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Have your say! 
You can make a short presentation to the Councillors at this meeting. Please let us know by noon the working day 
before the meeting. You can do this either by phoning 04-803-8334, emailing public.participation@wcc.govt.nz or 
writing to Democracy Services, Wellington City Council, PO Box 2199, Wellington, giving your name, phone 
number, and the issue you would like to talk about. All Council and committee meetings are livestreamed on our 
YouTube page. This includes any public participation at the meeting.  

 





COUNCIL 
21 JULY 2020 

 

 

 

  Page 3 

TABLE OF CONTENTS 

21 JULY 2020 

 

 

Business Page No. 

 

 

   

1. Meeting Conduct 5 

1.1 Karakia 5 

1.2 Apologies 5 

1.3 Announcements by the Mayor 5 

1.4 Conflict of Interest Declarations 5 

1.5 Confirmation of Minutes 5 

1.6 Items not on the Agenda 6 

1.7 Public Participation 6 

2. General Business 7 

2.1 Adoption of 2020/21 Annual Plan 7 

Presented by Mayor Foster 

2.2 Setting of Rates for 2020/21 141 

Presented by Mayor Foster 

2.3 Statement of Proposal for the Future of the Central 

Library 153 

Presented by Mayor Foster  

  





COUNCIL 
21 JULY 2020 

 

 

 

Page 5 

1. Meeting Conduct 
 

 

1.1 Karakia 

The Chairperson will open the meeting with a karakia. 

Whakataka te hau ki te uru, 

Whakataka te hau ki te tonga. 

Kia mākinakina ki uta, 

Kia mātaratara ki tai. 

E hī ake ana te atākura. 

He tio, he huka, he hauhū. 

Tihei Mauri Ora! 

Cease oh winds of the west  

and of the south  

Let the bracing breezes flow,  

over the land and the sea. 

Let the red-tipped dawn come  

with a sharpened edge, a touch of frost, 

a promise of a glorious day  

At the appropriate time, the following karakia will be read to close the meeting. 

Unuhia, unuhia, unuhia ki te uru tapu nui  

Kia wātea, kia māmā, te ngākau, te tinana, 

te wairua  

I te ara takatū  

Koia rā e Rongo, whakairia ake ki runga 

Kia wātea, kia wātea 

Āe rā, kua wātea! 

Draw on, draw on 

Draw on the supreme sacredness 

To clear, to free the heart, the body 

and the spirit of mankind 

Oh Rongo, above (symbol of peace) 

Let this all be done in unity 

 

 

1. 2 Apologies 

The Chairperson invites notice from members of: 

1. Leave of absence for future meetings of the Wellington City Council; or 

2. Apologies, including apologies for lateness and early departure from the meeting, 

where leave of absence has not previously been granted. 

 

1. 3 Announcements by the Mayor 

 

1. 4 Conflict of Interest Declarations 

Members are reminded of the need to be vigilant to stand aside from decision making when 

a conflict arises between their role as a member and any private or other external interest 

they might have. 

 

1. 5 Confirmation of Minutes 

The minutes of the meeting held on 24 June 2020 will be put to the Council for confirmation.  
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1. 6 Items not on the Agenda 

The Chairperson will give notice of items not on the agenda as follows: 

Matters Requiring Urgent Attention as Determined by Resolution of the Wellington City 

Council 

The Chairperson shall state to the meeting. 

1. The reason why the item is not on the agenda; and 

2. The reason why discussion of the item cannot be delayed until a subsequent meeting. 

The item may be allowed onto the agenda by resolution of the Wellington City Council. 

Minor Matters relating to the General Business of the Wellington City Council 

The Chairperson shall state to the meeting that the item will be discussed, but no resolution, 

decision, or recommendation may be made in respect of the item except to refer it to a 

subsequent meeting of the Wellington City Council for further discussion. 

 

1. 7 Public Participation 

A maximum of 60 minutes is set aside for public participation at the commencement of any 

meeting of the Council or committee that is open to the public.  Under Standing Order 3.23.3 

a written, oral or electronic application to address the meeting setting forth the subject, is 

required to be lodged with the Chief Executive by 12.00 noon of the working day prior to the 

meeting concerned, and subsequently approved by the Chairperson. 
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2. General Business 
 

 

 

ADOPTION OF 2020/21 ANNUAL PLAN 
 

 

Purpose 

1. This report asks the Council to adopt the 2020/21 Annual Plan incorporating decisions 

and recommendations of the Annual Plan/Long-term Plan Committee. 

Summary 

2. The Council’s 2020/21 Annual Plan is provided for adoption. This follows:  

 Revenue and Finance Working party consideration of the fees and user charges in 

relation to the revenue and financing policy.  

 Preparation and workshops with elected members.  

 Consultation during May/June 2020, including virtual forums.  

 Oral hearings in June 2020.  

 Annual Plan/Long-term Plan Committee consideration of all community feedback.  

 Annual Plan/Long-term Plan Committee deliberation on changes and a 

recommendation to Council of a final 2020/21 Annual Plan.  
 

Recommendation/s 

That the Council: 

1. Receive the information. 

2. Note that the Annual Plan/Long-term Plan Committee considered the results of 

consultation including the issues raised in written and oral submissions at its meeting 

of 30 June 2020.  

3. Note that the 2020/21 Annual Plan (attached as Attachment 1) has been prepared 

based on the decisions and recommendations of the Annual Plan/Long-term Plan 

Committee meeting of 30 June 2020.  

Inconsistent decision 

4. Note that the draft budget prepared for 2020/21 proposes using debt to offset forecast 

lost revenue and that this is inconsistent with Council’s Revenue and Financing Policy. 

5. Note that under Section 80 of the Local Government Act 2002, the Council can make 

decisions inconsistent with Council policy provided the inconsistency is identified, the 

reason for the inconsistency is explained, and how the Council will accommodate the 

inconsistency or modify the policy in future is outlined. 



COUNCIL 
21 JULY 2020 

 

 

 

Page 8 Item 2.1 

6. Note the nature of the inconsistency, the reason for the inconsistency, and how Council 

will accommodate the inconsistency as outlined in section 8 of the report. 

7. Note that Council has considered the response to the forecast impacts on Council’s 

finances (due to the onset of the COVID-19 pandemic, and the implications of the 

national ‘lockdown’) and the need to invest in the essential infrastructure and services 

needed for health, safety and wellbeing, with the need to support local economic 

activity and recognising the financial stress and uncertainty that ratepayers are facing.  

8. Agree that it is prudent to not have a balanced budget for the 2020/21 Annual Plan, 

where operating revenues are not sufficient to meet operating expenses.  

9. Agree to operate a 2020/21 Annual Plan budget inconsistent with Council’s Revenue 

and Financing Policy for 2020/21 in response to COVID-19 pandemic. 

10. Adopt the 2020/21 Annual Plan (Attachment 1) including:  

a. Our work in detail, the statements of service provision (including performance 

information).  

b. A schedule covering the activities of Council’s Council Controlled Organisations.  

c. A schedule of changes to fees and charges.  

d. Forecast Financial Statements.  

e. Funding Impact Statements.  

f. Annual Plan disclosure statement.  

g. Statement concerning the balancing of the budget.  

h. Changes to Rates Postponement policy. 

i. Project and Programme budgets.  

11. Agree the revised Rates Postponement Policy in Appendix 2 of the 2020/21 Annual Plan 

which includes an extension of the COVID-19 response to postpone 2020/21 Quarter 

One rates instalments for six months. 

12. Note the Rates Postponement Policy can be changed at any time to include any further 

response to COVID-19 as required. 

13. Note that having adopted the 2020/21 Annual Plan (including the 2020/21 Funding 

Impact Statement), the rates for the year commencing on 1 July 2020 and concluding 

on 30 June 2021 will need to be set by Council in accordance with section 23 of the 

Local Government (Rating) Act 2002, as outlined in the 2020/21 Rates Setting paper.  

14. Delegate to the Chief Executive and the Mayor the authority to make any editorial 

changes that may arise as part of the publication process. 

Background 

3. The 2020/21 Annual Plan describes the third year of the current Long-term Plan, Our 

10-Year Plan 2018-28. It describes the variances from the Long-term Plan and outlines 

the activities and services that will be delivered in the coming year. The purpose of the 

Annual Plan process is to:  
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 Support the Long-term Plan in providing integrated decision-making and the 

coordination of Council resources.  

 Detail the annual budget and funding impact statement.  

 Identify and consider the community’s views on any variances from the long-term 

plan for the coming year.  

Discussion 

4. The Council’s 2020/21 Annual Plan is provided for adoption in line with the Local 

Government Act 2002. This follows:  

 preparation, consultation and adoption of Our 10-Year Plan 2018-28  

 the adoption of a 2020/21 Annual Plan Consultation Document  

 an engagement process in May and June 2020  

 Committee deliberations on community and stakeholder feedback and 

consideration of recommendations/decisions on the Annual Plan.  

5. As part of producing an Annual Plan the Council is required to include a disclosure 

statement in its annual plan in accordance with the Local Government (Financial 

Reporting and Prudence) Regulations 2014.  

6. The purpose of this statement is to disclose the Council’s planned financial 

performance in relation to various benchmarks to enable the assessment of whether 

the Council is prudently managing its revenues, expenses, assets, liabilities, and general 

financial dealings.  

7. The balanced budget benchmark is met if the Council’s revenue equals or is greater 

than its operating expenses.  

8. In 2020/21 the planned revenue falls below the planned operating expenses (meaning 

the balanced budget benchmark will be at 91%, 9% below the 100% benchmark). This 

position is due to the Council’s decision to debt fund operating expenditure relating to 

the financial shocks resulting from COVID-19. The proposal to debt fund these funding 

shortfalls was an essential element of consultation on the two rates options presented 

to the public through consultation on the Annual Plan and a focus for Council 

deliberations in considering different rate increase options for this Annual Plan.   

Next Actions 

9. The final 2020/21 Annual Plan once adopted will be published online and in hardcopy. 

This is required to be completed within one month from the date of adoption.  
 
 

Attachments 
Attachment 1. 2020/21 Annual Plan Final ⇩   Page 12 

Attachment 2. 2020/21 Capital projects and programmes ⇩   Page 127 

Attachment 3. 2020/21 Operating projects and programmes ⇩   Page 130 

COU_20200721_AGN_3494_AT_files/COU_20200721_AGN_3494_AT_Attachment_14962_1.PDF
COU_20200721_AGN_3494_AT_files/COU_20200721_AGN_3494_AT_Attachment_14962_2.PDF
COU_20200721_AGN_3494_AT_files/COU_20200721_AGN_3494_AT_Attachment_14962_3.PDF
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Authors Geoffrey Coe, Senior Advisor Planning and Reporting 

Raina Kereama, Team Leader Financial Planning 

Marlena Wasiak, Specialist Funding Advisor 

Lloyd Jowsey, Team Leader, Planning and Reporting  

Authoriser Baz Kaufman, Manager Strategy 

Martin Read, Manager Financial Strategy & Treasury 

Andy Matthews, Chief Financial Officer 

Stephen McArthur, Chief Strategy and Governance Officer  
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SUPPORTING INFORMATION 
Engagement and Consultation 

Consultation on the Annual Plan has occurred through the dedicated Annual Plan 

Consultation Document in May-June 2020. Consultation processes and results are outlined in 

the report to the 30 June 2020 Annual Plan/Long-term Plan Committee.  

Treaty of Waitangi considerations 

The Annual Plan outlines Councils plans for the coming year for Council activities, this 

includes Council activities relating to Māori and mana whenua partnerships. 

Financial implications 

The Annual Plan outlines Council budgets for the 2020/21 year. 

Policy and legislative implications 

This report meets all statutory requirements under the Local Government Act 2002. The 

adoption of the 2020/21 Annual Plan does require an inconsistent decision and this is 

provided for in the recommendations. 

Risks / legal  

Adoption of the Annual Plan is a statutory requirement of the Local Government Act. This 

report meets all statutory requirements under the Local Government Act 2002. 

Climate Change impact and considerations 

The Annual Plan outlines Councils plans for the coming year for Council activities, this 

includes Council activities relating to climate change. 

Communications Plan 

The final 2020/21 Annual Plan once adopted will be published online and in hardcopy. This is 

required to be completed within one month from the date of adoption. A communications 

plan for the 2020/21 Annual Plan is in place.  

Health and Safety Impact considered 

Health and safety impacts have been considered in relation to the 2020/21 Annual Plan. 
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SETTING OF RATES FOR 2020/21 
 

 

Purpose 

1. To set the rates for Wellington City for the year commencing on 1 July 2020 and ending 

on 30 June 2021, under the Local Government (Rating) Act 2002 (LGRA). 

Summary 

2. Under section 23 of the LGRA, the Council is required to set its rates by resolution. 

3. This paper provides for the Council to set rates for the year commencing on 1 July 2020 

and ending on 30 June 2021. 
 

Recommendation/s 

That the Council: 

1. Receive the information. 

2. Having adopted the 2020/21 Annual Plan (including the 2020/21 Funding Impact 

Statements), agree under section 23 of the Local Government (Rating) Act 2002 (LGRA) 

to set the following rates for the year commencing on 1 July 2020 and concluding on 

30 June 2021: 

a. General Rate  

A differential general rate under section 13 of the LGRA as an amount per dollar 

of capital value on each rating unit as follows: 

 A rate of 0.183612 cents per dollar of capital value on every rating unit in 

the Base differential rating category. 

 A rate of 0.596784 cents per dollar of capital value on every rating unit in 

the Commercial, Industrial and Business differential rating category. 

b. Targeted rate for water supply 

A targeted rate for water supply under section 16 and section 19 of the LGRA as 

follows: 

 For rating units incorporated in the Base differential rating category, either: 

i. For rating units connected to the public water supply with a water 

meter installed, a consumption unit rate of $2.776 per cubic metre of 

water used, and a fixed amount per rating unit of $153.93, or 

ii. For rating units connected to the public water supply without a water 

meter installed a fixed amount of $189.39 per rating unit, and a rate 

of 0.037975 cents per dollar of capital value. 

 For rating units incorporated in the Commercial, Industrial and Business 

differential rating category, either: 
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i. For rating units connected to the public water supply with a water 

meter installed, a consumption unit rate of $2.776 per cubic metre of 

water used, and a fixed amount per rating unit of $153.93, or 

ii. For rating units connected to the public water supply without a water 

meter installed a rate of 0.430761 cents per dollar of capital value. 

c. Targeted rate for sewerage 

 A targeted rate for sewerage under section 16 of the LGRA on each rating unit 

 connected to the Council sewerage system as follows: 

 For rating units incorporated in the Base differential rating category: 

i. A fixed amount of $116.36 per rating unit, and a rate of 0.033350 

cents per dollar of capital value. 

 For rating units incorporated in the Commercial, Industrial and Business 

differential rating category: 

ii. A rate of 0.150849 cents per dollar of capital value. 

 d. Targeted rate for stormwater 

 A targeted rate for stormwater under section 16 of the LGRA as follows: 

 For rating units incorporated in the Base differential rating category but 

excluding those rating units classified in the rural area under the Council’s 

operative District Plan: 

i. A rate of 0.029071 cents per dollar of capital value. 

 For rating units incorporated in the Commercial, Industrial and Business 

differential rating category but excluding those rating units classified in the 

rural area under the Council’s operative District Plan: 

ii. A rate of 0.038469 cents per dollar of capital value. 

 e. Targeted rate for the Commercial sector 

 A targeted rate under section 16 of the LGRA as follows for rating units 

incorporated in the Commercial, Industrial and Business differential rating 

category: 

i. A rate of 0.031556 cents per dollar of capital value. 

 f. Targeted rate for the Base sector  

 A targeted rate under section 16 of the LGRA as follows for rating units 

incorporated in the Base differential rating category: 

i. A rate of 0.013741 cents per dollar of capital value. 

 g. Targeted rate for Downtown Area 

 A targeted rate for the Downtown Area under section 16 of the LGRA on each 
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rating unit incorporated in the Commercial, Industrial and Business differential 

rating category and located within the area designated as downtown, as 

described by the Downtown Targeted Rate Area map. 

i. A rate of 0.123540 cents per dollar of capital value.  

 

h. Targeted rate for Tawa Driveways 

A targeted rate for Tawa Driveways under section 16 of the LGRA on each rating 

unit identified as being one of a specific group of rating units with shared 

residential access driveways in the suburb of Tawa, that are maintained by the 

Council as follows:  

i. A fixed amount of $133.33 per rating unit 

i. Targeted rate for Miramar Business Improvement District Area  

A targeted rate under section 16 of the LGRA to fund the Business Improvement 

District activities of Enterprise Miramar Peninsula Incorporated on all rating units 

within the Miramar Business Improvement District (refer map) which are subject 

to the Commercial, Industrial and Business differential rating category as follows: 

i. A fixed amount of $365.00 per rating unit, and 

ii. A rate of 0.015889 cents per dollar of rateable capital value. 
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j. Targeted rate for Khandallah Business Improvement District Area  

A targeted rate under section 16 of the LGRA to fund the Business Improvement 

District activities of the Khandallah Village Business Association on all rating units 

within the Khandallah Business Improvement District (refer map) which are 

subject to the Commercial, Industrial and Business differential rating category as 

follows: 

i. A rate of 0.115440 cents per dollar of rateable capital value. 
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k. Targeted rate for Kilbirnie Business Improvement District Area  

A targeted rate under section 16 of the LGRA to fund the Business Improvement 

District activities of Kilbirnie Business Network on all rating units within the 

Kilbirnie Business Improvement District (refer map) which are subject to the 

Commercial, Industrial and Business differential rating category as follows: 

i. A fixed amount of $500.00 per rating unit, and 

ii. A rate of 0.016319 cents per dollar of rateable capital value. 
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l. Targeted rate for Tawa Business Improvement District Area  

A targeted rate under section 16 of the LGRA to fund the Business Improvement 

District activities of Tawa Business Group on all rating units within the Tawa 

Business Improvement District (refer map) which are subject to the Commercial, 

Industrial and Business differential rating category as follows: 

i. A fixed amount of $520.00 per rating unit, and 

ii. A rate of 0.049355 cents per dollar of rateable capital value. 
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 m.  Targeted rate for Karori Business Improvement District Area 

  A targeted rate under section 16 of the LGRA to fund the Business Improvement 

  District activities of the Karori Business Association on all rating units  within the 

  Karori Business Improvement District (refer map) which are subject to the  

  Commercial, Industrial and Business differential rating category as follows: 

i. A rate of 0.108229 cents per dollar of rateable capital value. 
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3. Agree under section 24 of the Local Government (Rating) Act 2002 to set the following 

due dates for the payment of rates for the 2020/21 year: 

With the exception of targeted water rates which are charged via a water meter, all 

rates will be payable in four equal instalments, with due dates for payment being: 

Instalment Number: Due Date:    

Instalment One   1 September 2020   

Instalment Two  1 December 2020  

Instalment Three  1 March 2021   

Instalment Four  1 June 2021   

Targeted water rates that are charged via a water meter on rating units incorporated 

under the Commercial, Industrial and Business differential will be invoiced on a one or 

two-month cycle, and are due at the date one month after the invoice date, as specified 

on the invoice.  

Targeted water rates that are charged via a water meter on rating units incorporated 

under the Base differential will be invoiced on a three-month cycle, and are due at the 

date one month after the invoice date, as specified on the invoice. 

Provided that, where the due date falls on a weekend or public holiday, the due date is 

the next working day. 

4. Agree under sections 57 and 58 of the Local Government (Rating) Act 2002 (LGRA)  to 

apply penalties to unpaid rates as follows: 
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a. A penalty of 10 percent on the amount of any part of an instalment remaining 

unpaid after a due date in recommendation (3) above, to be added from the day 

outlined as the relevant penalty date shown below, 

 Instalment Number: Due Date:   Penalty Date: 

 Instalment One   1 September 2020 8 September 2020  

 Instalment Two  1 December 2020 8 December 2020 

 Instalment Three  1 March 2021  8 March 2021 

 Instalment Four  1 June 2021  9 June 2021 

b. An additional penalty of 10 percent on any amount of rates assessed in previous 

years and remaining unpaid at 28 July 2020. The penalty will be applied on 28 

July 2020. 

c. A further additional penalty of 10 percent on rates to which a penalty has already 

been added under recommendation 4(b) if the rates remain unpaid on 28 January 

2021. The penalty will be applied on 28 January 2021. 

d. A penalty of 10 percent on the amount of any part of water meter charges 

remaining unpaid after a due date in recommendation (3) above, to be added 

from the day following the due date.  

e. An additional penalty of 10 percent on any amount of water charges from 

previous years that remain unpaid at 28 July 2020.  

f. A further additional penalty of 10% on water meter charges to which a penalty 

has already been added under recommendation 4(e) if the charges remain unpaid 

on 28 January 2021.  

g. That a penalty is calculated on the GST inclusive portion of any instalments 

unpaid after the due date. GST is not charged on the actual penalty itself. 

5. Note that the Council’s policy on remission of rates penalties is included in the 

Council’s Rates Remission Policy and that the authority to remit penalties is delegated 

to the Chief Executive, Chief Financial Officer, Manager Financial Accounting, and the 

Rates Team Leader. 

6. Note that the rates for the year commencing 1 July 2020 and concluding on 30 June 

2021 are set excluding GST. GST will be applied when rates are assessed for 2020/21. 

7. Note that rates shall be payable by: 

 Cash, cheque or eftpos at the City Service Centre, 12 Manners Street, 8am to 5pm 

Monday to Friday. 

 Cash or eftpos at selected New Zealand Post outlets using a bar coded rates 

invoice, 9am to 5pm Monday to Friday. 

 Posting a cheque through to our processing centre at the address provided on 

the rates notice. 

 Using our “rates easipay” direct debit system.  

 Internet banking and telephone banking options. 
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 Credit card on the Council website. 

Background 

4. The Annual Plan/Long-term Plan Committee agreed to recommend to Council the 

adoption of the 2020/21 Annual Plan (including the 2020/21 Funding Impact 

Statements) at its meeting of 30 June 2020. 

5. Under section 23 of the LGRA the Council is required to set its rates by resolution. This 

paper provides for the Council to set rates for the year commencing on 1 July 2020 and 

ending on 30 June 2021. 

6. Section 57 of the LGRA states that a local authority may, by resolution, authorise 

penalties to be added to rates that are not paid by the due date. The resolution must 

state how the penalty is calculated and the date the penalty is to be added to the 

amount of unpaid rates. Section 58 of the LGRA sets out the penalties that may be 

imposed. 

7. Section 24 of the LGRA requires that the Council state the due date for payment of the 

rates in its resolution setting rates. 

8. Rates for the 2020/21 year are set out on a GST exclusive basis. GST will be added when 

rates are assessed for 2020/21 to provide the total instalment amount. 

9. Pursuant to section 23 (5) of the LGRA, within 20 working days of the making of this 

resolution, a copy will be made publicly available on the Council’s website. 
 
 

Attachments 
Nil  
 

Author Marlena Wasiak, Specialist Funding Advisor  

Authoriser Martin Read, Manager Financial Strategy & Treasury 

Andy Matthews, Chief Financial Officer  
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SUPPORTING INFORMATION 
Engagement and Consultation 

The impact of the 2020/21 Annual Plan budget on Council’s rates has been consulted on 

through the 2020/21 Annual Plan special consultative procedure as required by the Local 

Government Act 2002.  

 

Treaty of Waitangi considerations 

Targeted engagement was undertaken with Mana Whenua as part of the 2020/21 Annual 

Plan engagement process using existing relationship channels. 

 

Financial implications 

This report discusses setting of rates for the 2020/21 financial year. The impacts of the 

recommendations in this report are significant as it determines Council’s ability to collect 

rates and reach its revenue requirements. 

 

Policy and legislative implications 

This report meets all statutory requirements under the Local Government (Rating) Act 2002, 

and is consistent with Council policy. 

 

Risks / legal  

This report meets all statutory requirements under the Local Government (Rating) Act 2002.  

 

Climate Change impact and considerations 

Implications of climate change have been considered through the 2020/21 Annual Plan, and 

therefore funding implications as related to the financial strategy, policies, and rates. 

 

Communications Plan 

Pursuant to section 23 (5) of the Local Government (Rating) Act, a copy of the rates 

resolution will made publicly available on the Council’s website within 20 working days of 

Council making this resolution. 

 

Health and Safety Impact considered 

There are no Health and Safety implications arising from this paper. 
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STATEMENT OF PROPOSAL FOR THE FUTURE OF THE 

CENTRAL LIBRARY 
 

 

Purpose 

1. This report asks the Council to adopt the Statement of Proposal for the Future of the 

Central Library for consultation using the Special Consultative Procedure as prescribed 

by s83 of the Local Government Act. The results of the consultation will be reported 

back to Strategy and Policy Committee on 22 October and to Council on 28 October 

2020. 

Summary 

2. The Central Library was closed in March 2019 due to the risks to public safety in the 

event of another earthquake. Council has since established an interim CBD network to 

house the Library Collection and to deliver library services. Council also worked through 

a process with engineers to establish the range of options to remediate the 

building. On 3 June 2020 the Council considered the resulting engineering advice along 

with legal advice on the requirements on the Local Government Act and requested a 

Statement of Proposal (SOP) for Council to adopt that would be followed by a Special 

Consultative Procedure (SCP). 

3. The proposed SOP includes five practicable options for retaining a Central Library 

service in Te Ngākau Civic Precinct. Three options would remediate the existing 

building to a low, mid, or high level. The remaining two options would build a new 

library on either the existing site or another site within Te Ngākau Civic Precinct. 

4. As the Local Government Act requires a preferred option to be identified the proposed 

SOP has identified Option C - remediating the building to the highest level, including 

base isolation as the preferred option. This option is the safest and most resilient 

option for the Central Library building and its users. 

5. The consultation and engagement process will run from 27 July to 7 September 2020 

and is aligned to other Council public consultations. The process includes Speaker 

Events, hearings, a consultation webpage where people can find information, ask 

questions, sign-up to receive regular updates, and find out how to share their views. 

6. The results of the consultation and engagement will be reported back to Council at the 

22 October 2020 Strategy and Policy Committee meeting and the Council will then 

select the final option to be included in the 2021-2031 LTP (Long-term Plan).  
 

Recommendation/s 

That the Council: 

1. Receives the information. 
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2. Note that officers have prepared a Statement of Proposal (SOP) (attached as 

Attachment 1) for public consultation using the special consultative procedure (s83 

Local Government Act 2002).  

3. Note that the SOP outlines the reasonably practicable options, the advantages and 

disadvantages of each, high level indicative costs and the preferred option. 

4. Note that a preferred option is required by s87 of Local Government Act 2002. 

5. Note that the preferred option for consultation is Option C ‘High Level Remediation’. 

6. Approve and adopt the Statement of Proposal for consultation.  

7. Note that the engagement and consultation for the Special Consultative Procedure is 

scheduled for 27 July to 7 September 2020.  

8. Note that the report on the consultation and engagement process is scheduled for the 

22 October 2020 meeting of the Strategy and Policy Committee. 

9. Note that officers will explore the interest of the developer community in the five 

options though an Expression of Interest process to be reported back to the Strategy 

and Policy Committee on 22 October 2020. 

10. Delegate to the Chief Executive, Mayor and the Portfolio leader the authority to amend 

the proposed Statement of Proposal to include any amendments agreed by the 

Council, inclusive of the reasons for supporting the preferred option (if C is not chosen) 

and any associated minor consequential edits.  

Background 

7. On 19 March 2019 Wellington City Council’s Chief Executive Officer closed the Central 

Library building to protect the safety of customers and staff. This decision was based on 

engineering advice following the release of new Ministry of Business, Innovation and 

Employment (MBIE) guidelines relating to hollowcore concrete floors. 

This advice uncovered significant structural vulnerabilities that mean the Central Library 

building may not perform well in the event of a significant earthquake. The 

neighbouring Civic Administration Building was seriously damaged by the Kaikoura 

earthquake, as was Statistics House – both of which also use hollowcore flooring. 

As more than 3,000 people visited the Central Library each day the risk to public safety 

meant closure was the only responsible option. 

8. The Central Library was the largest of the 12 libraries in the Wellington City Libraries 

network and was open 65.5 hours per week. Following the closure of the Central Library 

building, Council prioritised establishing an interim CBD library network to ensure 

Wellingtonians and visitors could continue to access library services, events, and 

programmes in the central city.  

9. Arapaki Manners Library and Service Centre opened in May 2019, followed by He 

Matapihi Molesworth Library (in the National Library) in October 2019. The third and 

largest site, Te Awe Library, opened on 14 July 2020. These three branches combined 

house more than 60,000 items from the Central Library collection, including fiction, 

non-fiction, popular children's titles, language resources and AV items.  
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10. The Council has also secured a home for Wellington Central Library's collection of 

370,000 items in Johnsonville in September 2019 and started operating in mid-June 

2020. Te Pātaka, the new 2000sqm Collection and Distribution Centre was designed to 

provide a safe, secure facility for the full collection. Customers are able to order items 

from the collection to be delivered to the library branch of their choice. 

11. In addition to establishing the interim CBD library network, the Council also sought an 

independent specialist to facilitate a workshop with engineering and industry experts, 

to identify potential engineering solutions for the Central Library building. On 31 July 

2019, the Council announced that Professor Ken Elwood would lead Central Library 

experts on this work. 

12. The outcomes of the workshop were further developed by Council’s appointed 

structural engineers to produce design schemes for each of the three performance 

categories (developed to a level suitable for costing by a quantity surveyor).  

13. The Council paper presented on 27 May 2020 provided details of design schemes and 

estimated cost assessments to remediate the Central Library building to three different 

levels – low and medium structural strengthening and a high resilience option. Cost 

estimates for three new build options were included solely to provide cost 

comparisons.  

14. On Wednesday 27 May, Wellington City Council postponed discussion in order to seek 

additional advice from officers. At the reconvened meeting on 3 June 2020 officers 

presented revised recommendations and an expedited process. The Council requested 

officers prepare a Statement of Proposal for Council to adopt that would be followed 

by Public Consultation using the Special Consultative Procedure in s83 of the Local 

Government Act. 

15. The Council asked that the SOP, in compliance with the Local Government Act, outline 

the practicable options to respond to the current state of the Central Library Service. In 

addition, the Council indicated that their current preference is to strengthen and 

upgrade the existing building.  

Discussion 

Legal Requirements 

16. The Local Government Act (LGA) contains a number of key legal concepts that are 

pertinent to the decisions about the future of the Central Library Building. They are: 

 Prudent stewardship and efficient and effective use of resources in the current 

and future interests of the city  

 Identification and assessment of all reasonably practicable options to achieve 

objective 

 Consideration of views and preferences of interested and affected persons in the 

course of decision-making 

 Comply with statutory process – principles of consultation, proportional to 

significance, LTP consultation and content requirement. 
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17. The Council’s lawyers Simpson Grierson have provided advice on the proposed process 

and have reviewed the proposed Statement of Proposal to provide assurance that the 

key principles and the detailed provisions of the LGA have been complied with. 

Where are we in the process 

18. There are three stages that Council is required to work through  

Stage 1: Making the decision on what to do with the Central Library Building 

 21 July 2020 - Council adopts a SOP for consultation  

 27 July to 7 September 2020 - Consultation and Engagement for Special 

Consultative Procedure  

 22 September 2020 - Oral Hearings from submitters 

 22/28 October 2020 - Strategy and Policy/Council meetings to receive the results 

of SCP, the Expression of Interest with Developers and make the decision on the 

chosen option. 

Stage 2: Incorporating the chosen option in the Long-term Plan 

 November 2020 to February 2021 - details of the chosen option to be 

incorporated in the LTP 

 March to April 2021 - LTP consultation. Note that the LTP will describe the chosen 

option, to allow the public to express their view on the project and its relative 

priority to Council’s other priorities and financial position as a whole. 

 June 2021 - LTP Decisions. Council will consider the consultation and make the 

final decision on the project to be included in the final LTP.  

Stage 3: Implementation 

 There are some stages of work that will only begin once the LTP has confirmed 

the final decision, however preliminary design work on the chosen option will 

start in November 2020 to allow the project to progress at a faster rate.  

Statement of Proposal 

19. The proposed SOP is attached to this report as Attachment 1. The following paragraphs 

provide more detail on some concepts covered in the SOP. Along with this report being 

available to the public there will be an engagement website supporting the SOP that 

provides links to other detailed supporting documents for example engineering 

reports. 

What are we consulting on? 

20. The central question that the SOP considers is: We don’t have a functioning Central 

Library Building, what do we do?   

The options developed provide different responses to this question and the 

consultation and engagement process will invite the public to tell us what they think 

about this question and others such as: 
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 Redeveloping the central library building for the next 50 years presents many 

opportunities. What could the central library be like, and what could it provide to 

support the community? This could include anything from physical spaces, 

services, programmes or partnerships with other organisations. 

 There are several different options to deliver a functional central library building.  

Which of these is your preferred option? 

 Thinking about your preferred option for the central library building, what 

factors were most important in your decision? 

 Is there anything else you would like to tell us about the future of the central 

library building?   

 How the central library building connects with the Te Ngākau Civic Precinct.  

 The role Te Ngākau Civic Precinct has or could have in terms of a public and 

democratic space in the central city. 

The consultation submission form is attached to this report as Attachment 2. 

Size of Library and Building 

21. Overall, the existing internal Library building area is 17,000sqm in size and 11,500sqm 

was dedicated to the Central Library Service. For the purposes of comparison, officers’ 

working assumption is any building chosen to house the Central Library service will be 

the same size. This is primarily due to there being no mandate to offer a smaller or 

larger service in advance of public consultation and engagement on this subject. The 

SOP describes what a modern library service may look like and the process will be 

encouraging feedback on what people want from their library and this may include 

feedback on the library size.  

22. This working assumption also ensures the options are comparable, rather than 

introducing a multitude of variations with different sizes and provides for a simpler “like 

for like” comparison between remediation and new build options. The current Central 

Library size does have capacity for growth and the ability to make changes to the 

Library’s offerings as well potential space for community partners.  

Assessment Factors 

23. Officers have produced a set of factors to assess the options. They have not been 

weighted to maintain neutrality. The SOP provides explanations of these factors and 

has a table that compares them across each option. The consultation and engagement 

process will include questions on these and will invite suggestions about other factors.  

The factors ask whether the options:  

 Make the building safe? 

 Deliver a resilient building? 

 Respect Heritage?  

 Are Accessible? 

 Future-proof the library service?  
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 Provide for partnerships?  

 Make a contribution to Te Ngākau - Civic Precinct  

 Respond to Climate Change?   

 Improve Buildings Sustainability?  

And what is: 

 The Cost to ratepayers? 

 The timeframe? 

Impact of Project Costs on the Ratepayer 

24. Two ways of showing the impact of the project costs on the ratepayer have been 

included in the SOP: All cost information has focussed on the impact of capital costs of 

the project, primarily depreciation and interest. It does not include the ongoing costs of 

operating the building (utilities, security, cleaning etc) as these are expected to be 

materially similar across the options and are already funded through the LTP.  

 

Capital Cost of the Project 

25. It is important to emphasise that all the options described are at a very early stage 

therefore cost estimates include a lot of assumptions and a very high level of 

contingency.  

26. In the case of the three remediation options (A, B and C) project costs have been 

estimated by the Council’s appointed quantity surveyors based on high level concepts 

prepared by the Council’s appointed structural engineers. The estimated costs of 

replacing the end of life/non-compliant building services and the fit out of the repaired 

building are included. The costs do not include allowance for any subsequent 

strengthening or repairs relating to changes in Building Code, engineering standards or 

earthquake damage.  

27. In the case of the two new building options, as no concept design has been developed, 

the cost estimates provided are based on industry square metre rates for a reasonable 

quality building. These costs are also inclusive of building services and fitout.  

28. The cost estimates provided for all options are expressed as a range which reflects the 

variations that may occur within the project. The ranges have been calculated through 
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adjusting the level of contingencies and the value of the fitout. The lower end of the 

range reflects a lower level of contingency which is a more optimistic view of the 

project and the higher end reflects more conservative contingencies. The fitout costs 

have been varied to a range to reflect the potential for the actual square meterage that 

is fitted out and/or the value of that fitout to vary depending on what amounts of the 

existing fitout can be retained or reused. 

29. Since the 27 May/3 June Council meeting officers have worked with the appointed 

consultant team of structural engineers and quantity surveyors to review the project 

cost estimates. Other than the introduction of a range there has been no substantial 

change to the costs. It should be noted that the project cost estimates at the top end of 

the range for each option is the same as that provided in the 27 May 2020 Council 

paper.  

30. Additional detail of the cost estimate information is included in Attachment 3. Table A 

shows the cost estimate ranges for each option broken down by the three main 

components structural, building services and fitout. Table B provides a further 

breakdown of structural costs into enabling works, construction and 

reinstatement/make good.  

Increase for Residential Ratepayer 

31. For residential ratepayers all the options increase the rates they will pay every year. This 

assumes this project is added to the Councils projects in the LTP and there is no 

corresponding reduction in value of the projects undertaken by the Council in the next 

term of the LTP. The differences in the increases in rates are due to the different capital 

cost (and resulting interest and depreciation) and buildings life expectancies. The 

amount is expressed as a range which aligns to the range of capital cost explained 

above. The increase is averaged over the life of the project and is based on the average 

Wellington house capital value.  

32. This method was used as it is more meaningful than a percentage increase in rates and 

is consistent with the method required to be used in the LTP.  

Project Timeframes 

33. The SOP provides an indicative Central Library opening date for each option. There are 

four project stages for all options: 1. Design; 2. Consenting; 3. Procurement; and 4. 

Construction. The two new building options have additional stages which are described 

below.  

34. The table below shows the timeframes for each of the project stages for each option.  

Similar to the caveats noted in the Project Costs section above, as all options are at a 

concept level, the timeframes should be seen as highly indicative until the chosen 

option is planned in more detail.  
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35. The timeframes for the three remediation options assume that the design stage will be 

substantially completed by 1 July 2021 as structural design work started during 2020. If 

one of these options is chosen following public consultation in October, the design 

work will be continued and is expected to be completed by 1 July 2021. Preparation for 

procurement would start in April 2021, however the procurement process to engage a 

construction company and lodging of consents would not start until the project has the 

final sign off at the end of the LTP process.  

36. The continuation of design work on these three options in parallel to the SCP should 

not be seen as predetermining the results of the SCP but rather facilitating the timely 

progression of the restoration of the existing Central Library Building should one of the 

remediation options be chosen. The expenditure on a project that may not go ahead is 

considered acceptable in the context of the size and importance of the project. The 

alternative would be to add an additional year onto the indicative opening date. 

Furthermore, continuing this work will lead to more certainty on the costs when the 

Council consider the options again in October 2020. 

37. The timeframes for the new build options assume design would commence 

immediately after the 28 October Council decision. Option D has a “resolution of 

heritage issues and demolition” stage which reflects the potential for time to be spent 

resolving the listing of the existing Central Library Building as a Heritage building and 

Summary of Project Timeframes

A-Low level remediation

DESIGN

♦ July 2021

CONSENTS

♦ July 2021

PROCUREMENT

♦ Jan 2022 ♦ Indicative opening date Nov 2023

CONSTRUCTION

B-Mid level remediation 

DESIGN

♦ July 2021

CONSENTS

♦ July 2021

PROCUREMENT

♦ April 2022 ♦ Indicative opening date Sept 2024

CONSTRUCTION

C-High level remediation 

DESIGN

♦ July 2021

CONSENTS

♦ July 2021

PROCUREMENT

♦ April 2022 Indicative opening date May 2025 ♦

CONSTRUCTION

D-New build on same site

♦ November 2020

DESIGN

♦ Sept 2021

RESOLUTION OF HERITAGE ISSUES AND DEMOLITION

♦ April 2022

CONSENTS

♦ November 2022

PROCUREMENT

♦ July 2023 Indicative opening date Nov 2025 ♦

CONSTRUCTION

E-New build on another Te Ngakau Civic Precinct site 

♦ November 2020

DESIGN

♦ Sept 2021

IDENTIFY AND CONFIRM SITE

♦ October 2022

CONSENTS

♦ November 2022

PROCUREMENT

♦ July 2023 Indicitive opening date Nov 2025 ♦

CONSTRUCTION

20212020

20212020

20212020

2021

2022 2023 202420212020 2025

2022 2023 2024 2025

20252022 2023 2024

2022 2023 2024 2025

20252020 2022 2023 2024
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the listing of Te Ngākau Civic Precinct as a heritage area as signalled by Heritage New 

Zealand. Council officers believe that taking a proactive approach would ensure that 

issues related to heritage, and any other consultation requirements, and demolition 

should be able to be resolved within 21 months. Option E includes a stage to “identify 

and confirm a site” as the location of a new building in Te Ngākau Civic Precinct is yet 

to be determined, and reflects that there are likely to be issues and processes that will 

take some time to work through accordingly 18 months has been allowed for this 

stage. The extra time spent on these stages is partially offset by a shorter construction 

stage. 

Options  

38. Council officers have worked through a number of scenarios to identify five practicable 

options that provide a broad range of choices. Three options include remediating the 

existing building, and two involve a new building. In order to support informed 

decision-making officers worked to simplify the options and allow for easier 

comparisons to be made. There may well be an indefinite number of options and there 

will be options that officers have not thought of or reflected in the SOP. A number of 

alternative options considered, but not proceeded with, are included in the SOP. 

39. The SOP does make clear that feedback on other options is welcome and the 

consultation and engagement process will ensure that submitters who have alternative 

views are encouraged to identify them.   

Identification of a Preferred option 

40. The Local Government Act (s83) requires the SCP to identify a proposal (essentially a 

preferred option) and provide an analysis of the reasonable and practicable options in 

addition to the preferred option. It is important that the language used to describe the 

preferred option demonstrates that Council is open to receiving more information and 

will consider all perspectives received from the public through the SCP.  

41. Based on all currently available information and recognising that public feedback is yet 

to be heard through the SCP, Option C High Level Remediation has been identified as 

the preferred option at this stage. This is reflected in the proposed SOP.  

This option is the safest and most resilient solution for the Central Library building and 

its users. Whilst it is the most expensive option, it meets Councils obligation to be 

prudent with ratepayers’ money as it increases the existing building’s life expectancy to 

the greatest extent and it is unlikely that additional strengthening will be required again 

in the next 50 years. This option delivers service continuity for the Central Library 

Service while future proofing the Councils ability to deliver an adaptable, modern 

library service and explore partnerships. It also allows Council to mitigate some climate 

change impacts in the future. The building’s heritage will be retained, and it will 

integrate more with Te Ngākau Civic Precinct and the surrounding streets through 

additional entrances, views, landscaping and improved accessibility.   

42. This preferred option has been chosen within the context of the practicable options 

outlined in the SOP, rather than taking into account the wider priorities and funding 

challenges that this Council faces. The assessment of the option selected in October 

2020, following the SCP, against this wider context will be undertaken through the LTP 
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process. That will occur in early 2021 and will include public consultation on the relative 

priority of this project and Council’s other priorities.  This LTP process has to provide for 

the possibility that the chosen option may cease to be supported as other project(s) 

may be more important. 

43. The SOP is required to include the reasons for the preferred proposal so the 

recommendations in this report include a recommendation delegating the ability to 

approve edits to reflect any changes to the SOP including any change to the preferred 

option.  

Exploring alternative ways to deliver/fund this project 

44. The Council has an obligation to be prudential and open to alternative approaches to 

funding Council projects. There is an opportunity to explore the potential for the 

development community to assist with this project and thereby deliver benefits to the 

City. For example, a developer may be willing to purchase the existing Library building, 

remediate it and lease Council the space required for a Central Library. This would allow 

Council to have a more flexible arrangement for the Library space and free up funding 

for other Council projects.  

45. The use of a design brief to control the design outcomes would ensure that Councils 

requirements for Heritage and Te Ngākau Civic Precinct would be met. A good recent 

example of this type of approach was the development of the Victoria Street and Willis 

Street areas. Significant private sector investment revitalised the area and produced 

high quality urban design outcomes including the area now known as Chews Lane. 

46. Officers will prepare an Expression of Interest, supported by a design brief, to explore 

what this sector of the community thinks about the options presented and how they 

may be able to contribute. This does not commit Council to any particular course of 

action, but it is an opportunity to explore any potential benefits. The results of this work 

will be reported back to Council in October. 

Capital E 

47. Capital E has expressed a strong desire to return to Te Ngākau Civic Precinct. There is 

scope in the options presented to explore the feasibility of a presence in a Central 

Library building. There are clear synergies between the purpose and offerings for both 

the Library and Capital E. Officers will continue to work with Capital E to explore the 

possibility of working in partnership to deliver stronger outcomes for young people 

and their whanau. This work, along with public feedback from the consultation and 

engagement process, will be reported back to Council in October.  

Te Ngākau Civic Precinct  

48. All the options presented in the SOP keep the Central Library in Te Ngākau Civic 

Precinct and will therefore have the potential to contribute to the precinct being 

resilient, lively and distinct. The consultation and engagement process will draw out 

what the public think about the ways in which the various options could contribute to 

the Te Ngākau Civic Precinct. This feedback will be useful input in the development of a 

masterplan/framework for the area that will link and guide the current and potential 

future projects in this area.  
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Consultation and Engagement Plan 

49. We are finalising an engagement and consultation plan to engage people in 

understanding the options available for the Central Library and gather their views to 

inform Council decision making.  

50. Engagement and consultation will run from 27 July – 7 September. We have developed 

our plan to align with four key public consultations so reduce the burden of the public 

and tell a cohesive story about planning for the future. Along with the Central Library 

Redevelopment, these are Planning for Growth, Let’s Get Wellington Moving and the 

Long-Term Plan. We will have people available to answer questions at the Planning for 

Growth Tiny House which will visit the larger suburbs over July. We are also looking into 

running similar events in the Newtown, Miramar, Johnsonville, and Te Awe library 

branches.    

51. The plan will also cover the consultation and hearing process; stakeholder engagement 

to share messaging, encourage participation and identify potential speakers for events; 

speaker series events on different aspects of libraries; and an independent survey of 

representative people.  

52. Through the speaker events we aim to provide a balanced range of voices and views 

which reflect the diverse groups who use and value the Central Library. Depending on 

availability, this will involve people from Heritage New Zealand, external librarians, arts 

and events, and social service organisations, alongside urban planners, architects and 

engineers.   

53. The use of independent research surveys are a commonly used tool in the Local 

Government sector, including this Council, to support informed decision making. These 

surveys help capture the views of people who may not participate in formal 

submissions or engagement activities, or face barriers in doing so. By incorporating an 

impartial survey into the SCP, we will be able to provide fuller data on the public’s views 

to inform decision-making. 

54. These activities will be supported by an engagement website where we can answer 

people questions openly, share information and link to other online activities, which 

may include polls or live streaming events.   

Next Actions 

55. During the consultation and engagement period officers will continue work to ensure 

that the decision to select a final option in October is supported by the best quality 

information available. The consultation and engagement information will be monitored 

and reviewed to ensure that any pertinent new information or ideas are considered in 

the preparation of advice for the Council.  

56. The results of the design work and consultation and engagement will be reported to 

the 22 October Strategy and Policy Committee Meeting. The option chosen by Council 

will then continue to be worked on and included in the proposed 2021-2031 LTP for 

consultation with Wellingtonians in March – April 2021 and a final decision in June 

2021. 
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SUPPORTING INFORMATION 
Engagement and Consultation 

The development of the proposed SOP has been completed by officers with some input from 

Capital E. The purpose of the SOP is to consult with Wellingtonians and will be supported by 

a consultation and engagement plan.  

Treaty of Waitangi considerations 

Specific engagement with Mana Whenua will be undertaken on their view of the future of the 

Central Library building and Service. 

Financial implications 

The proposed SOP has significant cost implications for Council and is included in the 

information provided to Wellingtonians to suport informed decision making. Once a final 

option is chosen by Council the project costs will be included in the draft 2021-2031 LTP. 

Policy and legislative implications 

The paper includes explanantion of the legal considerations. Councils lawyers have reviewed 

the paper and provided inout into the process to ensure that the applicable legislation is 

complied with.  

Risks / legal  

As above legal advice has been sought and included. 

Climate Change impact and considerations 

Climate change implications of each option in the proposed Statement of Proposal have 

been included. 

Communications Plan 

There is a communications plan supporting the engagement and consultation for this 

Statement of Proposal.  

Health and Safety Impact considered 

Life safety is a key factor used to evaluate all the options provided in the Statement of 

Proposal. 
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Table A 

Cost table showing cost estimate ranges across the options 

Option Structural  
Building 

services  
Fitout Total estimate  

A-Low level $32.4m - $ 36m  $27.9m - $ 31m  $16m – $23.8m $76.3m – $90.8m 

B-Mid level $80.1m - $ 89m  $35.1m - $ 39m $16m – $23.8m 
$131.2m – 

$151.8m 

C-High level  $120m - $ 133m  $38.7m - $ 43m $16m – $23.8m 
$174.4m – 

$199.8m 

D and E-New build  
(same size as existing 

Central Library building) 

$131.4m - $ 

146m  

(included in 

structural rate) 
$10.6m - $14.7m 

$156.5m – 

$160.7m 

 

1.  2. Remediation options for Central Library Building 

3.  4. New build scenarios (using sqm rates) to show cost comparison 

 

Table B 

Break down 

of 

‘structural 

cost’ into 

components 
Option 

Enabling Works  Construction 
Reinstatement 

/ make good 

Total estimate of 

‘structural’ cost  

A-Low level $4.3m- $4.8m $15.3m - $17m $13.2m - $14.7m $32.8m - $36.5m 

B-Mid level $5.1m - $5.7m $57.1m - $63.5m $18.3m - $20.3m $80.5m - $89.5m 

C-High level $18m - $20m $78.6m - $87.3m $23m - $25.6m $119.6m - $132.9m 
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