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• May Workshop – not fully developed scenarios 

• Role of a masterplan 

• High level masterplan focus 

• Post Workshop - 2 options with high level costings 

• Test as part of the LTP 

• Importance of commercial partners 

INTRODUCTORY CONTEXT 
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AGENDA

1. Context   

2. Recap

3. Vision and Objectives

4. Framework and Scenario Options 

5. Next Steps 
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CONTEXT
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CONTEXT

• Code Compliance - $100m for no change 

• Timeline – 10 years 

• Covid has accelerated changes in lifestyle 

• Palmerston North Regional Centre 

• Retain identity – who we are

• Be aspirational – growth 
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Framework allows: 

• Integrated development 

• Catalyst for investment 

• Confidence of future 

• Enables broad scope 

• Staged delivery 

• Flexible implementation 

MASTERPLAN PRINCIPLES  
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• Live / Work / Play 

• City wide integration 

• Inclusive of all needs/capabilities 
• Cultural 
• Commercial 
• Recreational 
• Social 
• Spirtual

MASTERPLAN COMPONENTS   
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RECAP

10



FOR DISCUSSION ONLY FOR DISCUSSION ONLY 11

PROJECT GOVERNANCE AND 
ENGAGEMENT

PNCC Sponsorship Group

Project Manager – Jono 
Ferguson-Pye

Project Director –
Elizabeth Halsted

Design Director – Malcolm 
Smith

Consultant Team – Arup, PWC, Cathy Mccartney, Bossley Architects, WT Partnership

Project Director – David 
Warburton

RāngitaneStakeholder Group

Council
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May 21 Jun 21 Jul 21 Aug 21 Sep 21 Oct 21 Nov 21 Dec 21 Jan 22 Feb 22 Mar 22 Apr 22 May 22 Jun 22 Jul 22 Aug 22 Sep 22

PROJECT TIMELINE HOLD POINT
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Options

Oct 22

Vision & objectives 

Covid-19 
Lockdown

HOLD PERIOD

Baseline research

Principles and Objectives Workshop –
9 March

Long List Workshop –
16 March

1-1 Interviews and Virtual Site Visits –
20 September- 16 October

Short List Workshop –
12 April

WE ARE HERE

Presentation to Council –
11 May

Options Report –
6 June
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WORK TO DATE 

1. Baseline Research :
Complete: Learning from 
those involved  

2.Vision and Objectives:
Complete: Understanding 
local aspirations 

3. Framework and Scenarios:
Now: Developing new options 
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4 Wānanga 
Wananga 1: Vision and Objectives 

Wananga 2: Principles

Wananga 3: Exploration of Options 

Wananga 4: Emerging Framework 
and Development Scenarios

2 Marae Visits 

RANGITĀNE PARTNERSHIP
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5 Working sessions 

20+ Phone calls
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STAKEHOLDER GROUPS
Working with PNCC:

• Palmerston North City Library 

• Te Manawa Museum 

• New Zealand Rugby Museum 

• Globe Theatre 

• Environmental Network Manawatu 

• Venues and Events Palmerston North 
(Conference and Function Centre) 
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50+ 1:1 stakeholder meeting 
Including: Square Edge, Centrepoint Theatre, 
Creative Sounds Society, Grey Power, Senior Citizens 
Association, Disability Reference, Soundsphere, 
Council’s Community Development, UCOL, IPU

6 Facility Tours 

5 Site Visits 

3 Steering group workshops

ENGAGEMENT
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MAY WORKSHOP MESSAGES
Key Direction

• Pause to allow elected members time to digest and consider. 

A range of comments were heard at the May Councillor Workshop

• Do nothing is not an option.

• Explore more options of shared locations.

• Inclusion of residential positive. 

• Stakeholder conversations broadened e.g property developers.
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VISION AND 
OBJECTIVES
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A civic and cultural place that welcomes, uplifts and 
nourishes communities by weaving together past, 
present and future 

 
   

   
   
  

VISION AND OBJECTIVES
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Restore and regenerate Spur exploration and 
discovery

Invite participation Harness capabilities
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QUESTIONS 
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FRAMEWORK AND 
SCENARIO OPTIONS
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16 – March - 2022
WORKSHOPS 
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SCENARIO 1
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SCENARIO 2
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SCENARIO 3
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FUNDING AND FINANCE - CAPITAL SOURCES 
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SCENARIO 1 CONTEXT
Key moves

• New Cultural Hub

• New 550-600 seat banquet hall

• New three level commercial building 

• New six level, 330 space car parking building

• Major refurbishment of Te Manawa

• Seismic upgrade to the library

31

Existing Scenario 1

Split between civic and commercial uses 

Civic and cultural 

Commercial

Accommodation

Residential

Parking
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SCENARIO 1 OBSERVATIONS
Strengths / Opportunities Weaknesses / Threats

• Lowest scale of intervention, complexity and capital

• New banquet hall, ability to attract a greater range of 
conferences 

• Car parking consolidated to a single building

• Development sites available fronting Main Street

• Opportunities for: 

• Flexible / multi-purpose office space  

• New retail concept

• Design of a car park that allows for adaptive reuse

• No visitor accommodation

• A commercial (office/retail) building is likely to require an 
anchor tenant

• Economic rents typically higher than market rents

32
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Key moves

• 40 room, 4.5 star hotel 

• New Cultural Hub – four level building on Main Street with 60 
basement car parks

• Rebuild of Te Manawa

• 550-600 seat banquet hall

• Additional three level commercial building

• Car park building expanded to 385 spaces

• Seismic upgrade to library, plus ‘library of the future’ 
expansion

SCENARIO 2 CONTEXT
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Existing Scenario 2

Split between civic and commercial uses 
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SCENARIO 2 OBSERVATIONS
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Strengths / Opportunities Weaknesses / Threats 

• Significant reconfiguration / expansion of existing civic assets

• Visitor accommodation within the precinct, ability to 
attract/support larger conferences

• Additional development sites created through redevelopment 
of existing assets – opportunity to monetise these

• Increase in car park size (to 385 spaces) and parking under 
the Cultural Hub

• Opportunity for PNCC to review/rationalise its long term 
‘footprint requirements’

• Sites identified for commercial use could equally be used for 
residential or other uses depending on demand

• Significant ‘step up’ in ambition, complexity and capital 
requirement

• Feasibility of a hotel conversion may be challenging (albeit 
accommodation is key for the conference centre)

• Hotel conversion requires PNCC to consolidate its office 
footprint (or lease / develop space elsewhere) 

• Non-civic uses subject to significant private sector investment 
and occupier demand
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SCENARIO 3 CONTEXT
Key moves

• 50 room, 4.5 star hotel

• New Cultural Hub – five levels with 60 basement car parks

• New four level library, heritage façade retained

• New conference centre

• New civic hub in front of the CAB

• New Makerspace building

• Rebuild of Te Manawa

• Inclusion of residential
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SCENARIO 3 OBSERVATIONS

36

Strengths / Opportunities Weaknesses / Threats

• Similar in scale to Scenario 2, but greater emphasis on 
civic asset redevelopment / rebuild

• Hotel across the top two floors of the CAB, economics 
may be challenging

• Introduction of a residential component

• Opportunity for PNCC to catalyse the city centre
residential market and lead on higher density typologies 

• Opportunity for PNCC to partner with housing providers to 
drive social / affordable outcomes

• Highest level of intervention and risk (cost, complexity, 
deliverability) 
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Chart: Ownership options - risk, reward 
and capital requirement

SUMMARY CONSIDERATIONS 

Note: the size of the 
bubble reflects the 
indicative relative returns 
for that approach

• PNCC’s view on ownership of the potential development 
sites? There are a range of options available (sell, 
develop, lease)

• Office

• Is ownership of PNCC’s office space a key 
requirement, could this space be leased?

• A key piece of work is rationalising and then 
optimising PNCC’s long term office space 
requirement

• Housing

• To what extent is public and/or affordable housing 
a priority?

• Opportunity for partnership with other housing 
providers and for PNCC to play a catalytic role in 
CBD housing

• Extent of mixed use?
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Straight 
sale

Ground 
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QUESTIONS
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NEXT STEPS
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PROPOSED DRAFT PROGRAMME
July August Sept Oct Nov Dec Jan Feb March

Scenario Evolution 

Costing 

Feasibility 

Masterplan document 

Funding and financing 

Refine and complete 

Engagement and workshops Agreement of scope 
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NEXT STEPS
Post workshop approach proposal 

OPTIONS DEVELOPMENT 
• Design evolution of 2 preferred scenarios

• Scenarios including an option to collocate assets 

• Inclusion of residential in scenarios 

• Consideration of stakeholder and elected member feedback. 

• High level costing of 2 Scenarios

• Feasibility modeling of 2 scenarios including SWOT analysis 

• Hui/Wananga 

• Stakeholder and elected member engagement/workshop
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NEXT STEPS

• MASTERPLAN DOCUMENT
• Draft masterplan document – including:

• Optimized information from Baseline Report and Options Report

• Plans and visualisations for 2 Scenarios

• Costing and feasibility reporting 

• Hui/Wananga 

• Deliver draft to PNCC for feedback. 

• REFINE
• Finalise Masterplan – incorporating PNCC feedback

• Presentation: Masterplan
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QUESTIONS
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