footprint is reduced to accommedate the
alternate work environments. The images below
highlight some typical settings designed to ensble
collaboration, group Interactions, focus spaces and
individual work booths

In addition to this Taupd District Council has some
specific zones that have unique characteristics
such as the executive management team

7959 7/ LAKE TERRACE WARREN AND MAHONEY
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cues<Ko

Taupo Cultural Precinct
Civic Administra tion Building
Community Centre and Muse um

Concept Estima te

Reference: 18-0816 - Taupo CulturalPrecmect

Revision: 0
Date: 1/31/2019
Clie nt: Taupo District Counci/ Wamen and Mahoney
Cuesko Limite d www.cuesko.com

PO Box 301018, Albany. Auckland 0752 New Zealand T. +64 (0) 9 477 4880
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CIIENT Taupo Distiict Council/ Wanen and Mahoney |
PROJECT Civic Administiation Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate

Code Descrption Quantty Unit Rate Total‘
Stage 1 - Civic Administra tion Building and 16,600,000
Iandscaping
Stage 2 - Museum 14,700,000
Stage - 3 Story Place Iandscapig 3,460,342
Stage 4 - Tongarilo Street Landscaping 2,340,000
Esc alation 2,500,000
Professionalfees 6,555,000
ProjectContingency 10,055,000

Exc lusions:

IL4 Specification
Holding Costs
ConsentFees
Iocalauthority fees

GST

Total Civic Administra tion Building Community Centre and Museum - Concept Fstimate 56,210,342

Reviswon: 0 Cuesko Iimited / 18-0816 - Taupo CulturalPrecmct Page 1oflé6

Item 4.1- Attachment 6 Page 177



Ordinary Council Meeting Attachments

19 March 2019

CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
Stage 1 - Civic Administia tion Building and Iandscaping
El Site Prepamtion
11 Demoltion
1.2 Demolish exsting buildmgs and remove debris from sitte 1455 m?2 120.00 174600
1.3 Stte Clearance
1.4 Alowance forciwvilworks not scoped 1.500 m3 120.00 180.000
1.5 Rip up and remove concrete walkways 980 m?2 30.00 29.400
TotalSite Preparation 384.000
j ) Sub struc ture
2.1 Buildmg Pile s
22 Allowance forping 1.856 m?2 120.00 222720
27 Ground FloorSlab
2.8 Alowance forremforced concrete ground floorslab 1.856 m2 250.00 464,000
29 Lift Pits
210 Form kft pits 1 no. 15,000.00 15,000
Total Sub struc ture 701.720
B Fame
31 Alowance forbuildmg structure (based on GFA) 3418 m?2 270.00 922 860
TotalFrame 922.860
E4 Struc tural Wa lls
4.1 Struc tura 1 Wa lls
42 Concrete stamrand lift walls 192 m?2 710.00 136.320
Tota 1Struc tural Wa lls 136.320
E5 UpperHoors
51 UpperFoors
52 Concrete slab 1,562 m2 250.00 390,525
53 Bridge overatrum 279 m?2 350.00 97.654
TotalUpperFloors 488.179
B Roof
6.1 Roof
6.2 Roofframmg 2307 m?2 180.00 415.260
Reviwon: 0 Cuesko Lmited / 18-0816 - Taupo CulturalPrecmct Page 2 0fl6
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
6.3 Long mn metalroofing with msulation and mclidmng wie 1.960 m2 150.00 204,062
nettmg and underday
6.5 Ply flat roofmcludmg waterproofing 347 m?2 350.00 121.286
6.6 Soffisand fascia 117 m 120.00 14.040
6.7 Gutters 117 m 110.00 12.870
6.8 Downpmes 80 m 100.00 8.000
6.8 Box Gutter
6.9 Box guttermcluding frammg waterproofing membrane 25 m2 671.00 16.775
6.10 Outlets to above 1 no 3,000.00 3.000
TotalRoof 885.292
E7 Exte ior Walls and Exte nio r Finish
71 Exterior Wa Ils and Exte nior Finish
72 Chddmg and/orappled finish to extemnalfacesofwalls 204 m?2 780.00 159.120
and pamted gib board on the mtemalwalls
73 Allowance foralhmmmm louvers 181 m? 750.00 135,750
TotalExteior Wa lls and Exte nior Fmish 294 870
EB Windows and Exterior Doors
8.1 Wind ows
82 GlhssFacade wal 2138 m?2 950.00 2.050.100
83 Doors
84 Entrance door 2 no 15,000.00 30,000
8.5 Almmmm framed glazed smgle entrance doors 10 no 3,000.00 30.000
TotalWmdows and Exterior Doors 2.110.100
B Stairs and Balustrades
9.1 Staxs and Balustrades
92 Precastconcrete stamsand landmngs mehdmg metal § m 4,500.00 36.000
handrailsand balustrades
93 Balustrade to atrmm brdge 13 m 1,500.00 19.800
9.4 Alowance formterfloorstamr 1 tem 100,000.00 100,000
TotalStauxs and Balustrades 155,800
F10-El4 Inte mal Fitout
1 Alowance formtemalftout ofoffice space 3418 m? 350.00 1.196.300
2 Addttionalallowance forhoned concrete finsh to cafe 366 m?2 200.00 73.178
TotallntemalFitout 1.269.478
El5 Fitting s and Fixtures
Reviion: 0 Cuesko Limtted / 18-0816 - Taupo CulturalPrecmct Page 3 0fl6
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
151 Kitchens
153 Kitc henette 2 no. 15,000.00 30,000
155 Jomery
156 Alowance forreception counter 1 no. 10,000.00 10.000
1515 Signage
15.16 Statutory signage 1 item 15,000.00 15,000
1517 Alowance forentrance sign 1 ttem 5,000.00 5.000
TotalFittmes and Foeture s 60.000
El6 Sanitary Plumbing
16.1 Plumbmg reticulation
16.2 hcoming watersupply mchdmg meter 1 item 40,000.00 40,000
163 Hot waterplant 1 ftem 50,000.00 50,000
16.04 Todetblock
16.05 Allowance fora toiletblockoneach level 100 m?2 2,500.00 250.000
16.06 Builders Workm Connection
16.07 Builders wotk m connection with santary plumbing 5 % 340,000.00 17.000
TotalSantary Pimbing 357.000
E7 Heating and Ventilation Sevices
17.1 ArConditionmng
172 Arcondtionmg mstallationto allareas 3418 m?2 350.00 1.196.300
17.03 Builders Workm Connection
17.04 Builders wortk m connection with heatmg and ventia tion 3 % 1,196,300.00 39,815
SETVICE S
TotalHeatmg and Ventdation Services 1.256.115
F18 Fre Services
181 Sprnkle r Insta lla tion
182 Ihcommg supplyand boosterpump 1 iem 40,000.00 40,000
183 Hydrant risers 1 ttem 25,000.00 25,000
184 Sprnkler mstallation to otherareas 3418 m?2 85.00 290,530
18.5 Fire and Smoke Alamms
18.6 Allowance for fire and smoke alarmm msta lla tion 3418 m?2 25.00 85.450
Reviion: 0 Cuesko Limtted / 18-0816 - Taupo CulturalPrecmct Page 4 0f16
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
18.7 Fire Curtams
188 Allowance for fire curtams to mter-floorstamr 1 tem 75,000.00 75.000
18.9 Builders Workm Connection
188 Builders wortk m connec tion with fire services 5 % 440,980.00 22.049
TotalFwe Services 538.029
E19 Hectiical Services
191 Reticulation
19.2 Ihcommg mam supply 1 item 30,000.00 30,000
193 Mam switchboard 1 no 30,000.00 30.000
194 Floor dstrbution boards 2 no. 10,000.00 20,000
19.6 Powerand Lightmg
197 Generalpowerand lightmg to allareas 3418 m?2 120.00 410,160
1912 Lift supphes 1 no. 6.,000.00 6.000
19.13 Emergency ightmg 3418 m?2 5.00 17.090
19.14 Alowance forextemalfeature buildmg hghting 1 tem 150,000.00 150.000
19.15 Builders Workm Connection
19.16 Builders wortk m connection with electrnicalservices 5 tem 663,250 33.163
TotalEectricalServices 696.413
E0 Vertical and Horzontal Tansportation
201 Lifts
202 Passenger lift: travelng two floors with two stops 1 no 100,000.00 100.000
203 Builders Workm Connection
204 Bulders work m connection with vertcaland honzontal 1 item 5,000.00 5.000
transportation
TotalVerticaland Horzontal Transportation 105.000
21 SpecialSewices
211 SpecmalServices
21.2 CCTVmstalation to crculation and common areas 1 item 30,000.00 30.000
214 Allowance foraccesscontrolto entrance 1 tem 15,000.00 15,000
215 Data/Comms
217 Allowance for WiFi 1 tem 40,000.00 40.000
218 Builders Workm Connection
Reviion: 0 Cuesko Limtted / 18-0816 - Taupo CulturalPrecmct Page 50fl6
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
219 Builders work m connection with specialservices 1 tem 4,250.00 4.250
TotalSpecmlServices 89.250
K2 Drainage
221 Dramage
222 Dramage connectionsto tollet blocks 1 ftem 12,000.00 12.000
223 Generalsanstary dramage connection 1 tem 75,000.00 75.000
224 Storm waterdramage connections 1 ifem 120,000.00 120.000
225 Alowance forgeneraldramage wotks notscoped 1 ttem 150,000.00 150,000
226 Builders Work m Connection
227 Bulders work m connection with dramage 1 tem 17,850.00 17.850
TotalDramage 374850
B3 Iandscaping
231 Iandscapmg
232 Alowance forlandscapmg 8910 m?2 350.00 3,118,637
Totallandscapmg 3.118.637
B5 Prelimina rie s
241 Alowance forprelmmary and general 13.0 94 13,943.911.5 1.812.708
0
TotalPrelmmanes 1.812.708
R6 Margins
251 Allowance formargm 5.0 9 15,756,620 787.831
TotalMargms 787.831
Rounding
TotalStage 1 - Crvie Admmistra tion Builldmg and Landscapmg 16,600.000
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
Stage 2 - Museum
El Site Prepamtion
11 Demoltion
12 Demolish exsting buildmgs and remove debris from sitte m?2 120.00 Ihcluded m
stage 1
13 Site Clearance
1.4 Alowance forcivilworks not scoped 1,000 m3 120.00 120,000
TotalSite Preparation 120.000
| ) Substruc ture
2.1 Buildmg Piles
22 Alowance forpilng 1,921 m2 120.00 230.520
27 Ground FloorSlab
28 Alowance forremforced concrete ground floorslab 1,921 m2 250.00 480,250
29 Lift Pits
210 Form Iift pits 1 no. 15,000.00 15.000
Total Sub struc ture 725770
B Fame
31 Alowance forbuildmg structure (based on GFA) 1,921 m2 350.00 672.350
TotalFrame 672350
E4 Struc tural Wa lls
4.1 Struc tura 1 Wa lls
42 Concrete stamrand lift walls 96 m2 710.00 68.160
Tota 1l Struc tural Wa Ils 68.160
E5 UpperHoors
51 UpperFoors
52 Tmberupperfloor 422 m2 210.00 88,576
TotalUpperFloors 88.576
Es Roof
6.1 Roof
6.2 Roofframmg 1,801 m2 270.00 486,335
6.3 Ceramic shmngl sheetroofng 1,801 m2 2580.00 504.347
6.4 Parapets 382 m 500.00 190,935
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PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
6.6 Downpipes 90 m 100.00 9.000
6.7 Soffits and fascia 18 m 120.00 2,160
6.8 Box Gutter
6.9 Box guttermcludmng frammg waterproofing membrane 60 m2 671.00 40.260
6.10 Outlets to above 5 no 1,000.00 5.000
TotalRoof 1,238,037
E7 Exte ior Walls and Exte rio r Finish
7.1 Extenor Wa lls and Bxte nor Fmsh
72 Claddmg and/orapphed finwh to externalfacesofwalls 884 m2 950.00 839 800
and pamted gib board on the mtemalwalls
73 Extra value to create a greenwal 140 m?2 450.00 63.000
7.4 Stone wa ll fmish to extemalfacesofwals and pamted 140 m2 1,200.00 168.000
gib board on the mtemalwalls
7.5 Parapetwalls 176 m2 495.00 87.120
73 Allowance foralhmmmm louvers 315 m2 750.00 236.250
TotalExterior Wa lls and Exte nior Fmish 1,394,170
E8 Windows and Exteior Doors
8.1 Windows
82 Ahmmmum framed shopfront glazmg system 491 m2 1,200.00 589200
83 Doors
8.4 Albmmmm framed glazed double entrance doors 1 no 10,000.00 10,000
Total Windows and Exterior Doors 599.200
B Stairs and Balustrades
9.1 Staws and Balustrades
9.2 Piecastconcrete stanmsand hndmgsmcwdmg metal S m 6.,500.00 52.000
handrailsand balstrades
TotalStaws and Balustrades 52.000
E10-Fl14 Inte mal Fitout
1 Allowance for mtemalftout of museum 2,343 m?2 520.00 1218351
Totallnte ma |l Ftout 1.218.351
El5 Hitings and Fixtures
151 Jomery
152 Alowance forjomery 1 item 100,000.00 100,000
TotalFittmgs and Fcture s 100.000
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney _—
PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate

Code De sc rip tion Quantity Unit Rate Total |
Elé6 Sanitary Plumbing
16.1 Plumbmg reticulation
16.2 Ihcommg watersupply mcluding meter 1 item 40,000.00 40,000
16.3 Hot waterplant 1 item 50,000.00 530,000
16 04 Toilet block
16.05 Allowance fora tolletblockoneach level 100 m2 2.500.00 250.000
16.06 Builders Workm Connection
16.07 Bullders work m connection with sangtary plumbmg 5 0 340,000.00 17.000
TotalSantary Pinmbing 357.000
E7 Heating and Ventilation Services
17.1 ArConditionmng
17.2 Arcondtionmg mstallationto allareas 2,343 m?2 400.00 937.200
17.03 Builders Workm Connection
17.04 Builders work m connection with heatmg and ventia tion 5 % 937,200.00 46.860
SETVICE S
TotalHeatng and Ventdation Services 984.060
El8 Fie Sewvices
181 Sprinkle r Insta lla tion
18.2 Incommg supply and boosterpump 1 item 40,000.00 40,000
183 Hydrant risers l item 25,000.00 25,000
184 Sprnklermstallation to otherareas 2,343 m?2 85.00 199135
185 Fire and Smoke Alamms
186 Allowance for fre and smoke alarm mstallation 2,343 m?2 25.00 58.575
18.7 Buiders Work m Connection
18.8 Builders wortk m connection with fire services 5 0y 322,730.00 16.137
TotalFre Services 338.867
E19 Hectrical Services
191 Reticulation
19.2 Ihcommg mam supply 1 item 30,000.00 30,000
193 Mam switchboard 1 no. 30,000.00 30,000
194 Floor distrbution boards 2 no. 10,000.00 20,000
19.6 Powerand Lighting
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PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
19.7 Genemalpowerand hightmg to allareas 2,343 m2 150.00 351.450
19.12 Lift supples 1 no. 6,000.00 6,000
19.13 Emergency lightmg 2,343 m2 5.00 11.715
19.14 Alowance forextemalfeature buildmg hghtng 1 item 150,000.00 150,000
1915 Builde rs Work m Connection
19.16 Bulders workm connection with electnicalservices 5 item 599,165 29 958
TotalEectncalServices 629.123
B0 Vertical and Hornzontal Tansportation
201 Lifts
202 PassengerIft: travelng two floors with two stops 1 no. 100,000.00 100.000
203 Builders Work m Connection
204 Buidders work m connection with vertwaland hornzontal 1 item 5,000.00 5,000
transportation
TotalVertcaland Horzontal Transportation 105.000
21 SpecialServices
211 SpecmlServices
212 CCTVmstallation to crculation and common areas 1 jtem 50,000.00 50.000
214 Allowance foraccesscontrolto entrance 1 item 10,000.00 10.000
215 Data/Comms
217 Allowance for WiFi l item 40,000.00 40,000
218 Builders Work m Connection
219 Builders work m connection with specialservices 1 item 5,000.00 5.000
TotalSpecmlServices 105.000
22 Diinage
221 Dramage
222 Dramage connectionsto tollet blocks 1 item 12,000.00 12,000
223 Genemalsanstary dramage connection 1 item 75,000.00 75,000
224 Storm waterdramage connections 1 item 80,000.00 80.000
225 Alowance forgeneraldramage wotks notscoped 1 item 150,000.00 150,000
226 Builders Workm Connection
227 Builders wortk m connection with dramage 1 item 15,850.00 15.850
TotalDramage 332.850
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REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate "Ibta]l
23 Iandscaping
231 landscapmg
232 Alowance forlandscapmg 9,233 m?2 350.00 3.231.582
Totallandscapmg 3.231.582
ES5 Pre limina rie s
241 Alowance forprelmmary and general 13.0 op 12,360,094.7 1.606.812
6
TotalPrelmmaries 1.606.812
E6 Margins
251 Alowance formargm 5.0 op 13,966,907 698,345
TotalMargms 698.345
TotalStage 2 - Museum 14,700,000
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REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
Stage - 3 Story Place Iandscapig
2 Iandsc aping
Iandscapmg 8,239 m2 350.00 2.883.650
Totallandscapmg 2.883.650
ES5 Pre limina rie s
241 Alowance forprelmmaryand general 13.0 o 2,883.650.00 374 875
TotalPrelmmarnes 374.875
26 Maigins
251 Alowance formargm 5.0 o 3,258,525 201.817
TotalMargms 201.817
rounding
TotalStage - 3 Story Place landscapiz 3.460.342
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PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate
Code De sc rip tion Quantity Unit Rate Total |
Stage 4 - Tonganio SteetIandscaping
1 Iandsc aping
landscapmg Zone 4 5.545 m?2 350.00 1.940.782
Totallandscapmg 1.940.782
ES5 Pre limina rie s
241 Alowance forprelmmaryand general 130 9 1.940.781.50 252,302
TotalPrelmmarnes 252,302
26 Maigins
251 Alowance formargm 5.0 9% 1.940.782 135.930
TotalMargms 135.930
wunding
TotalStage 4 - Tongarwo Street landscapmg 2,340,000
Revision: 0 Cuesko Limtted / 18-0816 - Taupo CulturalPrecmct
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CIIENE Taupo Distiict Council/ Wanen and Mahoney

PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate

Code De sc rip tion Quantity Unit Rate Total |
Escalation
Escalation @4% PA
Albwance forescalation @4%perannum for 18 months 1 ifem 2.500.000.00 2.500.000
TotalEscalation @4%PA 2.500.000
TotalEscalation 2.500.000
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CIIENE Taupo Distiict Council/ Wanen and Mahoney

PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate

Code De sc rip tion Quantity Unit Rate Total |
Professionalfees
Allowance forprofessionalfees
Allowance forprofessionalfees 15 % 43.700.000.0 6.555.000
0
TotalAlowance forprofessionalfees 6,555,000
TotalProfessionalfees 6,555.000
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CIIENE Taupo Distiict Council/ Wanen and Mahoney

PROJECT Civic Administration Building Community Ce ntre and Muse um ﬂgo—
REPORT. ConceptEtimate

Code De sc rip tion Quantity Unit Rate "Ibta]l
ProjectContingency
Allowance forprojectcontingency
Allowance forprojectcontmgency 200 % 50.300.000.0 10.055.000
0
TotalAllowance forprojectcontmgency 10,055,000
TotalProject Contmgency 10,055.000
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney P I
PROJECT Iake Temace ﬂgo—

REPORT. ConceptEtimate - Iake Tenmaces

Code Descrption Quantty Unit Rate Totall
2 Ievel Office Building 11,450,000
Iandscaping to ground level 208,000
Escalation 690,000
Professionalfees 1,815,000
ProjectContingency 2,777,000
Exc lusions:

IL4 Specification
Holding Costs
ConsentFees
Iocalauthoiity fees
GST

Totallake Tenmace - Concept Estimate - Inke Temmaces 16,940,000
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CIIENT Taupo Distiict Council/ Wanen and Mahoney | __
PROJECT. Iake Tenace 7cues§—o
REPORT. ConceptEtimate - Iake Tenmaces
Code De sc rip tion Quantity Unit Rate Total |
2 Ievel Office Buildin
El Site Prepamtion
11 Demoltion
1.2 Demolish exsting buildmgs and remove debris from sitte m?2 120.00 exchded
1.3 Stte Clearance
1.4 Alowance forciwvilworks not scoped 1.000 m3 120.00 120.000
1.5 Rip up and remove existmg carmpark m?2 30.00 excluded
TotalSite Preparation 120.000
j ) Sub struc ture
2.1 Buildmg Pile s
22 Allowance forping 1255 m?2 120.00 150,560
27 Ground FloorSlab
2.8 Alowance forremforced concrete ground floorslab 1255 m?2 250.00 313,668
29 Lift Pits
210 Form kft pits 1 no. 15,000.00 15,000
TotalSubstruc ture 479228
B Fame
31 Alowance forbuildmg structure (based on GFA) 2,366 m?2 350.00 828,100
TotalFrame 828.100
E4 Struc tural Wa lls
4.1 Struc tura 1 Wa lls
42 Concrete stam lift and core walk 862 m?2 710.00 612.020
Tota 1Struc tural Wa lls 612.020
E5 UpperHoors
51 UpperFoors
52 Concrete shb 1111 m2 250.00 277,750
TotalUpperFloors 277.750
Es Roof
6.1 Roof
6.2 Roofframing 1,318 m2 180.00 237.240
6.3 long mn metalroofmg with msulaton and mchudmg wie 1318 m2 150.00 197.700
nettmg and underay
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PROJECT Iake Temace __cues<o.
REPORT. ConceptEtimate - Iake Tenmaces
Code De sc rip tion Quantity Unit Rate Total |
6.6 Soffits and fascia 146 m?2 300.00 43 836
6.7 Gutters 358 m 110.00 39,354
6.8 Downpipes 164 m 100.00 16.380
6.8 Box Gutter
69 Box gutter mcludmg frammg watemproofing membrane 33 m?2 671.00 22143
6.10 Outletsto above 4 no 3.000.00 12.000
TotalRoof 568.653
E7 Exte rior Walls and Fxte ror Finish
71 Exterior Wa Is a nd BExte rior Finish
72 Precast Concrete Walls with finish to extemalfacesof 847 m?2 780.00 660,660
wals and pamted gib board on the mtemalwalls
7.3 Alowance forlouvers 365 m2 750.00 273,750
T4 Precast Concrete Wa lls with fmish to both extemalfaces 3l m? 550.00 173.230
ofwa lks
Tota lExtenor Wa lls and Exte nor Fmish 1.107.660
E8 Windows and ExteriorDoors
8.1 Wmdows
82 GlassFacade wall 934 m?2 950.00 8R7.300
83 Doors
84 Entrance Automated door 2 no 15,000.00 30.000
Entmace Double Doors 2 no 10,000.00 20,000
8.5 Alhmmmm framed glazed smgle entrance doors 3 no 3,000.00 9.000
86 Fae Doors 8 no 2,500.00 20,000
Total Wndows and Exterior Doors 966,300
B Stairs and Balustrades
9.1 Staws and Balustrades
92 Precastconcrete stamsand landmgs mcudmg metal 19 m 4,500.00 85.500
handraisand balustrades to fire staus
93 Allowance formterfloorstamr 1 tem 80,000.00 80.000
9.4 Allowance formter floor spwalstars 1 ttem 120,000.00 120.000
95 GlassBallustrade 24 m 1.100.00 26.708
TotalStaxs and Balustrades 312,208
El10-E14 Inte mal Fitout
1 Alowance formtemalftout ofoffice space 2366 m?2 500.00 1,183,000
2 Addttiwnalallowance forhoned concrete finsh 300 m2 200.00 60,000
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney P I
PROJECT Iake Temace ﬂgo—

REPORT. ConceptEtimate - Iake Tenmaces

Code De sc rip tion Quantity Unit Rate Total |
3 Addttionalallowance fordecortech ceidng to CAB 400 m?2 500.00 200,000
reception
4 Addttional Allowance forOperable Walll3m long 1 tem 30,000.00 30.000
Totallnte ma | Fitout 1.473.000
El5 Fttings and Fixture s
151 Kitchens
153 Kitc henette 4 no. 15,000.00 60,000
152 BOHEitchen 1 item 50,000.00 50,000
155 Jomery
156 Albowance forreception counter 1 no. 25,000.00 25,000
15.15 Signage
1516 Statutorv signage 1 ttem 15,000.00 15.000
1517 Allowance forentrance sign 1 tem 5,000.00 5.000
TotalFittmgs and Fxture s 155.000
Elé6 Sanitary Plumbing
16.1 Plumbmg reticulation
162 hcommg watersupply mclndmg meter 1 ftem 40,000.00 40,000
16 3 Hot waterplant 1 tem 50,000.00 50.000
16.04 Todetblock
16.05 Allowance fora tolletblockoneach level 100 m?2 2,500.00 250,000
16.06 Builders Work m Connection
16.07 Builders wortk m connection with santary plumbing 5 % 340,000.00 17.000
TotalSantary Phmbmg 357.000
El7 Heating and Ventilation Sevices
171 Ar Conditionmg
17.2 Arconditionmg mstallationto allareas 2366 m?2 350.00 828,100
173 Allowance for Chambers 194 ;m?2 150.00 29169
174 Builders Workm Connection
175 Builders wortk m connection with heatmg and ventia tion 5 % 857.269.00 42863
services
TotalHeatng and Ventillation Services 900.132
El8 Fie Sewvices
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CIIENTE Taupo Distiict Council/ Wanen and Mahoney P I
PROJECT Iake Temace ﬂgo—

REPORT. ConceptEtimate - Iake Tenmaces

Code De sc rip tion Quantity Unit Rate Total |

181 Sprnkle r Insta Ila tion

182 hcommg supplyand boosterpump 1 tem 40,000.00 40,000

183 Hydrant msers 1 item 25,000.00 25.000

18 4 Sprinkler mstallation to otherareas 2,366 m?2 §5.00 201,110

185 Fre and Smoke Alamms

186 Allowance for fire and smoke alamm mstallation 2366 m?2 25.00 59.150

18.9 Builders Workm Connection

18.8 Builders work m connection with fire services 3 % 325,260.00 16.263

TotalFire Services 341.523

El9 Hectrical Services

19.1 Reticulation

192 hecommg mam supply 1 ftem 30,000.00 30,000

193 Mam switchboard 1 no. 30,000.00 30.000

194 Floor distrbution boards 2 no. 10,000.00 20,000

19.6 Powerand Lightmg

197 Genemalpowerand hghtmg to allareas 2,366 m?2 120.00 283.920

19.12 Lift supples 1 no. 6,000.00 6,000

19.13 Emergency lightmg 2,366 m?2 5.00 11.830

19.14 Allowance forextermnalfeature buldmg hghting 1 tem 150,000.00 150.000

19.15 Buiders Work m Connection

19.16 Builders wortk n connection with electricalservices 2 tem 531,750 10.635
TotalEectrcalServices 542385

B0 Vertical and Hornzontal Tiansporta tion

201 Lifts

202 Passengerlft: travelmg two floors with two stops 1 no. 100,000.00 100.000

203 Builders Workm Connection

204 Builders work m connection with vertcaland horzontal 1 ttem 5,000.00 5,000

transporta tion

TotalVertcaland Horzontal Tansportation 105.000
21 SpecialSewices
211 SpecmlServices
212 CCTVmstalation to coculation and common areas 1 ifem 40,000.00 40,000
214 Allowance foraccesscontrolto entrances 1 tem 25,000.00 25.000
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PROJECT Iake Temace __cuesKo.
REPORT. ConceptEtimate - Iake Tenmaces
Code De sc rip tion Quantity Unit Rate Total |
215 Data/Comms
217 Allowance for WiFi 1 iem 50,000.00 50,000
218 Buidders Wortk m Connection
219 Builders wotk m connection with specialservices 1 ftem 5,750.00 5.750
TotalSpecmlServices 120,750
K2 Diainage
2211 Dramage
222 Dramage connectionsto toilet blocks 1 tem 25,000.00 25.000
223 Generalsanttary dramage connection 1 tem 75,000.00 75,000
224 Storm waterdramage connections 1 item 120,000.00 120,000
225 Alowance forgeneraldramage worksnotscoped 1 item 150,000.00 150.000
226 Builders Work m Connection
227 Builders wotk m connection with dramage 1 tem 18.500.00 18.500
TotalDramage 388.500
B5 Prelimina rie s
241 Alowance forprelmmary and general 13.0 94 9,655,208.91 1.255.177
TotalPrelmmares 1.255.177
E6 Margins
251 Albwance formargm 50 % 10,910,386 545,519
TotalMargms 545519
Rounding
Total? LevelOffice Buddmg 11,450,000
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PROJECT Iake Rmace __cues<o.
REPORT. ConceptEtimate - Iake Tenmaces

Code De sc rip tion Quantity Unit Rate Total |

Iandscaping to ground level

K2 Iandsc aping
221 landscapmg to ground level
222 Nommallandscapmg allowance 300 m?2 350.00 175.000
Totallandscaping 175,000
B5 Prelimina rie s
241 Alowance forprelmmary and general 13.0 9% 175.000.00 22750
TotalPre mma rie s 22,750
K6 Margins
251 Albwance formargm 50 % 206,791 10,340
TotalMargms 10.340
Roundmg
Totallandscapmg to ground level 208.000
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CIIENE Taupo Distiict Council/ Wanen and Mahoney

PROJECT Iake Rmace __cues<o.
REPORT. ConceptEtimate - Iake Tenmaces
Code De sc rip tion Quantity Unit Rate Total |
Escalation
Escalation @4% PA
Albwance forescalation @4%perannum for 18 months 1 item 690.000.00 690.000
TotalEscalation @4%PA 690.000
TotalEscalation 690.000
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PROJECT Iake Rmace __cues<o.
REPORT. ConceptEtimate - Iake Tenmaces

Code De sc rip tion Quantity Unit Rate "Ibta]l
Professionalfees
Allowance forprofessionalfees
Allowance forprofessionalfees 15 % 12.100.000.0 1.815.000
0
TotalAlowance forprofessionalfees 1.815.000
TotalProfessionalfees 1,815.000
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REPORT. ConceptEtimate - Iake Tenmaces

Code De sc rip tion Quantity Unit Rate Total |

ProjectContingency

Allowance forprojectcontingency

Allowance forprojectcontmgency 200 % 13.900.000.0 2.780.000
0
roundmng -3.000
TotalAllowance forprojectcontmgency 2.777.000
TotalProject Contmgency 2.777.000
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ConceptEstimate Tawharetoa Street - 114
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Revision: 0
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CIIENT Taupo District Council/ Wanen and Mahoney

PROJECT Tawharetoa Street _ CU95$0 _

REPORT ConceptEstimate Tawharetoa Street - 14

Code Descrption Quantity Unit Rate Totall
300m?2 Retail 730,000
3 Ievel Office Building 15,920,000
Iandscaping to ground level 220,000
Escalation 1,000,000
Piofessionalfees 3,043,000
PwjectContingency 4,187,000
Exclusions:

Holding Costs
Consent Fees
Incalauthority fees
GST

Total awharetoa Street- ConceptEstimate Tawharetoa Street - IL4 25,100,000

Revision: 0 Cuesko Limsted / 18-0816 - Taupo CulturalPrecmet Page 0 0f10
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CLENT Taupo District Council/ Wanen and Mahoney L
PROJECT Tawharetoa Street ___cues{o
REPORT ConceptEstimate Tawharetoa Stieet - 14

Code De sciption Quantity Unit Rate 'Ibta]l
300m?2 Retail

300m2 Retail

300m2 Retai (Shell Only) 300 m2 2.000.00 600.000
(Rate mclude P&G and Margm)

Albwance for 14 Construction (22% of c onstruc tion ¢ ost) 1 ftem 130.000.00 130.000
Total300m? Retail 730,000
Total300m?2 Retail 730,000
Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecinct Page 1 of10
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Ordinary Council Meeting Attachments

19 March 2019

CIIENT Taupo District Council/ Wanen and Mahoney L
PROJECT Tawharetoa Stieet ___cues{o
REPORT: ConceptEstimate Tawharetoa Street - 14
Code De sciption Quantity Unit Rate 'Ibta]l
3 Ievel Office Buildin
El Site Pre pa ration
1.1 Demoltion
1.2 Demolsh existing buildmgs and remove debns from site m?2 120.00 exclided
1.3 Site Clearance
1.4 Allbowance forcwvilworksnotscoped 1.000 m3 120.00 120,000
1.5 Rip up and remove exstmg carpatk 2.800 m2 30.00 84.000
TotalStte Preparation 204.000
) ) Substrue ture
2.1 Buldmg Pile s
2.2 Allbwance forping 1.097 m2 120.00 131.585
23 Ground FloorSlab
2.4 Allbwance forremforced concrete ground floorshab 1.097 m?2 250.00 2741335
2.5 Allowance forground beams 200 m 1.100.00 220,000
2.5 Lift Pits
26 Form bft pits 1 no. 15.000.00 15.000
Total Sub struc ture 640,720
E3 Frame
3.1 Allowance forbuildmg structure (based on GFA) 3224 m2 350.00 1.128.400
TotalFrame 1,128,400
E4 Struc tural Wa lls
4.1 Struc tural Wa lls
42 Concrete stair, ift and core walls 619 m?2 710.00 439.490
TotalStructural Wa lls 439.490
ES UpperFloors
5.1 UpperFloors
5.2 Concrete slab 2,128 m2 250.00 532.000
TotalUpperFloors 532.000
Eb Roof
6.1 Roof
6.2 Roofframmg 1.341 m2 180.00 241,380

Revwsion: 0
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Ordinary Council Meeting Attachments

19 March 2019

CLENT Taupo District Council/ Wanmen and Mahoney L
PROJECT Tawharetoa Street cues<o
REPORT: ConceptEstimate Tawharetoa Street - 14
Code De sciption Quantity Unit Rate 'Ibta]l
6.3 Long run metalroofing with msulation and mclndmg wire 940 m2 150.00 140.957
nettmg and underay
6.5 Ply flatroofmecndmg waterproofing 401 m?2 350.00 140277
6.6 Soffits and fascia 159 m 120.00 19,080
6.7 Gutters 94 m 110.00 10,340
6.8 Downpipes 144 m 100.00 14.400
6.8 Box Gutter
6.9 Box guttermclidmg frammg waterproofmg membrane 18 m?2 671.00 12,078
a.10 Outletsto above 2 no 3,000.00 6.000
TotalRoof 584.511
E7 Exte rior Walls and Exte rior Finish
7.1 Exte rior Wa lls a nd Exte nor Finsh
7.2 Precast Concrete Walls with finish to extemalfacesof 784 m2 780.00 611.520
walkand pamted gib board on the mtemalwals
7.3 Allowance foralummmum louvers 382 m2 750.00 286.500
74 Powdercoated alummmm claddmg extermalfacesof 134 m2 980.00 131320
walsand pamted gib board on the mtemalwals
7.5 Precast Concrete Walls with finish to both externalfaces 251 m2 550.00 138.160
ofwals
TotalExtenor Walls and Exte nor Fmsh 1,167,500
E8 Windows and ExteriorDoors
8.1 Wmdows
Shopfront ghzmg 437 m?2 850.00 371.450
8.2 GlassFacade wall 759 m2 950.00 721.050
§.3 Doors
84 Entrance door ? no 15.000.00 30.000
8.5 Alvmmmm framed glazed smgle entrance doors 5 no 3,000.00 15.000
8.0 Firre Doors 8 no 2,500.00 20,000
Total Wmdows and Exterior Doors 1,157,500
E9 Stairs and Balustrades
9.1 Staws and Balustrades
9.2 Precastconcrete starsand landmgs mcludmg metal 19 m 4.500.00 85.500
handrais and balustrades
93 Allowance formter-floorstar 1 tem 100,000.00 100,000
TotalStaws and Balustrades 185.500
El0-El4 Inte mal Fito ut
1 Allbwance formtemalfitout ofoffice space 2428 m?2 350.00 849 800

Revwsion: 0
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Ordinary Council Meeting Attachments 19 March 2019

CLENT Taupo District Council/ Wanmen and Mahoney L
PROJECT Tawharetoa Street ___cues{o
REPORT: ConceptEstimate Tawharetoa Street - 14

Code De sciption Quantity Unit Rate 'Ibta]l
2 Allbwance formtemalftout of ground floor 797 m?2 220.00 175340
3 Addtionalallowance forhoned concrete finish 300 m2 200.00 60,000
4 Additionalallowance fordecortech ceillmg to CAB 100 m?2 500.00 50,000
reception
TotalInternalFitout 1.135.140
F15 Fitting s and Fixture s
151 Kitc hens
153 Kitc henette 2 no. 15.000.00 30,000
15.5 Jomery
15.6 Albwance forreception counter 1 no 10,000.00 10.000
15.15 Signage
15.16 Statutory signage 1 ftem 15,000.00 15,000
1517 Albwance forentrance sign 1 tem 5,000.00 5.000
TotalFittings and Fixtures 60.000
Ele Sanita1y Plumbing
16.1 Plumbmg reticulation
16.2 Ihhcommg watersupplymcluding meter 1 tem 40,000.00 40,000
16.3 Hot waterplant 1 tem 50.000.00 50,000
16.04 Todetblock
16.05 Allbowance fora toldetblockoneach level 300 m2 2,500.00 750.000
16.06 Buiders Wotk m Connection
16.07 Bulders wortk m connection with santtary plumbmg 5 % 840.,000.00 42.000
TotalSantary Pumbmg 882,000
K7 Heating and Ventilation Seivices
17.1 ArConditionmg
172 Arcondttionmg installation to allareas 3224 m?2 350.00 1.128.400
17.03 Buiders Wortk in Connection
17.04 Builders wotk in connection with heatng and ventilation 5 % 1,128,400.00 56.420
serVIces
TotalHeatmg and Ventilation Services 1,184,820
El18 Fire Services
18.1 Sprnkle r lnsta la tion
Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecimct Page 4 0f10

Item 4.1- Attachment 8 Page 209



Ordinary Council Meeting Attachments 19 March 2019

CIIENT Taupo District Council/ Wanen and Mahoney
PROJECT Tawharetoa Street ___cues
REPORT: ConceptEstimate Tawharetoa Street - 14

Code De sciption Quantity Unit Rate 'Ibta]l

182 hcommeg supply and boosterpump 1 ftem 40.000.00 40.000

18.3 Hydrant rsers 1 gem 25,000.00 25,000

18.4 Sprnkler mstallation to otherareas 3224 m?2 $5.00 274,040

18.5 Fre and Smoke Alamms

186 Allowance forfire and smoke alamm mstallation 3.224 m2 25.00 30.600

18.9 Buidders Wotk m Connection

18.8 Bulders work m connection with fre services 5 9 419.640.00 20,982

TotalFue Services 440,622

E19 Flectiical Services

19.1 Reticulation

192 hcommng mam supply 1 gem 30.000.00 30.000

19.3 Mam switchboard 1 no. 30,000.00 30,000

194 Floordstobution boards 3 no 10.000.00 30,000

196 Powerand Lightmg

19.7 Generalpowerand hghtmg to allareas 3.224 m?2 120.00 386.880

19.12 Lift supples 1 no. 6.,000.00 6,000

19.13 Emergency ightmg 3.224 m2 5.00 16,120

19.14 Allowance forexternalfeature buldmg hghting 1 tem 150.000.00 150.000

19.15 Builders Work n Connection

19.16 Builders wortk m connection with electrcalservicess 5 ftem 649,000 32,4350
TotalElectricalServices 681.450

E20 Vertical and Horizo ntal Tra nspo ita tion

201 Lifts

202 Passengerhft: travelng five floors with five stops 1 no. 150,000.00 150,000

20.3 Builders Work m Connection

204 Buidders work m connection with verticaland honzontal 1 tem 7.500.00 1,500

transporation

TotalVerticaland Honzontal Tansportation 157.500
E21 Special Services
21.1 SpecmlServices
21.2 CCTV mstallation to cwculation and common areas 1 tem 40,000.00 40,000
214 Allowance foraccesscontrolto entrances 1 ftem 25,000.00 25.000
Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecimct Page 50f10
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Ordinary Council Meeting Attachments

19 March 2019

CLENT Taupo District Council/ Wanmen and Mahoney |
PROJECT Tawharetoa Stieet ___cues{o
REPORT: ConceptEstimate Tawharetoa Street - 14
Code De sciption Quantity Unit Rate 'Ibta]l
215 Data/Comms
21.7 Allowance for Wikt 1 gem 50,000.00 50,000
218 Builders Wotk in Connection
21.9 Buidders wotk m connection with specmlservices 1 tem 5,750.00 5,750
TotalSpecnlServices 120,750
E22 Drainage
22.1 Dramage
22.2 Dramage connectionsto tolet blocks 1 tem 25,000.00 25.000
223 Generalsantary dramage connection 1 fem 75.000.00 75.000
224 Storm waterdrainage connections 1 gem 120,000.00 120.000
22.5 Allowance forgeneraldramage worksnotscoped 1 fem 150,000.00 150,000
22.6 Buidders Work m Connection
227 Buidders wotkm connection wth dramage 1 tem 18.500.00 18.500
TotalDramage 388,500
E25 Pre lim ina rie s
24.1 Allowance forprelmmary and general 13.0 % 10,245,683.0 1.331.939
0
TotalPre mmarnes 1,331,939
EF26 Mar1gins
251 Albwance formargm 50 % 11,577,622 578.881
TotalMargms 578.881
Rounding
Allowance forIld4 Constiuction
Albwance forII4 Construction (22% of c onstruction ¢ ost) 1 ftem 2.900.000.00 2.900.000
TotalAllowance for I4 Construction 2.900.000
Total3 LevelOffice Buldmg 15,920,000

Revwsion: 0
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Ordinary Council Meeting Attachments

19 March 2019

CIIENT Taupo District Council/ Wanen and Mahoney

PROJECT Tawharetoa Street ___cues{o
REPORT ConceptEstimate Tawharetoa Street - 14
Code De sciption Quantity Unit Rate 'Ibta]l
Landscaping to gwund level
E22 Iandscaping
22.1 Landscaping to ground level
22.2 landscapmg 523 m2 350.00 183,001
TotalLandscapmg 183.001
E25 Pre limina rie 5
241 Allowance forprelmmary and general 13.0 9% 183,001.00 23,790
TotalPre mmarnes 23.790
E26 Margins
251 Allowance formargm 50 9% 206,791 10,340
TotalMargms 10.340
Rounding
Totallandscapmg to ground level 220,000
Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecimct Page 7ofl0
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Ordinary Council Meeting Attachments 19 March 2019

CLENT Taupo District Council/ Wanen and Mahoney L
PROJECT Tawharetoa Street ___cues{o
REPORT ConceptEstimate Tawharetoa Stieet - 14

Code De sciption Quantity Unit Rate 'Ibta]l
Escalation
Escalation @4 % PA
Allbwance forescalation @4% perannum for 18 months 1 tem 1.000.000.00 1.000.000
TotalEscalation @4% PA 1,000,000
TotalEscalation 1.000.000
Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecinct
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Ordinary Council Meeting Attachments

19 March 2019

CIIENT Taupo District Council/ Wanen and Mahoney

PROJECT Tawharetoa Street ___cues{o
REPORT ConceptEstimate Tawharetoa Stieet - 14
Code De sciption Quantity Unit Rate 'Ibta]l
Professionalfees
Allowance forprofessionalfees
Albwance forprofessionalfeesto mclude I4 design 17 % 17.900.000.0 3.043.000
0
TotalAllowance forprofessionalfees 3.043.000
TotalProfessionalfees 3.043.000

Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecinct
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Ordinary Council Meeting Attachments 19 March 2019

CLENT Taupo District Council/ Wanen and Mahoney L
PROJECT Tawharetoa Street ___cues{o
REPORT ConceptEstimate Tawharetoa Stieet - 14

Code De sciption Quantity Unit Rate 'Ibta]l

Pioject Contingencyv

Allowance forprject contingency

Albwance forproject contingency 20 % 20.900.000.0 4.200.000
0
roundmg -13.000
TotalAllowance forprojectcontmgency 4.187.000
TotalProject Contmgency 4,187,000
Revision: 0 Cuesko Limfted / 18-0816 - Taupo CulturalPrecinct Page 100f10

Item 4.1- Attachment 8 Page 215



	Contents
	Policy and Decision Making
	4.1  Adoption of supporting information for the consultation document for the amendment of the Long-term Plan 2018-28
	Business case completed by Habilis (A2420653)
	Civic Administration Building - high-level requirements (A2419365)
	Tongariro Domain Masterplan (A2373859)
	61 and 67 Tuwharetoa Street feasibility study (A2416309)
	72 Lake Terrace feasibility study (A2416310)
	Taupo Cultural Precinct Civic Administraion Community Centre and Museum concept estimate (A2415531)
	72 Lake Terrace concept estimate (A2415532)
	61 and 67 Tuwharetoa Street concept estimate (A2408029)



