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CF/02/11 
Mayor and Councillors 
COUNCIL 

15 DECEMBER 2011 

Meeting Status: Public 

Purpose of Report: For Decision 

CIVIC BUILDING UPGRADE - AWARD OF CONTRACT 

PURPOSE OF REPORT 

1 This report recommends the award of a contract to upgrade and refurbish the 
Council’s Rimu Road office building and seeks approval to proceed with 
associated town centre projects 

SIGNIFICANCE OF DECISION 

2 This decision does not trigger the significance policy. 

BACKGROUND 

3 The project to upgrade the Civic Building has been planned for many years.  In 
January 2010, following a design competition, Design Group Stapleton Elliot 
were appointed as the project architects.  The 2010 year was largely taken up 
with refining the scope of the project to something that delivered the project 
objectives and was affordable.  Work in 2011 has largely been completion of 
design and tendering. 

4 The Council has been briefed throughout this process, notably in December 2010 
and February 2011 on the concept options and costs, and in July 2011 on the 
developing design. 

5 The construction contract has been tendered, and tenders have been evaluated and 
a recommendation on award of contract can be made. 

CONSIDERATIONS 

Issues 

The Tender Process 

6 The tender processes consisted of a Registration of Interest stage followed by an 
invitation to tender to shortlisted companies. 

7 There were 17 submissions in response to the Registration of Interest.  
Submissions were assessed on a range of criteria including; track record and 
relevant experience; personnel assigned to the project; health and safety record, 
policies and procedures; ability to deliver project in required timeframes; and 
local economic benefit.  Five companies were shortlisted.   
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8 It is to be noted that no local companies were selected for the shortlist, despite 
there being increased weight given to local economic benefit in the evaluation 
process.  The submissions from local companies did not rank highly enough to 
qualify. 

9 Full tenders were subsequently sought from the five shortlisted companies, and 
all submitted tenders. 

Project Review 

10 The tendered prices have been higher than anticipated and greater than allowed in 
the project budget.  This has led to the Council raising a number of concerns as to 
how the situation had arisen, including: 

 why was there no awareness of the cost increases given the earlier advice to 
Council? 

 what revised project budget should now be assumed and how is the increase 
in costs to be funded without any impact on previously projected  rates 
increases? 

 what are the inherent risks to the completion of the project, how are they to 
be managed? and  

 are the arrangements for management of the project going forward into the 
build phase adequate to ensure a successful project? 

11 In response the Building Intelligence Group (TBIG) was brought in to provide 
assistance with the project and has been appointed as external project manager for 
the build phase.  TBIG is a large independent project management company with 
substantial expertise as building project managers, including new build and 
refurbishment projects. They are independent of the design team. TBIG have 
reviewed project costs, risks, contractual arrangements, programme and other 
matters and have advised that they consider the design drawings and 
specifications are robust. 

12 A separate risk assessment has been carried out, potential cost savings confirmed, 
contract tags reviewed and modified, programme reviewed and confirmed and 
tender price confirmed in the light of all these aspects. 

Value management 

13 TBIG recommended testing the tender values to confirm their market value. The 
two lowest priced contractors from the October procurement process were invited 
to review their tender submissions with a view to identifying further cost saving 
opportunities. A target tender price of $5.6M and a resubmission date of 2 
December 2011 were provided. The contractors were also asked to prepare a 
revised construction programme, using a site access date of 1 February 2012. 

14 Concurrently, the design team worked to identify further value engineering 
opportunities, and a schedule of suggestions was worked up, and cost estimates 
were placed against the items. On 2 December the contractors submitted their 
revised offers with a number of additional cost saving suggestions. The revised 
offers included revised construction programmes, both of which included a 

 Page 2 of 11 



CS-11-413 

contract completion date of 30 November 2012. Both Contractors approached the 
programme differently, but have reached the same date, which is a good 
indication that the programme is realistic. Following analysis of the updated 
offers, the lowest priced contractor was Armstrong Downes. The Armstrong 
Downes offer was treated as preferred for the purposes of further tender 
evaluation. 

15 The aim of the value engineering meeting on 6 December was to review and 
obtain approval for the value engineering suggestions made by the contractors 
and consultants. Items were selected as suitable value engineering options to be 
progressed and priced by the contractor if not already included in their 
submission. The design team forwarded details of revised specifications to the 
contractor on 7 December for pricing. 

16 Additionally, the contractors offered to review the mechanical services subtrade 
and complete this trade under a design and build process. This change was 
offered with a saving of $160,000. The details of the proposed changes were 
discussed at the meeting on the 6 December, and it was agreed that the proposed 
changes would not compromise the efficiency of the ventilation system, and that 
the proposed change should be progressed. 

Contract value 

17 Following the tender review and value engineering process, the revised tender 
price from Armstrong Downes (received on 9 December 2011) is $5,555,543. 
This price incorporates $288,034 of value engineering savings. TBIG advises this 
price represents good value for money in the current market. 

18 In addition to the contractor’s price, TBIG recommend that a contingency sum of 
$500,000, equating to 9% of the construction contract, is maintained for the 
contract to cover unforseen items, documentation omissions or errors, or 
adjustments required to the design detailing.  

19 The revised total construction cost (including contingency) is $6,055,543 excl 
GST. 

Risks 

20 TBIG has reviewed the project to identify any areas of increased risk. Seven key 
risks have been identified and are rated medium to low. Mitigation measures have 
been identified for each, and additional contingency has been allowed for the area 
of most risk – the risk of unforeseen structural and building conditions. 

Summary of Contractual Position 

21 The Conditions of Contract are NZS3910. Contract tags have been negotiated and 
the remaining tags are acceptable.  

22 Following award of the contract, the contractor is to be offered possession of the 
site on 1 February 2012.  The contractor identified a revised completion date of 
30 November 2012. Following contract award, TBIG will discuss the programme 
activities in more depth with the contractor, with the intention of ensuring that the 
time available to complete internal fitout works is maximised. 
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23 Fitout and re-population of the building is to be separately programmed around 
the date of practical completion, but it is unlikely that staff and Council will 
return to the building until early in 2013. 

24 TBIG’s recommendation is that the Council confirms approval for the following: 

 that the revised contract sum of $6,055,543 (including $500,000 
contingency) from Armstrong Downes is acceptable; 

 that the revised programme dates are acceptable; 

 that preparation of the ‘For Construction’ documentation is commenced 
immediately. 

Associated Town Centre Projects 

25 The upgrade of the civic building and the construction of the aquatic centre are 
two major projects which contribute to the longer term goal of a vibrant mixed 
use town centre for Paraparaumu.  The landscape and streetscape which surround 
the buildings are also important and it is important that these elements are 
developed in conjunction with the buildings.  The projects set out below are all 
considered important contributions to significantly raising the civic presence in 
the town centre. If these are not undertaken at the same time as the work on the 
civic building and the Coastlands Aquatic Centre the opportunity for the work is 
unlikely to arise, or be affordable within the wider context of council and 
community priorities across the District, within the next five to ten years. 

Streetscape/Landscape 

26 The immediate streetscape around the civic building is to be redeveloped to suit 
the upgraded building.  The design matches the theme started with the library 
with use of exposed aggregate concrete, pavers and native trees. The streetscape 
works extend to the kerb line of the road along Rimu Road and Iver Trask Place. 

27 The drawings included as Attachment 1 show the concept. 

Car Park  

28 Provision of additional car parking is a condition of the resource consent. Car 
parking is a continual difficulty in the area due to the high level of activity from 
the Library, the Community Centre, the Bridge Club and the Women’s Centre as 
well as the Council building. 

29 The grassed area at the end of Ngahina Street (opposite the Women’s Centre) has 
been proposed for additional parking for a number of years, but no project to 
develop it has ever progressed.  There are a number of options for parking (with a 
range of costs) and opportunities to provide additional parking and to improve the 
roading connectivity of Ngahina Street with the road round the Community 
Centre to the Aquatic Centre have been identified. Consistent with the statements 
above about the long term goals for Paraparaumu Town Centre, it is 
recommended the Council takes the opportunity to provide a greater amount of 
parking than required in the resource consent. The consent requires 47 car parks 
to be provided. The recommended design, shown in Appendix 2, can provide up 
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to 88 car parks. (Note: it is not recommended to revert to providing only the 
minimum number to meet the resource consent requirements.) 

Rimu Road / Iver Trask Intersection  

30 An upgrade at the intersection of Rimu Road and Iver Trask Place is also 
recommended. Design options are under development and this will include 
development of a ‘shared’ (pedestrian/vehicle) area which will generate a sense 
of civic presence. This has to safely integrate with Rimu Road and pedestrian 
connections to Coastlands. 

Public Art  

31 The design of the building and streetscape has provided opportunities for public 
art, particularly on the Rimu Road / Iver Trask Place corner. 

32 Staff have been working with Te Whakaminenga o Kāpiti for some months on 
concepts and processes for ensuring that the three iwi of the District are reflected 
in the design.  Three carved pou in front of the atrium will be the main feature.  
The designs and carving are to be commissioned (competitively) through the 
three iwi.  

Financial Considerations 

Building upgrade 

33 The original budget for the building upgrade was $7.254 million, including 
$662,000 for temporary working arrangements during construction. The expected 
construction contract cost was $5.215m. 

34 The five tenders originally received ranged in value from $5.81m to $6.34m 
(excluding contingency.) All tenders were above the allowance in the project 
budget for the construction contract. Armstrong Downes were the lowest price 
tenderer, and also had the lowest number of tender non-conformities (‘tags’). 

35 Subsequently, a review of tender submissions identified savings and a revised 
tender price has been submitted by Armstrong Downes. The cost savings do not 
affect the quality of the finished building.  

Temporary Working Arrangements 

36 In addition, the budget for the building upgrade includes an allocation of 
$730,000 for temporary working arrangements.  This sum is increased from that 
approved through the 2011/12 Annual Plan to cover the additional cost of leases, 
storage etc which arise from delays to the project. 

37 Leases of temporary premises were committed to some time ago on the basis of 
the Council approving the award of contract on 17 November and staff relocating 
out of the current building before Christmas.  Delays to the award of contract 
have pushed back the moving dates, but the leases started as agreed on 18 
November.  The leases provide for a right of extension of the term of the lease 
which will now have to be taken up.  The extension period will incur the same 
rent as the main term and the decanting budget needs to be increased to cover 
this.   
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38 The Council’s telephone system (PABX) is approaching the end of its life and 
will need upgrading within the next three years. It is sensible to complete the 
upgrade as part of the Civic Building project rather than incurring cost to remove 
the old system, temporarily move it while the Council is in temporary 
accommodation and re-install it into the refurbished building, and still need to 
upgrade the system two years later.  

39 The decanting budget includes provision of $50,000 for upgrade of the telephone 
system but additional funding is required to complete the upgrade as part of the 
project. This can be met by bringing forward $59,000 from the 2012/13 ICT 
renewals budget.  

Project costs 

40 The review by TBIG has included a review of the overall project budget, savings 
generated through value management processes and a recommendation to 
increase the construction contingency. The building upgrade is now estimated to 
cost $7,532,000, excluding the cost of relocating (decanting) staff while 
construction work is completed. 

41 Review of the capital works programme and budgets has been carried out and the 
increased cost of the project, including the associated town centre works can be 
completed without any additional impact on rates. Project costs and funding 
sources are shown in the following table. 
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PART 1 : BUILDING UPGRADE  $,000 

Sunk costs  570 

Construction contract  5,556 

Construction contingency @9%  500 

Costs outside contract (A)  450 

Signage‐internal, external; fitout, drainage replacement, AV equipment for council chambers 

Fees, insurance, general contingency  456 

Subtotal  7,532 

Decanting  730 

Building upgrade total  8,262

   

PART 2 : ASSOCIATED TOWN CENTRE PROJECTS   

Streetscape/landscape  220 

Ngahina Street car park and roading improvements  530 

Rimu Road/Iver Trask Place intersection  170 

Art and Cultural (iwi identity)  85 

Associated Projects  1,005 

 

Project Total  9,267 

   

PART 3 : FUNDING   

Contributing budgets   

Building upgrade  7,254 

Town Centres 2011/12 *  300 

Town Centres 2012/13 *  1,000 

Road upgrades, commercial areas 2012/13  628 

Arts & Museums 2011/12 & 2012/13  85 

Total Contributing Budgets  9,267 

 

42 Allocation of the town centres budget (*) will enable the Ōtaki town centre 
upgrade to be completed in 2011/12. Also in 2011/12, preliminary design work 
for Raumati Beach town centre will be finalised and minor upgrades including 
the pedestrian crossing on Raumati road will be completed. No further design or 
construction work related to Raumati Beach town centre or the wider town centre 
upgrade programme will be undertaken until 2013/14. 

Local Economic Benefit 

43 Both the registration of interest and the tender itself required submitters to make a 
statement of local economic benefit, and additional weight was placed on this 
during the evaluation. 

44 In general the tender returns were unspecific about putting a value on local 
economic benefit, but wording mentioned employment of local labour, use of 
local specialist contractors where possible and supply of materials through local 
trade outlets.  Council staff have since prepared a schedule which attempts to 
better quantify the local economic benefit and against this schedule Armstrong 
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Downes have assessed an approximate $1.8 million of expenditure in the Kāpiti 
District. 

45 In addition, up to $400,000 will be spent locally on temporary accommodation 
during the construction period. 

Cost of New Build 

46 TBIG has reviewed the estimated prepared in December 2010 to fully replace the 
Civic Building (new build.) the estimates have been compared against two 
comparable projects TBIG has recently managed. The conclusion is that, overall, 
the rates, margins and totals used in the estimates are appropriate for the project. 
The estimate for a new build was $13.7m. This is $5.4m greater than the building 
upgrade cost of $8.262m. 

Legal Considerations 

47 The Conditions of Contract are NZS3910:2003 

48 Resource consent has been issued, and building consent is pending. Final 
information is being provided to the Council’s Regulatory Team by the architects 
and there is no reason to assume the building consent will not be issued. 

Delegation 

49 Only the Council has the authority to award this contract. 

Consultation 

50 The building upgrade project has been included in Long Term Plans and Annual 
Plans for a number of years.  The community is generally aware of the scope of 
the project. The proposed increase in car parking in an area where demand often 
far exceeds capacity is likely to be met with approval. 

Policy Implications 

51 There are no policy implications arising from the recommendations in this report. 

Tāngata Whenua Considerations 

52 Te Whakaminenga o Kapiti has been consulted on the incorporation of 
representation of the three iwi of the District into the project.  Specific artworks 
are to be commissioned, in particular 3 pou, one for each of the three iwi which 
are to stand in front of the new atrium facing Rimu Road. 

Publicity Considerations 

53 Media information has been prepared for release following the Council’s 
decision. A separate media briefing will be held before the meeting. 

Other Considerations 

54 Planning work is well advanced on moving out of the current building into 
temporary accommodation for the duration of the construction contract.  
Arrangements have been made for lease of premises at Whitireia, Kapiti Lights 
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and the Meadows Church.   Council has the ability to cancel the leases but, in that 
event, a four month penalty payment is due.  Contracts have also been awarded 
for an upgrade to the internal telephone system, and contracts for a removals 
company, temporary construction and electrical works (as necessary to make the 
premises suitable for Council operations) are ready to go.   

55 If the approval to award the contract is given at this Council meeting then the site 
will be available for the contractor on 1 February 2012 and construction and fit 
out will be complete, ready for the Council to move back into the building, in 
early 2013. 

RECOMMENDATIONS 

56 That the Council approves the award of the contract to upgrade the Civic 
Building to Armstrong Downes Limited for the total contract sum in the value of 
of $6,055,543 (exc GST.) 

57 That the Council approves bringing forward $59,000 from the 2012/13 ICT 
renewals budget to enable the upgrade of the telephone system to be completed as 
part of the Civic Building project. 

58 That the Council approves proceeding with the associated town centre projects 
identified in this report, and approves that the total costs of the project, including 
the building upgrade and town centre projects, can be met with no additional 
increase in rates through funding from the existing Districtwide building upgrade, 
town centres and roading budgets, noting this will require the general town 
centres programme to be deferred for the remainder of 2011/12 and 2012/13. 

 

 
Report prepared by: Approved for submission by: 
 
 
 

 

Peter Knight Tamsin Evans 

Development Projects Manager Group Manager Community Services 

 

ATTACHMENTS: 

1 Streetscape plans 
2 Car park plans 
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