


 

Board Agenda 
Where: L29 Boardroom, Te Wharau o Tāmaki Auckland House, 135 Albert Street, 

Auckland 

When: Wednesday 11 December 2024 | 10.00am 

Board members: David Kennedy, Chair; John Coop; Kenina Court; Brett Ellison; Steve 
Evans; Aaron Hockly 

                                                                                                                                                                 Time 

 Public meeting open 10.00am 

1.  Welcome / Acknowledgements 

1.1 Apologies 

 

2.  Health and Safety report – verbal update  

3.  Decision papers (open items) 
3.1 Panmure Programme Business Case Overview – Review  
3.2 Manukau Programme Business Case Overview – Review  
3.3 19 Tripoli Road, Panmure – Go to market strategy 
3.4 Maungawhau and Karanga a Hape development programme – selection 

of an independent reviewer  
3.5 Central Wharves Masterplanning Draft Project Plan 

 

4.  Information papers (open items) 
4.1 Asbestos Management Framework - Policy review 
4.2 Wynyard Crossing Bridge 
4.3 Mechanical and high wear and tear assets 
4.4 Internal audit report - Inflight project assessment Westhaven seawall 

upgrade 

 

5.  Governance matters (open items) 
5.1 Out of cycle decisions 
5.2 Director interests 
5.3 Director meeting attendance 
5.4 Minutes meeting held – 27 November 2024 

 

 Public meeting close and confidential meeting open  

6.  Chief Executive’s report verbal update  

7.  Decision papers (confidential items) 
7.1 Onehunga acquisition 
7.2 143 Beaumont Street, 28 Madden Street Wynyard Quarter 
7.3 Maungawhau and Karanga a Hape development programme – selection 

of an independent reviewer  
7.4 Development site, Northcote - Go to market strategy 
7.5 19 Tripoli Road, Panmure – Go to market strategy 

 

8.  Information papers (confidential items) 
8.1 Ormiston Town Centre & 56 Brookview Drive, Ormiston  
8.2 Waterfront development update 

 

9.  Te Ara Tukutuku - worskshop  



 

10   Governance matters (confidential items) 
10.1 Out of cycle decisions 
10.2 Director interests’ projects 
10.3 Board action list 
10.4 Board work forward programme 2025 
10.5 ARC verbal update – meeting held 18 November 2024 
10.6 Minutes meeting held – 27 November 2024 

 

11.  General business (confidential items) 
11.1 CCO Reform – verbal update 

 

 Meeting close 1.00pm 

 



 

   
 

 

Apologies have been received from Councillor Angela Dalton 
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Decision paper 

Panmure Programme Business Case Overview 
Author(s): Kate Cumberpatch, Priority Location Director December 2024 

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

a. approve the reviewed Programme Business Case Overview for the Panmure priority location

programme.

b. approve the expected benefits to be realised for the Panmure programme being:

i. Site sales of $52.7 million

ii. 800 dwellings

iii. 19,000sqm of commercial space

iv. 15,300sqm of new or improved public realm.

c. approve a programme life cost, projected to end in 2034, of $14.1 million nett, being spend

expenditure of $66.8 million, including opex, capex and acquisition costs, less projected site

sales of $52.7 million.

Whakarāpopototanga matua | Executive summary 

1. This paper seeks formal approval of the reviewed Programme Business Case Overview for the

Panmure priority location programme.

2. The programme commenced in 2018. The projected end date of this programme is 2034.

3. The vision for the Panmure programme is to “create a vibrant centre that is a great place to live,

visit and do business. This will be done by building on Panmure’s distinct landscape, good

infrastructure, transport connectivity, community facilities and local amenities.”

4. The goals of the Panmure programme, as set out in the High Level Project Plan, are:

a. Restore town centre vitality.

b. Improve connections to and within the town centre.

c. Make a step change in housing.

d. Demonstrate leadership in sustainable development.

5. There are three precincts within the Panmure programme: Maungarei & Station, Queens Road and

Pilkington and Basin View. Several projects are underway or planned in these precincts which will

deliver the goals and contribute towards the vision.

6. The total anticipated investment in the programme is $66.8 million. Spend to date on the

programme has been $17.1 million.

7. The financial benefits of this programme are projected to be in the region of $52.7 million, no

actuals have been received to date.
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Panmure programme to date 

16. Since its inception in 2018, we have delivered a range of projects within the Panmure programme. 

These are set out in more detail in the Programme Business Case Overview.  

17. Projects delivered to date include acquisitions, two site sales for redevelopment that have 

conditional agreements, constructing the upgraded Clifton Court with play area, refreshing Queens 

Road and progressing design and consents of public realm projects including the Maungarei 

Connection and Lagoon Edge Reserve. 

18. Benefits realised to date are 4,200sqm of public realm.  

Panmure programme 

19. Panmure is split into three precincts as shown below:  

 

20. All three precincts have significant development sites which will deliver the highest benefits to the 

Panmure town centre. With the slow property market, demand is currently low for development 

sites. Work continues to ensure development sites are market ready, for when the property market 

improves.  

21. Three capital delivery projects commence construction in FY25.  

a. Improvements to Mountain Road (project called Maungarei Connection) in the Station Precinct 

will attract more pedestrian connection between the maunga and the town centre.  

b. Deconstruction of four units on Queens Road will take place in early 2025. This will open up the 

visual and physical connection between the town centre and the lagoon. It is another step to 

creating the community heart in Panmure – a key move of the High Level Project Plan.  

c. Thirdly, in Basin View Precinct, improvements to the Lagoon Edge Reserve commence. These 

works will create an improved amenity for the town centre and residents of Panmure, create a 

better outdoor space, and improve the connection to the town centre, encouraging the many 

pedestrians that walk around the lagoon to visit the town centre.  
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22. Conditional development agreements are in place for 535 Ellerslie-Panmure Highway and 3 Kings 

Road. We are working with the developers to get these to unconditional status.  

23. Further acquisitions along Queens Road are underway to enable a comprehensive development of 

sites in the Basin View Precinct, between Queens Road and Lagoon Drive.  

Programme changes  

24. The main changes to the Panmure Programme since 2021 are:  

a. updated delivery timeframes for individual projects 

b. revised site sale forecasts 

c. acquisitions on Queens Road which have increased the forecast number of dwellings 

d. changing the intention of Eke Panuku to lead the delivery of a new community hub, indoor 

leisure centre and public pool. The focus is now on ensuring that options are available for these 

facilities if council secures funding for these projects and our support to assist and enable 

these projects if delivery is secured.  

e. an extension of the programme end date to 2034, in response to revised project sequencing 

and the downturn in the wider property market. 

25. A summary of the reasons for changes between the 2018 High Level Project Plan, the 2021 

Programme Business Case and the 2024 Programme Business Case Overview are attached to this 

document (attachment B).  

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
26. The overall financial cost of this programme is forecast to be $14.1 million nett over the period 2018 

- 2034.  

27. This $14.1 million nett cost is the result of gross costs of $66.8 million and projected site sales of 

$52.7 million.  

28. The programme costs have decreased since the initial High Level Project Plan 2018 expected cost. 

This is due to refocusing the scope of any public realm projects close to the town centre and 

removing the delivery of significant council community and leisure facilities. The intention was for a 

potential optimisation project, but it is not feasible.  

29. The programme makes the following financial assumptions: 

a. That the property market will support sales of property in a timeframe that supports 

reinvestment, and that sufficient capital funds through reinvestment remain available.  

b. That the Strategic Development Fund remains available for strategic acquisitions.  

c. That there is sufficient operational expenditure available to support ongoing change initiatives 

in the location.  

d. Partner funding from Auckland Council and Auckland Transport is available to support 

community services and public transport initiatives.  

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
30. The most significant risk to this programme is the market. Development and sales times are slowing 

and values decreasing, although market cycle will change in due course and increase site values. 

This is coupled with increased construction costs and development contributions. This continues to 

slow progress and realisation of benefits in the programme.  
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31. Delivery risks are actively managed through the risk register and monitoring of projects.  

32. Reputation and stakeholder expectation risks are mitigated by regularly engaging with stakeholders 

to understand priorities and communicate constraints.  

33. This cost benefit analysis of the programme will require review every three years to confirm that all 

planned projects should continue.  

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
34. The Maungakiekie-Tāmaki Local Board is supportive of the Panmure programme and would like 

delivery to take place quickly.  

35. The Panmure Business Association is supportive of the Panmure programme and supports us in the 

delivery of projects, placemaking, communications and engagement.  

36. The community is informed of the programme through communications and stakeholder events. The 

Panmure Masterplan has been communicated widely in the last year. The masterplan sets out all 

the intended projects and outcomes for the programme.  

Tauākī whakaaweawe Māori | Māori outcomes impact 
37. Mana whenua had direct involvement in the creation of the cultural narrative for the Panmure High 

Level Project Plan. Through a number of hui, mana whenua discussed the intention and wording of 

the vision, goals, principles and strategic moves for the High Level Project Plan.  

38. Annual updates on the programme, with opportunities for feedback, are undertaken with mana 

whenua.  

39. Each project looks for opportunities for mana whenua collaboration, design opportunities, and/or 

procurement and economic advancement opportunities.  

40. To date projects that have included direct input from mana whenua, either design and/or 

procurement opportunities, include the Maungarei Connection and the Lagoon Edge Reserve.   

Tauākī whakaaweawe āhuarangi | Climate change impact 
41. Increasing the density of housing in Panmure will result in reduced carbon emissions through 

improved utilisation of existing infrastructure and transit-oriented development.  

42. Eke Panuku has adopted a minimum standard of a Homestar 6 rating for all homes, resulting in 

warmer, drier and more energy efficient buildings. 

43. All public realm projects consider green infrastructure and water sensitive design for increased 

flood resilience, ecological and biodiversity benefits and provision of increased shade and shelter 

for storm events and hotter days. Future capital projects will include carbon impact assessments. 

We also follow sustainable procurement targets and will use deconstruction approaches to reuse 

materials and reduce waste to landfill, where appropriate. 

Ngā koringa ā-muri | Next steps 

44. The focus in Panmure is on implementing individual projects. This will involve preparing 

development sites to take to market, constructing public realm improvements and continuing 

placemaking activities.  

45. This Programme Business Case Overview will be reviewed again in three years.  
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Ngā tāpirihanga | Attachments 

Attachment A – Panmure Programme Business Case Overview 2024 

Attachment B – Programme change summary 

Ngā kaihaina | Signatories 

Ian Wheeler, Chief Operating Officer 

David Rankin, Chief Executive 







































Decision paper 
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Manukau Programme Business Case Overview 

Author(s): Richard Davison (Priority Location Director) and Andrew Moore (Senior Strategic Project 

Manager) 

November 2024 

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

1. Approve the updated Programme Business Case Overview for the Manukau Priority Location 

Programme (attached as Appendix A). 

2. Approve the targeted benefits to be realised for the Manukau Programme, being: 

(a)  $151.4 million of site sales 

(b)  1,080 new homes   

(c)  84,000m2 of new commercial space + 85 hotel units  

(d)  350,000m2 of new or improved public realm 

3. Approve a programme life cost, projected to end in 2034, of $204.23 million, being  a 

netexpenditure of $52.83 million, including opex, capex and acquisition costs, less projected site 

sales of $151.4 million.   

Whakarāpopototanga matua | Executive summary 

4. This paper seeks formal approval of the Programme Business Case Overview (PBCO) for the 

Manukau Priority Location Programme. The PBCO represents the latest iteration of the Programme 

based on refinement and evolution of the previous PBCO in 2021. The Programme’s overall strategy, 

vision and key moves remain aligned with the 2016 High Level Project Plan and the 2017 Framework 

Plan approved by the Board. 

5. The vision for Manukau is for it to be “the thriving heart and soul of the south. Manukau Central is 
the gateway to affordable and sustainable urban living, a meeting place and a hub for learning, 
leisure, cultural experiences, surrounded by healthy neighbourhoods”.  

6. The total anticipated investment in the Programme is $204.23 million over its lifetime including 

opex, capex, and acquisition costs. There has been a total of $4.8 million of property acquisitions 

to date. No further acquisitions are anticipated for the remaining period of the programme.  

7. The total sales revenue of the Programme (at completion) is forecast to be $151.4million, of which 

$114.9 million of revenue has already been generated.  

8. The cost benefit ratio for the Programme is 1.33:1, with a net economic benefit of $150.5 million. 

However, this Total Value Analysis cost benefit ratio does not fully capture the environmental, 

cultural or economic benefits of the urban regeneration programme. 
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Nga whiringa me te taatai | Options and analysis 

Kua whakaarohia nga whiringa | Options considered 
12. Different urban regeneration options for Manukau were considered as part of the HLPP, Framework 

Plan, and subsequent programme business cases. The Programme has been informed by our deep 

understanding of the local community, the locality’s economic conditions, and the development 

plans of other organisations. The recommended regeneration approach for Manukau is summarised 

on page 8 of the 2024 PBCO (Attachment A) and is consistent with previous strategic documents 

that have been approved by the Board. The programme has also responded to: evolving financial 

priorities, political direction and ongoing community input. The focus for Eke Panuku is now 

implementing the well-established urban regeneration strategy for Manukau as set out in the 

Spatial Delivery Plan on page 12 of the 2024 PBCO (Attachment A). 

13. The 2024 PBCO responds to Manukau’s underlying problems with a balance of financial, social, 

environmental and cultural outcomes. The regeneration strategy of the 2024 PBCO has a strong 

emphasis on residential and commercial development supported by: 

- High quality public realm. 

- Improved walking, cycling and, public transport routes.  

- Ecological restoration and amenity enhancement of the Puhinui Stream within the programme 

area.  

- An annual calendar of placemaking activations and events.  

 

Manukau Programme Achievements  
14. Since the Programme’s inception in 2016, Eke Panuku has positively uplifted Manukau’s 

attractiveness, liveability, and connectivity. Recent achievements include:  

- Sale of land for the expansion of the Manukau Institute of Technology. 

- Sale of Land for a Ramada Hotel. 

- Sale of 20 Barrowcliffe Place to enable 239 new dwellings at the Puhinui Park and Kotuitui 

housing development.  

- Upgrade of Putney Way and Barrowcliffe Bridge, which provides safe access for new residents in 

Kotuitui. 

- Construction of the Wiri Playground and Bridge.   

- Construction of the Hayman Park destination playground. 

- Signing of Whakaoranga o Te Puhinui – Puhinui Regeneration charter 

- Construction of the Hayman Park destination playground. 

- Supported the Council’s Corporate Network Strategy with the sale of Kotuku House and a 

contribution to the upgrade of the Civic Building.  
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- A range of successful placemaking events including the first Matariki event, the container 

activation programme, and ongoing support of the Manutahi community group.  

- Significant contribution to Eke Panuku’s social procurement targets and the creation of several 

small Maori businesses. 

- Advocated for and influenced the design, prioritisation and funding of AT’s Manukau Cycling 

Network. 

- Obtained co-funding from Healthy Waters for the Hayman Park Wetland and other initiatives 

along the Puhinui Awa.  

- Supported the masterplanning of the Health New Zealand’s Manukau Superclinic site which has 

resulted in the development of over 400 houses at Wirihana, the acquisition of 7.6ha of parkland 

and the sale of 1.5ha of land to Kainga Ora for additional housing which will support their wider 

relocation and intensification plans.  

- Confirming and concluding key leases including those for the land at Rainbow’s End and 

Manukau Institute of Technology. 

- Successful completion of an extended High Court and Court of Appeal process for the retail 

covenants and parking issues within the centre. 

- Obtaining multiple architecture awards for the Kotuitui Terracotta Houses (constructed on an 

Eke Panuku development site). 

15. The Programme’s benefits realised to date include 306 new homes, 9,340m2 of new or improved 

public realm, and 26,000m2 of commercial space. These achievements have brought new energy to 

Manukau and will increase the demand for the remaining development sites. These benefits 

exclude additional investment from AT, Corporate Property, Healthy Waters and Government 

agencies that we have successfully advocated to for investment.  

16. Upcoming projects being prepared for delivery by Eke Panuku include:  

- Progressing site sales for 9 Osterley Way, 10 Putney Way, 33 and 50 Manukau Station Road 

- Upgrading the Hayman Park Wetland to improve stormwater quality, biodiversity, and park 

amenity. 

- Construction of streetscape upgrades for Osterley Way South and Karina Williams Way. 

- Construction of Puhinui Stage 1 and 2 – Raataa Vine section and the Te Whatu Ora Section. This 

project will: create new a shared path along the stream, replace the existing concrete channel 

with a natural stream bed, create new wetlands, and upgrade stormwater infrastructure. 

- Placemaking events including Christmas Markets, Southside Represent, and Diversity festival. 

Events such as these foster civic vibrancy and support local economic development.  

17. Upcoming projects being prepared for delivery by other organisations include:  

- The AT led Airport to Botany Rapid Transit Corridor  

- Further roll out of AT’s Manukau Cycling Network.   
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- Construction of additional houses at the Wirihana development by Avant Group.  

Programme Summary  
18. The problems that were identified in 2016 HLPP 2021 and subsequent programme business cases 

are still applicable today, and summarised below:  

(a) Key problem: Manukau Central lacks strong sense of place.  

(b) Key Problem: Fragmented urban form and public transport connectivity  

(c) Key problem: High unemployment and social needs.  

(d) Key problem:  Limited housing diversity and growing unaffordability.  

19. The Programme responds to these challenges with the following Goals and Strategic Moves: 

Goal One: function – a strong, permanent residential population in Manukau Central, allowing it to 

function as a vibrant and connected quality compact centre. 

Goal Two: form – an urban and built form that is cohesive, walkable, human-scale, high-quality, 

resilient and responsive to the needs of residents and businesses and its natural environment. 

Goal Three: people – strong and prosperous residential communities in Manukau Central and the 

surrounding area that are actively engaged in and enjoy the benefits of living, working and 

celebrating in a successful and culturally rich place. 

Strategic Moves: 

 

 

20. A key focus of the Programme going forward is redeveloping sites in the central core of Manukau to 

increase the critical mass of people living and working in the centre. The programme will focus on 

exploring ways to enable site sales in current market conditions where a reasonable price can be 

obtained without compromising outcomes. The programme has a remaining pipeline of seven 

developments sites. One of the Programme’s flagship developments will be 14 Davies Avenue, 

which will be transformed from a car park to a high-quality mixed use development overlooking 

Hayman Park.  

21. The Puhinui Stream forms the green corridor that runs through the Manukau regeneration area and 

connects locals to the natural environment. When the mauri of the stream is flourishing again, it 

will improve climate resilience, biodiversity, economic opportunities and provide a sense of pride 

for local communities. Mana whenua are key partners for the delivery of this vision. 
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22. Another critical outcome for the Programme is enhancing public spaces to help catalyse urban 

development. Transforming Manukau’s car centric streets into people friendly streets will also 

encourage journeys by public transport and active transport.  

23. The cost benefit ratio for the Manukau Programme is 1.33:1, with a net economic benefit of $150.5 

million. This Total Value Analysis cost benefit ratio does not fully capture the environmental, 

cultural or economic benefits of the urban regeneration programme including the catalytic impact 

of the investment, as some benefits are unable to be monetised. Non-monetised benefits of the 

Manukau Programme include: 

a)  Catalyst effect: improved public amenity may prompt private developments within the vicinity 

of the project area. 

b)  Increased resilience to climate change and flooding events. 

c)  Improving cultural health - life carrying capacity (mauri) of the surrounding streams and 

ecological systems. 

d)  Enhanced amenities and connections that increase town centre footfall. 

e)  Residents reduced health risk and carbon emissions through increased public transport use 

Programme Changes 
24. The main changes to the Manukau Programme since 2021, are: 

a) Updated delivery timeframes, scope and costings for individual projects. This includes the 

addition and removal of some projects based on evolving financial priorities and partner funding 

updates, political direction, site specific consenting challenges and ongoing community input.  

b) Revised site sale sequence and timeframe forecasts with a small sale revenue forecast increase.  

c) Revised capital investment funding which reflects a range of changes including; project cost 

escalations, changes in scope to some projects, the inclusion of new projects, costs of sale of 

some site sale projects, spending forecasts being extended or deferred to the extended 2034 

programme end date and , changes in prioritisation which results in an increased overall 

investment cost over a longer period of time. 

d) Increased operational expenditure due to the extended programme life to 2034, an increased 

provision of placemaking services per year, increased pipeline and investigation costs for newly 

added projects, increased costs for operating some minor placemaking assets, increase in some 

subject matter expert internal and external time charges, costs for the ongoing support and 

delivery of the strategic initiatives for the Puhinui Regeneration project.  

e) Acquisition of a 7.6 hectare parcel of land from Te Whatu Ora within the Puhinui Stream 
corridor for stage 2 of that project.  

f) Reduction in public realm benefits due to: 

-      Removal of the Manukau Sports Bowl from benefit forecasting since the masterplan has 

been completed and agreement that delivery of sub-projects now rest with the Council. 
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- Reducing the public realm benefit area in Hayman Park from the entire park to just the 

wetland and playground which reflects the areas of upgrade.  

- Inclusion of the AUT Link and Ronwood Avenue cycleway projects as a Eke Panuku funded 

priorities following agreement with Auckland Transport to progress these links as part of 

the wider AT led Manukau Walking and Cycling network. 

- Other minor adjustments as individual project scopes are confirmed.  

g) An extension of the Programme end date to 2034, in response to revised project sequencing, 

the downturn in the wider property market, and dependencies with projects delivered by others 

(e.g Airport to Botany Rapid Transit). 

h) The ‘Central Government Property Group’ project in Manukau has been suspended indefinitely, 
which has resulted in several sites now relying on interest from private developers only.  The 
Kainga Ora development at 9 Osterely Way and the Kainga Ora housing communities Wiri both 
being put on hold due to changes in government priorities.  

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
25. The key financial and resourcing impacts are: 

a) Since the previous 2021 PBCO, the programme costs have increased from $138.8 million to 

$204.23 million. This includes acquisitions, capital investment and operational expenditure. The 

main reasons for this increase are construction cost escalation, acquisition of the Te Whatu 

Ora/Health NZ site, additional public realm projects, and more comprehensive reporting of costs 

across the programme life. Whilst acknowledging these cost increases, the Programme retains a 

focus on ‘value for money’ through the business case process for every project. We endeavour to 

provide cost efficiency by delivering projects at the right scale, and at the right time.  

b) Resources for this programme are sufficiently allocated for FY25. The programme makes the 

following financial assumptions: 

i) That the property market will support sales of property in a timeframe that supports 

reinvestment, and that sufficient capital funds through reinvestment remain available. 

ii) That there is sufficient operational expenditure available to support ongoing change 

initiatives in the location. 

iii) Partner funding from Auckland Council and AT is available to support community service 

and public transport initiatives. 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
26. The key risks to the Manukau Programme are:   

a) Stagnating property market - across all the sectors, Manukau is a challenging environment to 
develop property to its full Unitary Plan enabled density. Our plan is to subdivide large sites into 
smaller lots to attract a greater variety of developers and increase the probability of early 
development. This approach is expected to get small scale development occurring faster than 
waiting for comprehensive development of larger sites. However, parts of the subdivided sites 
will be retained for higher density in the future.  
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The main driver of demand for large scale office development over the long term appears to be 
the public sector, however, this market is currently constrained by the government’s austerity 
measures. 

In recognition of development feasibility challenges, we are targeting rather than mandating 

certain sustainable design standards for a period of time. We remain committed to the standards 

but need to weigh this up with ability to get projects across the line. 

b) Scentre Group/Westfield own the majority of entertainment and retail space in Manukau 

Central and they play a pivotal role in the overall success of Central Manukau. We meet bi-

annually with Westfield to align our development plans. It is noted that since 2018, Scentre 

Group has had several iterations of plans for the redevelopment of their shopping mall.  

c) Redevelopment of car parking sites - several development sites have been approved for sale 

by Council subject to approval by AT. There is ongoing engagement with AT to manage the 

property transfer process. The reduction of public carparking is of significant community 

interest. It will be managed through communication of our urban regeneration vision and 

improving alternative transport modes in partnership with AT and by working closely with the 

local board 

d) Milestone delivery – all projects face challenges that impact delivery and milestone timeframes. 

This is actively managed through the individual project risk registers. 

e) Airport noise restrictions - the northern area of Programme is subject to an airport noise 

overlay in the Auckland Unitary Plan. This noise overlay prevents new dwellings being 

constructed in the noisiest parts of the flight path. In other ‘moderate’ areas of the flightpath, 

acoustic treatment is required for new residential dwellings which has implications for 

development feasibility.  

 Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
27. Manukau is a complex stakeholder environment given its strategic importance to South Auckland 

and the wider city. We regularly communicate and engage directly with a variety of stakeholders in 

the area. The scale of our communications activity corresponds to the scale of our work’s impact, 

disruption, risk and opportunity profile. Comprehensive communications and engagement plans 

guide activity to ensure a joined-up approach. 

28. Through high-quality, transparent and timely communications and engagement, we protect our 

reputation, de-risk projects and ensure our partners and stakeholders receive the right information 

at the right time. 

29. Overall, the 2024 Manukau Programme will have a positive impact on stakeholders, but it is 

acknowledged that individual projects may not gain the support of every stakeholder. Key 

stakeholders and partners include: 
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a) The Ōtara Papatoetoe Local Board and Manurewa Local Board are supportive of the 

Programme and encourage our work to progress faster. Members from both local boards are 

regularly updated on the Programme and individual projects.  

b) Mana whenua - We hold regular hui with representatives from three iwi which has been agreed 

with the Eke Panuku Mana Whenua Forum; Ngaati Tamaoho, Te Ākitai Waiohua, Ngaati Te Ata 

Waiohua.  This enables more focused and more meaningful input, partnering and oversight from 

mana whenua across the entire life cycle of projects and supports the intention to express Maori 

and iwi specific identities through the transformation programme of development, capital and 

placemaking projects.   

c) The Manukau Business Association is supportive of our investment and projects to enable the 

Manukau town centre to thrive.  

d) Key stakeholders are also supportive of the programme including the Police, Rainbow’s End, 

Ministry of Justice, Scentre Group and Business Manukau (Business Association) 

e) AUT and MIT: We have strong support from both tertiary institutes operating within the 

Programme area. We are investing in projects that will directly benefit AUT and MIT such as: the 

Cavendish Drive and Sharkey Streetscape upgrade, and the Hayman Park Wetland 

improvements. 

f) Manutahi group – Through the placemaking team Eke Panuku facilitate a monthly group of local 

community entities, individuals and interested parties to be informed and involved in the 

programme and this can potentially result in some opportunities for supplier contracts and 

influence the design and operation of placemaking events and project design 

Tauākī whakaaweawe Māori | Māori outcomes impact 
30. We encourage and promote Māori outcomes by: 

a) Incorporating cultural narratives into the design of public realm improvements which reflects 

the identity of iwi. This includes the renaming of key places and spaces.  

b) Providing commercial opportunities through sites sales which builds capacity and capability in 

property development for iwi. An example of this is the partnership between Te Ākitai Waiohua and 

the Avant Group at the recently completed Kotuitui housing development. 

c) Providing procurement and contracting opportunities which enables consultants and 

contractors and suppliers to participate in the transformation. 

d) Incorporating tikanga for all project processes.  

e) We will continue to work and explore partnership opportunities with Ngaati Tamaoho, Te Ākitai 

Waiohua and Ngaati Te Ata Waiohua as well as the wider mana whenua forum as we progress the 

programme. 
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31. Te Whakaoratanga te Puhinui is a notable achievement for the Programme’s Maori Outcomes. The 

project has involved partnership with Te Waiohua chairs to shape, deliver and maintain te ora (the 

health) of Te Puhinui – tangata, whenua me taiao (people, place, and nature).  

Tauākī whakaaweawe āhuarangi | Climate change impact 
32. Climate change is predicted to increase flood risks, increase temperatures, and increase the 

frequency and severity of drought conditions. Manukau has been identified as one of the most 

vulnerable areas of Auckland to climate change impacts due to factors such as its low socio-

economic context and low levels of existing tree cover. Multiple capital investment and site sale 

projects within the Manukau Programme are helping to respond to, adapt to and in some cases 

improve climate change resilience by increasing tree cover, incorporating water-sensitive design, 

requiring sustainable design requirements and restoring habitat for flora and fauna where able and 

appropriate.  

33. The Manukau Programme’s largest investment for climate change resilience is occurring through 

the regeneration of the Puhinui Stream corridor. The work being undertaking by Eke Panuku, mana 

whenua and other partners will improve stormwater quality, reduce the extent of flooding, increase 

biodiversity, and restore the mauri of the awa. 

34. Embodied carbon emissions will increase due to construction activity occurring in the Programme. 

These emissions will be assessed along with reduction strategies during the design phases of 

individual projects. The Programme’s investment in walking and cycling infrastructure will help to 

reduce operational greenhouse gas emissions from transport in the long-term. Eke Panuku has also 

achieved Homestar 6 on the first 230 houses built in the Manukau area. Future developments will 

target 7 Homestar rating for apartments. Commercial developments will target a 5 Greenstar rating. 

Attainment of these ratings will reduce operational and embodied carbon emissions.  

Ngā koringa ā-muri | Next steps 

35. Manukau’s urban regeneration strategy is now well established, so we are focused on implementing 

individual projects. This will involve taking development sites to market, constructing public realm 

improvements and continuing placemaking activities.  

Ngā tāpirihanga | Attachments 

Attachment A – Manukau Programme Business Case Overview 2024 

Attachment B – Programme Change Summary  
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Ngā kaihaina | Signatories 

Ian Wheeler, Chief Operating Officer 

David Rankin, Chief Executive 

 





































new community benefits and improved 
socioeconomic well-being 
 

Key moves Potential Key Move: Reconnect the centre to 
Vector Wero Whitewater Park and Wiri 
neighbourhoods with a new transport link 
  
Potential Key Move: Develop local amenities, 
services and events 
  
Potential Key Move: Reinvest the proceeds of 
site sales 
  
Potential Key Move: Lead the first high-
density housing development 
  
Potential Key Move: Collaborate and deliver 
with The Southern Initiative (TSI) 
  
Potential Key Move: Continue and complete 
Hayman Park, revitalise the Sports Bowl and 
rejuvenate Puhinui Stream 
  
Potential Key Move: Redevelop underused 
car parks 
  
Potential Key Move: Develop Crown entity 
land, i.e. Manukau Super Clinic site 
  
Potential Key Move: Develop an exemplar, 
high quality, transit-oriented centre 
  
Potential Key Move: Develop an exemplar, 
high quality, transit-oriented centre 
  
Deliver places and spaces that 

5 strategic moves: 
 
KEY MOVE 1: Realising the potential of the 
Puhinui Stream 
 
KEY MOVE 2: Creating a vibrant heart  

 
KEY MOVE 3: Developing the Wiri healthy 
neighbourhood  

 
KEY MOVE 4: Harnessing learning and 
innovation opportunities 
 
KEY MOVE 5: Enhancing community 
connectivity 
 

No change 







Capital 
expenditure 

$70 million  $123 million 
 
Reason for change:  construction cost 
escalation, covid-19 and confirmation of 
individual project scopes. 
 

$172.2 million 
 
Reason for change: project cost 
escalations, changes in scope to some 
projects, the inclusion of new projects, 
costs of sale of some site sale projects, 
spending forecasts being extended or 
deferred to the extended 2034 
programme end date and changes in 
prioritisation which results in an 
increased overall investment cost over 
a longer period of time. 
See breakdown below 

Project 
breakdown 
 
Site Sales 
changes 

 



Project 
breakdown 
 
Public 
Realm 
changes 

 
Operating 
expenditure 

$1.9 million for the first year to Framework 
Plan (April 2016 – June 2017) 
 

$17.5 million 
 

$27.2 million 
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19 Tripoli Road, Panmure - Go to Market Strategy 

Author(s): Dawson Mutu 

December 2024 

Some information in this report should be treated as confidential, as releasing it would prejudice the 
commercial position of Eke Panuku or Auckland Council. In terms of Section 7 of the Local Government 
Official Information and Meetings Act 1987, Eke Panuku is entitled to withhold information where 
making available the information: 

• would affect the commercial interest of a third party (s7(2)(b)(ii)); and 

• would be likely to prejudice or disadvantage the commercial position of Council (s7(2)(h)). 

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

a. approve the sale of the vacant Own Your Own Home village located at 19 Tripoli Road, 

Panmure, being Part Lot 142 Deposited Plan 37895, containing 4,456m2, via an open market 

sale process that aligns with unitary plan requirements.  

b. approve the reinvestment of the proceeds of sale back into the Own Your Own Home Unit 

Refurbishment Programme. 

c. delegate authority to the Chief Executive to execute the required documentation to sell the 

property at or above the independent valuation of current market value.   

Whakarāpopototanga matua | Executive summary 

1. As a consequence of not being able to sell Auckland Council’s interests in the Own Your Own Home 

Scheme, it has been agreed that Eke Panuku takes over the management of the portfolio from 

Auckland Council’s Community Facilities team, then refurbishes and tenants all vacant units. It will 

sell down individual villages once all units within a village are owned outright by Council.   

2. Approval of the alternative disposal strategy was confirmed with Auckland Council’s Executive and 

political leadership in September 2024. 

3. The only fully vacant village, 19 Tripoli Road, will be the first property sold from the portfolio. The 

sale proceeds from Tripoli Road will be used to refurbish Council’s vacant Own Your Own Home 

units. 

4. 19 Tripoli Road, Panmure is located within an established residential location with several reserves 

and school facilities nearby. Mauinaina West Reserve abuts the rear of the site with pedestrian 

access linking through to the Queens Road retail area of Panmure which is in close proximity to the 

southwest of the property. The Panmure train & bus station is a short walk to the west of the 

Queens Road retail area or around 800 metres from the site. 

5. The site was developed in the 1970’s with 17 self-contained one-bedroom units. All the units are 

currently vacant and have been extensively vandalised. For health and safety reasons, and to make 

the property more presentable for sale, all units will be demolished in January 2025. 
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6.  

 

  

7. Bayleys Real Estate’s value assessment of  dated November 2024, supports the 

independent valuation.  

8. Auckland Council’s proposal to increase Development Contributions is expected to further impact 

the property’s value, particularly if the proposed  increase in fees is to be introduced in 

February 2025.  

9.  

 

 

 

  

10. Council currently owns 80 of the scheme’s 150 units, 17 of which are at Tripoli Road. The estimated 

rental revenue to be generated from the remaining 63 units, once renovated, is estimated to be 

 per annum.   

11. 19 Tripoli Road is no longer required for Panmure’s ‘green’ link; consequently, this obviates the 

need for any essential outcomes beyond unitary plan requirements. The property will therefore be 

sold without development outcomes so as to maximise value for reinvestment.  

 

Horopaki | Context 

12. The sale of all 14 properties within the Own Your Own Home Scheme portfolio, of which Tripoli 

Road is one, was approved by the Auckland Council Finance and Performance Committee in May 

2022.  As all units with the Tripoli Road village are now fully owned by Council, the property will be 

prepared for sale.  

13. Under the Auckland Unitary Plan Operative in part notified on 15 November 2016, the site is zoned 

Residential - Terraced Housing and Apartment Buildings. This is a high-density zone within walking 

distance of rapid transit stops. Potential development in this zone includes buildings of up to 6 

storeys subject to certain side and rear boundary setbacks. A special height control of 19.5 metres 

applies. 

14.  

 

15. Development Contributions charged by Auckland Council are based on the number of new units 

created. The fact that there are already 17 approved units on the site is an advantage as 

development contributions are not payable for these units.  

 

 

  

16. Selling the site for a financial outcome allowing the market to determine what housing outcomes 

are achieved will maximise the value of the underutilised land so that the sale proceeds can be 

reinvested into the Scheme’s unit refurbishment programme.  
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19.  

 

 

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
20. In the current market, the sale of 9 Tripoli Road is expected to generate circa  less sale costs 

of approximately  which mostly comprise of cost to date, internal time, demolition costs, 

professional services, and legal fees.  

21. The value of the site is expected to be reduced further should Council’s proposal to increase 

Development Contributions come to fruition. 

22. It is expected the revenue generated from the site sale should increase over the next 6 - 12 months, 

thus providing sufficient funds to refurbish the vacant units in other Own Your Own Home villages. 

If the sale is not delayed, there is a risk that there may be a shortfall of funds required to complete 

the unit refurbishment programme.  

23. Auckland Council has currently agreed to accommodate  in funding to refurbish the existing 

63 vacant units, conditional on the monies being repaid from the Tripoli Road sale proceeds. Eke 

Panuku will require an additional  to refurbish the remaining vacant units as they become 

available and are repurchased by Council.  

24. Existing internal resources will be used to undertake the work including procuring services, 

negotiating the sale and purchase agreement, and monitoring the contract. 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
25. The most significant risks are the current economic conditions. 

26. Given the current softness of the property market there is a risk that 19 Tripoli Road won’t sell 

quickly or will not receive offers that meet valuation.  

27. Due to the current economic factors affecting property development, the sale of the site will be 

delayed. Timing the marketing of the site will help to mitigate this risk along with generally 

developer favourable terms on conditionality and settlement.  

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
28. The site sale will have an overall positive impact on stakeholders: 

• Panmure businesses should benefit from the additional population working or living in 

proximity of the town centre. 

•  

  

• The Maungakiekie-Tamaki local board and Council will be informed of progress as required. 

• The proceeds from the sale of the property will be used to refurbish other units within the Own 

Your Own Home portfolio; the units will then be used to house over 100 older people within the 

Auckland region.  

Tauākī whakaaweawe Māori | Māori outcomes impact 
29. In September 2022, Eke Panuku provided early notification to mana whenua of the sale of council’s 

interest in the OYOH scheme and incorporated a weighting in the Expressions of Interest evaluation 
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process for the delivery of Maori outcomes. Early notification will again be provided to mana 

whenua advising that the Own Your Own Home properties will be sold individually on a village-by-

village basis, and that Tripoli Road will be marketed for sale in 2025.  

Tauākī whakaaweawe āhuarangi | Climate change impact 
30. The site is not in a flood plain nor is it at risk of coastal inundation.   

Ngā koringa ā-muri | Next steps 

31. Following the deconstruction of the site’s 17 units and once market conditions improve, the site will 

be marketed for sale through an open market sale process. The site will be offered for sale by way 

of Tender.  

Ngā tāpirihanga | Attachments 

There are no attachments for this report. 

Ngā kaihaina | Signatories 

Allan Young, GM Development 

Marian Webb, GM Assets & Delivery 

David Rankin, Chief Executive 
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Maungawhau and Karanga a Hape development programme – 
selection of an independent reviewer 

Author(s): Kate Cumberpatch, Priority Location Director 

December 2024 

Some information in this report should be treated as confidential, as releasing it would prejudice the 
commercial position of Eke Panuku or Auckland Council. In terms of Section 7 of the Local Government 
Official Information and Meetings Act 1987, Eke Panuku is entitled to withhold information where 
making available the information: 

• would affect the commercial interest of a third party (s7(2)(b)(ii)) 
• would be likely to prejudice or disadvantage the position of Council (s7(2)(h)). 
  

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

a. endorses the scope of work, as set out in this report, for an independent reviewer to shadow 

the land sale process for the Maungawhau and Karanga a Hape programme, to have oversight 

of the key process decisions and approvals as approved in 2023 with the CRL Sponsors. 

b. approves the Chair Eke Panuku Board, and the Chief Executive to appoint the independent 

reviewer and confirm the brief after consulting with the City Rail Link Sponsors. 

c. receives the attachments to this report as an update on the Maungawhau and Karanga a Hape 

development programme. 

Whakarāpopototanga matua | Executive summary 

1. The City Rail Link Sponsors requested the Eke Panuku Board appoint an independent reviewer to 

shadow the land sale process of the Maungawhau and Karanga a Hape development programme. 

This requirement was at the request of the CRL Sponsors to provide assurance of the development 

process.  

2. The proposed scope of work for the independent reviewer will align with key process decisions and 

approvals. The proposed scope of work is outlined in this report and a draft brief attached. 

3. The independent reviewer needs to have knowledge of the private and public property sector, 

industry knowledge and legal expertise. 

4.  

 

 

5. An update was provided to this Board in September and November. Attached to this report is a 

memo to be provided to the CRL Sponsors Representatives giving a recent update on the 

programme and outlining some issues with programme and infrastructure constraints in the area.  
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21. The cost will be a cost of sale covered through the Maungawhau programme, funded through Eke 

Panuku’s budget allocated by Auckland Council.  

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
22. The appointment of an independent reviewer is to provide assurance to the CRL Sponsors, thereby 

mitigating risk.  

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
23. The engagement of an independent reviewer is at the request of the CRL Sponsors and fulfils one of 

our obligations to the CRL Sponsors.  

Tauākī whakaaweawe Māori | Māori outcomes impact 
24. There are no impacts on Māori from the decisions sought in this report.  

Tauākī whakaaweawe āhuarangi | Climate change impact 
25. There are no climate impacts from the recommendations of this report.  

Ngā koringa ā-muri | Next steps 

26. Seek proposal(s) from the recommended person(s).  

27. Chair and Chief Executive to execute supplier contract, following consultation with the CRL Sponsor 

Representatives.  

Ngā tāpirihanga | Attachments 

 

 

 

 

Ngā kaihaina | Signatories 

Allan Young, GM Development 

David Rankin, Chief Executive 
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Central Wharves Masterplanning Draft Project Plan 

Author(s): Fiona Knox, Priority Location Director - Major Projects 

December 2024 

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

a. approves the draft project plan for the master planning of the central wharves as described in 

this report. 

Whakarāpopototanga matua | Executive summary 

1. Eke Panuku was given the task of leading a masterplan exercise for the central wharves as part of 

the Long-term Plan resolutions in June 2024. The Governing Body approved the reallocation of $6m 

of Eke Panuku shared services savings over four financial years to progress the masterplan for 

Stage 1: Central Wharves. This included stakeholder engagement, masterplan preparation, 

regulatory approvals, planning for the first stage of capital projects and related implementation 

planning for these public assets. 

2. There is a commitment from the Executive to “agree a project and programme plan with the Board 

by December”. This paper outlines a draft plan which will be iterated over time. We are in the early 

stages of a four-year process and will report back to the Board and Council as the work progresses. 

3. This paper and attachments outline the proposed process for the first 18 months of work and 

getting to an agreed masterplan and business case. An indication of the proposed phases over the 

four years to 2028 is also provided. 

4. The masterplan’s geographic scope includes Queens Wharf, Captain Cook Wharf, Marsden Wharf 

and Hobson Wharf Extension. It also includes the waterspace and associated breastworks that run 

parallel to the red fence. 

5. In September the Eke Panuku team started preparing a draft plan to inform the material in this 

Board paper. Much of the team’s effort over September to November has been on the project 

initiation phases inclusive of Eke Panuku PMO processes. A key focus has been early engagement 

with iwi mana whenua and local boards. We have started a procurement process to appoint design 

experts. 

6. The draft project plan outlines the need for four key inter-dependent technical workstreams. These 

will work in parallel, and each have an Eke Panuku Lead who will report into a core working group. 

This will ensure there is an overarching and integrated approach for the programme, effectively 

managing the interdependencies between workstreams. 

7. The four key workstreams proposed are: 

a. Masterplan development; An integrated, design-led process to investigate opportunities and 

constraints, inform location requirements and develop an agreed way forward. This will be an 

iterative process inclusive of engagement and consultation with elected members, mana 

whenua, key stakeholders and the public. The first stage of this process, to begin in early 2025, 
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will be testing the propositions and opportunities outlined in Framework Plan. Technical issues 

that were addressed in the Framework plan will be further tested, including providing analysis 

and advice on the appropriate planning response and consenting strategy. 

b. Programme business case (PBC) development; This will set out the case for change according 

to the five-case framework of the Better Business Cases model, i.e., the strategic, economic, 

commercial, financial and management cases. The delivery of the PBC will be staged, enabling 

checkpoints with the Project Steering Group. This will ensure the identification and testing of 

the most suitable option to achieve the vision and benefits developed through the masterplan 

process. The PBC will inform investment cases identified as necessary to progress key issues 

such as a cruise response on Captain Cook Wharf. 

c. Infrastructure response; Comprising investigations and asset due diligence into the state of the 

wharves and waterspace. This will include developing an understanding of the climate 

response requirements, connectivity with city centre infrastructure (utilities and transport 

network), the development of asset management plans and the strategy required to address 

any regulatory requirements to enable the programme. 

d. Transitional use strategy; Inclusive of a place-led approach on site that will foreshadow and 

communicate the potential future of the central wharves. The work will activate and test 

opportunities in the spaces, which will attract people to the location in a safe way. 

8. The workstreams will be supported by a communications and engagement plan appropriate for 

each stage. 

9. There are several important issues that need to be recognised and resolved to enable us to enter 

into the proposed work programme: 

a. While Eke Panuku Development Auckland will lead the work, we will need the collective, 

collaborative effort of a cross-council working group. We will need to draw from subject matter 

experts that have knowledge within the City Centre context. 

b. We need an agreed position on the future of cruise, specifically the opportunity to remove 

cruise from Queens and Princes wharves. We will need agreement between all parties across 

the council group on this matter in the very early stages of the masterplan as this is the key to 

unlocking the potential of the wharves and waterspace. 

c. There are dependencies with the Mayor’s plan to make the most of Auckland’s port and 

waterfront as endorsed by the Governing Body on 28 November 2024. In particular the 

proposal by Port of Auckland Limited (POAL) to extend Bledisloe and Fergusson wharves. The 

release of Captain Cook and Marsden wharves and the associated breastworks is contingent on 

POAL securing consent for the extension of Bledisloe to accommodate larger vessels, and its 

construction. 

d. We need clear direction on roles and responsibilities and the asset transfer process that will be 

undertaken between POAL and Council regarding Captain Cook Wharf, Marsden Wharf and the 

breastworks. The process, agreement and timeframes for releasing these wharves has yet to be 

finalised between Auckland Council and POAL. Timeframe indications to date have been within 

five years. 

e. Iwi mana whenua have advised that we need a structure to enable better governor to governor 

engagement, in addition to kaitiaki engagement. The Eke Panuku Māori Outcomes team is 

considering the best mechanism to enable appropriate Rangatira engagement. Our ability to 
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establish an agreed process for both Rangatira and Kaitiaki engagement is highlighted as a risk 

for this project’s success and achievement of milestones. 

Horopaki | Context 

10. Through the Long-term Plan 2024-2034 decisions, the Governing Body: 

a. Resolved for the transfer of Captain Cook and Marsden wharves and the associated land from 

Port of Auckland Limited to Auckland Council within two to five years, noting that any final 

decisions to transfer will be subject to the relevant consents for work on Bledisloe North being 

granted. POAL is clear that the extension of Bledisloe North needs to be completed before the 

transfer of Captain Cook and Marsden wharves can be concluded. 

b. [that] A master-planning exercise for the central wharves will be undertaken to accommodate 

outstanding public space, cruise facilities, a strategy for cruise, reliable ferry services and 

maintaining port operations. 

c. Approved the reallocation of $6m of Eke Panuku shared services savings over four financial 

years to progress the masterplan for Stage 1: Central Wharves. This included stakeholder 

engagement, design, regulatory approvals and related implementation planning for these 

public assets. 

11. The figure below provides the geographic boundary for the work – inclusive of reclaimed land, 

wharves and water space. 

 
Figure 1: Central Wharves scope. 

  





Central Wharves Masterplanning Draft Project Plan Page 5 of 11 

Nga whiringa me te taatai | Options and analysis 

Kua whakaarohia nga whiringa | Options considered 
12. There is a commitment from the Executive to “agree a project and programme plan with the Board 

by December”. In September 2024 preparatory work within Eke Panuku started to scope out project 

requirements – focusing on: 

a. Testing the Framework Plan, associated technical workstreams required to inform a 

masterplan, key milestones and resourcing of the team within the Council whanau and mapping 

out expected consultants needed and procurement approach. 

b. Engagement with Iwi Mana Whenua – the project scope and background has been presented to 

the Eke Panuku Governance Forum. There have also been one to one meetings held with mana 

whenua who have requested individual hui. 

c. Early engagement with stakeholders, starting with local boards. 

Testing the Framework Plan Assumptions and Approach 

13. The platform for our engagement and design work will be based on the Port Precinct Framework 

Plan. This document was endorsed by the Governing Body through LTP decisions in June 2024. 

14. The final masterplan will provide direction on several challenges and opportunities that Auckland 

has been grappling with for many years. The process of getting there provides the opportunity to 

consider the wharves and waterspace in a strategic way, and how these important assets connect 

to the City Centre, waterfront and Te Waitematā. 
15. The figure below outlines the approach to considering and testing options and getting to a final 

masterplan and programme business case by April 2026. 

 

Figure 2: Draft Process – Sept 2024-April 2026 

16. The first phase of work will be to test the assumptions and approach recommended in the 

Framework Plan. This testing phase will create content that will help scope the four technical 
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36. The Transitional Use strategy will also form an important part of our engagement and presence on 

site. 

Tauākī whakaaweawe Māori | Māori outcomes impact 
37. A verbal update has been provided to the Eke Panuku Governance Mana Whenua Forum in October, 

in line with our no surprises approach. 

38. Through this kōrero there was feedback that a structure than enables governor to governor 

engagement will be required, in addition to kaitiaki engagement. The Eke Panuku Māori Outcomes 

team is considering the best mechanism to enable appropriate Rangatira engagement. 

39. The Head of Māori outcomes has been contacting the Governors of the nine iwi mana whenua who 

have requested engagement on this kaupapa. Based on initial kōrero it sounds like a decentralised 

focus of engagement is being requested. 

40. Getting an agreed process will enable the project team to have clarity on reporting expectations 

and progressing the technical workstreams with the Kaitiaki members. A lack of clarity and lack of 

momentum on this issue is highlighted as a risk for this project success. 

Tauākī whakaaweawe āhuarangi | Climate change impact 
41. Sustainability and climate change adaption objectives and requirements will be embedded into the 

masterplan development and the infrastructure response. We would expect to have Auckland 

Council subject matter experts and supporting consultants advising the team. 

42. We will need to get an agreement from Auckland Council on the baselines assumptions to ensure 

our thinking and eventual capital works will be sufficiently future proofed and not relitigated over 

time. 

Ngā koringa ā-muri | Next steps 

43. After the Board’s feedback, the next stage is to: 

a. Engage with the Mayor’s Office on the issues outlined in this paper. 

b. Formalise a core project team to start planning for framework testing in the new year. 

c. Procure design consultants to assist with the framework testing and masterplan development. 

d. Develop a procurement approach from the remainder of the consultant support needed. 

e. Continue early stakeholder engagement based on the messages outlined in this programme. 

f. Finalise plans for public engagement in March 2025. 

Ngā tāpirihanga | Attachments 

Attachment A – Supporting Slides 

Attachment B – Programme Schedule 

Ngā kaihaina | Signatories 

Gyles Bendall, GM Design & Place 

Ian Wheeler, Chief Operating Officer 

David Rankin, Chief Executive 
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during this work. If a report indicates the presence of asbestos, suitable precautions are taken to 

avoid the release of fibres during the work. In some cases the whole of the ACM will be removed by 

suitably qualified contractors. 

10. Eke Panuku staff and external maintenance contractors are able to access asbestos records and 

reports held in Noggin. As well, staff can find high level information on the presence of asbestos at 

sites on the Eke Panuku intranet 

Nga whiringa me te taatai | Options and analysis 

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
11. Individual project funding will be approved on a case-by-case basis, in accordance with asset life 

cycle analysis, to address required mitigation works. 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
12. Eke Panuku is committed to undertaking all reasonably practicable measures to eliminate or 

minimise the risk posed by ACM within its assets. This will be achieved through Eke Panuku's 

Asbestos Management Framework (AMF) and associated asbestos management documentation 

that complies with the requirements of the: 

• Health and Safety at Work Act 2015 

• Health and Safety at Work (Asbestos) Regulations 2016  

• Health and Safety at Work (General Risk and Workplace Management) Regulations 2016 

• Approved Code of Practice for the Management and Removal of Asbestos 2016 

13. The framework ensures that all Eke Panuku assets with identified ACM must be clearly labelled to 

inform all occupiers and workers of the presence of ACM and the potential risk(s). The methods will 

be outlined in the AMF and recorded in “Noggin”. 

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
14. Key Stakeholders are Auckland Council and Auckland Transport. These stakeholders seek 

maximum financial returns from the leasing of these sites to defray holding costs. 

15. Eke Panuku Executive Lead Team, that is responsible to ensure that Health and Safety and Risk 

Management strategies are in place and are followed. 

16. Eke Panuku Property Managers who are delegated to manage the leasing of buildings, Facility 

Managers who manage the everyday safety and maintenance of buildings and Asset Manager who 

undertake building condition surveys and construct financial plans to mitigate the risk of asbestos 

exposure, and to upgrade and renew buildings over time. 

Tauākī whakaaweawe Māori | Māori outcomes impact 
17. The matters addressed in this report do not have any particular benefits to or adverse effects on 

Māori. 

Tauākī whakaaweawe āhuarangi | Climate change impact 
18. Waste mitigation and minimisation strategies will be employed in all project works associated with 

the implementation of the guidelines. 
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Eke Panuku Asbestos Management Policy 
1. Policy Statement 

Eke Panuku Development Auckland (Eke Panuku) is committed to protecting the health 
and safety of all staff, visitors, occupants, and contractors from the risks posed by 
asbestos and asbestos-containing material (ACM) within the Eke Panuku portfolio. 
 

2. Policy Statement 

Eke Panuku Development Auckland (Eke Panuku) is committed to protecting the health 
and safety of all staff, visitors, occupants and contractors from the risks posed by 
asbestos and asbestos-containing material (ACM) within the Eke Panuku portfolio. 

3. Scope and Purpose 

The age and nature of property within the Eke Panuku portfolio means that legacy ACM 
is likely to be frequently identified within the building fabric, services, and land 
surrounding the buildings. This policy is designed to address the risks posed by 
asbestos and ACM and sets out the requirements to identify, eliminate or manage 
ACM to protect the safety of staff, visitors, occupants and contractors, so far as is 
reasonably practicable. 
 
Eke Panuku is committed to undertaking all reasonably practicable measures to 
eliminate or minimise the risk posed by ACM within its assets. This will be achieved 
through Eke Panuku's Asbestos Management Framework (AMF) and associated 
asbestos management documentation that complies with the requirements of the: 

• Health and Safety at Work Act 2015 
• Health and Safety at Work (Asbestos) Regulations 2016 
• Health and Safety at Work (General Risk and Workplace Management) Regulations 

2016 
• Approved Code of Practice for the Management and Removal of Asbestos 2016. 

Eke Panuku acknowledges that ACM is a workplace risk that may harm workers and 
other people who are exposed to airborne asbestos fibres and therefore needs 
appropriate management. All Persons Conducting a Business or Undertakings 
(PCBUs) who conduct work for Eke Panuku involving asbestos, and all workplaces 
where Eke Panuku is a PCBU where asbestos is present, must manage asbestos risks 
so they do not harm anyone.  

This policy, together with the AMF and asbestos-related information held in the 
“Noggin” Health and Safety database will assist PCBUs in exercising their duties with 
respect to asbestos management. 

4. Asbestos Management Framework 

Eke Panuku must ensure that an Asbestos Management Framework (AMF) is in place.  
The AMF provides guidance for staff on the identification and management of 
asbestos, including determining risk, record keeping, roles and responsibilities, 
management of information and procedures for undertaking work, including emergency 
work. 

The AMF is to be a living document that is subject to periodic update by the Eke Panuku 
Health and Safety Manager 

5. Information management and Asbestos management plans - Noggin Software 

Eke Panuku utilises “Noggin”, a proprietary cloud-based health and safety 



 
 

management software tool, to facilitate and steward health and safety management 
within Eke Panuku. Eke Panuku's maintenance contractors have access to “Noggin” 
to provide relevant information that they can use when planning for work at any 
property. 

The site-specific information and records for each property held in “Noggin” or the Property 
File is to include (where relevant): 
i. All asbestos items relevant to the site, including decisions and reasons for decisions 

on how the asbestos or ACM will be managed 
ii. Asbestos survey (where available) including presumed asbestos 
iii. Records relating to labeling and auditing 
iv. WorkSafe notifications 
v. Asbestos Removal Control Plans (ARCPs) 
vi. Abatement records 
vii. Air monitoring reports  
viii. Clearance certificates  
ix. Record of any asbestos-related incidents 
x. Timetables for: re-inspections and data review. 

 

5. Labelling of Asbestos Containing Material 

Identified ACM within Eke Panuku assets must be clearly labelled to inform all 
occupiers and workers of the presence of ACM and the potential risk(s). The methods 
will be outlined in the AMF and recorded in “Noggin”. 

6. Acquisition of New Eke Panuku Assets 

An asbestos identification survey must be completed when a new asset is acquired or 
on the internal transfer of an asset to Eke Panuku from another Auckland Council entity 
(if a survey does not already exist or we can be certain property does not contain 
asbestos). 

7. Health Monitoring 

Asbestos health monitoring of Eke Panuku staff will be implemented on an as needed 
basis and implemented by the Eke Panuku Health and Safety Manager. Eke Panuku 
maintenance contractors will be required to monitor the health of their workers. 

8. Asbestos Risk Management Decision-Making 

Eke Panuku-related asbestos risk decision-making is to be managed by the Eke 
Panuku Head of Property Portfolio based on best practice advice from the Eke Panuku 
Health and Safety Manager. 

9. Incident Response 

The AMF provides an incident response procedure where ACM is disturbed through 
inadvertent actions. All asbestos exposure incidents must be reported to the Eke 
Panuku Health and Safety Manager and in “Noggin” in accordance with Eke 
Panuku's corporate Health and Safety incident reporting timelines. 

10. Policy Review and Revision 

This Policy is subject to a three-yearly review by the Eke Panuku Head of Property 
Portfolio. 
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Executive Summary 
This Asbestos Management Framework (AMF) establishes an organisational process for managing asbestos risks within 
properties managed by Panuku Development Auckland Ltd (Panuku, a Council Controlled Organisation) to comply with 
the Health and Safety at Work (Asbestos) Regulations 2016 (Asbestos Regulations).  
The age and nature of properties forming the Panuku portfolio means that legacy ACM is likely to be frequently 
identified within the building fabric, underground services, and land surrounding the buildings. It is noted that 
Panuku’s property portfolio contains a wide diversity of properties, including a large number of residential properties.  
The Asbestos Regulations do not apply to residential properties unless refurbishment work is to be carried out on 
them.  Despite this, Panuku has scheduled these properties to be surveyed but with a low priority. All tenants, 
employees and contractors working for Panuku must comply with the requirements of this AMF. 
The AMF sets out: 
• The overall framework and policy for the management of asbestos that applies to all Panuku owned or managed 

workplaces. 
• What the asbestos risks are, generally, across the portfolio. 
• The decisions, and reasons for those decisions, about how these risks are to be managed generally across Panuku’s 

portfolio. Specific decisions and reasons for decisions relating to individual properties will be recorded in Risk 
Manager. 

• Clear lines of responsibility for management of asbestos across Panuku’s portfolio so that each person involved 
understands their role. 

This AMF outlines the key legislative requirements and control measures intended to eliminate or minimise exposure 
to airborne asbestos fibres, which include: 
• Identifying and assessing the risks of asbestos in land or workplaces, including inaccessible areas likely to contain 

asbestos. 
• The method for implementing site specific measures and procedures to control risks (e.g. labelling, contractor 

inductions). 
• Reviewing risk assessments prior to maintenance, refurbishment, demolition or construction activities on Panuku 

properties. 
• The process for engaging a licensed asbestos removal contractor (LARC) to carry out removal work and an 

independent licensed asbestos assessor (LAA) to complete monitoring and supervision. 
In addition, this AMF outlines the key requirements in relation to asbestos for record-keeping, contractor 
management and accidental damage to asbestos-containing materials. 
It should be noted that this AMF provides general guidance on the management of asbestos-related risks within the 
portfolio until appropriate surveying works can be completed for all Panuku properties.  Once a survey is undertaken 
on a workplace, workers should refer to the AMF, Risk Manager including the site-specific survey containing 
information and guidance based on the findings of the survey work.   
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1.2 Purpose 
The purpose of this AMF is to ensure that reasonably practicable steps are taken to prevent, or minimise the risk of 
exposure to asbestos materials, for all occupants at Panuku properties in accordance with the Asbestos Regulations.  
The Asbestos Regulations require a PCBU with management or control of a workplace where asbestos has been 
identified to ensure that a written asbestos management plan for the workplace is prepared.  The Asbestos Regulations 
require Panuku to eliminate exposure to airborne asbestos in the workplace, so far as is reasonably practicable, or 
minimise asbestos exposure where this is not reasonably practicable.  
It is noted that Panuku’s property portfolio contains a large number of residential properties.  The Asbestos 
Regulations only apply to residential properties when work is being conducted on the building – such as demolition or 
refurbishment.  Despite this, Panuku has scheduled these properties to be surveyed but with a low priority. 
Under this AMF, the required information to be included in an AMP for each workplace is to be provided in individual 
AMP asbestos survey records and abatement records.  
The Asbestos Regulations also require implementation of appropriate control measures (typically comprising 
engineering and administrative systems). To accomplish this, the AMF specifies generic work practices and procedures 
to: 
• Maintain the asbestos materials in good condition. 
• Ensure implementation of hazard control strategies. 
• Monitor the condition of the asbestos materials. 
• Minimise the possibility of accidental damage or exposure to asbestos materials. 
The Panuku Manager – Property Portfolio, or their delegated representative will assume responsibility for the 
implementation of this AMF. 
This AMF and associated AMP Coversheet must be readily accessible to and understood by all users and managers of 
Panuku workplaces.  The appropriate personnel at Panuku properties should be aware of the presence of the asbestos 
materials and the need to ensure they are removed or managed in such a way as to eliminate or minimise exposure. 
They should also understand their role in achieving this. 
1.3 Objectives 
This AMF sets out: 
• Overall management framework and policy for asbestos that applies to all Panuku workplaces. 
• What the asbestos risks are across Panuku’s property portfolio. 
• How these risks will be managed generally across Panuku’s property portfolio (Specific decisions and reasons for 

decisions relating to particular sites are set out in the AMP Coversheet which will be uploaded to Risk Manager.) 
• Clear lines of responsibility for the management of asbestos and ACM across Panuku so that each person involved 

understands their role. 
The AMF therefore: 
• Outlines the necessary actions Panuku must take to control the risk of asbestos exposure in its workplaces, as 

required by legislation. 
• Identifies the administrative line of authority for the sites, outlining responsibilities, procedures and systems for 

the effective management and control of asbestos materials. 
• Establishes a timetable for the review and assessment of identified asbestos materials and their management. 
• Where appropriate, requires Panuku contractors to adopt a work permit system which ensures that any proposed 

maintenance, installation, alteration or renovation at the sites is notified to the Panuku Facility Manager. 
• Requires that all stakeholders involved in management and operations at the sites are clearly informed and where 

necessary trained to manage the asbestos material risks. 
The asbestos register forms an integral part of the AMF. The AMF, asbestos register and AMP Coversheet are to be 
readily accessible to all relevant stakeholders via ‘Risk Manager’. Refer to Section 1.5.5 for further information on 
access. 
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1.4 Guiding AMF Rationale 
As a property management and development agency, Panuku has taken a proactive and pragmatic approach to its 
asbestos responsibilities.  The framework and asbestos management initiative is outlined in this AMF. 
Panuku’s property portfolio is dynamic and routinely changes as properties move through their development life cycle.  
It is imperative for Panuku to ensure that asbestos health and safety risks are managed appropriately while, at the 
same time, balancing the cost and approach of managing these responsibilities with the commercial requirements of 
each property.  
In simple terms, Panuku’s property portfolio comprises a mix of the following property categories: 

• Commercial properties that are leased, some of which are single-tenanted and others are multi-tenanted (such 
as a small shopping complex). 

• Residential properties that are generally single tenanted. 
• Land which may comprise a mix of greenfield and brownfield land. 

Some of these properties stay within the Panuku property portfolio for some time (as long term investments), while 
others pass through the development system quickly, such as properties sold to outside organisations, buildings being 
demolished etc.  Panuku therefore has taken a management approach based on what is reasonably practicable in 
terms of risk, priority and length of time the property is to remain within its portfolio. It is not reasonably practicable 
to survey all buildings and land immediately and so the asbestos management controls will differ between properties 
held within the portfolio, but at the same time achieving the required level of regulatory compliance and protection 
of human health.  
 
1.4.1 Key AMF Management Principles 
The  AMF provides the following rationale for assessing risk posed by asbestos and ACM within the Panuku portfolio: 

1. Undertaking asbestos management surveys to identify asbestos in buildings built before 2000. 
2. Undertaking asbestos refurbishment and demolition surveys when intrusive works in pre-2000 buildings are 

proposed (such as rewiring of the building, decommissioning of plant rooms, or other activities that involve 
disturbance of the building fabric). Post-2000 buildings also require an inspection by a competent person to 
identify asbestos prior to demolition and to remove any asbestos prior to demolition. 

3. Presuming materials contain asbestos within the workplace across the portfolio unless there is strong 
evidence to suggest otherwise. Strong evidence would include sampling/an asbestos survey. 

4. Assessing the health and safety risk for each case of identified asbestos and, where necessary, taking action 
to either have it sealed, encapsulated or removed. 

5. Using only Panuku/AC approved, IANZ (International Accreditation New Zealand) accredited (or equivalent) 
analytical services for asbestos analysis; and other approved contractors for identification, sampling, 
monitoring and testing (including clearance inspections). 

6. Using only Panuku/AC approved, licensed asbestos removal contractors for major asbestos work. 
7. Providing and maintaining asbestos registers, AMP Coversheets, and information in Risk Manager, which 

must be checked prior to beginning planned works. 
8. Providing information, instruction and training for employees. 
9. Having effective procedures for dealing with incidents involving a potential release of asbestos fibres at a 

workplace or at premises where Panuku has control. 
Based on the above principles, Panuku has considered the likely asbestos risk posed by the various properties it 
manages and used the following risk hierarchy to programme and prioritize asbestos survey work as part of its asbestos 
risk management process. Table 2 outlines the rationale and decision-making process for day to day occupation of the 
properties. 
Note that while asbestos must be identified under the Asbestos Regulations, asbestos registers for each building are 
not required as such. Where a building was constructed before 2000, Panuku ought reasonably to know that there is 
a risk of exposure to respirable asbestos fibres and is required to ensure, so far as reasonably practicable, that all 
asbestos or ACMs are identified.  If this is not reasonably practicable, then the presence of asbestos or ACMs should 
be presumed and managed in accordance with this AMF.  
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3 Greenfield Land PSI/DSI as 
needed. 

Very Low 
Priority.  

Complete PSI and DSI as required by 
development proposal(s), regulator or due 
diligence requirements unless an asbestos 
risk is identified. Inform tenants and 
contractors of this process. 

Note: 
Management Surveys undertaken in accordance with the Approved Code of Practice for the Management and 
Removal of Asbestos (ACoP, WorkSafe 2016).  
PSI – Preliminary Site Investigation.  
DSI – Detailed Site Investigation.  
PSI and DSI completed in accordance with BRANZ 2017.  
Greenfield and brownfield land managed by Panuku may be impacted by asbestos contaminated soil and/or contain 
in-ground asbestos cement pipes. Panuku has not investigated the land in a systematic way to document the presence 
of ACMs, rather asbestos risks and liabilities will be managed on an ‘as needed basis’ as earthworks/ground 
disturbance activities take place. This will be achieved through compliance with this AMF.  
A key aim of the AMF is to set out the process adopted by Panuku for the identification, assessment, management, 
and control of ACM on Panuku workplaces. The flow chart presented in Figure 1 below (adapted from the Australian 
Code of Practice for the Control of Asbestos in Workplaces (NOHSC:2018(2005)) outlines the generic processes used 
in the development of the AMF.  
  





 
 

13 
 

 
1.4.2 Asbestos Survey Types 
The Good Practice Guidelines for Conducting Asbestos Surveys, WorkSafe, 2016 (GPG, 2016) outlines the scope and 
methodology required for collecting reliable survey data. The GPG also outlines the minimum expectations around 
surveyor training and experience. There are two main types of survey undertaken as follows: 

• Asbestos Management Survey. The scope of the management survey includes readily accessible areas. 
However it generally does not include wall penetrations, height restricted areas above the reach of a ladder, 
beneath carpet etc. The report will include a detailed register, photos, laboratory results, site plans, an 
assessment of risk posed by any positive items and recommendations on actions needed. The report will also 
detail no-access areas and limitations to the survey. 

• Pre-demolition/pre-refurbishment Asbestos Survey. This type of survey comprises a fully intrusive/destructive 
inspection of all areas of a building or the specific location of the disturbance activity. Multiple site visits may 
be required to ensure any previously no-access areas are surveyed. An assessment of risk is not necessarily 
required for this type of survey, however detailed recommendations on required actions for removal are 
necessary. 

Asbestos surveys should be completed by a separate and financially independent company to the removal company 
where asbestos is planned to be removed. This avoids any conflict of interest, maintains independence and avoids any 
blurring of lines of responsibility. 
1.5 AMF Linkage to Panuku Operations 
Panuku is involved in a large range of life cycle activities for the properties it manages on behalf of AC, it is 
imperative that asbestos risks are identified, understood and appropriately managed during these works. These risks 
are not just health and safety related, but also include commercial risks associated with the liability that asbestos 
poses (both within buildings and as soil contamination and in-ground asbestos cement pipes). The asbestos 
management approach and controls in the AMF will influence and impact on some Panuku property related activities 
and possibly those of AC. The key AMF interactions with other Panuku and AC business activities/functions are listed 
below.  
1.5.1 Due Diligence 
Prior to purchasing or selling a property, the Panuku Manager – Property Portfolio will ensure that appropriate 
environmental due diligence procedures are followed to enable potential environmental and health and safety 
related liabilities to be identified and accounted for in the acquisition and sale process. With respect to asbestos 
related liabilities, and as a minimum:  

• pre-purchase assessments will include completion of an asbestos management survey of buildings (where 
needed); and/or  

• a contaminated land preliminary site investigation (PSI – if appropriate) to account for potential for asbestos 
in soil impact(s) and liabilities associated with asbestos cement in-ground services.  

Guidance on conducting asbestos contaminated land PSIs is given in the Building Research Association of New 
Zealand (BRANZ) asbestos in soil guidance (BRANZ 2017).  
Premises being internally transferred from other AC business entities to Panuku will be subject to completion of an 
asbestos management survey of buildings and/or a contaminated land PSI to establish the potential for asbestos in 
soil impact(s) and asbestos cement in-ground services. 
Panuku will use vendor due diligence procedures when any property is sold to ensure full disclosure of asbestos 
related liabilities, either within buildings or as contaminated land and asbestos cement in-ground services. 
1.5.2 Contractor Procurement and Management 
Panuku utilises the wider AC procurement procedures to secure approved contractors to undertake routine 
maintenance and construction work on Panuku premises and capital works. Panuku Facilities Management (FM) will 
work with the AC Contract Managers to ensure that contractual terms capture the intent the AMF. This includes 
ensuring access to the site-specific AMP Coversheet and associated asbestos register and any other relevant 
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asbestos records held on Risk Manager. The Panuku Facilities Manager will ensure that retained contractors receive 
appropriate training on the Panuku asbestos management framework and general asbestos awareness. 
1.5.3 Property Management 
Panuku Property Management will ensure that tenants of commercial properties are informed of their 
responsibilities regarding works undertaken on the properties where asbestos or ACMs have been identified or could 
be present. Tenants of residential properties will be notified when asbestos is identified. Under the individual 
tenancy agreements, tenants are not permitted to engage contractors without prior approval from Panuku. 
Communication of tenant responsibilities will be achieved in a number of ways, as summarised below: 

• Letters sent to all commercial tenants from Panuku explaining how asbestos is managed within the Panuku 
property portfolio. It will also outline their responsibilities and outlining what works can and cannot be 
undertaken on their leased properties.  Each letter will outline: what ACMs have been identified (if a survey 
has been completed), what risk have been identified, how the risks are being managed and where asbestos 
has been presumed. 

1.5.4 Development Work 
The Panuku Development Team manage development projects and this work sits outside the “day-to-day” Panuku 
operations that utilise the management framework and controls set out within the AMF. The Development Team will 
leverage the processes and procedures outlined with this AMF and property specific asbestos survey information to 
develop project-specific controls to manage asbestos risk during their project work. 
1.5.5 Risk Manager 
The Panuku Health and Safety Manager utilises ‘Risk Manager’, a proprietary cloud based health and safety 
management tool developed by Impac Ltd, to facilitate and steward health and safety management within Panuku. 
Panuku’s retained contractors have access to ‘Risk Manager’ and this cloud-based system will provide relevant 
information to support population of relevant data to populate an Asbestos Management Plan Coversheet for each 
property.  
The site-specific information and records for each property held by ‘Risk Manager’ is to include: 

• All asbestos items from the asbestos register relevant to the site, including decisions and reasons for 
decisions 

• Assumed asbestos (where applicable, including where a survey has not been completed) 
• Asbestos management or intrusive survey (where available) 
• WorkSafe notifications 
• Evidence of consultation with relevant stakeholders 
• Asbestos Removal Control Plans (ARCPs) 
• Abatement record 
• Air monitoring reports 
• Clearance certificates 
• Record of any asbestos-related incidents 
• Timetables for: re-inspections and data review. 

2. GENERAL INFORMATION 
General information on asbestos, including types of ACM and typical examples that could be encountered on Panuku 
properties are included in Appendix B. 
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3. KEY REQUIREMENTS AND RESPONSIBILITIES 
3.1 Legislative Requirements 
This AMF is designed to assist Panuku fulfil its general obligation to ensure the health and safety of employees, 
contractors, tenants, visitors and others who may be required to access their properties. It addresses specific 
legislative requirements and guidelines to approved industry standards which will assist in compliance with the health 
and safety legislation. 
For specific Panuku properties the PCBU responsible for the management of the workplace and/or specific work tasks 
must ensure the review of the AMF, AMP Coversheet and supporting information are conducted as necessary. This 
should take place if further ACMs are identified, if ACMs are removed, disturbed or encapsulated and/or at least once 
every 5 years. A health and safety representative working with/for the PCBU has the authority to request a review of 
the AMP Coversheet and associated asbestos survey and asbestos register information, if they believe that the health 
and safety of any person is at risk. 
The Panuku Manager - Property Portfolio must ensure that the AMP asbestos documentation is available for review 
to contractors, health and safety representatives and workers who are and/or intend to be conducting work at the 
workplace. 
3.1.1 Asbestos Legislation 
The Asbestos Regulations (which became law in April 2016) have the following key requirements which must be in 
place by April 2018:  

• Regulation 13 - Duty to Prepare Asbestos Management Plan 
(This section requires a PCBU to prepare a written plan that includes information about: 

1. Identification of asbestos or ACM - refer to Section 1.5.5 for a description of how this information is 
recorded in Risk Manager. 

2. Decisions, and reasons for decisions, about the management of the risk arising from asbestos at the 
workplace. Refer to Section 1.5.5 for a description of how this information is recorded in Risk Manager. 

3. Procedures for detailing incidents or emergencies involving asbestos or ACM at the workplace (refer 
to Section 5 and Regulation 23 & 24). (see reg 17) 

4. The workers who carry out work involving asbestos, including: 
a. information and training that has been and will be provided to workers working around ACM 

(refer to Section 4.3) 
b. roles and responsibilities of the workers (refer to Sections 3.2 and the AMP Coversheet) 
c. any health monitoring of the workers that has or will be undertaken (as per Regulations 15 

and 16; see also Sections 3.2.6 3.2.7 3.2.8). 
5. Asbestos management plan is to be readily accessible to workers and their representatives and any 

PCBU intending to carry out work at the workplace. 
6. Review the plan every 5 years (or earlier if needed – see Regulation 14(1) and Section 3.3). 

Where necessary/appropriate the site-specific AMP Coversheet and associated asbestos register and relevant 
asbestos records are required to address asbestos in soil issues/risks and the presence of in-ground asbestos cement 
pipes for any given property. 
Below is a list of relevant legislation and guidelines: 

• Health and Safety at Work Act 2015 
• Health and Safety at Work (Asbestos) Regulations 2016 
• Approved Code of Practice (ACoP): Management and Removal of Asbestos (WorkSafe, 2016) 
• Workplace Exposure Standards and Biological Indices (WorkSafe, 2017)  
• New Zealand Guidelines for Assessing and Managing Asbestos in Soil (BRANZ, 2017). 

3.2 Organisational Responsibilities 
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This section defines the organisational processes to address the statutory obligations of Panuku to manage identified 
risks relating to the presence of asbestos in their portfolio. All asbestos-related activities carried out at the properties 
will be conducted in accordance with this AMF, and the following key personnel are responsible for its implementation. 
The roles and responsibilities of Panuku management with respect to asbestos management is shown schematically 
in the chart presented in Appendix C.  
Any additional information regarding roles and responsibilities of workers at individual sites and their contact details 
will be set out on the AMP Coversheet and within Risk Manager as soon as reasonably practicable. 
3.2.1 Panuku Chief Operating Officer 
The Chief Operating Officer has been delegated as an officer of the PCBU (Panuku) for the purposes of the Asbestos 
Regulations. The Chief Operating Officer will ensure all reasonably practicable steps are taken to protect any person 
on Panuku premises from exposure to asbestos.  The Chief Operating Officer will: 

1. Provide the necessary resources for successful implementation of the Panuku Asbestos Management Policy 
(AP),  AMF and AMP. 

2. Delegate the performance of the AP, AMF and AMP through Panuku’s management structure and contractual 
arrangements, while retaining responsibility under the Health and Safety at Work Act 2015 and the Asbestos 
Regulations. 

3. Ensure an appropriate level of monitoring and review for the effectiveness of the AP, AMF and AMP are in 
place through the Director – Portfolio Directorate. 

3.2.2 Panuku Director – Portfolio Directorate 
The Director of the Panuku Portfolio Directorate has a high level oversight of the management of asbestos across the 
Panuku property portfolio. These responsibilities are delegated to the Manager – Property Portfolio and supporting 
managers. The Director of the Panuku Portfolio Directorate will: 

1. Ensure that the Panuku property management team receive appropriate information, instruction and training 
on the management of asbestos within Panuku premises. 

2. Ensure that Panuku tenants are appropriately informed on the management of asbestos within Panuku 
premises.  

3. Ensure that Panuku’s standard lease terms, any lease hold documents or related correspondence, where 
relevant and applicable, addresses the management of asbestos within Panuku managed premises. 

4. Periodically monitor the leaseholder/tenants of all Panuku managed premises to ensure compliance with the 
terms of the lease with respect to asbestos management and compliance with the AMF. 

5. Report to the Panuku Chief Operating Officer any incidences of ACMs being accidentally disturbed. 
3.2.3 Panuku Manager – Property Portfolio 
The Panuku Manager - Property Portfolio is a member of the Panuku Senior Leadership Team deemed responsible for 
implementing the AMF and overall management of ACM within Panuku managed property. The Panuku Manager - 
Property Portfolio will delegate a number of management tasks and responsibilities to other Panuku groups and staff 
and approved contractors. The tasks will be divided between the Property Management (the team responsible for 
tenants and occupiers) and the Facilities Management Team (comprising maintenance and refurbishment).  
The following tasks are to be conducted by the Property Management Team under the direction of Panuku Manager 
– Property Portfolio: 

1. Liaise with tenants, contractors and maintenance personnel and ensure that all personnel whose work may 
impact on asbestos or ACM are informed of the presence and location of asbestos and ACM at the sites. This 
includes making the AMP Coversheet and associated information available to these parties. 

2. Inform occupants of any ACM remedial works. 
3. For properties leaving the portfolio, ensure that any relevant asbestos management records are included with 

any transfer documentation. 
The Panuku Manager – Property Portfolio, also delegates the following tasks to the Facilities Manager and Facilities 
Management Team: 

1. Administer ACM-related inductions and ensure contractors (and any other relevant personnel) are 
appropriately licensed/trained and experienced in handling ACM as necessary. To include induction of 
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contractors in Panuku asbestos policy and management framework and access to and use of ‘Risk Manager’;  
2. Engage an appropriately licensed asbestos removal contractor to conduct asbestos materials abatement 

works and notify occupants of air monitoring results during the works. 
3. Engage a suitably qualified independent Licensed Asbestos Assessor (for Class A licensed removal) or a 

competent person (for Class B licensed removal) to undertake any relevant air monitoring and clearance 
inspections during and following removal of ACM and notify occupants of air monitoring results during the 
works. 

4. Ensure retained contractors have a Permit to Work system for any work to be conducted in areas containing 
asbestos. 

5. Install asbestos warning signage and labels to ensure ACM are not accidentally disturbed; 
6. Prior to renovation or demolition work, ensure identified ACM (and additional hazardous materials) are safely 

removed from any proposed work area or appropriately contained so as to prevent accidental damage. 
7. Ensure exposure to asbestos is eliminated so far as is reasonably practicable. Where this is not reasonably 

practicable, exposure must be minimised so far as is reasonably practicable. No person is to be exposed in 
excess of the airborne contamination standard (0.1 respirable fibres/mL of air). 

8. Maintain the asbestos register and ensure that asbestos and ACMs are regularly re-assessed to comply with 
the Asbestos Regulations and the ACoP. Maintain this AMF, together with the site-specific AMP Coversheet 
and associated asbestos abatement documentation. The review timeframes must be at least every five years, 
or more frequently where the Asbestos Regulations require this (Regulation 14) or were the asbestos survey 
recommendations specify. 

9. Obtain asbestos management surveys from the previous owner for any new properties which come into the 
portfolio that were constructed prior to the year 2000. Where these are not available or unreliable, 
commission new asbestos surveys. 

10. Ensure that asbestos-related records are maintained in ‘Risk Manager’. Documentation must be archived for 
at least five years and be accessible to any WorkSafe representatives if requested. ’Risk Manager’ is to be used 
to file asbestos-related documentation on an on-going basis including summaries of asbestos register updates, 
Asbestos Removal Control Plans, Safe Work Method Statements (SWMS)/Site Specific Safety Plans 
(SSSP)/JSAs, air monitoring, clearance inspection certificates, and ACM waste disposal receipts. Additionally, 
soils may require PSI/DSI, RAP and Validation reports. 

3.2.4 Panuku Health and Safety Manager  
The Panuku Health and Safety Manager is responsible for establishing Panuku’s asbestos management policy and 
overarching framework, as set out in the AP and AMF, and ensuring effective operation of the AMF. In particular, the 
Health and Safety Manager will: 

1. Review management information and report to the Chief Operating Officer and Senior Leadership Team on 
performance and any significant asbestos risks, including additional controls, changes to the AMF and 
WorkSafe notifications of non-compliance. 

2. Conduct an annual audit of the AMF and the asbestos register to verify compliance. This will include 
appropriate checks and balances to ensure documentation provided by contractors complies with the 
Asbestos Regulations. 

3. Take immediate steps, on behalf of the Chief Operating Officer, to stop work activities where there is an 
immediate risk or regulatory compliance breach. When a compliance breach occurs, notify WorkSafe 
accordingly. 

4. Coordinate and maintain health records and medical surveillance/screening in the event of exposure to 
asbestos fibres (staff, contractors, tenants and public). 

5. Ensure suitability of asbestos training to staff and contractors. 
6. Advise all stakeholders on any legislative changes affecting the management of asbestos. 

3.2.5 Building Occupants 
All building occupants, project managers or nominated representatives must notify the Panuku Manager – Property 
Portfolio of proposed refurbishment, demolition or maintenance works that involve the disturbance of the building 
fabric/structure or areas of the building where ACM are located. Building occupants, project manager or nominated 
representatives must notify the Panuku Manager - Property Portfolio if ACM are in poor condition or if suspected ACM 







 
 

20 
 

3.3 Management and Remedial Options 
ACM should be re-inspected on a 5-yearly basis as a minimum, or earlier if the materials are damaged or removed, to 
ensure the materials are kept in good condition and that there is no damage to the materials. Consequently, a 
competent asbestos surveyor/Licensed Asbestos Assessor with training and experience in conducting surveys, should 
complete Asbestos Materials Re-inspections of the sites in 2023 (or 5 years from the date of the last survey since some 
are yet to be completed) as a minimum, in order to reassess the condition of the materials and the risk they present 
and to provide updated remedial/management options.  
Table 2 provides a summary of the decision-making and prioritization process Panuku has used for determining the 
urgency and sequence of completing asbestos surveys across the portfolio. Where Properties are leased, every effort 
should be made by Panuku to obtain an asbestos management survey of the building prior to occupation of the 
building. Refer to Figure 2 below for a flow-chart describing the asbestos survey decision-making process. 
A range of measures are available for the control of ACM risks. The selection of the appropriate control measures is 
based on the assessed risk for each specific location. The Asbestos Regulations refer to these as decisions and reasons 
for decisions in relation to asbestos management.  These measures may include: 
• Leave and maintain in existing condition; 
• Repair and maintain in good condition; 
• Encapsulate using adhesive, mastic or providing a barrier such as a box enclosure or steel cladding; 
• Remove by approved methods under controlled conditions; and/or 
• Label ACM that are to remain in-situ should be undertaken where practical to ensure that they are not damaged 

inadvertently by maintenance contractors etc. 
All known ACM should be indicated in some way, either by warning labels or annotated on a sites plan or hazard 
register. See Section 4.2 for illustrations of labels that can be utilised in conjunction with policies and procedures. 
Either form of identification is considered acceptable for Panuku. 
Panuku will review survey recommendations and track decisions via ‘Risk Manager’ (refer to Section 1.5.5) or complete 
further investigation to determine risk and make decisions based on this information.  
Panuku’s performance against this management plan will be tracked through the business planning cycle using key 
performance measures such as completion of asbestos surveys, addressing recommendations, meeting training 
expectations, contractor performance and personal performance targets against the roles and responsibilities 
expectations. 
3.3.1 Assessing Risk 
The control measures recommended will depend on the identified risk. Each asbestos surveying firm may have a 
slightly different risk ranking system, however each system must be based on a likelihood versus consequence risk 
ranking table. The risk will be determined by various considerations such as: friability, condition, disturbance potential, 
occupation/activities undertaken in the vicinity etc. The GPG, 2016 provides a robust framework for assessing risk.  
Where complex scenarios are identified, a more detailed risk assessment may be required to determine actual 
exposure.  
Panuku will discuss the recommendations made with each surveying firm and make a decision on the management of 
ACM after considering with them the appropriateness of the risk ranking system adopted. 
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3.5 Asbestos Induction for Contractors 
All contractors and maintenance personnel visiting the sites must contact their Panuku representative prior to 
commencing any works. The Panuku Manager - Property Portfolio, or their delegate, will provide a generic induction 
of the relevant elements of the AMF, and AMP Coversheet information for the wider portfolio of sites or building. The 
Panuku representative may examine the works to be performed and consult, co-operate and co-ordinate with the 
relevant contractor on what can, and cannot, be done. The induction will advise on the following: 
• Generic parts of buildings that are most commonly found to contain ACM; 
• Introduction to the AMP Coversheet and associated asbestos information for each site or building and advice on 

the compulsory nature of the contractor’s review of this information prior to commencing work; 
• That the AMP Coversheet and associated asbestos information provides direction on how to work safely with the 

ACM and work on sites is to be controlled by the contractors Work Permit System (refer to Appendix E for example 
template forms to be used); 

• That any ACM abatement works must be approved by the Panuku Manager – Property Portfolio (or their delegate) 
and conducted by a licensed asbestos removal contractor where required, or trained contractor as required by 
Section 4.4.2; 

• That during normal, routine maintenance work, all personnel, including external contractors, must report any 
residual, deteriorating or damaged ACM of which they become aware, to the Panuku Manager – Property Portfolio 
(or their delegate) as soon as possible so that the appropriate corrective action can be initiated; 

• That there is no guarantee that all ACM has been identified on sites due to access limitations and therefore, that 
any unknown or suspect materials encountered during building, demolition or maintenance works must be 
reported to the Panuku representative.  

Details of all personnel who have completed the induction will be retained within ‘Risk Manager’. 
3.6 Damaged Asbestos Materials 
Damaged ACM are to be reported to the Facilities Manager and Health and Safety manager as soon as possible. The 
Facilities Manager will instigate the appropriate corrective action and arrange to have the damage assessed if 
necessary and the materials repaired or removed as required.  
The emergency response procedures for damaged ACM are outlined in Section 5 of this AMF. 
All reports of damaged ACM are to be retained within ‘Risk Manager’ and Panuku’s asset management system. 
3.7 Asbestos Materials Consultant 
3.7.1 Contractor SSSP/ARCP Review 
The contractors risk assessment within their SSSP, including a JSA or SWMS is to be reviewed to ensure it adequately 
covers the safe working requirements of the project. If ACM are to be removed, the contractor-supplied ARCP should 
also be reviewed. The Panuku Manager - Property Portfolio may request a suitably qualified consultant to undertake 
such reviews (Refer to Section 3.2.7 for more detail on the Asbestos Removal Control Plan). The SSSP information may 
be incorporated into the ARCP to avoid duplication. 
3.7.2 Visual Inspections & Supervision 
A suitably qualified Licensed Asbestos Assessor must inspect the removal works and once satisfied that the material 
has been removed appropriately, issue a clearance certificate for each work area. Further, the Panuku Manager - 
Property Portfolio may require asbestos materials abatement works to be supervised on sites by the consultant for 
friable Class A work. 
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3.7.3 Asbestos Fibre Air Monitoring 
Asbestos fibre air monitoring must be conducted by a competent Licensed Asbestos Assessor during the removal of 
all friable asbestos materials (Class A Licensed work). The Facilities Manager may also require asbestos fibre air 
monitoring during the removal of, or work on, non-friable asbestos products such as asbestos cement sheeting and 
vinyl floor tiles. The requirements for air monitoring must be established prior to commencement of asbestos related 
work. 
All asbestos fibre air monitoring must be conducted in accordance with the Guidance Note on the Membrane Filter 
Method for Estimating Airborne Asbestos Fibres 2nd Edition [NOHSC: 3003 (2005)]. The Approved Code of Practice for 
the Management and Removal of Asbestos (Worksafe, 2016) requires that this analysis work be conducted by an 
International Accreditation New Zealand (IANZ)-accredited laboratory. All friable air monitoring must be undertaken 
by a Licensed Asbestos Assessor, as stated with the Asbestos Regulations and Code of Practice. 
3.7.4 Bulk Sample Analysis of Previously Unidentified ACM 
Suspected ACM may from time to time be uncovered at the sites (e.g. during demolition works). Where additional 
sample analysis is required, analysis will normally be by polarised light microscopy, supplemented with dispersion 
staining. Other approved methods may be used where required. WorkSafe guidelines require that this analysis work 
be conducted by an IANZ-accredited laboratory. 
3.8 Unknown or Presumed Asbestos Materials 
It is not reasonably practicable to identify every source of asbestos or ACM at all Panuku workplaces. ACM, which may 
be concealed within inaccessible areas/voids, may not have been located during previous surveys. Such inaccessible 
areas may include: 
• Above-ceilings & below-floor spaces; 
• Locations behind locked doors; 
• In wall cavities; 
• Areas accessible only by dismantling equipment or performing demolition works; 
• Service shafts, ducts etc., concealed within the building structure; 
• Voids or internal areas of plant, equipment, air conditioning ducts etc.; 
• Totally inaccessible areas such as voids and cavities created and intimately concealed within the building structure. 

These voids are only accessible during major demolition works; and 
• Height restricted areas. 
Further investigations should therefore be performed using more destructive survey and sampling techniques prior to 
any refurbishment works. During the course of normal sites works, care should be exercised when entering any 
previously inaccessible areas and it is imperative that work cease pending further sampling if suspected ACM is 
encountered. 
If any materials are encountered which are not listed in the Asbestos Materials Register or are suspected of being an 
ACM, work should cease immediately pending further inspection, sampling and assessment by a suitably experienced 
consultant/Licensed Asbestos Assessor. 
Where no asbestos survey is present, all materials must be presumed to contain asbestos and managed in accordance 
with Section 4.4. 
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4. MITIGATION MEASURES 
4.1 Work Permit System 
4.1.1 When is a Work Permit Required? 
Prior to performing any works on the sites that may impact on the building fabric/structure, it must be ascertained if 
the works could disturb any ACM. Accordingly, the contractor/lease holder must provide a Work Permit to the Panuku 
representative when either of the following applies: 
• The Asbestos Materials Registers have identified or suspects the presence of ACM in the area of the proposed 

works; or 
• The area where proposed work is to be conducted has not been fully assessed with regard to the presence of 

ACM. 
4.1.2 Why is a Work Permit Required? 
The Work Permit is required to be completed by the main contractor to ensure that future works at the sites are 
conducted in a controlled manner to prevent the accidental disturbance of ACM located at the Panuku properties. 
Any work likely to disturb the building fabric requires the completion of the Work Request Form. During the completion 
of the Work Request Form, it is to be determined if an Asbestos Materials Work Permit is required.  
Examples of a Work Request Form and Asbestos Materials Work Permit form are included in Appendix E. 
4.2 Asbestos Labelling 
The ACoP states that the location of ACM must be either identified on a plan or labelled in situ. 
The asbestos warning label should be affixed to an asbestos based material or at the access point to an area containing 
asbestos materials in order to warn personnel of potential exposure to asbestos fibres if the material is disturbed or if 
this area is accessed without precautions being taken. 
A competent person should determine the number and positions of the labels and signposts required. 
The type and location of the ACM needs to be assessed prior to applying a label. Sticker-type labels will not adhere to 
certain surfaces and may have to be fixed into place with adhesive. Generally, vinyl stickers are suitable for indoor 
areas, while PVC or other more hard-wearing materials may be required externally. Stencils and specific item warning 
labels may also be considered (e.g. for access hatches to ceiling spaces where asbestos contaminated dust is present. 
The following are examples of labels which may be used:  
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4.3 Asbestos Awareness Training 
It is recommended that key Facilities Management and Property Management staff be provided with Asbestos 
Awareness Training. It may be prudent to also offer such training to contractors (especially long term/regular 
contractors) to increase their awareness of ACM issues at sites/properties they manage. The training should include 
the following: 
• Background information on ACM. 
• Asbestos materials-related health effects and risks (e.g. asbestos is only a health risk when disturbed, resulting in 

the release of asbestos fibres into the airborne environment which may be subsequently inhaled). 
• Asbestos materials-related legislation. 
• Sources and general locations of ACM located at the property (as noted in the Asbestos Materials Register). 
• An overview of the structure and function of this AMF (i.e. a summary of how ACM-related issues are managed at 

the sites), together with the AMP Coversheet and associated asbestos records. 
• How to access records on ‘Risk Manager’. 
• Responsibilities of the building owner, management, tenants, staff and contractors. 
The training should be designed to serve a number of purposes: 
• To increase the awareness and knowledge of building management personnel. To provide valuable introductory 

information to staff/contractors who may have a requirement to handle ACM or enter areas where ACM are 
present. 

• To assist the employer in addressing their statutory duties in providing information, instruction and training to 
those potentially exposed to risk. 

• To ensure that all relevant stakeholders understand the management processes established by Panuku through 
this AMF. 

4.4 Abatement of Asbestos-Containing Materials 
All licensed removal of asbestos must be controlled by an ARCP. Appendix H of the ACoP provides a template to assist 
contractors in making the necessary preparations prior to commencing any abatement work. Panuku require 
unlicensed removal work to have a simplified ARCP. The ARCP must include: 
• A site plan showing the work area to be isolated (e.g. barrier protection, signage, buffer zone, decontamination 

area, proposed air monitoring locations). 
• Removal methods (friable/non-friable/ACD). 
• Contamination control methods (e.g. negative air pressure/decontamination procedures). 
• Health and safety procedures (e.g. respiratory protection, working at heights, scaffolding). 
• Evidence of training and health monitoring for all removal workers. 
For Class A work, a Licensed Asbestos Assessor must provide independent verification of the work practices; 
engineering controls and standard of workmanship employed during removal operations. Asbestos abatement works 
must be performed in accordance with the Asbestos Regulations 
4.4.1 Licensed Asbestos Removal Contractor 
Depending on the nature of the abatement operations, it may be necessary to engage a licensed asbestos removal 
contractor. WorkSafe only allow friable ACM to be removed by personnel who hold a Class A Removal License. Refer 
to Section 3.2.7 for further information. 
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4.4.2 Asbestos-Related Work/Unlicensed Removal Work 
Where no asbestos survey or register is present for a premises or property constructed prior to the year 2000, it must 
be presumed to contain asbestos. This means that any persons doing work on a site or building must complete the 
work under the assumption that asbestos is present, provided the work is not classified as demolition or refurbishment 
work (demolition and refurbishment are covered separately under Section 3.4). Unknown or presumed asbestos items 
and no access areas are also included in this process. 
Where asbestos is assumed, the work can only proceed on the following provisions: 
• The workers completing the work meet the requirements of asbestos-related work or unlicensed work as defined 

by the ACoP. This includes: 
o holding evidence of asbestos awareness training 
o ability of the workers to limit scope to disturbance/removal of 10 m2 of non-friable asbestos material 

and associated ACD or removal of ACD that is of a minor nature 
o recording a complying methodology with appropriate controls, including: 

 consultation with relevant stakeholders prior to commencing work 
 correct use of appropriate PPE (minimum P2 mask/respirator, type 5/6 or class 3 disposable 

coveralls, disposable boot covers and disposable gloves etc or equivalent) and signage 
 consideration of non-asbestos hazards 
 appropriate waste storage and disposal 
 emergency procedures should an unforeseen event occur 

o having a mechanism in place for completing and storing medical records for people completing the 
work 

• Where applicable, ensure the asbestos records, including the AMP Coversheet, for the property are updated 
where changes have occurred. 

4.4.3 Independent Competent/Licensed Asbestos Assessor 
A Licensed Asbestos Assessor must also provide independent verification of the work practices; engineering controls 
and standard of workmanship employed during removal operations. Refer to Section 3.2.8 for further information. 
4.4.4 Asbestos in Soil 
Asbestos impacted soil is likely to be present at a variety of Panuku properties, originating through poor historic 
management practices or through the importation of contaminated level raising fill. Guidance on investigating, 
managing and remediating asbestos impacted soil is given in the BRANZ New Zealand Guidelines for Assessing and 
Managing Asbestos Contaminated Soil (BRANZ, 2017). Ground disturbance works or earthworks may trigger the 
management controls set out in the National Environmental Standard for Assessing and Managing Contaminants in 
Soil to Protect Human Health Regulations 2011 (NES). If the asbestos contaminated soil work triggers the NES controls 
and/or AC Unitary Plan contaminated land rules the investigation, assessment and remedial work must be 
approved/overseen by a Suitably Qualified and Experienced Practitioner (SQEP). 
As described in Section 1.4 any PSI and/or DSI work undertaken for due diligence purposes should also be signed 
off/overseen by a SQEP. 
An AMP Coversheet is also required for properties where asbestos is present in soil. This will sit alongside this AMF. 
4.4.5 Transport and Disposal of Asbestos Waste 
Waste containing asbestos must be stored and transported in a receptacle designed to prevent the release of its 
contents. This can include standard 200 µm thick clear polythene labelled asbestos waste bags (waste should be 
double bagged) or suitably sealed and labelled drums. 
The transportation and disposal of asbestos waste within Auckland is regulated by Auckland Council. Auckland Council 
does not allow disposal of asbestos waste at a transfer station, landfill or other waste disposal facility in Auckland from 
members of the public. Instead, they require disposal to be managed through a licensed asbestos removal contractor. 











  

6.2 Air Monitoring 
6.2.1 General 
Air monitoring detects airborne asbestos and mineral fibre dust small enough to be inhaled into the 
lungs, termed respirable asbestos dust. Respirable dust is minute and invisible to the naked eye, and 
is implicated in causing harm to lung tissues.  
A human hair is between 40 to 80μm in thickness. Respirable asbestos fibres known to cause harm 
are less than 1.5 to 2μm in diameter, and longer than 5 to 10μm (i.e. long, relatively thin fibres). 
6.2.2 Timing 
Air monitoring must be undertaken during any of the following events: 
• Friable asbestos removal works (note: background air monitoring should also be undertaken prior 

to the commencement of removal work to determine a control level). 
• Any works that are likely to disturb any asbestos materials. 
6.2.3 Competency 
Asbestos fibre air monitoring should be undertaken by a competent asbestos consultant (where 
relevant) and results must be analysed in an IANZ-accredited laboratory, in accordance with the 
Guidance Note on the Membrane Filter Method for Estimating Airborne Asbestos Fibres [NOHSC:3003 
(2005)]. If the works are friable in nature, a Class A Licensed Asbestos Removal Contractor and 
Licensed Asbestos Assessor are required for the works. Non-friable removal requires either a Class A 
or B Licensed Asbestos Removal Contractor and a competent person or Licensed Asbestos Assessor. 
6.2.4 Concurrent Works 
Due to the sensitive nature of asbestos fibre air monitoring, it is recommended that any works that 
are likely to create high levels of dust but are not likely to involve the disturbance of asbestos materials 
and are not specified in the following sections, should not be undertaken during asbestos fibre air 
monitoring. These works include plastering and sanding of internal partition walls and are likely to 
cause excessive dust levels that may void asbestos fibre air monitoring results [filters with excessive 
dust loading should be voided in accordance with NOHSC:3003 (2005)]. 
6.3 Work Authorisation/Notification 
All works require authorisation from the Panuku Manager - Property Portfolio, who will notify the 
onsite relevant sites contact person and tenants of any works taking place. 
6.4 Clean Up/Performance Standards 
If the building is to remain occupied during works, specific performance standards should be 
established in conjunction with the requirements of the Property Manager, Panuku Manager - 
Property Portfolio and the Asbestos Consultant. These should set out the minimum acceptable levels 
of general dust, building waste and general cleanliness of the work area. Provisions should also be 
made with regards to the necessary actions that need to be taken should the minimum levels not be 
reached. 
6.5 Transport and Disposal of Asbestos Waste 
Waste containing asbestos must be stored and transported in a receptacle designed to prevent the 
release of its contents.  This can include double lined standard 200μm thick clear polythene labeled 
asbestos waste bags or suitably sealed and labeled drums. 
The transportation and disposal of asbestos waste is regulated by WorkSafe Regulations (Refer to 
Section 4.4.5 for more information). 
Waste disposal dockets should be sought from the Asbestos Contractor for record keeping purposes. 
These should be obtained by the Panuku Manager - Property Portfolio and stored in ‘Risk Manager’ 
for the appropriate site/property. 
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7. ASBESTOS MATERIALS RECORDS AND DOCUMENTATION 

It is important to keep an accurate record of asbestos management and abatement activities. Provision 
for recording these activities is made in ‘Risk Manager’ for each site/property. The following 
information should be entered into ‘Risk Manager’ for each site/property as soon as reasonably 
practicable : 
• Records of re-inspections and review of the site-specific AMP Coversheet and associate asbestos 

register and relevant asbestos records. 
• Reports of ACM removal and clean-up works. 
• Clearance certification and air monitoring reports. 
• Reports of inspections by an appropriately qualified asbestos consultant/Licensed Assessor. 
• Expired Work Permits. 
• Reports of accidental damage and clean-up procedures. 
• Details of licensed asbestos removal contractors. 
• Details of staff and tenant briefings/training. 
• Details of contractor inductions. 
• Asbestos materials scope of works, work outlines, procedures and specifications. 
• Waste disposal dockets resulting from asbestos removal works. 
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B.1.3 Categories of Asbestos-Containing Material 
Typical examples of ACM that could be encountered on Panuku properties include: 
B.1.3.1 Asbestos Containing Cement Products 
Asbestos cement (AC) products are a very common type of ACM and were installed extensively 
throughout commercial, industrial and residential facilities up until the early to mid-1980s.  
AC products are examples of bonded asbestos material, and typically contain between 5–15% of 
asbestos by weight. Usually chrysotile asbestos (white asbestos) is the main type of asbestos present, 
but amosite and/or crocidolite asbestos have also been used in asbestos cement. 
AC products comprise a mix of cement, sand, binders and various combinations of both asbestos and 
non-asbestos fibres.  The asbestos is tightly bound or encapsulated within the cement matrix of the 
products. 
In general, the asbestos fibres cannot be released to become airborne in significant quantities unless 
the cement matrix is disturbed or disrupted; for example, cutting AC products with power saws, etc. 
AC products were manufactured in numerous shapes and sizes and include asbestos cement sheeting 
eaves, awnings, walls, ceilings and gables/cladding, corrugated/moulded asbestos-cement sheeting 
roofs, ridge-capping and gutters. 
AC debris and fragments are frequently found at buildings where AC products are present. As cement 
is a non-friable (bonded) material and the fibres do not normally/easily become airborne, the risk of 
exposure is low. Sub-floors are often found to contain waste piles of AC fragments associated with 
previous building works. 
Where unpainted cement sheeting is exposed to the elements and or cleaned using a high-pressure 
water-blaster, the material becomes weathered and its condition degrades to fair or poor. Fibres can 
become loose and easily airborne, while debris and dust collects in guttering via water runoff.  

 
(Asbestos Containing Cement Sheet/Cladding and Soffit Examples) 

  



 

42 
 

B.1.3.2 Asbestos-Containing Vinyl Floor Tiles 
Vinyl tiles and linoleum flooring manufactured prior to the mid-1980s may contain asbestos in varying 
quantities in a well-bound cohesive matrix. Asbestos-containing vinyl floor and wall coverings do not 
present a significant health risk unless they are sanded or otherwise mechanically abraded so as to 
release asbestos fibres.  

 
(Asbestos Containing Vinyl Floor Tile Examples) 

B.1.3.3 Asbestos-Containing Electrical Backing Boards 
Electrical backing boards in older switchboards and electrical cupboards often contain asbestos in the 
form of bundled chrysotile (white asbestos) fibres, in compressed bitumen. 
This form of asbestos product is considered non-friable (bonded), and the release of fibres is highly 
unlikely unless the matrix is disturbed say by cutting or drilling with power tools etc. 
While the NZ Asbestos Regulations address bonded material, other jurisdictions have developed 
guidance that specifically relates to work on electrical backing boards. For example, the NSW Electrical 
Industry Asbestos Awareness Committee (EIACC) in conjunction with NSW Work Cover have produced 
a number of guidelines for working on electrical meter panels/backing boards. Guidelines on 
identifying asbestos-containing boards and procedures for working on such materials are documented 
in the Approved Code of Practice for the Management and Removal of Asbestos in the Workplace 
(WorkSafe, 2016) as well as fact sheets or ‘Handy Hints’ pages on the WorkSafe website 
(https://www.pgdb.co.nz/~downloads/Handy%20hints%20-
%20Drilling%20Holes%20in%20Asbestos%20final.pdf). 

 
(Asbestos Containing Electrical Backing Board Example) 
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B.1.3.4 Asbestos-Containing Gaskets 
Asbestos gasket material (or a compressed asbestos fibre material) can be found between flanged 
joints in piping systems. While in-situ, asbestos gaskets do not constitute a health hazard unless 
maintenance works are to be undertaken. Therefore, safe-working procedures must be adopted when 
dismantling flanges, pipe sections and other mechanical equipment. The asbestos is normally 
chrysotile in concentrations greater than 10%.  

 
(Asbestos Containing Gasket Example) 

B.1.3.5 Asbestos-Containing Fire Doors 
Asbestos insulating cores such as fire door cores prior to the early-1980s usually contain a mixture of 
chrysotile and amosite asbestos (usually 15% - 40%). Protective material surrounding the asbestos-
core (such as timber or metal) prevents asbestos fibre release. Physical damage to these protective 
materials however, may lead to the release of respirable fibres. These doors should never be sawn or 
drilled. They should be inspected regularly to ensure they have not been damaged inadvertently. 
It is common that high traffic doors may become damaged over time and expose the asbestos core of 
the door, such as around the door latch area or if the door skin delaminates.  
 

 
(Asbestos Containing Fire Door, Public Library Example) 
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B.1.3.6 Asbestos-Containing Mastic Materials 
Older formulations of flexible sealant materials used to fill gaps between walls, windows, duct work 
and roof panels may contain chrysotile asbestos. These bonded asbestos materials are unlikely to 
represent an asbestos health risk unless they are significantly damaged or degraded.  

 
(Asbestos Containing Window Putty Example) 

B.1.3.7 Asbestos-Containing Insulation Materials  
Insulation usually contains a percentage of asbestos (usually 20% and possibly up to 95%). When used 
as a fire protection for money safes the material is securely encased and does not pose a high risk as 
the items are normally inaccessible and can easily be disposed of in their entirety. 

 
 

(Asbestos Containing Insulation Example) 
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B.1.3.8 Asbestos-Containing Lagging/Insulation  
Insulation such as lagging usually contains a percentage of asbestos (usually 20% and possibly up to 
95%).  Protective jackets on the insulation materials (such as metal or calico on pipe lagging) prevent 
asbestos fibre release.  Physical damage to the protective jacket however, may lead to the release of 
respirable fibres.  The binding material in the insulation can deteriorate with age rendering it more 
friable. 

 
(Asbestos Containing Lagging Example) 

 
B.1.3.9 Asbestos-Containing Millboard  
Millboard was used for thermal insulation, lining to floor coverings and above fireplaces and stove-
tops because of its flame-resistant durability. It contained asbestos comprising up to 80 to 85 percent 
and fibres can be released with relative ease when disturbed.  
Insulation to internal lining of ductwork sections and electrical re-heat air conditioning boxes generally 
contain asbestos millboard. Isolation of the air-conditioning should be conducted for investigation to 
confirm status and condition – this may/may not be possible with an asbestos management survey 
but (if appropriate) should be captured on the asbestos register. These should be replaced with non-
asbestos equivalents during routine maintenance if deemed to be in good condition. 
 

 
(Asbestos Containing Millboard Example) 
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B.1.3.10 Asbestos-Containing Dust and Debris  
Dust and debris is usually found in varied quantities of up to 90% asbestos and can easily become 
airborne. It is most often found in plant rooms, boiler rooms, risers, service voids, sub-floors/roof 
spaces and where asbestos is in a poor condition. It is highly friable and considered a high risk material. 
B.1.3.11 Asbestos-Containing Bituminous Waterproof Membranes  
Up until approximately 1992, bitumen products would often include chrysotile 'white' and amosite 
‘brown’ asbestos fibres. These were used as a binding agent to keep the matrix together. The 
concentration was relatively low, but, significantly, the sticky nature of the product means that the 
chance of fibre-release is low even when the material is disturbed. 
The most common use of this bitumen was in sink pads which were used under stainless steel sinks to 
reduce the noise caused by running water. However, it was also used in roofing felt, tile adhesive, 
damp courses, flashings and bitumen mastics (often referred to as bitumastics).  

 
(Asbestos Containing Bituminous Membrane Example) 

B.1.3.12 Asbestos-Containing Sprayed Asbestos Materials  
Sprayed asbestos or limpet asbestos is most often found on structural steel members to provide a fire-
rating.  Limpet asbestos is a friable material.  Friable materials are those where the fibres are easily 
realised and become airborne.  Limpet asbestos tends to be the most friable of all asbestos-containing 
materials and can contain relatively high percentage of asbestos (30% - 90%). 
Limpet asbestos can slowly release fibres as the materials age, and its friability increases.  Direct 
mechanical damage or excessive machinery vibration can lead to more significant release of airborne 
asbestos fibres. 
 
 

 
(Asbestos Containing Sprayed Material Example) 
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B.1.3.13 Asbestos-Containing Friction Products  
Machinery and lifts may use friction pads and other resin based products that are manufactured prior 
to 2003. These products may contain asbestos in varying quantities in a well-bound phenolic resin. 
Asbestos containing Friction Pads do not present a significant health risk unless they are damaged or 
abraded to such an extent that asbestos fibres build up as dust & debris. 
B.1.3.14 Asbestos-Containing Vermiculite  
Vermiculite is a naturally occurring mineral compound and expands greatly when heated. There are 
many commercial uses for vermiculite including spray-applied fire proofing, acoustic panels and high-
temperature or refractory insulation. While pure vermiculite does not contain asbestos, it was added 
into the fire-proofing material up until the 1970s, modern improvements of these sprays replace 
asbestos with aggregates of SMF (including Rockwool & ceramic fibres).  
Vermiculite can also have asbestos-contamination from the mining or application process up until the 
1990s, this may produce ‘hot spots’ in the area covered. Vermiculite easily deteriorates with age 
unless sealed/painted with an overcoat. 
B.1.3.15 Asbestos-Containing Rope/Woven Materials  
Asbestos rope is mainly found in items that are designed to be fireproof. It was commonly used to 
make fire retardant blankets, oven mitts, ironing board covers and gaskets for boilers. Rope was 
normally available in two different styles, one contains dust, the other doesn’t, but woven rope is 
highly prone to shedding fibres. 

 
(Asbestos Containing Rope/Woven Material Example) 

B.1.3.16 Asbestos-Containing Textured Coatings 
Textured coatings which contain asbestos include thin decorative and textured finishes; such as paints 
and ceiling plasters used to produce visual effects. These coatings are designed to be decorative and 
any thermal or acoustic properties are incidental to their purpose. The asbestos content of such 
coatings is low; normally 2% to 5% chrysotile. The fibres are firmly linked in a matrix. 

 
(Asbestos Containing Textured Coatings Examples) 



 

48 
 

B.2 Asbestos Contaminated Soil 
Asbestos contaminated soil often occurs where buildings have been constructed or used ACMs 
(particularly buildings constructed before 2000), such as AC sheeting or as an insulating material 
(lagging or similar), and a combination of poor maintenance, construction or demolition work has 
resulted in the soil becoming contaminated with ACM fragments or fibres. Level raising fill may contain 
ACM (depending on its origin) and construction and demolition waste routinely contains ACMs. In 
extreme cases in-situ asbestos contaminated soil can pose an acute human health risk. However, if 
the asbestos contaminated soil is covered with a suitable capping material then there are no 
immediate human health risks associated with the contamination. In most situations the health risks 
from asbestos contaminated soil only arise when the soil is disturbed, during bulk earthworks, service 
trench excavation etc. 
As with the generation of ACM waste during refurbishment and demolition of buildings special 
precautions need to be taken when disposing of ACM waste, the same situation exists for asbestos 
contaminated soil. Guidance on the management of asbestos contaminated soil is presented in BRANZ 
2017. 
B.3 Subsurface Infrastructure (Asbestos Cement Pipes) 
Asbestos cement pipes were commonly used in New Zealand for the supply of reticulated water and 
other similar services (such as stormwater) from the 1950s through to the 1980s. There is limited 
evidence of asbestos related disease occurring from the use of asbestos cement pipes to supply 
potable water (BRANZ 2017). 
When left in the ground asbestos cement pipes left in-situ and covered pose little or no risk from 
asbestos fibre generation. However, the pipes should be considered a hazardous material and where 
practicable not removed. Should it prove necessary to undertake repairs on asbestos cement pipes or 
remove them good practice must be followed as with any ACMs. BRANZ 2017 provides guidance on 
works associated with removal of asbestos cement pipes. 
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Commercial Tenancy Advisory Letter 
 
 
 
Name  
Address 
 
 
Date 
 
 
Dear Sir / Madam, 
 
Asbestos Management Surveys – {Site address} 
 
We wish to advise that Panuku Development Auckland has now received the completed 
Asbestos surveys for all the commercial properties under its management. 
 
As is typical of buildings of the age and construction of those at Northcote, the surveys have 
highlighted that there are some Asbestos Containing Material`s (ACM) present. The survey 
results indicate a low to moderate risk with no airborne / friable ACM’s so pose no immediate 
risk to the occupiers or the public.  
As part of our management plan we will now be: 
- installing visual signage on any ACM’s so that they are clearly identifiable  
- isolating / repairing any damaged surfaces 
 
As a tenant, you have an obligation to comply with any directive from the landlord and adhere 
to the terms of your lease. We therefore wish to remind you that under no circumstances are 
you to undertake any works within your tenancy without notifying Panuku Development 
Auckland and obtaining our consent.  
This directive forms part of our management plan and is to ensure that both the landlord and 
tenant work together to meet the requirements set out in the Health and Safety at Work 
(Asbestos) Regulations 2016 (Regulations), WorkSafe New Zealand’s Approved Code of 
Practice (Code), and best industry practice.   
If you have any queries, then please to contact myself or my colleague Jed Zheng 09 336 
8820 
 
Yours sincerely 
  

 
 
 
 
 
Name 
Commercial Property Manager 
Panuku Development Auckland  
Email address 
  



 

53 
 

Residential Tenancy Advisory Letter 
 
 
2018  
 
 
Dear[name], 
 
Buildings constructed before 2000 and asbestos 
 
I am writing to remind you of your obligations under the Tenancy Agreement to advise us if 
the property you are renting is damaged and needs repair and not to undertake any repairs or 
work without seeking our prior consent. 
 
No asbestos has yet been identified in your property.  However, due to its age (the building 
was constructed before 2000 when asbestos was commonly used) and the type of building 
components used to construct the property it is likely to contain asbestos or asbestos-
containing materials.  For that reason, it is important that you tell us if anything needs to be 
repaired so that we can arrange for the necessary work to be done in a safe way and in 
accordance with the applicable Health and Safety at Work (Asbestos) Regulations 2016 and 
WorkSafe New Zealand’s Approved Code of Practice.  You should not attempt to carry out 
any repair or other work yourself without advising us.  This ensures your safety and the safety 
of any person you might engage to come into the property to carry out the work. 
 
Asbestos is usually found in building materials such as reinforced plastics, vinyls, resins, 
mastics, bitumen, flexible plasters and cements. There is little opportunity for asbestos fibres 
to become airborne unless these materials are damaged and asbestos only becomes a risk 
to health and safety when in an airborne state.  Even then, it is usually only after significant 
and prolonged periods of exposure.  
 
It is only out of an abundance of caution that Panuku has decided to write to its tenants living 
in pre-2000 buildings to advise tenants how to stay safe and to remind you of the need to 
advise us before carrying out any work. 
 
If you would like further information about asbestos and where it is commonly found in 
residential homes, you can visit https://worksafe.govt.nz/topic-and-industry/asbestos/working-
with-asbestos/handy-hints/locations-of-asbestos-in-a-residential-dwelling/ or 
https://www.health.govt.nz/your-health/healthy-living/environmental-health/hazardous-
substances/asbestos 
.  If you have any queries, you should also contact me. 
 
 
 
Yours sincerely 
 
 
 
 
 
Name  
Panuku Residential Property Manager 
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Wynyard Crossing Bridge 

Author(s): Marian Webb 

December 2024 

Some information in this report should be treated as confidential, as releasing it would prejudice the 
commercial position of Eke Panuku or Auckland Council. In terms of Section 7 of the Local Government 
Official Information and Meetings Act 1987, Eke Panuku is entitled to withhold information where 
making available the information: 

• would affect the commercial interest of a third party (s7(2)(b)(ii); and  

• would be likely to prejudice or disadvantage the commercial position of Council (s7(2)(h)).  

• maintain the effective conduct of public affairs through (i) the free and frank expression of 
opinions by or between or to members or officers or employees of any local authority in the 
course of their duty  

Whakarāpopototanga matua | Executive summary 

1. Work on the bridge continues at pace with progress on track for completion in December 2024 

targeting a date of return to service of 13 December 2024. The programme is tracking to budget.  

2. Physical works, including the reassembly and reinstallation of the bridge components, is now 

complete.  Commissioning and testing commenced on 27 November 2024.  

3. On return to service, the bridge will operate initially between 7.30 and 23.30.  This will allow the 

bridge to operate in live conditions and provide access for the vast majority of users while giving us 

the flexibility to detect and rectify any issues that arise. Once we are confident that any teething 

issues have been addressed, the bridge will operate 24 hours a day. 

4. The Small Red Boat Ferry service will continue to operate until 16 January 2025. This will help 

provide contingency in case the bridge has to be taken out of service again temporarily to remedy 

any remaining issues.  

5. We continue to regularly communicate and engage directly with a variety of partners and 

stakeholders on the project, including elected members, relevant parts of the council group, 

businesses, parties with overlapping PCBU obligations and the general public. We are engaging 

through a variety of methods, including face to face meetings, existing forums, over email, and 

digital channels like our website, social media, signage and a monthly project newsletter. 

Matapaki | Discussion 

Commissioning  

6. Commissioning and testing is underway with the safety checks and cold commissioning complete. 

The installation of the winch roles is complete. The manual and automatic sequence testing is 

underway.   

7. The team continues to meet regularly to review progress against program, identify any opportunities 

to expediate or de-risk the program and identify any risks that may cause delay. 
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24 July 2024 

Board meeting 

Decision paper 

Wynard Crossing Te Wero Bridge 

The board: 

28 August 2024 

Board meeting 

Information paper 

Te Wero Wynyard Crossing 

Bridge 

 

 

 

26 September 2024 

Board meeting 

Decision paper Te Wero Wynyard 

Crossing Bridge  
The Board: 

a. noted that repair and maintenance work

b. noted that the significant refit of the bridge,

both addressing the steel corrosion, which

was planned, and the substantial

replacement of mechanical and electrical

(M&E) components, which was unplanned, is

to enable the bridge to have a further

trouble-free fifteen plus years of use.

c. noted that work completed by late August

has enabled, for the first time, a clear

picture of the extent of the corrosion and

actual condition of the M&E components,

both of which are materially worse than

previously understood.

d. noted that, consequently, additional budget

will be required over and above the $7.7m

currently set, particularly for substantial

M&E component replacement.

e. approved an additional $1.8m funding to

address the scope increase, together with a

fresh contingency of $1.2m (12%), 

27 November 2024 

Board meeting 

CE Report 

Wynyard Crossing Bridge 

The board received an update on the project. 
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Nga whiringa me te taatai | Options and analysis 

Kua whakaarohia nga whiringa | Options considered 

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
13. As approved by the Board in September, there is an increase in overall required project budget from

$7.7m to $10.6m resulting from more extensive corrosion damage to the structural steel of the

bridge and the full scope for repairing or replacing the mechanical and electrical parts of the bridge.

14. The current programme forecast total spend is $10.2m of the overall budget of $10.6m, including

contingency.  This results in a requirement to use an additional $387k of contingency over and

above the $376k outlined in last month’s report.   These are outlined below.  Our contractors have

been requested to follow a clear process when requesting access to the contingency funds. The

Head contractor HEB has followed this process as agreed. However, as we have seen in the past the

sub- contractors have not followed the agreed process which has resulted incurring cost prior to

proper approval by us.  In reality the Project Manager agrees with the work which has been

undertaken.

15. The table below shows estimate at completion as at the end of November.
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Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
16. There are several residual risks associated with the project, including:

• Delays to the programme from issues outside our control like poor weather conditions

• Commissioning risks: The team has mitigated potential risks associated with commissioning

which could result in delay in the return to service by utilising specialist resources to peer

review works and commissioning plans put together by the contractor. This will minimize

potential delays/issues during commission and minimize the amount of teething type issues

post the return to service of the bridge.

• Bridge breakdown in the lowered position during commissioning causing a barrier to marine

traffic.  The team is working to mitigate this risk by progressive testing of the bridge one

lifting span at a time to minimize this risk.  Both spans will be tested simultaneously only

once each individual span operation has been proven, minimizing the chance of issues

during commissioning resulting in both spans failing in the lowered position.  Contingency

plans are being developed in case of significant failure such as the use of barge during

commissioning.

• Misalignment of the bridge on commissioning. A detailed methodology has been established

to check and make necessary adjustments.

• Reputational risk due to the ongoing impact on Wynyard Quarter from the bridge being

unavailable. The contract with the small red ferry boat operator has been extended until

January as a backup plan.
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17. There is a reputational risk if there is an overrun with respect to getting the bridge back into service
in December. This is due to the impact this will have on local businesses, stakeholders, and 

organised events such as SailGP, which is set for 18-19 January 2025 and is expected to draw a large 

number of people to the area for the event. 

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
18. We continue to regularly communicate and engage directly with a variety of stakeholders and key

parties with an interest in progress. These include elected members, internal council business units,

VHHL, tenants, Wynyard Quarter Transport Association, stakeholder group represented by Fu Wah

and the general public.

Tauākī whakaaweawe Māori | Māori outcomes impact 
19. Updates will be provided to the Eke Panuku Mana Whenua Forum as appropriate, in line with our no

surprises approach.

Tauākī whakaaweawe āhuarangi | Climate change impact 
20. Sustainability and climate change adaption objectives and requirements will be embedded into

renewal of the permanent Te Wero Wynyard Crossing Bridge where possible.

Ngā tāpirihanga | Attachments 

There are no attachments for this report. 
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Mechanical and high wear and tear assets 

Author(s): Mike Keown, Marina Asset Manager & Mark Hill, Assets and Facilities Manager 

November 2024 

Whakarāpopototanga matua | Executive summary 

1. This report outlining the mechanical or high wear and tear assets at the Waterfront is being 

provided to the Audit and Risk Committee for information as requested. 

2. The mechanical / high wear and tear assets are surveyed/ inspected and maintained via the 

scheduled maintenance plan for the Waterfront by the Marina and Facility management teams. 

3. Details of the assets and their maintenance are included in Appendix 1 of this report. 

Matapaki | Discussion 

4. As part of the discussion at ARC in September 2024 on the risk of infrastructure failure and controls, 

the ARC requested an information report on mechanical or high wear and tear assets (assets) in the 

Waterfront. This information will help the ARC increase its understanding of the assets, including 

maintenance plans. 

5. The scope of this report does not cover non-mechanical assets which makes up the majority of 

assets managed by Eke Panuku at the Waterfront such as public toilets, car parks, water gardens, 

CCTV, wharf fenders and structures, pontoons and other. These are covered by the various service 

and maintenance contracts managed by the Marina and Facility management teams depending on 

agreed levels of service. 

6. Structures such for wharves, bridges, seawalls that have a longer life go through asset condition 

inspections and 3-year asset management planning process for the LTP. This drives structure 

renewal programme and funding proposal to the council. Structure renewals are treated as projects 

due to their complexity, size and frequency. 

7. Overall, there are 10 groups of Mechanical/high wear and tear assets at the Waterfront.  

8. Most assets are less than 10 years old and are in good to very good condition.  

9. Service and maintenance contracts are in place and most of the assets go through periodic 

inspection or surveys.  

Types of assets and associated services 
10. The assets support services to marina customers, tenants and public. They also play a critical 

function of managing H&S risks. The assets include: 

• marina electrical systems 

• vessel sewage vacuum systems 

• fuel dock infrastructure 

• marina safety system, “Man-Overboard” 

• marina floating structures fire alarm system 
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• tanker fuelling at Sili and Viaduct marina, controlled by third party (monitoring role by Eke 

Panuku) 

• sewerage pump stations, at various Waterfront locations 

• stormwater drains and cesspits 

• wharf fire hydrant and pipes 

• Wynyard Crossing Bridge, mechanical parts. 

Asset age and condition 
11. Generally, these assets are in good to very good condition. 80% of the asset groups are less than 10 

years. 

12. The exceptions are the Marina electrical system, some components of which are 20 years old. 

However, the system has been upgraded over the years, resulting in average condition rating being 

good to very good.  

13. The Wynyard Crossing Bridge in another exception. This is currently going through refit, will be in 

very good condition once completed in December 2024. 

Asset servicing and maintenance 
14. All assets have service/ maintenance contracts in place, except the Fuel dock and Tanker refuelling 

assets at Silo and Viaduct owned and operated by third parties where Eke Panuku carries out a 

monitoring role. 

Business Continuity 
15. The sewer pump stations and fuels dock are two critical assets with Business continuity plans/ 

arrangements (BCP) in place due to potential environmental damage within a short outage period. 

a. In the event of a sewerage pump station failure, the service contractor (Enfield Services Ltd) 

will attend site as necessary to repair or replace any faulty components. The service contractor 

keeps a stock of essential spares that can be utilised at any time. There are regular checks and 

response to emergency fault call outs. Our shared service (P17) contractor for the waterfront 

area will also attend and if required, will connect a generator to the pump to keep the system 

operational. There are also pump out facilities available should this be required. 

b. In the event of an oil/fuel spill at Westhaven Marina – GoFuel, the local fire service, 

Harbourmaster and the Marina operations team will manage the impact using a Tier 1 oil spill 

response plan. The group carry out an annual response exercise for readiness. 

16. Stocktake of all waterfront assets and associated maintenance – a stocktake of land and water 

assets at the Waterfront has been completed by waterfront area, together with confirmation of 

associated maintenance carried out by the Marina or Facility Management teams. This provides 

clear allocation of responsibility for maintenance and ensuring completeness of coverage. 

Next steps 
17. Ongoing monitoring and reporting on scheduled maintenance. 



Mechanical and high wear and tear assets Page 3 of 4 

Nga whiringa me te taatai | Options and analysis 

Kua whakaarohia nga whiringa | Options considered 
18. N/A. 

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
19. Waterfront assets are maintained by the Facility management and Marina maintenance team. There 

will be gaps resourcing and financial budgets that need to be addressed, not just mechanical assets 

but maintenance of all assets at the Waterfront. 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
20. Preventative risk controls include asset surveys/inspections and scheduled maintenance and post 

event mitigations such as emergency contractors, BCP arrangements and stakeholder 

communication and engagement. 

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
21. Auckland’s waterfront is a complex stakeholder environment, given its high profile, high volume of 

activity (both on the land and water) and strategic importance to the wider city. 

22. We regularly communicate and engage directly with a variety of partners and stakeholders on the 

waterfront, with the scale of communication and engagement activity corresponding to the scale of 

our work’s impact, disruption, risk and opportunity profile, or importance. Comprehensive 

communication and engagement plans guide activity to ensure a joined-up approach. 

23. Through high-quality, transparent and timely communication and engagement, we protect our 

reputation, de-risk projects and ensure our partners and stakeholders receive the right information 

at the right time. 

24. Depending on the project or activity, the partners and stakeholders we engage with on the 

waterfront can include: 

• relevant parts of the council group, e.g. Auckland Transport, Tātaki Auckland Unlimited or 

Auckland Council 

• elected members (councillors and the Waitematā Local Board) 

• local businesses and the business association for the city centre, Heart of the City 

• our tenants and customers 

• other parties with overlapping ‘person conducting a business or undertaking’ (PCBU) 

obligations, e.g. Viaduct Harbour Holdings Limited (VHHL) 

• local residents and the general public. 

25. We use a variety of communication and engagement methods, including face-to-face meetings, 

existing stakeholder forums, media management, email, digital channels like our website and social 

media, advertising, signage, and our partners’ channels. 

Tauākī whakaaweawe Māori | Māori outcomes impact 
26. Impact on Māori Outcomes is assessed as part of the asset maintenance plans. 
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Tauākī whakaaweawe āhuarangi | Climate change impact 
27. Climate impacts is a category of risk that is considered when planning asset maintenance and 

renewal short and long term. We are formalising this in property and asset management processes.  

Ngā tāpirihanga | Attachments 

Appendix 1 – Detail asset information 
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Internal audit report – Inflight Project Assessment – Westhaven 
Seawall upgrade 

Author(s): Michele Harpham, Finance Manager 

November 2024 

Some information in this report should be treated as confidential, as releasing it would prejudice the 
commercial position of Eke Panuku or Auckland Council. In terms of Section 7 of the Local Government 
Official Information and Meetings Act 1987, Eke Panuku is entitled to withhold information where 
making available the information: 

• Maintain the effective conduct of public affairs through the free and frank expression of 
opinions by or between or to members or officers or employees of any local authority in the 
course of their duty s2(f) 

Whakarāpopototanga matua | Executive summary 

1. Included as Attachment A is the updated report from EY on the internal audit review of an inflight

project Westhaven Seawall.

2. The Audit and Committee has received the report on this internal audit review at its meeting in

September.  Considering the significance of project management to Eke Panuku, the Committee

asked for staff to adjust the management comments to provide more context and a fuller overview

of the existing processes and controls, and to update the due dates for the recommendations.

3. The Audit and Risk Committee requested that this report be presented to the Board.

4. In accordance with the FY25 internal audit programme, a review on Portfolio Management Office

processes and procedures is currently being scoped with fieldwork to take place.

Ngā tāpirihanga | Attachments 

Attachment A – 
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Waterfront Development Update 

Author(s): Tom Belgrave, Development Manager 

October 2024 

Some information in this report should be treated as confidential, as releasing it would prejudice the 
commercial position of Eke Panuku or Auckland Council. In terms of Section 7 of the Local Government 
Official Information and Meetings Act 1987, Eke Panuku is entitled to withhold information where 
making available the information: 

• would affect the commercial interest of a third party (s7(2)(b)(ii); and 
• would be likely to prejudice or disadvantage the commercial position of Council (s7(2)(h)). 

Whakarāpopototanga matua | Executive summary 

1. The purpose of this information paper is to provide the board a holistic overview of the status of

development activity within the Wynyard Quarter Programme.

2. Development activity within the Wynyard Quarter Programme is reaching a critical stage with

projects nearing completion, starting construction, being confirmed and other significant

development opportunities coming into the pipeline.

3. The catalyst for the successful regeneration of Wynyard Quarter has been the Wynyard Central

Precinct.

4. Wynyard Central has seen Fu Wah successfully complete the development of the Park Hyatt Hotel,

Precinct Properties commence the third and final stage of its commercial innovation precinct and

Willis Bond have completed three out of five residential stages.

5.

6. Another key catalyst for the successful regeneration of Wynyard Quarter has been the Orams Marine

Village. In 2018, a Development Agreement was agreed with Orams Group to further develop the

marine facilities as well as an ancillary commercial development and residential development.

7.

8.



Waterfront Development Update Page 2 of 6 

9. Jellicoe Street Car Park, known as Site 19, is a large development opportunity currently anticipated 

within the Wynyard Quarter Programme. The site presents a significant opportunity for residential 

led mixed-use development. A detailed go-to-market strategy for this property is yet to be 

determined. 

10. Site 12 is another smaller development opportunity currently anticipated within the Wynyard 

Quarter Programme. However, given the small site size, narrow dimensions and location of the ‘six-

pack’ on the site, further consideration will be required to determine the best future use. 

11. The establishment and development of Te Ara Tukutuku will enable approximately 15,000m2 of 

land for development. This opportunity is expected to ready to take to market in 10 plus years.   

12.  

 

 

 

 

13.  

 

 

 

14. Additional important context to the development activity in the area is the City Centre Bus Plan and 

Auckland Transport’s requirements for an off-street bus facility for circa 12 buses. This requirement 

will need to be included and integrated within one of the development opportunities. 

15. In addition to the Eke Panuku led development activity, there is also several private development 

projects in the area. This includes the Mansons office development at 30 Daldy Street expected to 

be completed in early 2025, as well as the Winton development which will see a retirement village 

and a significant hospitality precinct delivered over the next five plus years. 

16. With the outlook for development within the programme in a particularly dynamic state with some 

projects commencing, others potentially coming back to Eke Panuku control and new opportunities 

being added to the pipeline, we feel it is timely to refresh the development strategy to ensure the 

programme is delivered in a cohesive manner. 

17. An updated development strategy will be prepared and presented to the board in due course. 
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Matapaki | Discussion 

Wynyard Central 

18. Wynyard Central was the largest development proposition taken to the market in New Zealand by an 

urban redevelopment agency at the time. Waterfront Auckland prepared a reference design which 

anticipated a mixed-use opportunity of around 150,000m2 gross floor area (GFA), together with 

interconnected public realm. 

19. The marketing of this opportunity resulted in Development Agreements being agreed with Fu Wah, 

Precinct Properties and Willis Bond 

20. Fu Wah has completed its development of the Park Hyatt Hotel, Precinct Properties is nearing 

completion of its third and final stage of its commercial innovation precinct. This final stage 

includes three new buildings and the refurbishment of an existing heritage building resulting in 

approximately 22,000m2 of new office space which is set for completion in February 2025. 

21.  

 

 

 

22. Under the reference design for Wynyard Central, it was anticipated that both of these sites would 

facilitate residential development. However, as the area has developed and changed over time, this 

use is no longer so obvious. Any future development may see a change of use to mixed use or 

commercial led. 

Orams Marine Village 

23. In 2018, Waterfront Auckland agreed a Development Agreement with Orams Group to further 

develop the marine facilities of the Orams Marine Village in addition to new mix used development 

on the surrounding land. 
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24. The marine facilities have been completed including new boat sheds, handstand area, water 

treatment plant and travel lifts. 

25. In 2021, the additional commercial and residential components were split into new and separate 

development agreements. The purpose of this was to enable external capital and capital partners to 

invest into specific elements of the project. 

26.  

 

 

 

27.  

 

 

28.  

 

 

North Wharf 

29. North Wharf was taken to market in 2023 to enable a comprehensive redevelopment of the site. 

30.  

 

 

31.  

 

Jellicoe Street Car Park 

32. Jellicoe Street Car Park, also known as Site 19, is a large 8,146m2 site boarded by Jellicoe Street, 

Beaumont Street, Madden Street and Daldy Street. 

33. The site currently operates as an at grade car park, however given its size, shape, location and 

proximity to the water edge, is considered a significant development opportunity. 

34. Work done to date indicates the highest and best use for development of the site will be residential 

development. However, development outcomes and a go to market strategy will be developed and 

presented to the board on due course. 

Site 12 

35. Site 12 is a small 2,500m2 site to the north of Jellicoe Street and on the edge of the Silo Marina. 

36. The site is currently identified as a future development site. However, given the significant 

constraints to development, further consideration will be required to assess the best use which may 

include it remaining as public open space. 

Te Ara Tukutuku 

37. The development of Te Ara Tukutuku over the next 10-15 years will unlock and enable new 

development opportunities on Wynyard Point. 

38. Current plans indicate approximately 15,000m2 of development land with approximately 70,000m2 

GFA enabled for these sites. A mixture of different uses will likely be possible and further work will 

occur on the design over time. 
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39. Given the current state of the land and proposed construction phasing, the development sites are 

likely to be enabled some time following 2034. 

Sanford 

40. 22-32 Jellicoe Street is a large 1.2 ha site in the northeastern corner of Wynyard Quarter. The land is 

owned by Auckland Council but leased to Sanford Limited by way of a number of ground leases 

which are renewable on 21-year terms, in perpetuity. Over time, Sanford has developed the site 

including a fish processing plant and fish market. 

41. Sanford has recently sold its fishing rights, closed the fish processing plant, and taken its lease hold 

interest in the site to the market. We are advised it has secured a conditional agreement to sell its 

interests to Willis Bond which intends to redevelop the site into a residential led mixed-use 

development. Willis Bond has approached Eke Panuku regarding converting the existing ground 

leases into a new 125 prepaid ground lease to enable redevelopment of the site. 

42. The value and development potential of this site is very difficult to assess due to the implications of 

Plan Change 78 and the likely material relaxation of restrictive development control and uses. In any 

case, the site presents a significant opportunity and will likely result in a significant contribution to 

the development pipeline in Wynyard Quarter over time. 

Wynyard Quarter Bus Facility 

43. Auckland Transport has developed the City Centre Bus Plan which has identified the need for a new 

off-street bus facility within Wynyard Quarter. 

44. In 2021, a joint exercise between Auckland Transport and Eke Panuku was undertaken to assess the 

preferred location for this facility. Jellicoe Street Car Park was selected as the preferred location for 

this facility as it was the only suitable site left in the area not subject to a development agreement. 

However, due to a number of factors, the bus facility on this site was only able to partially meet 

Auckland Transport’s requirements resulting in the facility being partially off site and partially on 

street. 

45. With the changing situation with regards to development opportunities in the area, there will be 

opportunities to reconsider the location of the bus facility to ensure Auckland Transports 

requirement can be fully met and the impact on development minimised. 

Private development activity 

46. In addition to the Eke Panuku led Wynyard Quarter development opportunities, there is also activity 

on the privately owned freehold sites in the area. This includes Mansons office development and 

Winton’s retirement village and hospitality precinct. 

47. The Mansons development at 30 Madden Street will deliver approximately 24,000m2 of new office 

space and is due to be completed in mid-2025. 

48. Winton have plans for a significant mixed use development in the area over the next 5-10 years 

which includes a new vertical retirement village, refurbishment of existing dry stack and office 

facilities on Westhaven drive as well as numerous new hospitality and event facilities. 

Nga whiringa me te taatai | Options and analysis 

Kua whakaarohia nga whiringa | Options considered 
49. No options to consider as this is an information update to the board. 
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Ngā ritenga ā-pūtea | Financial and resourcing impacts 
50. No impacts to consider as this is an information update to the board. 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
51. Given the large amount of land yet to be developed or taken to the market, there is risk that 

projects are managed in isolation, leading to disjointed and disconnected development. 

52. With large amounts of land yet to be developed or taken to the market, there is risk that the market 

becomes overloaded with too much supply. 

53. An updated development strategy will ensure there is a clear understanding on what is currently 

planned for delivery and then ensure future opportunities are taken to the market at the right time. 

The strategy will also ensure that the development outcomes and uses are considered in a cohesive 

manner. 

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
54. No impacts to consider as this is an information paper to the board. 

Tauākī whakaaweawe Māori | Māori outcomes impact 
55. No impacts to consider as this is an information paper to the board. 

Tauākī whakaaweawe āhuarangi | Climate change impact 
56. No impacts to consider as this is an information paper to the board. 

Ngā tāpirihanga | Attachments 

57. There are no attachments for this report. 

 



Te Ara Tukutuku - Workshop

This report in its entirety is treated as confidential, as releasing it would prejudice the 
commercial position of Eke Panuku or Auckland Council. 

In terms of Section 7 of the Local Government Official Information and Meetings Act 
1987, Eke Panuku is entitled to withhold information where making available the 
information:

• Free and Frank Expression of Opinions (s7(2)(f)(i)); and 

• Maintaining Effective Conduct (s7(2)(f)(ii)).



 

   
 

 

Out of Cycle Decisions – At the time of publication, no out-of-cycle decisions were made 
between the November and December meetings.  
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