
  
 

Date 
Wednesday 
26 March 2025 
 
Time 
10.00am 

Venue 
Eke Panuku Development Auckland 
Te Wharau o Tāmaki - Auckland House 
Level 29, 135 Albert Street 
Auckland 

Board Report 



 

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

Auckland 

When: Wednesday 26 March 2025 | 10.00am–12.00pm 

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

  
                                                                                                                                                                 Time 

 Public meeting open 10.00am 

1.  Welcome / Acknowledgements 

1.1 Apologies 

 

2.  Chief Executive’s report (open items)  

3.  Health and Safety report  

4.  Decision papers (open items) 
4.1 Pukekohe Programme Business Case Overview – Review 
4.2 Waiapu – Construction contract approval 
4.3 Te Wero Wynyard Crossing Bridge – Post-project review 

 

5.  Governance matters (open items) 
5.1 Director interests 
5.2 Director meeting attendance 
5.3 Minutes meeting held – 26 February 2025 

 

 Public meeting close and confidential meeting open  

6. Chief Executive’s report (confidential items)  

7.  Decision papers (confidential items) 
7.1 Wai Horotiu, Henderson – Project acquisition 
7.2 Waiapu – Construction contract approval 
7.3 Te Wero Wynyard Crossing Bridge – Post-project review 

 

8.  Governance matters (confidential items) 
8.1 Director interests’ projects 
8.2 Board action list 
8.3 Board work forward programme 2025 
8.4 Minutes meeting held – 26 February 2025 

 

 Meeting close 12.00pm 
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Apologies 

At the time of publishing, apologies have been received from Councillor Angela Dalton. 
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Chief Executive’s Report 

Author: David Rankin 

March 2025 

This is a public report which incorporates a range of material on current and emerging issues. Some 
information contained in this report should be treated as confidential. In terms of Section 7 of the Local 
Government Official Information and Meetings Act 1987, Eke Panuku is entitled to the withholding of 
information as necessary to: 

• protect information where the making available of the information would be likely unreasonably to 
prejudice the commercial position of the person who supplied or who is the subject of the 
information (s7(2)(b)(ii)); 

• enable any local authority holding the information to carry on, without prejudice or disadvantage 
commercial negotiations (s7(2)(i)); 

• maintain legal professional privilege (s7(2)(g)). 

• enable any local authority holding the information to carry on, without prejudice or disadvantage, 
negotiations (including commercial and industrial negotiations) (s7(2)(i)). 

Matapaki | Discussion 

Westhaven Marina earns 5 Gold Anchors 
1. Westhaven Marina in Auckland has reached an impressive milestone, becoming New Zealand’s 

second marina to receive the coveted 5 Gold Anchor accreditation. This achievement marks a 

significant step up from its previous 4 Gold Anchor status, underscoring Westhaven’s commitment 

to excellence in marina management and customer experience. 

2. The Global Gold Anchor accreditation is an internationally recognised program that assesses 

marinas based on their services, procedures, and facilities, including feedback from customer 

surveys. Delivered in the Asia-Pacific region by the Marina Industries Association (MIA), the 

accreditation provides valuable insights for consumers regarding the level of service and facilities 

offered at marinas while also establishing industry benchmarks for marina operators. 

3. Westhaven’s steady progression from 4 Gold Anchors in 2022 to its newly earned 5 Gold Anchor 

accreditation in 2025 is a testament to its continuous investment in quality and customer 

satisfaction. It reinforces Westhaven Marina’s position as a premier destination for boaters and 

marine enthusiasts, setting a high standard for marinas across the region. 

Te Ara Tukutuku contamination update 
4. By virtue of various historic agreements, Shell held an obligation to undertake the remediation of 

oil-based contaminants on the site most recently occupied by Stolthaven, on Wynyard Point, once 

that site was vacated and ceased to be used commercially. Those remediation works commenced in 

late 2022. 
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5. The independent environmental consultant engaged to oversee these works has this month 

reported that Shell’s works are complete. Certification is given that, in respect of the areas that 

Shell is required to remediate, being areas where oil-based contaminants were present as a result of 

Shells historic use of the site, “the land remediated by Shell is considered safe and meets the 

standards required under Environmental Laws for construction, occupation and use as public open 

space”. 

6. This certification discharges Shell’s current obligation. Shell continues to have a contingent liability 

for any oil-based contamination discovered at a later date. 

Urban regeneration alongside the Eastern Busway 
7. The executive is progressing its programme of urban regeneration work on land at Pakūranga 

alongside the Eastern Busway. There has been significant progress in three of the major 

workstreams in connection with the project focused on council’s land surrounding the Pakūranga 

Plaza. Simpson Grierson continues to support the executive in connection with these workstreams. 

8. The first relates to the revocation of the reserve status of the council-owned land currently utilised 

for car parking. In line with Reserves Act process, a public hearing chaired by an independent 

commissioner was held in November 2024 on the proposed revocation. The commissioner 

considered submissions received, heard those submitters who said they wished to be heard in 

support of their submission (the owners of Plaza, Sedar Properties, and the owner of Woolworths, 

GDL), and provided a report on the hearings to inform future steps. The commissioner did not 

support the objectors’ arguments. The commissioner agreed with Eke Panuku that the land does not 

have any or sufficient value as reserve and holding it as reserve is neither necessary nor appropriate. 

The revocation of the reserve status is at the discretion of the Minister of Conservation and the 

commissioner recommended that council proceed to seek this from the minister. The executive 

sought and received approval from the Policy and Planning Committee earlier this month to proceed 

to request this from the minister. 

9. The second relates to the High Court claim filed by Sedar seeking declaration of private land use 

right over the reserve land.  

 

 

 

 

 The hearing on the claim is scheduled for late 2026. 

10.  
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Avondale Central 
11.  

 

 

 

 

12.  

Commercial opportunity at Westhaven 
13.  
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Central Wharves masterplanning engagement 
24. In December 2024, the board signed off a project plan for the masterplanning of stage one of the 

Central Wharves. This included engagement, communications and technical workstreams over the 

period of four years. The team's focus over the first part of this year has been testing this stage in 

the context of Port Precinct Framework Plan. This has comprised fruitful discussions and 

engagement with the following stakeholders: 

• Mana whenua partners – led by the Head of Māori Outcomes and the Priority Location Director, 

one-on-one hui with iwi mana whenua have been held with iwi who have expressed an interest 

in this kaupapa. We have organised and participated in two hīkoi around the project area over 

March, one led by Ngāti Whātua Ōrākei, and the second attended by representatives across 

several iwi. Shortly we will hold three design wānanga with mana whenua to test and challenge 

the Framework Plan. These discussions are ongoing and are central to the successful working 

relationship as we progress the masterplan and business case. To assist mana whenua in 

engaging in this process we have offered to support mana whenua technical consultants and 

two of the iwi have accepted this offer to date. 

• Council whānau kaimahi – we have designed and lead five sprint workshops with subject matter 

experts across the council group to test the ideas outlined in the Framework Plan. These have 

been focused around identifying gaps and updating known data and checking factual 

understanding. These have proven to be very constructive and useful for testing our previous 

assumptions and developing up further scenarios to test. 

• City Centre Advisory Panel – a workshop was held with the panel in February, preceded by one-

on-one engagement with Heart of the City and City Centre Residents' Association as key 

stakeholders. 

• Local boards – as previously advised we workshopped the project with the Waitematā, 

Devonport-Takapuna and Waiheke Local Boards towards the end of 2024. Our next planned 

interaction with local boards will be to update them ahead of our public engagement period 

(see below). 

25. The next step will be to test the Framework Plan with wider stakeholders and the public. This will 

occur from mid-April to mid-May and be centred around a series of activations on Queens Wharf to 

draw people to the site and start imagining future and transitional uses. There will be updated detail 

on the Eke Panuku Development Auckland and AK Have Your Say websites, along with a feedback 

form. This will be promoted through a communications and social media campaign. During this time, 

the team will reach out and meet with stakeholder groups across a wide range of sectors with an 

interest in the future of these spaces. These include nearby property owners, the urban design and 

development community, transport groups and the like. 

26. In parallel to the above, Eke Panuku Development Auckland is progressing the technical 

workstreams, including investigating the infrastructure needs and challenges, implementing the 

first stage of our transitional use strategy, starting with the activations during April and May. We 

have engaged consultants to assist with providing and analysing material. This includes: 

• CBRE – updating City Centre market insights and intelligence, investment pipeline data 

• Market Economics – economic assessment of the cruise sector in Auckland 
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• ARUP – cruise and maritime operations 

• MRCagney – transport integration 

• Jasmax – landscape design. 

27. We are seeking requests for proposals for consultants to assist us with the business case phases 

planned. 

28. We have also created and are now maintaining an active risk register. The latest highlights include: 

• The need for alignment and transparency across the council group on live issues being 

considered within the project boundary. 

• The need for alignment on future opportunities and constraints, including the future of The 

Cloud, the use of Shed 10, electric ferry charging facility, and the preferred location for cruise 

berths. This is being managed through our sprint workshops and ongoing conversations. 

• Potential risk to programme timing around receiving sufficient technical information to inform 

the masterplan. This is being managed via internal relationships with key stakeholders, mana 

whenua and technical specialists. 

• Lack of alignment between iwi around cultural narratives and history of the spaces and how 

best to represent and celebrate Te Ao Māori. This is being managed through our Māori 

Outcomes tīma but may need governance level support in future. 

• Impact of the Eke Panuku, Tātaki and Auckland Transport change process – impacting on key 

staff availability and momentum of the project. 

• The release of the Captain Cook and Marsden wharves from POAL is contingent on POAL 

receiving consent for and developing the Bledisloe North wharf extension and cruise facility. 

POAL has lodged its consent for this work through the Fast-track process. If these wharves are 

not released, the ability for any major moves represented by the masterplan would be reduced. 

16 Fencible Drive – Development update 
29.  
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34.  

 

 

35.  

 

 

 

36.  

 

37.  

 

 

 

CCO Reform – Transition 
38. We have now reached an important milestone in the Transition Programme and change process. The 

staff consultation document was released on 20 March with briefings for impacted staff and teams 

undertaken prior to release. The proposal is: 

• Creation of an “Auckland Development Office” within the council – responsible for driving 

integrated implementation and delivery of quality urban development in the council’s 

identified growth priority areas and large-scale projects. The Office is proposed to include 

urban regeneration and transit-oriented development, commercial property management, 

council leadership on agreed large-scale projects (including greenfields) and property 

optimisation support for local boards. 

• Creation of an Investment and Innovation Department within the council – focused on 

economic development and responsible for business attraction, economic transformation and 

industry/sector development support. With a vision of inclusive, innovative resilient economic 

growth for a prosperous Auckland. 

• A reorganisation of responsibilities for the programming and delivery of events, placemaking 

and activations across the group. The proposal clarifies that Tātaki Auckland Unlimited lead 

regional programming and deliver all regional, major and mega events, and all events in the 
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city centre. Auckland Council Community Events team to deliver local and civic events. The 

proposed Auckland Development Office to deliver placemaking. 

• Enabling functions – co-locating most core support services into council functional teams or 

Group Shared Services. 

• Transfer of c.350 staff including Eke Panuku, Tātaki Auckland Unlimited economic 

development teams and some teams within council. 

39. The ADO (working title) is proposed to be part of the Resilience and Infrastructure Directorate of 

Council, under Barry Potter (Director) and Parul Sood (Deputy Director). This implementation-

focused directorate with close to 1500 staff, includes the following functions: Healthy Waters and 

Flood Resilience, Building Consents, Group Recovery, Engineering Assets and Technical Advisory, 

Waste Solutions and Emergency Management. It is proposed that the ADO is led by a General 

Manager, this is a new role that would be open for applications across the Council Group. 

40.  

 

 

 

 

 

 

 

 

 

41. Work is underway to develop a governance framework for the ADO and to clarify who will make what 

decisions about urban regeneration and property – governing body, local boards, staff (under 

delegation) and advisory group (if applicable). The options to retain some independent commercial, 

industry and governance input to transactions, masterplanning and commercial opportunities are 

still being worked through. 

42. A corporate sub-workstream led by Carl Gosbee is working through the closure of Eke Panuku, audit 

requirements, accounting and reporting, systems, policies, processes and support services. Mayne 

Wetherell has been appointed as legal advisors to assist and guide officers through the transition. 

 has been approached to offer independent legal advice 

for the Board. At this stage it is envisioned the Board will meet with  and secure advice to 

enable directors to continue in their roles until the end of the June. It is likely the June board 

meeting will contain decision papers for the board to approve the sale of all the Eke Panuku assets 

and liabilities to Auckland Council, on an arm’s length basis, and then to approve a dividend 

payment to the shareholder, effectively cleaning out the balance sheet. After making these 

decisions the Board Directors will likely individually resign their roles as of 21 June 2025. Auckland 

Council as shareholder will appoint new directors to facilitate the administrative function of closing 

the company i.e. the final annual report and audit. We will keep the board appraised as the planning 

for the transition of all Eke Panuku operations into Auckland Council progresses. 
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Property service optimisation update 
43.  

 

 

44.  

 

 

 

 

 

 

  

  

  

  

  

Ngā tāpirihanga | Attachments 

Attachment A –  

Attachment B – Board dashboard 

Attachment C –  



Monthly reporting pack 
Period ending 28 February 2025 

Executive summary 

Programme 

• A capex budget of $98.9m has been agreed with Auckland Council, which has been distributed across our
programmes and projects. $86.6m has been allocated to the regeneration locations, which is in line with the
reprioritisation work completed earlier in the year and $12.3m to the renewals programme. Total spend for
February was $4.4m, year to date $48.0m which is tracking $3.4m behind phased budget.

• Regeneration apex expenditure is budgeted at $14.7m. To date, $14.6m has been distributed across our
programmes and projects leaving an unallocated portion of $0.lm. Total spend for February was $1.2m, year to
date $10.Sm There is a $0.Bm expected saving this year in the Central Wharves programme due to the time
spent in establishment of the programme and team setup which we will be looking to defer to next year.

• Sales target for this year is $76m, made up of $60m from general assets and $16m from the regeneration
locations. Sales in year total $8.lm. Asset sales continue to be challenging in the current environment.

Company wide financials 
• Expenditure to date is tracking $3.2m behind phased budget, mainly due to savings in people costs as a result

of the 12.1 vacant positions and timing of other expenditure against phased budget.

• The managed property surplus is $18.Sm, which is $Sm favourable to phased budget.

People and Culture 
• Our overall FTE is 233.5. This includes our actual FTE of 219.4, 2 contingent workers in FTE roles and 12.1 

vacancies.

• The average occupancy for the month was 63%, from a target of 60%.

• Our employee assistance programme Instep saw an increase in new cases this month from 5 to 8, with ongoing 
cases increasing from 4 to 5 this month.

























































•

•



Location Project Name Phase

O
ve

ra
ll

 

C
os

t 

Sc
he

du
le

Sc
op

e

R
is

k Report Overall Status Comment

Lagoon Edge Reserve Enhancement, Panmure

Plan

Construction start date moved out due to risk in approved EA. Initial 
developed design task has included 'proof of concept' with coastal 
engineers to confirm viability and finalisation of proposed scope. This will 
need to be delivered as a seperable portion of work due to delays with 
resource consent.

Maungarei Connection Panmure

Initiate

Cost currently above LCBC budget which was at 25% contingency for 
schematic; Moved start of construction to May 2025. Procurement 
scheduled end of March 2025 and will be 2 months till issue of contract. 

Onehunga Town Centre to Wharf Link
Initiate

Project on track. Consenting has required additional work due to a small 
area of wetland in the project path.

Onehunga Wharf Public Realm Plan
Te Pumanawa Church Street upgrade Initiate
Basin View Precinct Enabling Works Initiate

Te Pumanawa Public Realm 
Strategic A

Schedule and risk at amber due to dependancies on securing an acquisition 
and ongoing support from Auckland Transport.

Waiapu Precinct public realm and enabling works
Plan

Cost forecast exceeds approved budget and schedule may slip due to 
potential unsuccessful negotiations with suppliers.

Basin View Square Initiate Cost estimation underway for unexpected structural requirements.
Huron and Northcroft Streetscapes Deliver
Northcote Community Facility and Cadness Reserve upgrade

Initiate
The forecast project costs exceed IBC forecast project costs and the 
external scope of the project has increased from the IBC scope.

Initiate
The forecast project costs exceed IBC forecast project costs and the 
external scope of the project has increased from the IBC scope.

Te Ara Awataha; Greenslade Reserve and Jesse Tonar Scout Reserve upgrades Deliver
 Cambridge Terrace Extension+carpark Deliver
Cavendish Drive & Sharkey Street AUT Link - Capital Works for Streetscape 
Upgrade Initiate

Currently working on revised timelines with the designer.  An agreement on 
costs needs to be reached before project can proceed to DBC phase.

Chambers Laneway - Capital works upgrade to streetscapes Deliver
Karina Williams Way Extension Capital Works 

Plan
Costs are over budget, mainly due to the requirement of a retaining wall. 
Any delays in the regulatory process might delay schedule.

Manukau - Hayman Park Wetland Works
Plan

Budget issues are being worked through with Healthy Waters and 
consenting delays my impact delivery timeframes due to winter 
approaching.

Manukau - Osterley Way at Civic Streetscape Works Plan
Manukau - Puhinui Stage 1: Ratavine Reserve Works Deliver
Manukau - Sports Bowl Initiate
Manukau Public Art Investment Plan
Manukau Puhinui Stage 2: CMDHB Walkway Works Initiate
Manukau Puhinui Stage 3: Wiri Reserve Works Strategic A
Market Precinct - Town Square, Roulston Lane, Roulston Street, Market Hall Initiate
Papatoetoe Stadium Reserve capital works upgrade Deliver

Deliver
Small T Manukau Deliver
Small T Pukekohe Deliver
Manukau - 14 Davies Avenue Access Lane project 

Initiate
Auckland Transport review process is compressing timeframes. This is being 
mitigated by developed deisign works remaining ongoing.

Initiate
Initiate

(WH) Westhaven Seawall Upgrade (AHB) Deliver
(WQ) Water Edge Response Works

Deliver
Heritage steps viewing platform timeframe is very tight and a cost review of 
the heritage steps will also be completed once costs are clearer.

(WQ) Wynyard Central Public Art - Madden Street/Daldy Street Deliver Construction work is at risk of not being completed in FY25.

(WQ) Te Ara Tukutuku

Plan

The budget for Enabling works in FY25 is at risk due to the ongoing 
negotiations with Shell and requirements of the deed agreement. There is a 
risk that we may miss the earthworks season where clay material will be 
more readily available.

Avondale Civic Precinct  (Avondale Town Square, Crayford Lane and 
Playground)

Initiate
Due to the complexities of the project there are risks across all areas.

Henderson Valley Road Enhancements Stage 1 Initiate
Opanuku Link - Bridge, Reserve Initiate
Heart of Henderson town square capital works and site sale Initiate
Small T Avondale Plan On track
Henderson Corban Estate Access and Enhancement Works Strategic A
Wai Horotiu Te Kopua - New capital works for bridge and pathways Plan

Plan
Procurement of a contractor has been delayed due to missing the christmas 
shutdown deadline which has pushed the programme out two months. 

Small T Henderson FY25 - FY27 Initiate
Orakei Service Property Optimisation

Deliver
The project is currently delayed awaiting improved market conditions 

Property Optimisation, 3 Gibbons Rd, Takapuna Initiate Awaiting on overall library design to determine saleable area
Ti Rakau Drive Vehicle Crossings 				 Deliver
Hobsonville - (Launch Road) PS6 Wastewater upgrade works Deliver
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Z Pier Building Refurbishments
Deliver

The original contractor defaulted and a new one has been secured. This has 
lead to delays in the schedule and added additional costs.

21 Princes Street, CBD, refurbishment
Deliver

Additional works are required due to rot that was discovered. This has 
impacted the cost and schedule. 

Westhaven Maintenance Yard Relocation
Plan

Awaiting CVA from Mana Whenua. Resource consent lodgment/approval is 
subjected to receiving CVA. 

Renewals Sub-Programme Deliver The programme to schedule
Wairopa Channel navigational markers

Initiate
Business case approval obtained. Physical works likely to be commenced in 
April 2025.

Onehunga Wharf Shed D

Plan

Overall delivery may be delayed due to unexpected components identified 
during structural investigation. Building and resource consents are required 
due to  proposed works and additions to the existing building.  

Wynyard Crossing Bridge
Deliver

The bridge has returned to to service. Issues with the pedestrian gate and 
locking pin sensors are being addressed. 

202-208 West Coast Rd Plan
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Health and Safety report February 2025 

Author: Bernardo Vidal, Head of Health and Safety 

March 2025 

Whakarāpopototanga matua | Executive summary 

1. In February, fifteen reports were logged in the Eke Panuku Noggin H&S reporting system. Of these, 

nine were incidents, including three damages to property, four near misses, and two minor injuries 

that required first aid. None of the incidents escalated into serious conditions. Additionally, five 

safety observations and one security concern were recorded. Of the fifteen reports, two involved 

Eke Panuku employees, six involved a members of the public, and seven related to contractors. All 

incidents were classified as low severity. 

2. Security contractors and Māori wardens carried out ninety-nine security observations in February. 

These involved members of the public and external factors beyond Eke Panuku’s control. 

3. Finally, there were a combined twenty-two recorded site visits and safety walks conducted by our 

project leads across 80% of the projects. 

Matapaki | Discussion 

Notable events 
4. Incident 1 

Date: 17 February 2025 

Event: Contractor sustained a minor injury after coming into contact with a 

disposable needle 

Location: 19 Tripoli Road, Panmure, Auckland 

Description: During the Own your Own home project specifically during the 

deconstruction of the property at 19 Tripoli Rd Panmure, a contractor 

was injured by a needle strike when a discarded syringe on a windowsill 

punctured the skin on his hand. 

Incident category: First Aid 

Actual Severity:  

Potential Severity: 

Immediate action taken: Work was immediately stopped, and the contractor was taken to 

emergency services. A doctor assessed the injury as low risk based on the 

entry point. The contractor received vaccinations, and a follow-up blood 

test was scheduled for six weeks later. Given the potential risks, the 

incident was reported to WorkSafe, and an investigation was launched. 

Investigation needed: No 
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5. Incident 2 

Date: 15 February 2025 

Event: Sailing boat hit fuel dock and petrol pump 

Location: Y pier fuel dock, Westhaven Marina 

Description: A sailing boat at the Y Pier fuel dock hit into the pay station and petrol 

pump due to strong winds. 

Incident category: Near Miss 

Actual Severity:  

Potential Severity: 

Immediate action taken: The incident was quickly managed by isolating the pump, preventing any 

fuel spill. A Go Fuel technician arrived to reset the pumps and inspect the 

hoses, while divers retrieved fuel hose support pole1 from the water. 

Investigation needed? No 

6. Incident 3 

Date: 23 January 2025 

Event: Unauthorised Boarding Incident at Silo Marina 

Location: Piers 1-6, 81 Jellicoe Street, Auckland Central, Auckland 

Description: Around 7.40pm, two individuals trespassed into Silo Marina by piers 1-6, 

and boarded a superyacht docked at berth J6, while a third person filmed 

the incident from the wharf using a cell phone. Minutes later, they left the 

marina and drove away in a clearly identifiable vehicle. The incident was 

reported the following day by a crew member from another superyacht 

after the video of the intrusion was shared on social media. 

Incident category: Near miss / Security Concern 

Actual Severity:  

Potential Severity:  

Immediate action taken: The affected superyacht team was informed, a Police report was filed, 

and the social media platform was contacted to request the video's 

removal. No property damage was identified. 

 The Westhaven Marina crew has initiated an internal investigation from a 

security perspective. 

Investigation needed? No from HS perspective 

  

 

 

1 Fuel Hose Support Pole: A structural device designed to hold and support fuel hoses, preventing them from 
dragging on the ground, reducing wear and tear, and enhancing safety by minimising trip hazards and maintaining 
proper hose positioning during fuelling operations. 
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7. Incident 4 

Date reported: 4 February 2025 

Event: Attempted Trespassing at Silo Marina 

Location: Piers 1-6, 81 Jellicoe Street, Auckland Central, Auckland 

Description: Around 1.00am, a trespasser entered Silo Marina, piers 1-6, and tried but 

failed to board a superyacht docked at the J1 berth. 

Incident category: Near miss / Security concern 

Actual Severity:  

Potential Severity:  

Immediate action taken: Two city guards arrived and shortly after, police apprehended the 

intruder at Te Wero Island. 

Investigation needed? No 

Health, Safety and Wellbeing main actions 

8. Improve HS reporting including lead KPIs that test the performance of critical risks, such as: 

a. Property inspections undertaken. Details in paragraph 9. 

b. Capital Works inspections reporting. Details in paragraph 10. 

9. Property risk assessment reporting 

The inspection format, originally developed in 2022 by the HS and Facilities teams, has been 

reviewed by the current team members. In collaboration with HS, they will now identify the first 

properties to be inspected along March 2025. 

10. Capital Works Inspections (CWI) reporting 

In February, there were a combined 22 recorded site visits and safety walks conducted by our 

project leads across 80% of active projects, with a total of 11 safety inspections performed by 

engineers to contract and contractors, and two safety inspections conducted by project leads. A 

site visit was conducted by our Health and Safety Advisor as part of a pre-start meeting with a 

contractor for a renewal to commence at the end of March. 

Project lead coverage for health and safety monitoring has risen from minimal levels mid-last year 

to 80%, reflecting steady progress. Updated "Safe Management of Contracts and Agreements" 

guidelines and clear directives have improved reporting, increasing audit submissions and site 

meeting records. The Health and Safety team continues working with project leads to achieve 100% 

coverage by the end of this financial year while enhancing safety literacy. 

11. Wellbeing risk assessment plan 

The action plan, built on two key pillars and set for implementation over the next four months, is 

now underway. Umbrella Wellbeing Limited, which supported us in the first stage, delivered three 

voluntary 1.5-hour Wellbeing Workshops focused on resilience and adaptability. A total of 56 

employees participated, gaining insights into managing change, understanding psychological 

responses to uncertainty, and developing practical coping strategies. Given the positive feedback 

and the ongoing transition, we will schedule follow-up sessions to reinforce these skills and address 

evolving employee needs. 
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12. Transition to the Donesafe incident management platform 

Following our meeting with the Donesafe Project Manager, we confirmed that the Noggin platform 

will remain in use until January 2026, while Donesafe will go live in July 2025. A six-month 

transition period (July 2025-January 2026) will allow employees to report HSW events on both 

platforms. The SAP team will manage the setup of Eke Panuku users, locations, and hierarchy 

structures. There is no cost for creating Eke Panuku employee accounts on Auckland Council’s 

Donesafe platform, and no data migration will take place from Noggin to Donesafe. Instead, all 

Noggin records will be stored in a CSV file. 

13. Lone Work Risk Assessment 

The Lone Working Procedure was presented to ELT and has been approved. This procedure 

provides a strong framework for identifying, managing, mitigating, controlling, or reasonably 

eliminating the risks associated with lone working across Eke Panuku’s business units. It outlines 

the purpose, approach, and key responsibilities of each department and employee involved in lone 

working. The next step is to publish and share it through various channels to ensure all our staff is 

informed throughout March. 

14. Health and safety key performance indicators 

Health and safety key performance indicators (KPIs), featuring both lead and lag measures, are 

represented in chart (Figure 1) and table (Figure 2) format. 

 

 
Figure 1 – 12 Month rolling H&S performance measures 
TRI – Total Recordable Injuries includes lost time injuries and medical treatment injuries for employees only. 
Notifiable refers to incidents and injuries reportable to the health and safety regulator. 
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Figure 2 – Health and Safety Key Performance Indicator Table 
 

Workplace incident themes and trends 
15. In February, 15 events were recorded in Noggin, including five retrospective reports that strengthen 

our database with hazard insights for risk mitigation. Continuing last month’s trend, 40% involved 

unsafe conditions and behaviours. Incident reports increased year-over-year, signalling a positive 

safety culture shift. Notably, 53% came from Capital Works, with project managers providing 

detailed reports on incidents and contractor responses. This reflects our strong collaboration with 

 

Measure 

Performance February 
Previous month 

(January) Low – Med 
Risk  

Critical or high 
risks 

Employees 

Safety Concerns / conditions 2 - 3 

Near Misses  - - - 

First Aid injuries - - - 

Pain and Discomfort - - - 

Restricted Work Case (RWC) - - 1 

Medical Treatment Injuries (MTI) - - - 

Lost Time Injuries (LTI) - - - 

Property Damages  - - - 

Security Concern - - 1 

Total Events 2 - 5 

Contractors 

Safety Concerns/conditions 1 - - 

Near Misses 2 - - 

First Aid injuries 2 - - 

Restricted Work Case (RWC) - - 1 

Medical Treatment Injuries (MTI)  - - - 

Lost Time Injuries (LTI)  - - - 

Medical Condition (Non-Work Related) - - 1 

Property Damages 2 - 2 

Security Events  - - - 

Unsafe actions - - 1 

Total Events  7 - 5 

Member of 
the public 

Safety Concerns 1 - - 

Security concerns 1 - - 

Near Misses 3 - 1 

First Aid injuries - - - 

Serious Injuries  - - - 

Property Damages  1 - - 

Total Events  6 0 1 

Total events 15 - 11 

TRIFR (employees) 0  0 
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the Capital Works team, where ongoing site presence and joint inspections have deepened safety 

awareness and reinforced a proactive safety culture. 

16. In response to questions raised by Board members in previous meetings: 

a. The ACC Recovery to Work programme clause has been developed and submitted to the 

Council Procurement Department for execution. It is currently under review by the Legal 

Department. 

b. It has been confirmed that there is no existing policy for the use and safe storage of handheld 

equipment batteries by contractors. As a mitigation measure, international best practices have 

been implemented. 

c. Regarding the unsafe action in the Hobsonville Wastewater Upgrade, where a worker poured 

concrete unsafely, an investigation confirmed that all four involved received disciplinary action 

and were reassigned. The root cause was inadequate supervision and failure to follow the Job 

Safety Analysis (JSA). The incident has been communicated company wide as part of the 

action plan. 

d. Following the stairwell accident occurred in late January, previously reported to the Board, the 

investigation has concluded. Key risk mitigation measures include notifying Auckland Council 

about the identified safety concerns, updating the risk assessment for the 21st and 22nd-floor 

offices, improving hazard signage at stairwell entrances, and launching an awareness campaign 

on self-care and safety as a core value have been identified. Some measures have been 

completed, while others are still in progress. 

Public health, safety and wellbeing events 

  Performance 
February 

Previous Month 
(January) 

P
ub

lic
 

R
ea

lm
 Security and Māori Warden observations 99 62 

Public injuries 0 0 

Public incidents or observations 6 1 

Figure 3 - Public realm incident and observation table 
Data provided for information purposes and are not key performance indicators as Eke Panuku has very little influence or 
control over the outcome of these events. 
 

17. There were 99 observations raised by security guards and Māori Wardens during February. All the 

observations occurred in the public realm and were outside the direct influence or control of Eke 

Panuku. All issues were also reported through to other agents, responsible for dealing with the 

identified issues, such as New Zealand Police and emergency services, Auckland Transport and 

parking enforcement. 

18. The security guards patrol the waterfront seven days a week. The Māori Wardens patrol the 

waterfront on Friday and Saturday nights. 
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Figure 4 - Combined public observation data by category 

19. The top three most common observations are highlighted below

Rank February 

Issue No. of 
observations 

1 Behaviour 55 

2 Noise 16 

3 Alcohol 12 

Figure 5 - Top three issues raised through Waterfront Patrols in February 2025 

20. All Noggin events, including those commented on above, including the events retrospectively 

reported (ERR)2.

a. Seven events involved contractors.

i. During the development of the Chambers Laneway project at 41 George Street, 

Papatoetoe, a contractor slipped while carrying materials, resulting in a minor knee injury. 

First aid was administered, and no serious injuries were reported. (ERR)

ii. During the development of the Chambers Laneway project at 41 George Street, a broken 

container was discovered leaking a hazardous substance. The spill was promptly cleaned 

up, and the substance was transferred to a properly labelled container. The contractor 

reported that the spill was minor, with less than one litre released. Their in-house team 

managed the situation safely without requiring emergency services or regulatory 

notification. There was no risk to people, land, or water sources. (ERR) 

2 ERR: (Events Retrospectively Reported) refers to health and safety reports registered by Eke Panuku employees 

in the Noggin platform after the month in which the event originally occurred. These reports are crucial as they 

ensure incidents are documented regardless of the time elapsed, improving record accuracy, supporting trend 

analysis, identifying recurring issues, and enhancing risk management efforts. 
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iii. During work on the Chambers Laneway project at 41 George Street, a member of the public 

entered the work area after a subcontractor painting the awning left the fence open. 

Workers quickly noticed the individual, escorted him out, secured the fence, and reported 

the incident as a near-miss. (ERR) 

iv. While working on the Cambridge Terrace project, a digger struck and broke a 100mm PVC 

water main while excavating a trench along Tavern Lane to install stormwater pipes. The 

valves at both ends of the main were closed, and Watercare was notified. The issue was 

resolved the same day. 

v. During the Own your Own home project specifically during the deconstruction of the 

property at 19 Tripoli Rd Panmure, a contractor was injured by a needle strike when a 

discarded syringe on a windowsill punctured his skin. Work was immediately stopped, and 

the contractor was taken to emergency services. A doctor assessed the injury as low risk 

based on the entry point. The contractor received vaccinations, and a follow-up blood test 

was scheduled for six weeks later. Given the potential risks, the incident was reported to 

WorkSafe, and an investigation was launched. 

vi. During a safety walk at the Auckland Council Building, a recently installed cable gantry was 

identified as a hazard. Positioned 1.92 meters above the floor, it posed a risk of head injury. 

The issue was reported to the HSW Auckland Council team for assessment and resolution. 

vii. During an inspection of the work performed at the upgrade of public amenities project at 

Roulston Park, Pukekohe, damage was identified on the footpath adjacent to the work 

area. The contractor has removed the affected section and placed a temporary plate over 

it. (ERR) 

b. Two events involved employees. 

i. During a safety walk at St Mary’s Bay and R-Q Pier Stage 2, the HS advisor and a 

Westhaven Marina employee identified some minor safety hazards. These were reported to 

the facilities management team for resolution. 

ii. During a safety walk at the new office in Karanga Kiosk, the HS advisor and an Eke Panuku 

project manager identified some minor unsafe conditions primarily related to 

housekeeping and slip and trip hazards previously highlighted in the initial risk assessment 

conducted during the renovation stage. These issues were reported to our facilities 

management team and Westhaven Marina for resolution. 

c. Six event involved member of the public/guest. 

i. During the Hobsonville Point wastewater project, a member of the public complained 

because the contractor redirected traffic onto a private road. Auckland Transport had 

approved the Traffic Management Plan, which included this detour. After informing the 

contractor, the Traffic Management Plan was updated and the issue resolved 

ii. A sailing boat at the Y Pier fuel dock hit the pay station and petrol pump due to strong 

winds. The incident was quickly managed by isolating the pump, preventing any fuel spill. A 

Go Fuel technician arrived to reset the pumps and inspect the hoses, while divers retrieved 

the fuel hose support pole from the water. 

iii. On February 4:00, around 1:00 a.m., a trespasser entered Silo Marina, piers 1-6, and tried 

but failed to board a superyacht docked at the J1 berth. Two city guards arrived, and 

shortly after, police apprehended the intruder at Te Wero Island. 
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iv. On January 23rd around 7:00 p.m., two individuals trespassed into Silo Marina, piers 1-6, 

and boarded a superyacht docked at berth J6, while a third person filmed the incident from 

the wharf using a cell phone. Minutes later, they left the marina and drove away in a clearly 

identifiable vehicle. The incident was reported the following day by a crew member from 

another superyacht after the video of the intrusion was shared on social media. The 

affected superyacht team was informed, a Police report was filed, and the social media 

platform was contacted to request the video's removal. No property damage was identified. 
(ERR) 

v. A member of the public complained about a concrete hose being placed across the 

footpath at Roulston Park without proper safety measures. The contractor was contacted, 

and the issue was promptly resolved to ensure a safe walkway for pedestrians. 

vi. A member of the public threatened a staff member at the Community Bike Hub on Queens 

Wharf and threw a screwdriver at them. The hub, managed by EcoMatters Environment 

Trust, was temporarily closed while security measures were put in place to prevent similar 

incidents. 

Ngā tāpirihanga | Attachments 

There are no attachments for this report. 
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Pukekohe Programme Business Case Overview 

Author(s): Richard Davison. Priority Location Director; Andrew Moore, Senior Strategic Project Manager 

March 2025 

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

a. approves the updated Programme Business Case Overview for the Pukekohe Priority Location 

Programme. 

b. approves the targeted benefits to be realised for the Pukekohe Programme, being: 

i. $30.53 million of site sales 

ii. 90 new homes 

iii. 9,500m2 of new commercial space 

iv. 21,800m2 of new or improved public realm 

c. approves the programme life cost of $39 million including opex, capex and acquisition costs. 

Whakarāpopototanga matua | Executive summary 

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

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

based on refinement of the previous Programme Business Case in 2020. 

2. The vision for Pukekohe is for it to be a “vibrant and dynamic satellite town offering a range of 

employment and residential opportunities, with excellent transport connections, infrastructure, 

open space and recreation facilities, and a thriving local economy. Pukekohe is growing up, with city 

smarts while celebrating our country hearts.” 

3. The total anticipated investment in the Programme is $39 million over its lifetime including opex, 

capex, and acquisition costs. There has been a total of $3.79 million of property acquisitions to 

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

4. The total sales revenue of the Programme (at completion) is forecast to be $30.53 million, of which 

$2.45 million of revenue has already been generated.  

5. The benefit to cost ratio (BCR) for the Pukekohe Programme is 1.37: 1, with a net economic benefit of 

$38.3 million. The Programme’s BCR has significantly improved since the previous Programme 

Business Case in 2020.  

6. The Programme’s overall strategy, vision and key moves remain aligned with the 2019 High Level 

Project Plan (HLPP). Market research suggests that there is currently limited demand for high 

density living in the centre of Pukekohe but we expect demand to increase over time. Focusing on 

both residential and business growth in the centre of Pukekohe will further increase the vibrancy of 

the town centre and ensure that residents can live and work in Pukekohe rather being dependent on 

commuting to the other parts of Auckland. 
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7. The key risks facing the Programme are: 

a. Further stagnation of the property market may affect our site sale timeframes and revenue 

forecasts. This risk is most prominent for the Edinburgh Superblock which is the flagship 

project for the Pukekohe programme and is expected to generate the largest financial and non-

financial benefits for the Programme. 

b. Business competition from other emerging employment and retail centres, such as Drury. 

c. Several development sites are used by Auckland Transport (AT) and have not yet been 

released for redevelopment. There is ongoing engagement with AT to manage the property 

transfer process. 

d. Community resistance to the changes arising from the urbanisation of Pukekohe, particularly 

the loss of car parking. 

Horopaki | Context 

8. The Pukekohe PBCO represents the latest iteration of the Programme based on refinement of the 

previous strategic documents. The following decisions and approvals have previously been obtained 

for the Pukekohe Programme:  

Previous Board / Council engagement and decisions 

Date and meeting Decision Maker  Decision / Outcome 

26 June 2019 Eke Panuku Board  Approved the Pukekohe High Level Plan 

4 June 2019 Auckland Council Planning 

Committee  

Approved the Pukekohe High Level Plan 

(Resolution PLA/2019/49) 

18 June 2019 Auckland Council Finance and 

Performance Committee  

Approved the disposal of properties for the 

delivery of the Pukekohe High Level Project 

Plan (Resolution FIN/2019/61) 

21 August 2020 Eke Panuku Board Approved the Pukekohe Programme 

Business Case 2020 

 

9. Pukekohe is an established rural service town that is transitioning to an urbanised town centre. Over 

the last decade, large greenfield residential development has occurred on the fringe of Pukekohe 

and in neighbouring areas such as Paerata and Pōkeno. This growth is expected to continue over the 

next decade due to the large area of land on the periphery of Pukekohe that has been zoned ‘Future 

Urban’. 

10. After the 2020 PBC was approved by the Eke Panuku Board, a Supporting Masterplan was developed 

to respond to initial trial projects. These trial projects were focused on testing ideas and building 

relationships with the local community to help shape the Programme. Eke Panuku undertook a 

robust community engagement process about the Masterplan and we received 147 written 

submissions and garnered over 30,000 views of the proposal video online. Feedback from the 

community helped to shape the updated Supporting Masterplan, which is now reflected in the 

PBCO. 
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Nga whiringa me te taatai | Options and analysis 

Kua whakaarohia nga whiringa | Options considered 
11. Different urban regeneration options for Pukekohe were considered as part of the HLPP and the 

2020 Programme Business Case. The Programme strategy has been informed by our engagement 

with the local community, and our understanding of the locality’s economic conditions. The 

recommended regeneration approach for Pukekohe is summarised on page 8 of the PBCO 

(Attachment A) and is broadly consistent with previous strategic documents that have been 

approved by the Board. However, changes to individual projects have occurred since 2020. 

12. The PBCO has responded to evolving financial priorities, political direction, and ongoing community 

input. The regeneration strategy of the PBCO has a strong emphasis on: 

• Commercial and residential development within the town centre. 

• Reinvigorating the laneways of the town centre. 

• Creating a high-quality civic heart (The Market Precinct) which will be the home of the 

Saturday Farmers Market and other community events such as Matariki and the Christmas 

Parade. 

• Safe and attractive walking and cycling connections. 

• Enhancing local amenities such as Te Pae Mahara / Roulston Park and the Civic Hub. 

• An annual calendar of placemaking activations and events. 

13. The Programme’s regeneration strategy is now established, and we are focused on completing the 

projects that we have identified. 

Pukekohe Programme Achievements 
14. Since the Programme’s inception in 2019, Eke Panuku has helped to uplift Pukekohe’s 

attractiveness, liveability, and connectivity. Recent achievements include:  

• Completing the Supporting Masterplan for Pukekohe with substantial input form the local 

community. 

• Selling 82 Manukau Road to enable the construction of a new medical service hub. 

• Completing upgrades to Devon Lane (Stage 1) making the laneway safer and more attractive. 

• Starting construction for the upgrade of Te Pae Mahara / Roulston Park. 

• Completing trials of parklets on Edinburgh Street and in the town square. 

• Strategic acquisition of properties to consolidate ownership of the Edinburgh Superblock. 

• Completing 3 murals at Franklin the Centre, Devon Lane, Seddon Park. 

• Supporting Kai Franklin Events, where local chefs and producers team up to showcase the 

region’s produce. 

• Installing two new signalised intersections at dangerous road junctions (in conjunction with 

AT). 

• Supporting AT with pedestrian improvements at four other intersections in the town centre. 

• Supporting small enhancements to the town centre such as garden beds, veranda lighting, and 

illumination of murals. 
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• Changing the name of the Town Square and Roulston Park to Te Reo Māori gifted by mana 

whenua. 

• Supporting the Pukekohe Business Association with markets and music in the town centre. 

• Building trust with mana whenua and working in partnership on projects such as the Matariki 

celebration in heart of Pukekohe. 

• Opening of the new Pukekohe Train Station and commencement of commuter train services (an 

AT and KiwiRail project). 

15. The Programme’s benefits realised to date include 4,817m2 of public realm improvements, and 

$2.45million of sales receipts. No commercial GFA has been completed to date, but construction is 

expected to start next financial year on 1,000m2 of new commercial space at 174-182 Manukau Road. 

These achievements are bringing new energy to Pukekohe and are expected to drive demand for the 

remaining development sites. 

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

• Public realm improvements to Te Puutahi o Pukekohee (Pukekohe Town Square) and Roulston 

Street (The Market Precinct) to create an attractive and flexible space for events and markets. 

• Walking and cycling improvements between the train station and town centre.  

• A community hangi pit at 3 Roulston Lane.  

• Preparing additional sites for disposal such as 7 Massey Avenue.  

• Negotiating a deal for the Edinburgh Superblock. 

Programme Summary 
17. The problems that were identified in the 2019 HLPP and 2020 Programme Business Cases are still 

applicable today, and summarised below: 

a. Key problem: Visitor competition from neighbouring town centres. 

b. Key Problem: Fragmented urban form. Vehicle movement and parking facilities dominate the 

town centre. 

c. Key problem: Lack of local work and learning opportunities. 

d. Key problem: Diverse community opinion and resistance to change. 

18. The Programme responds to these challenges with the following goals and strategic moves: 

Goal One: Encourage new growth in the town centre 

Goal Two: Improve access for all 

Goal Three: Attract business and services 

Goal Four: Enhance local community identity. 
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Strategic Moves: 

 
 

 

 

19. A key focus of the Programme for the next few years is securing a deal for the redevelopment of the 

Edinburgh Superblock which is a transformative project set to reinvigorate the town centre. This 

flagship development will inject new energy into Pukekohe by bringing high-quality commercial 

and/or residential units into the heart of the town. Another major priority of the Programme is the 

completion of the Market Precinct which will be Pukekohe’s “amazing place”. The Market Precinct 

will serve as the epicentre of the town’s local culture, providing a permanent home for the Farmers 

Market and other community events. 

20. Following the completion of these transformational projects, our focus will turn to the disposal of 

other development sites and improving walking and cycling connections between the train station 

and town centre. We are also planning to enhance the Pukekohe Civic Hub as part of an integrated 

strategy with the Auckland Council Group and Franklin Local Board. 

21. The Pukekohe Programme has had input from the Franklin Economic Broker to ensure that the 

Programme promotes local economic development. This has resulted in several projects and place 

making events that reflect Pukekohe’s local food offering and identify. Future enhancement to the 

Civic Hub also offers an opportunity to celebrate Pukekohe’s agricultural and food economy with 

shared community facilities for local business and community groups. 

22. Towards the end of the programme (FY31) we expect to have completed deals for all the remaining 

development sites. We are also planning to make a contribution to the enhancement of the Civic 

Hub which encompasses the town hall, library, art gallery, local board office, RSA, and community 

rooms. 

Programme Changes 
23. The main changes to the Pukekohe Programme since 2020, are: 

a. Updated delivery timeframes for individual projects. 

b. Revised site sale forecasts. 

c. Lighter touch changes to King Street. 

d. The previous PBC in 2020 forecasted that the Programme would deliver 140 new homes and 

5,000m2 of commercial GFA. These forecasts have since been updated to 90 new homes and 

9,500m2 of commercial GFA. This change is mainly attributed to the Edinburgh Superblock 

where the scale of residential development has been reduced, and the scale of commercial 

development has increased. The Edinburgh Superblock was taken to market last year but we 
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are still negotiating a deal with our preferred development partner. Many of the other 

development sites in Pukekohe are suited to commercial development but residential 

outcomes are also possible on sites such as 7 Massey Avenue. 

e. Reduced scope of interventions for the Station Precinct. 

f. Dropping the business incubator initiative from the Programme. 

g. Removing the Urban Tree Planting Initiative from the Programme, with improvements to tree 

cover delivered through other projects. 

h. Adding a new project to the Programme (Train Station to Town Centre Connections) in 

response to stakeholder feedback on the 2022 Masterplan. 

i. An extension of the Programme end date to 2034, in response to revised project sequencing 

and the downturn in the wider property market. 

24. The latest cost benefit ratio (BCR) for the Pukekohe Programme has improved to 1.37 : 1, with a net 

economic benefit of $38.3 million. The BCR has increased since it was last calculated for the 2020 

Program Business Case, which is mainly due to a greater understanding of the benefits from our 

public realm projects, and a higher rental value for commercial space. 

25. The BCR does not fully capture all 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. 

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

a. Since the previous Programme Business Case, the programme costs have increased from $28.3 

million to $39 million (including acquisitions, capital investment and operational expenditure). 

The main reasons for this change are construction cost escalation, the addition of a new 

project to the Programme, and more comprehensive reporting of costs across the Programme’s 

lifespan. 

b. Resources for this programme are sufficiently allocated for FY26. 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. Continued support for projects from key stakeholders such as the Franklin Local Board, 

Auckland Transport, Mana Whenua and the Pukekohe Business Association. 

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

a. Stagnating property market - across all property sectors it is a challenging environment to 

develop property to its full Unitary Plan enabled density. There is currently limited demand for 

high density living in the centre of Pukekohe, however we expect demand to increase over time 

as Pukekohe grows. Commercial sector development in Pukekohe is also stagnant with any 

growth largely being absorbed through back filling developments from the previous cycle. 
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Failure to sell the Programme’s development sites in a timely manner poses a risk to the 

Programme’s forecasted benefits and timeframes. 

b. Business competition from neighbouring town centres could potentially weaken the local 

economy of Pukekohe and result in people traveling to neighbouring centres for shopping, work 

or education. Property development opportunities in Drury South has taken some interest away 

from Pukekohe, however, Drury South is dominated by large industrial sites and is yet to put 

significant pressure on Pukekohe’s established operators. Pukekohe is expected to remain the 

default retail location for the immediate future due to its significant catchment to the west and 

south. This is risk is managed through our regeneration strategy for Pukekohe which is 

investing in projects that will help it remain a vibrant satellite town offering a range of 

employment and residential opportunities, with excellent transport connections. 

c. Redevelopment of car parking sites - several development sites are currently operated by 

Auckland Transport and have not yet been released for sale. There is ongoing engagement with 

AT to manage the property transfer process. 

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

timeframes. This is actively managed through risk registers for individual projects and the 

programme as a whole. 

 Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
28. Pukekohe is a unique stakeholder environment given its dual function as rural service town and a 

vibrant urban centre within a commuting distance of the Auckland CBD. We regularly communicate 

and engage directly with a variety of stakeholders in the area. The scale of our communication 

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. 

29. 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. 

30. Overall, the Pukekohe 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: 

a. Franklin Local Board - We provide regular Programme updates to the Local Board and seek 

input on individual projects. The Local Board actively engage with our Programme and seek the 

best outcomes for the Pukekohe community. 

b. Mana Whenua - We hold regular hui with representatives from Te Akitai Waiohua, Ngāti 

Tamaoho and Ngāti Te Ata Waiohua. Our engagement with mana whenua enables meaningful 

input and oversight across the entire life cycle of projects. 

c. Pukekohe Business Association – We hold regular meetings with the Business Association 

who support investment that will enable the Pukekohe town centre to thrive. 

d. Auckland Transport (AT) – Eke Panuku has successfully partnered with AT to upgrade Devon 

Lane and two busy intersections. We are also proposing streetscape enhancements to Roulston 

Street and Harris Street which involves close collaboration with AT. Eke Panuku also maintains 

regular communication with AT about car parking management within the Pukekohe town 

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

a. Incorporating cultural narratives into the design of public realm improvements. 

b. Providing commercial opportunities through sites sales. 

c. Providing procurement and contracting opportunities. 

d. Incorporating tikanga. 

e. Explore partnership opportunities with Te Waiohua as well as the wider mana whenua forum as 

we progress the programme. 

32. In collaboration with Mana Whenua, Eke Panuku is upgrading historic Te Pae Mahara Roulston Park. 

The name Te Pae Mahara was gifted by mana whenua and translates to “the area of memories”, 

referencing the many battles and wars that happened within the Pukekohe area and further afield. 

Mana whenua have played a direct role in the park’s design. Hui with Te Waiohua roopuu were held 

to present community feedback, develop the design at each key stage, and develop the cultural 

narrative. Ngaati Tamaoho were nominated as kaitiaki (guardian) for the project and led a hiikoi to 

enable Eke Panuku to better understand the cultural significance of the area. Te Waiohua roopuu 

nominated the mana whenua ringatoi (artists) who have developed the mahi toi (artwork) to be 

integrated into the design. 

33. The proposed Hangi Pit project at 3 Roulston Lane is another example of a project promoting Māori 

culture and outcomes. This project is proposing a new community hangi pit which will support a 

wide range of community events in partnership with mana whenua. 

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

frequency and severity of drought conditions. Some parts of Pukekohe are particularly vulnerable to 

climate change impacts due to socio-economic factors and existing flood plains. Multiple projects 

within the Pukekohe Programme are helping to improve climate change resilience by increasing tree 

cover, incorporating water-sensitive design, and restoring habitat for flora and fauna. 

35. 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 will also 

be targeting a Homestar 7 rating for apartment developments and Greenstar 5 rating for commercial 

developments over 1000m2. Attainment of these ratings will help improve energy efficiency and 

reduce carbon emissions from the operation of buildings. 

Ngā koringa ā-muri | Next steps 

36. Pukekohe’s urban regeneration strategy is now mature, so we are focused on implementing the 

individual projects that we have identified. This will involve taking development sites to market, 

completing public realm improvements and continuing placemaking activities.  

Ngā tāpirihanga | Attachments 

Attachment A – Pukekohe Programme Business Case Overview 2025 
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Purpose
The purpose of this Programme Business Case Overview is to provide an up-to-
date summary of the agreed urban regeneration programme for Pukekohe. This 
document illustrates the vision, goals and key moves of the Pukekohe High Level 
Project Plan 2019 and the achievements to date. It outlines the direction and 
outcomes for the future, the key projects, timelines, investment and benefits, 
and captures programme changes that respond to the changing context and 
environment over recent years.

We reassess our programmes every three years in response to the changing 
context, and recalibrate our approach accordingly. 

Some key changes that have affected all locations include:

1. Economic pressures mean it is more difficult to achieve development than 
we had originally planned. Development programmes are being delayed, our 
housing numbers and property sales have decreased and construction cost 
increases are significant.

2. Post-covid socio-economic changes and how local neighbourhoods are used.

3. Auckland Council and Auckland Transport changing budgets and priorities. 
We are taking more of a lead agency approach to bring effect to things that are 
within our control. 

4. Climate change and flooding  the significant impacts of flooding in 2023/24.

5. Changing priorities of significant government-led infrastructure projects. 

 
References 
Eke Panuku, Unlock Pukekohe High Level Project Plan 2019

Eke Panuku, Unlock Pukekohe Programme Business Case 2020

Eke Panuku, Approved Project Business cases and Change Requests - various

Reviewed and signed by:
Richard Davison  
Priority Location Director - Auckland South

Date: 2025-03-11
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What we have achieved so far...

Devon Lane stage 1

Superblock Acquisitions Pukekohe Mural project

Devon Lane mural

Edinburgh Street parklet Matariki 2024

Roulston Park construction

82 Manukau Road site sale

Kai Franklin events

Town Square parklet

The last few years have seen a focus on working with the community and stakeholders 
on project trials to inform projects within the area. The Innovating Streets trial on Devon 
Lane was a success and has since been made permanant, changing Devon Lane to one-way 
vehicle traffic to allow for a safe pedestrian route.  Placemaking programme initiatives and 
market trials informed the Market Precinct Project and Roulston Street upgrades. Parklets 
on Edinburgh Street and the Town Square were completed successfully and the Edinburgh 
Street Superblock development site was prepared for market.

Devon Lane canopy Market trials
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Pūrākau: Cultural Narrative Summary 
The Maaori word ‘Pukekohe’ means the “hill 
of the Kohekohe tree”, named after New 
Zealand’s native mahogany. 

The area now occupied by the Pukekohe 
township is part of an area known 
traditionally as Te Awanui O Taikehu and 
is home to some of the oldest papakainga 
settlements of the region. 

Historically, the land and waterways in 
the region have been used for fishing  
and cultivation, which is supported by 
archaeological evidence of gardening, 
cooking and midden sites. This area was 
part of the traditional ‘food-bowl’ of people 
because of its fertile volcanic soils and moist 
climate. The soils in this region are some of 
the best in the country and are considered a 
taonga to Waiohua iwi.

The Franklin region is surrounded by 
waterways: the Waikato River (Te Awa 
O Waikato) to the south, the Thames 
Estuary to the east, the Manukau Harbour 
(Manukatanga O Hoturoa) to the north 
and the Tasman Ocean (Moananui O 
Rehua) to the west. Maaori relied on these 
natural waterways for transport. Smaller 
associated water bodies are present, with 
the two catchments of the Whangapouri 
Stream (towards the Manukau Harbour) and 
Tutaenui Stream (towards the Waikato River) 
transcending through portions of the area.

This pūrākau is a summary only of key 
landscape features common to mana whenua 
iwi with a connection through this area. For 
more detailed storys of the place engagement 
with individual mana whenua representatives 
is critical. 

Pukekohekohe

Pukekohe East tuff ring

Harvesting onions at Pukekohe market gardens Aerial photograph of Pukekohe, 1962. Pukekohekohe 1912 postcard
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Auckland Council Map

Context Location area
Pukekohe is an established rural centre, 
in the heart of the Franklin district and 
on the southern edge of the Tāmaki 
Makaurau region. It has a reputation as an 
important horticultural hub that services 
a large catchment extending into southern 
Tāmaki Makaurau and northern Waikato. 
It sits between the southern shore of 
the Manukau Harbour and the mouth 
of the Waikato River, approximately 50 
kilometres south of Tāmaki Makaurau’s 
city centre.

Pukekohe’s population is forecast to 
grow to over 50,000 people by 2040. 
Parts of the community are aging, and 
the town centre will need to respond to 
and accommodate these changes in the 
future, including through providing the 
facilities and services required for an 
aging population.

Given the forecast growth, it is important 
that the town centre retains its identity. 
This identity is shaped by the town’s 
rural setting, strong historical and 
cultural association of mana whenua, the 
subsequent multi-cultural communities, 
and the strong local business network.

The 2019 Unlock Pukekohe High Level 
Project Plan (HLPP) regeneration area  (in 
blue) covers 103 hectares. The programme 
focuses mainly on the historic town 
centre.  

Manukau Harbour

Pukekohe

Pokeno

Papakura

Manukau

Pukekohe HLPP Regeneration  Area

Context Map

Pukekohe 
Regeneration 

Area

Auckland 
Airport

Why Pukekohe? 
Pukekohe was chosen as an Eke Panuku 
Regeneration location due to a number of 
key attributes: 

 + Scale & Impact

 + Key Land 
Holdings

 + Commercially 
viable & market 
attractive

 + Partnership 
Opportunities

 + Leverage 
off previous 
investment

 + Proximity to 
Public Transport
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Pukekohe High Level Project Plan (HLPP) 
Vision
Pukekohe will be a vibrant and dynamic satellite 
town offering a range of employment and residential 
opportunities, with excellent transport connections, 
infrastructure, open space and recreation facilities, and a 
thriving local economy. “Pukekohe is growing up, with city 
smarts while celebrating our country hearts.”

The Pukekohe High Level Project Plan (HLPP) was approved by the Franklin Local 
Board, the Auckland Council Planning Committee and Panuku Board in May and June 
2019 (PLA/2019/45) (FIN/2019/60). The vision of the HLPP is supported by the following 
four goals and eight key moves. As well as the Pukekohe HLPP, the Committee also 
endorsed Eke Panuku as the lead delivery agency for Pukekohe, and the disposal of 
Council owned properties for the project.

Goal One: Encourage new  
growth in town centre

Goals
Goal Two: Improve access 
for all

Goal Three: Attract new 
businesses & services

Goal Four: Enhance local 
community identity

Key Moves

Three precinct redevelopment key moves 

1: Edinburgh Street Superblock

2: Eastern Gateway

3: Station Precinct

Three public realm investment key moves 

4: Enliven the lanes

5: Improve walking and cycling connections

6: Create more places to play

Two placemaking key moves

7: Pukekohe Farmers Market

8: Car park activations

1
2

3

6

4

5

7

8
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Problem Definition Challenges and response

Excessive at-grade parking       

Underwhelming streetscape for 
retail offerings

Redevelop flagship sites 
that promote Pukekohe’s 
distinct offering and increase 
employment, education, 
housing, healthcare and civic 
amenities for local people

Improve pedestrian and cyclist 
connections between essential 
facilities and the town centre.

Relocate, grow and enhance 
the Farmer’s Market, Roulston 
Street and King Street

Upgrade play facilities

Difficult to define the heart of 
Pukekohe Town Centre

Train station precinct 
underutilized

Car dominated and illegible 
lanes for pedestrians 

Road barrier between town 
centre and key amenities

Lack of land-use diversity, 
restricts employment and 
housing choice

Problem Definition
The Investment Logic Map ILM for Pukekohe summarised the 
key problems facing Pukekohe as:

1.  Visitor competition from neighbouring town centres. The 
community are spending more money outside the local area. 

2. Fragmented urban form. Vehicle movement and parking facilities 
dominate Pukekohe Town Centre.

3. Lack of local work and learning opportunities. A high 
proportion of residents are forced to travel outside Pukekohe for 
employment, healthcare services and learning.

4. Diverse community opinion and resistance to change. There 
is a tension between how to accommodate new growth and diverse 
cultural narratives while maintaining its traditional rural-service town 
character.

Response
In response to the identified challenges, the priority is 
supporting a thriving town centre by focusing on the flagship 
development and public realm projects - Edinburgh Superblock 
development site and Market Precinct. 

The focus on developing sites in the centre of town will increase 
the critical mass of people living and working in the centre. 
Public realm improvements will allow for markets and events, 
celebrating Pukekohe’s reputation as the ‘food bowl’ of Tāmaki 
Makaurau.

This will be progressed in a way that addresses the key issues 
identified in the ILM. 

!

S
E

D
D

O
N

 S
T

THE STATION 
PRECINCT

EDINBURGH 
STREET 

SUPERBLOCK

THE E
ASTERN 

GATEW
AY
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HUB
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1
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Commercial 
strategy

1

3

5

42

Public good 
investment

Placemaking

Lead Agency

Strategic Levers

The regeneration approach for the Pukekohe 
town centre will focus on public good projects, 

including the Market Precinct, Roulston 
Park, the Civic Hub and improvements to the 

pedestrian experience around the centre.

The development blocks will focus on 
providing new, quality commercial and retail 
opportunities in the centre, to create more 

jobs for local residents. 
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The Commercial Plan
Market Conditions

Edinburgh Superblock 
supported by adjacent 
mixed use residential 

by private development 
partners.

8,700
sqm

Specific new developments are large 
subdivisions on both the western and eastern 
fringes of town, both within 2km of the town 
centre, creating urban sprawl. This is in 
addition to significant development of Paerata 
Rise some 6km north of town.

These developments are dominated with low 
rise, modern housing at competitive rates, 
making the development of high density 
residential apartments and multi-unit three 
level terrace housing challenging, but not 
impossible.

Continued residential demand, driven by 
train accessibility to Auckland City Centre, 
combined with the rural, small town feel of 
Pukekohe, should create some demand for 
residential development within our centrally 
located sites.

General
The Pukekohe market has been quiet over the 
last two years with evidence that residential 
and commercial/industrial land prices have 
fallen by up to 20% since early 2022.

Residential
Residential sales are occurring at lower 
values although volumes are significantly 
down from the peak. There is some optimism 
in the market for 2025, with prices rising 
marginally at the end of 2024.

There is very little evidence of apartment 
growth, beyond Kāinga Ora, with low rise 
greenfield development on Pukekohe’s 
perimeter dominating the new build market. 

Commercial Plan Response
The land owned by council in Pukekohe is 
geographically widely spread. Our plan remains 
to sell the less strategic sites in the industrial 
locations, south of the city, for commercial 
development. We have made good progress 
with these sales and are close to committing 
the last significant parcel.

Market research suggests that there is limited 
demand for higher density living in the 
centre of Pukekohe, but demand is expected 
to increase overtime. Having a balance of 
commerical and residential growth near the 
heart of Pukekohe will increase the vibrancy of 
the town centre and ensure that residents 

Getting sites 
market ready

Enabling 
infrastructure

Adjacent 
public realm

Essential  
Outcomes & Design 
Guidance

Supporting our 
development 
partnerships 

Flagship Development

can live and work in Pukekohe rather than 
being dependent on commuting to other parts 
of Auckland.

The focus going forward for Pukekohe is 
the redevelopment of the large commercial 
block known as the Edinburgh Superblock 
in the town centre. The introduction of more 
intensity to this area will support existing retail 
operators in the town centre and connect 
and activate this underutilised area south of 
Te Puutahi o Pukekohekohe (Pukekohe Town 
Square). Redevelopment with retail uses 
should encourage some central residential 
development.

Commercial
Commercial sector development has been 
relatively stagnant for several years now, 
with growth primarily absorbed by backfilling 
developments from the previous cycle. 
Potential competition to central development 
is Auckland Racing Club’s planned 
redevelopment of excess racecourse land 
adjacent to the bulk retail centre on Manukau 
Road.

Drury South has taken some interest from 
Pukekohe, however, it is dominated with 
large industrial businesses with specific 
needs and is yet to put significant pressure 
on Pukekohe’s established operators. 

Pukekohe will remain the default option 
for retail for a significant catchment to the 
west and south, however in the future, Drury 
Crossing is expected to significantly impact 
retail and residential development due to 
its advantageous location closer to the 
motorway.
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Total programme financials with spend to date stated.

The Financial Plan

$3.8M $30.5M $26.9M $8.4M

$3.8M$2.45M $8.4M $5.2M

Acquisitions Site sales 
Capital  

investment 
Operational  
expenditure

Acquisitions to 
date: 

Sales to date: 

Funds used to acquire 
property for future 
development and sale, 
public realm and/or 
infrastructure. 

Sales revenue expected to 
be achieved over the life of 
the programme.   

Funds used over the life of 
the programme to upgrade, 
and/or build long term 
assets; such as property, 
infrastructure or public 
realm. This figure excludes 
acquisitions.

Funds used to support 
the preparation and roll 
out of the programme; 
such as placemaking, 
planning, investigations, 
communications and 
engagement.

Investment 
 to date: 

Expenditure 
 to date: 
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The Benefits Plan What success looks like?
The total value assessment (TVA) 
qualifies the estimated economic benefits 
beyond the financial case and enables 
human and environmental resources to 
be put to best use for societies collective 
benefit. 

A BCR (Benefit Cost Ratio) over 1.0 
suggests  a programme is economically 
successful. The BCR for this programme 
is 1.375:1. 

Net benefit – is the “sense of scale” and 
“overall benefit to society”. BCR – is the 
fundamental “value for money” of the 
project.

Key benefits include:

• New job opportunities for construction 
and expansion of labour force.

• Improved vitality via Commercial Grade 
A Greenstar development. 

90NEW HOMES 9,500 
SQM COMMERCIAL  

GFA

21,800  
PUBLIC REALM  SQM 

1.375:1 
BENEFIT COST RATIO

PUKEKOHE

0
 homes

0 sqm 4,817   
sqm

Built to date: Built to date: Upgraded to 
date: 

• Increased patronage of Council’s new 
community facilities leading to health, 
social, and wellbeing benefits

• Energy efficient homes, reduced 
vehicle use, and construction waste 
minimisation initiatives.

Non-monetised benefits include:

• Catalyst effect: improved public 
amenity may prompt private 
developments within the vicinity of the 
project area.

• Increased climate resilience through 
improved green and blue networks.

• Residents reduced health risk through 
increased public transport use. 

Total value assessment TVA 

0 10 20 30 40 50 60

Commercial rental $55.0M 

Public realm enhancements $31.9M

 Cadets $10.3M

Quality of market housing  $27.6M

Reduced town centre crime $2.3M

Healthy homes $8.2M

Brownfield infrastructure saving $3.3M

Improved public transport $1.7M

Avoiding landfill $0.1M

Economic Benefit $ (Million)

The Pukekohe PBC economic analysis shows $102.2 million of economic cost, 
$140.4 million of economic benefit (TVA), and net benefit of $38.3m. 

* This estimated new homes figure is 
a conservative minimum number of 
homes expected from the programme 
based on approved business cases and 
the minimum required from essential 
outcomes as represented in development 
agreements. It does not represent the 
highest and best use enabled under the 
Unitary Plan. 
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Spatial Delivery Plan for Pukekohe
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PROGRAMME SUMMARY

PUKEKOHE

Actuals 
to date

FY25 FY26 & 
FY27

Prog. life

LTP Capex 7.1m 4.2m 10.5m 29.0m

LTP Opex 4.5m 1.1m 2.2m 5.9m

Sales gross 600k 4.2m 26.3m 34.0m

New homes -        -        35           57

Public realm (Sqm) 1,493     7,924   -         15,515     

GFA (Sqm) -        -        24,455   18,755    

SOI targetPlan 
no. 

Roulston Park upgrade of public amenities –
complete construction

9

Market precinct: Devon Lane, Roulston St, and town 
square enhancements – Lodge resource consent

11

PROJECTS COMPLETED

01 SMALL T PROJECTS (ACROSS ENTIRE 
PROGRAMME)

02 SITE SALES WITHOUT DEVELOPMENT 
OUTCOMES

03 82 MANUKAU ROAD

04 AT UPGRADES

05 INTERSECTION CAPITAL WORKS 1 (MASSEY & 
MANUKAU RD)

SHORT TERM: FY 2025

06 9 HALL STREET SITE SALE

07 174 - 182 MANUKAU ROAD

08 2, 4 SVENDSEN ROAD

09 ROULSTON PARK UPGRADE

MEDIUM TERM: FY 2026

10 EDINBURGH STREET SUPERBLOCK

11
MARKET PRECINCT: DEVON LANE, 
ROULSTON STREET, AND TOWN SQUARE 
ENHANCEMENTS

LONG-TERM PROJECTS: FY 2027+

12 PARKING MANAGEMENT SOLUTIONS 
(ACROSS ENTIRE PROGRAMME)

13 ROULSTON LANE UPGRADE

14 CIVIC HUB ENHANCEMENTS

15 TRAIN STATION TO CENTRE CONNECTIONS

16 4 TOBIN STREET

17 7 MASSEY AVENUE

18 24 HALL STREET

19 22 EDINBURGH STREET

20 9 TOBIN STREET

OPEN SPACE

INDICATIVE BUILT FORM

DEVELOPMENT SITE SALES

PUBLIC REALM/COMMUNITY

PROJECTS BY OTHERS

TRAIN STATION

HLPP BOUNDARY

0 20 50 100 200M
Programme Summary  |  Spatial Delivery Plans  |  2025-01-29  |  Rev A

Vision
Our heritage and connections are strong, the 
land is flourishing, Pukekohe is prosperous, and 
our families are happy, healthy and thriving.

FY25 CAPITAL SOI TARGET

GFA Gross floor area
LTP Long Term Plan
SOI Statement of Intent
Sqm Square metres

Programme life and outer 
year values stated are 
estimated values.

SPATIAL DELIVERY PLAN
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PROGRAMME SUMMARY

PUKEKOHE

Actuals 
to date

FY25 FY26 & 
FY27

Prog. life

LTP Capex 7.1m 4.2m 10.5m 29.0m

LTP Opex 4.5m 1.1m 2.2m 5.9m

Sales gross 600k 4.2m 26.3m 34.0m

New homes -        -        35           57

Public realm (Sqm) 1,493     7,924   -         15,515     

GFA (Sqm) -        -        24,455   18,755    

SOI targetPlan 
no. 

Roulston Park upgrade of public amenities –
complete construction

9

Market precinct: Devon Lane, Roulston St, and town 
square enhancements – Lodge resource consent

11

PROJECTS COMPLETED

01 SMALL T PROJECTS (ACROSS ENTIRE 
PROGRAMME)

02 SITE SALES WITHOUT DEVELOPMENT 
OUTCOMES

03 82 MANUKAU ROAD

04 AT UPGRADES

05 INTERSECTION CAPITAL WORKS 1 (MASSEY & 
MANUKAU RD)

SHORT TERM: FY 2025

06 9 HALL STREET SITE SALE

07 174 - 182 MANUKAU ROAD

08 2, 4 SVENDSEN ROAD

09 ROULSTON PARK UPGRADE

MEDIUM TERM: FY 2026

10 EDINBURGH STREET SUPERBLOCK

11
MARKET PRECINCT: DEVON LANE, 
ROULSTON STREET, AND TOWN SQUARE 
ENHANCEMENTS

LONG-TERM PROJECTS: FY 2027+

12 PARKING MANAGEMENT SOLUTIONS 
(ACROSS ENTIRE PROGRAMME)

13 ROULSTON LANE UPGRADE

14 CIVIC HUB ENHANCEMENTS
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Vision
Our heritage and connections are strong, the 
land is flourishing, Pukekohe is prosperous, and 
our families are happy, healthy and thriving.

FY25 CAPITAL SOI TARGET

GFA Gross floor area
LTP Long Term Plan
SOI Statement of Intent
Sqm Square metres

Programme life and outer 
year values stated are 
estimated values.

SPATIAL DELIVERY PLAN
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Project Name Delivered to date FY2025 FY2026 FY2027 FY2028 FY2029 FY2030 FY2031 FY2032 FY2033 FY2034 TOTAL

Public realm Projects
01 SMALL T PROJECTS (ACROSS ENTIRE PROGRAMME) COMPLETE

05 INTERSECTION CAPITAL WORKS 1 (MASSEY & MANUKAU RD) COMPLETE

09 ROULSTON PARK UPGRADE PLAN CONSTRUCTION

11 MARKET PRECINCT: DEVON LANE, ROULSTON STREET, AND TOWN SQUARE PLAN CONSTRUCTION

12 PARKING MANAGEMENT SOLUTIONS (ACROSS ENTIRE PROGRAMME) PLAN CONSTRUCTION

13 ROULSTON LANE UPGRADE PLAN CONSTRUCTION

14 CIVIC HUB ENHANCEMENTS PLAN CONSTRUCTION

15 TRAIN STATION TO CENTRE CONNECTIONS PLAN CONSTRUCTION

Site Sales/Development Sites
02 SITE SALES WITHOUT DEVELOPMENT OUTCOMES COMPLETE

03 82 MANUKAU ROAD SITE SALE COMPLETE

06 9 HALL STREET SITE SALE PLAN CONSTRUCTION

07 174 - 182 MANUKAU ROAD SITE SALE PLAN CONSTRUCTION

08 2, 4 SVENDSEN ROAD SITE SALE PLAN CONSTRUCTION

10 EDINBURGH STREET SUPERBLOCK SITE SALE PLAN CONSTRUCTION

16 4 TOBIN STREET SITE SALE PLAN CONSTRUCTION

17 7 MASSEY AVENUE SITE SALE PLAN CONSTRUCTION

18 24 HALL STREET SITE SALE PLAN CONSTRUCTION

19 22 EDINBURGH STREET SITE SALE  PLAN CONSTRUCTION

20 9 TOBIN STREET SITE SALE PLAN CONSTRUCTION

Throughout the life of the programme we will be undertaking placemaking, engagement 
and communications in Pukekohe.

Delivery Programme

Delivery Risks: The programme outlined above is indicative only and subject to a number of risks and dependencies including construction delivery risks, funding risks, resourcing 
and property market dynamics. 
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Throughout the life of the programme we will be undertaking placemaking, engagement 
and communications in Pukekohe.

Delivery Programme

Delivery Risks: The programme outlined above is indicative only and subject to a number of risks and dependencies including construction delivery risks, funding risks, resourcing 
and property market dynamics. 

Climate Risks: The main risks for the Manukau Programme are: amplified urban heat island effect, increased frequency and severity of flooding, and exacerbation of existing 
social inequities. These risks are monitored and managed at the portfolio, programme and project level.
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Throughout the life of the programme we will be undertaking placemaking, engagement 
and communications in Pukekohe.

Delivery Programme

Delivery Risks: The programme outlined above is indicative only and subject to a number of risks and dependencies including construction delivery risks, funding risks, resourcing 
and property market dynamics. 

Climate Risks: The main risks for the Pukekohe Programme are: amplified urban heat island effect, increased frequency and severity of flooding, and exacerbation of existing 
social inequities. These risks are monitored and managed at the portfolio, programme and project level.
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Summary of Pukekohe Programme Changes 

February 2025  |    

Programme Business Case 
Overview 2025

Pukekohe

2019 High Level  
Project Plan

2020 Programme  
Business Case

2025 Programme Business 
Case Overview

Site sales N/A $22.2M $30.5M

Dwellings N/A 140 90

Commercial GFA N/A 5,000 sqm 9,500 sqm

Public Realm GFA N/A 25,000 sqm 21,800 sqm

TVA N/A 0.68:1 1.375:1

Cost - Capex N/A $20.6M $26.9M

Cost - Opex N/A $4.9M $8.4M

Cost- Acquisitions N/A $2.7M $3.8M 

End date 2041 2029 2034

Key reasons for changes:  + Change of focus to attract more 
commerical GFA on Edinburgh Superblock 
site to create more jobs in Pukekohe. 

 + Acquisition of two properties on the 
Edinburgh Superblock site to create a 
more attractive, continous development 
parcel. 

 + Reduction in scope of streetscape 
upgrades and public realm works. 
Removal of Skate Park and King Street 
upgrades from the programme.

Note on definitions: Not all 
figures are directly comparable as 
working definitions of key benefits 
such as housing (highest and 
best use vs minimum required) 
and acquisitions(SDF vs Capital 
Acquisitions) have evolved over 
time.
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ngā mihi

Nga mihiVision: Pukekohe will be a vibrant and dynamic 
satellite town offering a range of employment and 
residential opportunities, with excellent transport 
connections, infrastructure, open space and 
recreation facilities, and a thriving local economy.
“Pukekohe is growing up, with city smarts while celebrating 
our country hearts.”
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Waiapu – Construction contract approval 

Author(s): James Buckley, Senior Project Manager and Kate Cumberpatch, Priority Location Director 

March 2025 

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.  

 

b.  

 

 

c. notes that the project remains aligned with Eke Panuku’s urban regeneration objectives and 

approved business case outcomes. 

Whakarāpopototanga matua | Executive summary 

1. The Waiapu Precinct is a keystone in the Onehunga Programme, that will deliver a high-quality 

urban environment that integrates mixed-use development with significant public realm 

improvements. Located in the heart of Onehunga, this project is a catalyst for urban regeneration, 

aligning with the Onehunga High-Level Project Plan (HLPP) and the Onehunga Programme Business 

Case Overview (PBCO). 

2.  

 

 

 

 

 

 

 

 

3.  
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8. The delivery of this project also has various interdependencies that complicate delivery. The 

integration of the new Woolworths supermarket and the ongoing availability of certain town centre 

car parking throughout construction being the most dominant dependencies. 

Nga whiringa me te taatai | Options and analysis 

Tender process 
9.  

 

10. During the ECI engagement, the initial construction pricing received in October 2024 for the project 

scope exceeded the budget approved in the business case. This prompted a substantive Value 

Engineering (VE) review between October 2024 and January 2025 to reassess the design and 

delivery approach to better align with the budget and ensure value for money, while maintaining 

project outcomes. 

11. The review refined traffic layouts, civil works, paving, drainage, and structural components, 

resulting in a more efficient construction staging plan that reduced overall project duration and 

overhead costs.  

12. Key cost-saving measures included deferring non-essential works, optimising material selections, 

and simplifying stormwater and wastewater infrastructure. Further efficiencies were achieved 

through adjustments to site preparations, earthworks, and provisional sums. 

13.  

 

 

14. The forecast increase to the total project budget necessitated a reassessment of funding 

requirements and the project's economic case. 

15. A refreshed benefit-cost analysis for the Waiapu Precinct confirms that the newly approved total 

project budget remains economically viable, with a revised benefit-cost ratio (BCR) of 1.09:1 which 

is still above the threshold for project justification. The updated analysis validates that the 

anticipated benefits, including housing provision, commercial activation, and local economic uplift, 

remain achievable within the investment level, delivering a net economic benefit of $12.1 million. 

Options considered 
16. In response to the tender bid, several alternative approaches were evaluated to determine the most 

viable path forward. These options, with considerations are outlined below: 
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Options Considerations 

1. Re-tendering 

the physical 

works contract 

with additional 

suppliers 

a. There is no certainty that re-tendering would result in a lower price. 

b. This approach presents a high risk of delaying the project, potentially 

failing to achieve a key Statement of Intent (SOI) milestone of starting 

construction by the end of June 2025. 

c. 
 

 

 

d.  

 

 

 

 

e.  

 

f.  

 

 

 

g.  

 

 

2. Reducing 

project scope 

a. Further value engineering was explored; however, any additional 

reductions would compromise essential design outcomes and public 

realm functionality, impacting long-term project benefits. 

b.  

 

 

 

 

3. Proceeding with 

the current 

tender 

submission 

(recommended 

option) 

a. This option ensures continuity in project delivery and mitigates the risk 

of further cost escalation due to delays. 

b.  

 

 

 

c.  
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17. Impact assessment of the recommended option to proceed with tender submission. 

Positive Impacts Negative Impacts 

• Preserves design integrity and ensures 

alignment with stakeholder-agreed 

outcomes. 

• Maintains integration with Woolworths' 

development programme. 

• Reduces exposure to potential cost increases 

from further market delay or re-tendering. 

• Required an increase in the project budget, 

necessitating a reallocation of Eke Panuku 

funding. 

• Extends the project timeline, affecting 

CAPEX prioritisation across FY25-FY29. 

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
18.  

  

19.  

 

20. Contingency provisions have been assessed through a quantitative risk analysis. 

21.  

22.  

23.  

24. The actual tendered value of  reflects the scale and complexity of delivering the Waiapu 

Precinct. It can be broken down as follows: 

Work Value Description 

Site and enabling works  Site clearance, contamination 

remediation, sediment control, 

earthworks and retaining walls 

Public realm  Delivering quality paving, seating, 

landscaping and a new 807m² playground 

Roading  Enhance pedestrian and vehicle 

connections with improved footpaths, 

crossings, and lighting 

Utilities  Stormwater, wastewater, and green 

infrastructure for long-term resilience 

Contractor overheads and 

temporary works 

 Cover compliance, risk management, and 

site operations 

 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
25. To establish an appropriate risk allocation for the NZS3910 contract, the quantitative risk analysis 

was conducted through a structured risk workshop with subject matter experts. This analysis, 

which involves estimating the probabilities and impacts of risks on project objectives, identified key 
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risks affecting cost and programme. As per the Eke Panuku Financial Management Framework, the 

95th percentile confidence level is used to determine the total works cost, including contingency. 

26. The key risk drivers identified are detailed in Attachment B: Risks and mitigations. 

27. An independent assessment is underway to ensure the VE exercise was rigorous and we are 

achieving value for money. 

Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
28. The Onehunga Community, Onehunga Business Association and Maungakiekie-Tāmaki Local Board 

are supportive of this project and seek project delivery to happen without delay. 

Tauākī whakaaweawe Māori | Māori outcomes impact 
29. The Waiapu Precinct has been developed in partnership with Mana Whenua to ensure cultural 

narratives are meaningfully integrated into the design. Guided by hui with Mana Whenua 

representatives, the precinct reflects connections to Maungakiekie, Te Hopua O Rangi, and 

Māngere Maunga, as well as Onehunga’s lava flow history. 

30. Mana Whenua-nominated artist Graham Tipene has led the development of key design elements, 

including balustrades symbolising the pursuit of knowledge, seating representing regrowth after 

lava flows, a pavilion evoking volcanic activity, and wayfinding markers highlighting sites of 

significance. 

Tauākī whakaaweawe āhuarangi | Climate change impact 
31. The project aligns with Council’s sustainability principles, incorporating low-carbon construction 

methods, responsible material use, and waste minimisation strategies. JFC’s Toitū Carbon Reduce 

certification reflects its commitment to lowering emissions, targeting a 5% reduction over the next 

five years and 50% by 2050. 

32. Waste reduction is a key focus, with a minimum 80% diversion from landfill, supported by Green 

Gorilla’s waste management systems. Recycling and material reuse are embedded in site 

operations, ensuring construction offcuts and surplus materials are repurposed where possible. 

33. A further aspect of the project’s environmental management is sourcing native plants in 

partnership with Mana Whenua. Rather than importing mature specimens, seedlings are being 

cultivated in local iwi nurseries. 

Ngā koringa ā-muri | Next steps 

34. Subject to Eke Panuku Board approval, the following actions will be undertaken: 

a. Finalise NZS3910 contract execution with JFC (April 2024) 

b. Issue the notice to proceed (May 2024) 

c. Commence physical works (June 2024). 

Ngā tāpirihanga | Attachments 

Attachment A – Site plan 

Attachment B – Risk and mitigations table 
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Ngā kaihaina | Signatories 

Ian Wheeler, Chief Operating Officer 

David Rankin, Chief Executive 
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Waiapu – Construction contract approval: Attachment A – Site Plans 
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Te Wero Wynyard Crossing Bridge – Post-project review 

Author: Marian Webb, GM Assets & Delivery 

March 2025 

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 commercial position of Council (s7(2)(h)); and 

• 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 (s7(2)(f)(i)). 

Ngā tūtohunga | Recommendations 

That the Eke Panuku Board: 

a.  

 

 

b.  

 

 

 

c.  

 

 

d.  

 

 

e.  

 

 

f.  

 

Whakarāpopototanga matua | Executive summary 

1.  
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2.  

 

 

 

3.  

 

 

4.  

 

 

5.  

 

 

6.  

 

7.  

 

 

 

8.  

 

 

 

9.  

 

 

10.  

  

  

 

 

  

 

11.   
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12.  

 

 

Horopaki | Context 

Background – history and replacement bridge 

13.  

 

 

14.  

 

 

 

15.  

 

16.  

 

17.  

 

 

18.  

 

 

 

19.  

 

 

 

20.  

 

 

 

21.  

 

22.  

 

 

 

 

Background – recent maintenance work 

23.  
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30.  

 

 

 

 

31.  

  

 

  

 

  

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

32.  

  

 

 

 

  

 

 

 

 

 

 

 



Te Wero Wynyard Crossing Bridge – Post-project review Page 8 of 11 

 

 

  

 

 

 

 

 

 

33.  
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34.  

 

Nga whiringa me te taatai | Options and analysis 

Ngā ritenga ā-pūtea | Financial and resourcing impacts 
35.  

 

 

 

36.  

 

  

   

   

  

 



Te Wero Wynyard Crossing Bridge – Post-project review Page 10 of 11 

37.  

 

 

 

 

 

38.  

 
 

 

  

   

  

  

39.  

 

 

 

40.  

 

 

 

 

Ngā raru tūpono me ngā whakamaurutanga | Risks and mitigations 
41.  
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Ngā whakaaweawe mō te hunga whaipānga | Stakeholder impacts 
42.  

 

Tauākī whakaaweawe Māori | Māori outcomes impact 
43.  

 

Tauākī whakaaweawe āhuarangi | Climate change impact 
44.  

 

Ngā koringa ā-muri | Next steps 

45.  

 

 

 

 

 

46. 
 

 

 

47.  

Ngā tāpirihanga | Attachments 

 

Ngā kaihaina | Signatories 

Marian Webb, GM Assets & Delivery 

David Rankin, Chief Executive 
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Director interests at 19 March 2025 

Member Interest Company / Entity Conflicts pre-
identified? 

David 
Kennedy 

Chair Eke Panuku Development Auckland Limited  

Chair Beachlands South GP Ltd (JV between NZ 

Super Fund and Russell Property Group) 

 

 Member Business Reference Group Te Arotake Future 

for Local Government 

 

 Director Cathedral Property Limited  

 Chair Civix Limited  

 Director Grantley Holdings Limited  

 Chair Kaha Ake GP Ltd (JV between NZ Super Fund 

and Classic Developments) 

 

 Director Naylor Love  

 Trustee New Zealand Housing Foundation Possible 

 Chief Executive Te Kaha Project Delivery Limited  

 Director Westhaven Marina Limited  

Kenina Court Director Eke Panuku Development Auckland Limited  

 Shareholder Arrakis Limited  

 Director Banking Ombudsman Scheme Limited  

 Director BDE Bonus Limited  

 Director BMNZ Limited  

 Director Business in the Community (2013) Limited  

 Director Dua Fellows Holdings Limited  

 Director Dua Fellows Limited  

 Director Eight Peaks Holdings Limited  

 Director Everege Orbis Holdings Limited  

 Director Fale Developments Limited  

 Director Fortitudine Trustees Limited  

 Director Huma Holdings Limited  

 Director IBS  

Director KW Westgate Limited  

 Director Lovelock Trustees Limited  

 Director Lujato Trustees Limited  
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Member Interest Company / Entity Conflicts pre-
identified? 

Kenina Court 
(continued) 

Director M&G Trustees Limited  

 Director Nathan Whanau Trustees Limited  

 Director NTA Holdings Limited  

 Director Oceania Career Academy Limited  

 Director Pathfinder Management Partner Limited  

 Director Pathfinder Trustees Limited  

 Director Pathsol Limited  

 Director PGFT Trustees Limited  

 Director Platinum Securities Limited  

 Director PSL Freedom Limited  

 Director Rice Family Trustees Limited  

 Director Silvereye Investments Limited  

 Director Slice Limited  

 Director Stak Trustees Limited  

 Director Twinlion Trustees Limited  

 Director Up Skill Teams Limited  

 Director XYZ Limited  

Brett Ellison Director Eke Panuku Development Auckland Limited  

 Director Aukaha (1997) Limited  

 Director Ellison Beech Limited  

 Trustee Ellison Beech Whanau Trust  

 Director Erihana Limited  

 Investment Manager Hapai Property LP Whanau 

(Commercial, Development and Housing) 

 

 Director Ka Taki Te Umere Limited  

 Investment Manager Koau Capital Partners  

 Trustee Taieri Block B Trust  

 Chair Te Runaka Otakou Limited  

Steve Evans Director Eke Panuku Development Auckland Limited  

 Member Construction Industry Accord Residential 

Sector Reference Group 

 

 Director Kaipatiki FRL Limited Partnership  
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Member Interest Company / Entity Conflicts pre-
identified? 

Steve Evans 
(continued) 

Chief Executive 
Residential and 

Development 

Fletcher Building Limited Yes 

 Director Homai General Partner Limited  

 Director Okahukura GP Limited  

 Member Steering Group Construction Industry Accord  

 Director Tauoma FRL Limited Partnership  

 Director Te Tau Waka Limited Partnership  

 Deputy Chair Urban Development Institute of New Zealand Yes 

Aaron Hockly Director Eke Panuku Development Auckland Limited  

 Employee NWI NZ Management Company Limited 

(subsidiary of Northwest Healthcare 

Properties) 

 

 Executive Director Vital Healthcare Property Limited & related 

entities 

 

 



 
 

Director interests: Changes since 11 February 2025 

Additions: 

Director Conflict/interest  Date notified 

N/A   

 

Deletions: 

Director Conflict/interest  Date notified 

Aaron Hockly Mercy Healthcare (Auckland) – Non-executive director 26 February 2025 

 

Amendments: 

Director Conflict/interest  Date notified 

N/A   

 



 

 
 

Meeting Attendance Register – 2024 

 2024 

 28 
Feb 

27 
Mar 

24 
Apr 

22 
May 

26 
Jun 

24 
Jul 

28 
Aug  

23 
Oct 

27 
Nov 

11 
Dec 

David Kennedy           

John Coopi           

Kenina Court           

Brett Ellisonii           

Steve Evans           

Aaron Hocklyiii           

Paul Majureyiv           

Jennifer Kerrv           
 

 
i Resigned as of 31 January 2025 
ii Appointed as of 01 October 2024 
iii Appointed as of 01 October 2024 
iv Term ended as of 31 August 2024 
v Resigned as of 31 August 2024 

Meeting Attendance Register – 2025 

 2025 

 
26 

Feb 
26 

Mar 
23 

Apr 
28 

May 
25 

Jun 

David Kennedy      

Kenina Court      

Brett Ellison      

Steve Evans      

Aaron Hockly      
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General Business 

At the time of publishing there were no items of general business. 
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