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Executive Summary 
The current Central Stories facility is dated and growing storage space demands 
are constraining opportunities to provide a contemporary user experience of the 
culture and heritage of the region.  The Council commissioned a business case to 
explore options to redevelop and reinvigorate the Central Stories facility. 

This business case follows the Government Better Business Cases approach to 
systematically build the case for change, to recommend a preferred solution that 
optimises community value, to demonstrate affordability and outline plans for 
successful delivery. 

This business case supports recommendations to Council to: 

1) Approval to proceed with development work on Option Three – Create a 
Single Cultural Hub. Redevelop Central Stories to include the Alexandra 
Library, a new café and internal toilets. 

2) Approval in principle to estimated capital funding of $5 million dollars for 
inclusion in the 2021 Council Long Term Plan consultation process, 
subject to seeking updated cost estimates to update this business case for 
fully informing the community and seeking formal funding approval. 

The Strategic Case – Making the Case for Change 

Central Stories is a purpose-built museum building with specialist storage spaces 
and permanent open galleries.  A key focus for the museum is the history of the 
Alexandra area, including the natural environment, skinks and landscape, gold 
discovery and dredging, and the Blossom Festival.  The museum also has a 
significant library of resources, contains heritage items and provides a research 
facility. 

It shares its foyer space with the Alexandra i-SITE.  The building houses the Russell 
Henderson Gallery, the Gillian Grant Room and Central Cinema, the latter renting 
the Otago Daily Times theatre and ancillary spaces at the rear of the building. 

The Museum is managed by Alexandra District Museum Incorporated (ADMI), a 
non-profit society which employs the museum director and other staff.  The 
Museum’s philosophy is to care for the cultural well-being of the Central Otago 

community and provide the best experience they can – for locals and visitors 
alike. 

This proposal to reinvigorate Central Stories is aligned with Council, regional and 

national strategic priorities.  The Central Otago ‘A World of Difference’ regional 

identity articulates a set of values that characterise its people and place, building 

on the concepts of difference and quality.  There are few other places in the 

world that leave you with a lasting sense of difference.  Difference in a landscape 

sense, in a community sense (fiercely different and proud of it) and as a visitor 

experience. 

The Council’s Safe and Healthy Community outcome signals priorities for the 
district that have relevance for the future direction and services offered by 
Central Stories.  In particular: 

 Arts & Culture – to provide places and spaces for arts and cultural 
expression. 

 Heritage – to have clear guidelines for accessing, managing and 
preserving heritage within Central Otago, while also identifying tourism 
opportunities. 

Government has a focus on ensuring all New Zealanders have access to, and can 
connect with, their culture and heritage.  A more confident and connected culture 
contributes to the wellbeing of New Zealanders. 

Using a facilitated workshopping approach the business case working group 
identified and agreed four key problem statements that describe the current 
state and provide a compelling rationale for change that is aligned to the strategic 
priorities above. 

 Problem One:  The current Central Stories offerings fail to draw in and 
hold community users.   

 Problem Two:  The unwelcoming and closed exterior outwardly disguises 
the value of Central Stories offerings and inhibits integration with park 
activities 

 Problem Three:  On-site museum storage is constraining the development 
of a wider variety of experiences 
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 Problem Four:  Siloed and confusing internal design limits access to 
services and integration between spaces. 

Central Stories is unwelcoming and uninviting.  While it is well-positioned, the 
building has been designed to blend in unobtrusively with the natural 
environment.  The entranceway is under-stated and outwardly the building 
presents as a dated i-SITE and visitor toilets.  There is no visibility of the activity 
within. 

Internally the offerings and layout are also unclear.  The building houses three 
siloed organisations (i-SITE, the Museum and Central Cinema) with different 
target audiences, service offerings and specialist facility requirements.  While 
staff collaborate freely, way-finding is limited and some facilities and work areas 
are duplicated.  

There is nothing fresh and new to draw people back.  There has been little change 
in the facilities and displays for the last 13 years.  Growing demands on the 
current on-site storage space constrain the ability of Central Stories to host more 
diverse experiences and change and update displays.  In particular, the Eden Hore 
collection cannot be adequately stored or displayed.  

In response to the issues and problems faced by Central Stories , the working 
group considered what needed to be achieve from the proposal to reinvigorate 
Central Stories.  The group identified and agreed the following four key objectives 
for change: 

 Investment Objective One:  Central Stories becomes more relevant to the 
Alexandra Community 

 Investment Objective Two:  Provide access to a wider range of 
inspirational user experiences 

 Investment Objective Three:  Deliver world-class authentic experiences 
for attracting visitors to Alexandra 

 Investment Objective Four:  More efficient facility services. 

The group also identified business needs that represented the changes needed to 
contribute to, and achieve, the high level objectives. 

 More welcoming and inviting spaces that attract visitors 

 Dynamic and fresh attractions that provide a reason to return 

 Increased vibrancy - the place to come; to stay and to linger 

 Improved cinema facilities 

 More and more varied displays 

 Interactive activities for youth  

 Greater variety of space, from solitary reflection to social interaction 

 More inspiring experiences 

 Greater use of technology and media 

 A wow factor 

 More showcasing of local events, wine and produce 

 Increased space versatility with generous people spaces and flexible 
storage spaces. 

The Economic Case – the Solution that Optimises Value 

The working group systematically identified a wide range of long-list of feasible 
options for meeting the objectives and business needs above.  The working group 
then appraised each of the long-list options, testing against the objectives and 
critical success factors and taking into account the relative costs, benefits and 
risks of each option.  This process was used to identify and filter out those options 
that are less likely to provide strategic fit, optimise value for money, to be 
affordable or that can be successfully delivered.  

Based on this initial economic analysis, four short-listed options are identified for 
further, more detailed economic appraisal: 

Option One – Business as Usual - Backlog maintenance of the existing buildings 

Option One is for the status quo provision of existing services from the current 

Central Stories building, with necessary remediation, including the completion of 

the backlog maintenance and minor refurbishment.   

Option Two – The Do Minimum – Core Council Services. Redevelop Central Stories 
to replace the Art Gallery with the Alexandra Library, and include a new café and 
internal toilets 

This option focuses on the delivery of core council services – i-SITE, museum and 
Library services - from a single facility, with a new café, internal access toilets and 
a welcoming entranceway.   
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Option Three – The Preferred Way Forward – Create a Single Cultural Hub. 
Redevelop Central Stories to include the Alexandra Library, a new café and 
internal toilets 

This option relocates the storage space (apart from ready access collections) to a 
new build, off-site storage facility to provide space for the current art gallery and 
museum gallery spaces, with a new café, internal access toilets and a welcoming 
entranceway. 

Option Four – More Ambitious – Create a Distinctive Statement Cultural Hub. 
Redevelop Central Stories to include the Alexandra Library and a new café and 
internal toilets, with extended spaces 

This option is similar to option three but also includes a more distinctive 
statement redevelopment of Central Stories and additional extensions to provide 
additional gallery and Library spaces. 

The four short-listed options were then subject to comparative options analysis to 
evaluate the expected net, risk-adjusted socio-economic benefits of each option 
compared to the status quo, business as usual, option.   

The options were appraised using a mix of economic cost benefit analysis and 
qualitative appraisal techniques.  This combines the results of the quantitative 
cost benefit analysis of monetary costs and benefits, and the qualitative analysis 
of non-monetary benefits and non-financial risks.  

On the basis of the cost benefit analysis alone, none of the four options result in a 

positive net present value.  That is, the present value of costs exceeds monetary 

benefits in respect of additional rental income from 41 Tarbert Street and 

building operating efficiency gains.  

The development results in significant intangible benefits in terms of increased 

community pride and utilisation, increased visitor numbers and user experience.  

Option three (single cultural hub) is expected to maximise the potential non-

monetary, quantitative and qualitative, benefits to the wider community and to 

the Council.  In addition, options two and three are expected to expose the 

Council to the least project, business and strategic risk. 

Table 1 – Summary of the comparative economic appraisal of the Short-listed Options ($millions) 

Description 

  Option 
One: 

Business as 
Usual 

(Status Quo)  

Option Two:  

Core 
Museum 

and Library 

(Do 

Minimum) 

Option 
Three: 

Cultural Hub 

(Preferred 

Way 

Forward) 

Option Four: 

Distinctive 
Cultural Hub 

(More 

Ambitious) 

Cost-benefit analysis of monetary costs and benefits ($millions): 

Appraisal Period 25 25 25 25 

Present Value of Capital 

Development Costs 
$0.290 $4.594 $4.442 $6.692 

Present Value of Other 

Capital Costs 
$0.000 $0.879 $1.074 $1.074 

Present Value of 

Operating Costs 
$0.000 $0.270 $0.466 $0.624 

Less Present Value of 

Benefits 
$0.000 -$0.673 -$0.655 -$0.680 

Total Net Present Cost $0.290 $5.070 $5.328 $7.710 

Multi-criteria analysis of non-monetary benefits: 

Weighted Benefit Score Low Medium High High 

Multi-criteria analysis of risks 

Risk Score (out of 25) 
Low Medium Medium 

Medium/ 

High 

Overall 

Recommendation 
  

Preferred 

solution 
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The Preferred Option 
In terms of an overall assessment of the four short-listed options: 

1) The Status Quo option is rejected on the basis that it fails to address the 

identified issues, does not achieve the objectives, is not expected to 

realise potential benefits and exposes the Council to continuing business-

related and strategic risks. 

2) Option two is also rejected.  For a net economic investment of $5.070 

million in today’s dollars terms, it is expected to only achieve 15% of the 

total potential benefits.  In addition, retaining the on-site storage spaces 

and incorporating the Library within the existing floor plan is likely to 

constrain opportunities for exhibitions and limit the over user experience. 

3) Option three provides the best overall balance between economic cost, 

potential benefits and exposure to risk.  For an additional $0.258 million 

in net economic costs, it provides an additional 85% of the potential 

benefits. 

4) Option four is rejected on the basis of diminishing marginal returns.  An 

additional $2.382 million net economic costs in today’s dollar terms 

provides additional floor space and a distinctive statement build.  

However the working group analysis indicated that this option provides 

slightly less potential benefits and exposes the Council to higher risk than 

Option Three. 

Overall the recommended option is: 

Option Three – Create a Single Cultural Hub. Redevelop Central Stories to include 
the Alexandra Library, a new café and internal toilets. 

The Commercial Case – Planning for Procurement 

The procurement strategy for the design and build of the proposed project will 
follow current CODC procurement policy and procedures.  All significant 
procurements also are expected to have regard to the Government Rules of 
Sourcing and the relevant requirements of the Auditor-General.   

Physical goods required are likely to include items such as information technology 
hardware, multi-media displays, shelving system and display stands. While 
significant, these are treated as tactical procurements and managed through 
existing pre-competed supplier arrangements. 

Design and Build Procurement Approach and Timetable 

Developing the preferred solution will require extensive design and construction 
works.  The working group considered alternative and feasible procurement 
approaches to the development.  The options analysis recommended a design 
and build approach be adopted. 

Given the nature of the local construction market and current procurement 
policies, the working group prefer the use of single stage closed tender and/or 
pre-competed supplier panel approaches. 

Using a design and build approach enables CODC to enter into a partnership 
arrangement with a construction partner who is contracted to undertake both the 
design and construction works.  The supplier would provide a project manager 
and a design team for early preliminary design work.  These initial designs could 
then be used as the basis for consulting with the public and seeking feedback 
prior to construction. 

This approach has the benefit of enabling early contractor involvement.  As the 
supplier is selected and contracted prior to the completion of the detailed design 
work, they can provide valuable input into the design and improve buildability.  It 
can also enable a more collaborative working relationship between the 
contractor, the consulting/design team and CODC. A final procurement timetable 
will be developed by the Project Manager, in liaison with the Project Control 
Group and the procurement team.  This will be approved by the Project Steering 
Group. 
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Table 2 – Indicative Outline Procurement Timetable 

Key Milestone Expected Timing Notes 

Council Approval of 
the business case 
recommendations 

18 December 2019  

Appoint the Project 
Manager 

January 2020 Responsible for the internal project 
management of the design and 
construction phases of this project, 
including general oversight of the 
procurement process. The Project 
Manager will develop the Procurement 
Plan, coordinate the design and 
construction teams, and is responsible for 
ongoing contract management. 

Annual Plan 
consultation for 
design work 

Feb – May 2020 Include design work costings in annual plan 
budgets for Council and community review 

Contract with 
Supplier for design 
work 

August 2020 Architect appointed first followed by 
structural and services engineers 

Complete preliminary 
design and costings 

Oct - Dec 2020 3 months 

Include project 
costings in Council’s 
long term plan public 
consultation process 

Feb - May 2021 3 months 

Complete Detailed 
Design 

May - Aug 2021 12 Weeks 

Construction 
commences 

September 2022 – 
Feb 2024 

Groundworks, demolition and decanting. 
18-month construction period. 

Furniture, Fittings 
and Equipment 
procurement 

Dec 2024  

Risk Allocation 

The general principle is that risk should be borne by the party best able to 
manage the risk, subject to optimising value for money for CODC over the term of 
the contract.  

Risks associated with the design, legislative and other project risks would be 
appropriately shared between CODC and the potential suppliers depending on 
the contract terms.  Risks relating to transition and implementation, operating, 
obsolescence and financing are more appropriately retained and managed by 
CODC. 

Two specific risks that should be considered with this procurement include: 

 the availability of local suppliers is limited both by choice and competing 
demand for services, and  

 high demand for civil contractors in the region may drive up potential 
contract prices. 

The Financial Case – Ascertaining Affordability and Funding 

The purpose of this section is to set out the funding requirements of the 
preferred option and demonstrate that it is both affordable and can be funded 
from available resources and revenue sources.   

Based on current rough order of cost estimates, the expected building 
development costs of the project are estimated as $5.128 million over the period 
to completion in February 2023 (subject to funding and contractor availability).  

These expected costs are estimates only.  While they contain a contingency 
allowance of 30% to allow for uncertainty at this stage of the analysis, it is 
recommended that additional cost estimates be commissioned, based on the 
current option three requirements, before making final funding decisions. 

In addition the planned enhancements to the current Central Stories facility and 
the new storage building will impose additional operating costs to CODC in terms 
of additional depreciation charges and building operating costs.  The latter are 
expected to be offset marginally by increased efficiencies as a result of 
contemporary building standards and design and additional rental income from 
the vacated 41 Tarbert Street building. 
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Table 3 – Summary of Central Stories Development Costs ($, GST exclusive) 

Year Ending 31 December 2022 2023 2024 Total 

Research and Development Costs  $15,128   $25,648   $10,436   $51,212  

Building works incl infln@5% to 

2020 

 $718,425   $1,217,970   $495,568   $2,431,963  

Contingency @ 30%  $202,373   $343,090   $139,597   $685,060  

Consultants Fees @ 20%  $222,283   $376,844   $153,330   $752,458  

Consents and Fees  $9,077   $15,389   $6,261   $30,727  

Fixtures, Fittings and Equipment  $-     $-     $521,778   $521,778  

Post contract building 

adjustments 

 $-     $-     $31,307   $31,307  

Landscaping and parking  $-     $-     $20,871   $20,871  

New build offsite storage  $133,887   $226,983   $92,355   $453,224  

Sub-total CAPITAL  $1,301,174   $2,205,924   $1,471,502   $4,978,600  

Institutional representation    $15,000   $25,000   $10,000   $50,000  

Relocation of collections  $30,000   $50,000   $20,000   $100,000  

Sub-total OPERATING  $45,000   $75,000   $30,000   $150,000  

TOTAL Building Works  $1,346,174   $2,280,924   $1,501,502   $5,128,600  

 

 

The Management Case – Planning for Successful Delivery 

The management case considers the achievability of this proposal, and sets out 
the arrangements required to ensure successful delivery of the objectives. 

The project will be managed in accordance with existing CODC project 
management standards, processes and procedures, using accepted best-practice 
methodologies and capabilities.  

The Project Manager will have overall accountability for the delivery of the 
project and ultimately the realisation of the benefits.  The position will also chair 
the Central Stories Project Control Group.  While the accountability and authority 
to make decisions affecting the progress of the project sits with this Group, 
responsibility of the day-to-day management of the project will be delegated to 
the Project Manager. 

The Project Manager will develop a Project Plan for approval by the Project 
Control Group.  In addition the roles and responsibilities of other project team 
members and business owners in relation to change management, benefits 
realisation and risk management will be formally assigned as part of the project 
planning and management process. 

As chair of the Project Control Group, the Project Manager will also report 
regularly to the CODC Executive Team on progress towards delivering the key 
project milestones and ultimately achieving the project objectives. 

Change Communications and Engagement 

Communications and engagement are critical work streams for this project, 
particularly as community expectations have been raised as part of the previous 
rounds of consultation.   Affected stakeholders include any individuals, CODC staff 
groups or organisations that could be affected by, or perceive themselves to be 
affected by the project. 

The Project Control Group will be responsible for developing a Communications 
and Engagement Plan to guide the management of stakeholder and supplier 
relationships. 
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Benefits Management Planning 

Tracking and monitoring the realisation of expected benefits is critical, to ensure 
that the project continues on track to successfully achieves intended objectives.   

The Benefits Register will be developed by the Project Manager as is a key 
document used to track benefits information.  The Senior Responsible Officer has 
overall responsibility for the delivery of project benefits, but can delegate the 
ongoing monitoring and collation of benefit information to each of the Benefits 
Owners identified in the Benefits Register.  

The Benefits Register is to be updated and inform the regular reporting 
requirements to the CODC Executive Team. 

Risk Management 

A Risk Management Plan will be developed by the Project Manager and approved 
by the Project Control Group.  The Risk Register for this project will be developed 
to include a specific description of events which may transpire and their likely 
impact on the achievement of the project objectives.  

The Issues Register will list all events that are having an impact on the project and 
its ability to deliver the agreed outputs and outcomes. 

Assurance Arrangements 

A Post Implementation Review will be undertaken at the end of the development 
phase to include an assessment of performance and progress against intended 
objectives and any lessons learnt. 
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Introduction 
The Council is currently considering options to redevelop and reinvigorate the 
Central Stories facility.  A Feasibility Study was commissioned by the Council in 
2017 to investigate the current and potential future options. 

On the basis of this initial analysis and advice to the Council dated 24 October 
2018, the Council supported recommendations to proceed with the development 
of a business case. 

This business case aligns to the Government's Better Business Cases (BBC) 
development framework.  It follows a systematic approach intended to provide 
decision-makers with a high degree of confidence that the preferred Central 
Stories project solution: 

 is supported by a compelling case for change - the 'strategic case' 

 optimises value for money - the 'economic case' 

 is commercially viable - the 'commercial case' 

 is financially affordable - the 'financial case', and  

 achievable - the 'management case'.  

This business case: 

 demonstrates that the Central Stories proposal aligns well with the 
Council’s strategies and goals  

 confirms the need to invest and the case for change 

 identifies a wide range of potential options for achieving the investment 
objectives and meeting business needs  

 recommends the preferred option that optimises value for money, by 
undertaking a detailed analysis of the costs, benefits and risks of the 
short-listed options 

 outlines the planned approach for approaching and contracting with 
suppliers, as well as the necessary funding and management 
arrangements for the successful delivery of the project, and 

                                                           
1 Pioneer Park is a Crown owned local purpose reserve (Community Buildings) vested in Council in 
Trust. 

 supports recommendations to Council to approve the preferred solution 
and to commence development work on the Central Stories project. 
 

The Strategic Case 
This section describes the strategic context of the investment proposal and 
makes a compelling case for investing in change.  

Strategic Context – Organisation Overview 
Central Stories – Background and History 

Central Stories opened in December 2005.  It is located within Pioneer Park1 and 
fronts onto Centennial Avenue, a prime position within the town centre of 
Alexandra and on State Highway 8.   

Central Stories is a purpose-built museum building with specialist storage spaces 
and permanent open galleries.  It shares its foyer space with the Alexandra i-SITE.  
The building houses the Russell Henderson Gallery, the Gillian Grant Room and 
Central Cinema, the latter renting the Otago Daily Times theatre and ancillary 
spaces at the rear of the building. 

The building also encompasses staff office spaces and a bookable meeting room.  
24/7 public toilet facilities are provided on the exterior of the building.  The 
museum provides a space for art exhibitions, public lecture series and a young 
person's Explorers club.  Community group meetings and music recitals are 
regularly held there.  The museum has retail space and merchandise, which it sells 
as part of the museum operations.  

The Central Cultural Centre Trust has maintained the building for the betterment 
of the district's cultural and heritage activities.  From 30 June 2017, the Trustees 
surrendered the ground lease, with improvements including the Central Stories 
building, to Central Otago District Council (CODC). 
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Central Otago District Council 

The Central Otago District Council (the Council) was formed in 1989, 
amalgamating the Vincent County Council, Cromwell Borough Council, Alexandra 
Borough Council, Maniototo County Council and part of the Tuapeka County 
Council. 

Alexandra is strategically located at the junctions of the Clutha and the 
Manuherikia rivers and of state highways 8 and 85.  It is 20 minutes east of 
Cromwell, 25 minutes west of Roxburgh and one hour from Ranfurly.   

Consequently it is the funnel that much of the southern traffic from coastal areas 
passes through to get to the Southern Lakes districts.  Being centrally located, 
Alexandra has traditionally been the administration centre for the horticulture, 
pastoral and viticulture industries.  There is also an increasing number of tourism 
activities on offer in the Alexandra basin. 

The Council’s primary office is located in Alexandra, with service centres located 
in Ranfurly, Roxburgh and Cromwell.  The Council employs 130 full time 
equivalent staff with an operating revenue of $43 million.  The Council is led by 
the Mayor, with 10 elected councillors.  There are four community boards: 
Vincent, Cromwell, Teviot Valley and Maniototo. 

The Central Otago District Long Term Plan sets out a high level set of goals that 
the Council aims to achieve.  These outcomes seek to improve the social, 
economic, environmental and cultural well-being of the district, now and for the 
future. 

 Thriving Economy - A thriving economy that is attractive to both 
businesses and residents alike 

 Sustainable Environment - An environment that provides a good quality 
of life. A community with a healthy balance between its natural and built 
environment 

                                                           
2 Service Level Agreement between Alexandra District Museum incorporated (ADMI) and Central 
Otago District Council (CODC), 1 July 2015 to 30 June 2018 (being updated). 

 Safe and Healthy Community - A vibrant community with a range of 
services and facilities.  A community that values and celebrates its rich 
heritage. 

Alexandra District Museum Incorporated (ADMI) 

The Museum is managed by Alexandra District Museum Incorporated (ADMI), a 
non-profit society which employs the museum director and other staff.  ADMI 
trades as Central Stories Museum and Art Gallery and receives funding from both 
the Vincent Community Board and the Central Otago District Council for the 
various services it provides, renewed annually.   

In the previous service level agreement with the ADMI, CODC expectations 
include that the Central Stories Museum and Art Gallery should act as the hub for 
culture and heritage in Central Otago and that the ADMI offer support to the 
smaller museums in the district2.   

ADMI is funded to: 

 provide public information on the people, landscape and lifestyles of past 
and present Central Otago communities 

 preserve, research and curate collections, which are held in trust for the 
community, and make these collections accessible in actual or virtual 
environments 

 highlight the district and surrounding environment as a living place with 
its own stories 

 mentor and support museums within the Central Otago district 

 provide educational experiences to community groups throughout the 
wider district 

 provide an engaging facility that contributes to the long-term value and 
cultural well-being of the residents of and visitors to the district, and 

 uphold obligations under the Museums Aotearoa code of Ethical Practice 
and the Treaty of Waitangi. 
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ADMI also secures additional funding from grants and sponsorship and has a 
commitment to store and display the Eden Hore Fashion Collection.  The 
Museum’s philosophy is to care for the cultural well-being of the Central Otago 
community and provide the best experience they can – for locals and visitors 
alike.  

The William Bodkin Memorial Museum 

The William Bodkin Memorial Museum houses a number of objects, not all of 
which are on display in the galleries.  Its collections are considered of high 
regional and, in some cases, national importance.  They represent the tangible 
heritage of the district.  They have been built up through the support and 
donations of the community over many years. 

The collections are comprised of a wide variety of articles, records, books, 
artefacts, textiles, furniture and paintings.  The four main collections are: 

1) Permanent Collection 

2) Picture Collection 

3) Reference (Book) Collection, and 

4) Loaned Collection. 

The collections also include a number of smaller donor-orientated collections, for 
example the Elizabeth Stevens Art Collection and Mabel Still's dolls – both unique 
and significant. 

The Museum showcases Alexandra’s history, including geology, early explorers, 
social history, gold dredging and mining, farming, orcharding and viticulture. 

The Museum also houses a display of Otago Skinks. Otago Skinks are critically 
threatened in New Zealand, with only about 1,400 remaining in the wild. 

Using significant amounts of volunteer time, the Museum undertakes data input, 
digitisation of images, one-off research and project work.  It also provides 
educational experiences for schools and community groups throughout the 
region. 

The Russell Henderson Gallery and Gillian Grant Room 

Central Stories is home to Central Otago's only public art gallery, The Russell 
Henderson Gallery and Gillian Grant Room.  Open daily, it showcases artists’ 
work, tour exhibitions and in-house events.  

 

 

 

 

 

 

 

 

 

This large space has recently been extended and now has a total of 43.5 running 
metres of wall hanging space.  It has two areas for displays, the Russell Henderson 
Gallery with a ceiling height of 3.5 metres and the Gillian Grant Room, a more 
intimate space, with a height of 2.8 metres. 

Alexandra i-SITE Visitor Information Centre 

Tourism Central Otago coordinates and facilitates the marketing of the Central 
Otago region as a visitor destination, both within New Zealand and 
internationally.  It aims to increase the spread and spend of visitors in the region 
and contribute to the strength of the regional economy. The Alexandra i-SITE 
Visitor Centre is part of New Zealand's official nationwide Visitor Information 
Network.  Central Otago Visitor Centres (i-SITEs) contribute to the authenticity 
and quality of the experience that visitors have in Central Otago by providing local 
advice and booking services for things to do and see in the region.  Open daily, a 
team of local independent experts provide an information and booking service for 
accommodation, activities, attractions and travel. 
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The Otago Daily Times (ODT) Theatre - Central Cinema 

The ODT Theatre is a multi-purpose facility for educational, cultural and cinematic 
purposes located at the rear of the Central Stories building.  The space is occupied 
by Central Cinema, a community owned and operated not-for-profit incorporated 
society, managed and run by volunteers.  Central Cinema Incorporated (CCI) was 
established as an Incorporated Society in 2006. 

 

 

 

 

 

 

 

 

 

 

In 2007 CCI and the Central Cultural Centre Trust developed the old and unused 
sports pavilion overlooking Pioneer Park into a multi-purpose community theatre 
with ancillary rooms.  Fundraising culminated in the completion in March 2013 of 
a forty-seat boutique cinema with comfortable stadium seats and state-of-the-art 
projection and sound equipment.  Films in all formats, including 3D, can be 
shown. 

Patrons, supporters and sponsors include Sam Neill, Central Lakes, Otago and NZ 
Community Trusts, Lion Foundation, Paper Plus, Henry’s, Radio Central and 
Dunedin Casino. 

 

                                                           
3 The CODC QLDC Library online services can be accessed at https://codc-qldc.govt.nz/ 

The Alexandra Library 

The two-storey Library building was built in 1980 and occupies a central location 
at 41 Tarbert Street.  While not earthquake prone, the building is considered to 
be outdated and in need of modernisation.  The building has been tagged for a 
major refurbishment, with $190,000 budgeted within the 2018/19 annual plan. 

 

 

 

 

 

 

 

 

 

 

 
 
 
As well as a comprehensive collection of books, magazines and audio-visual 
material, Alexandra Public Library services also include:  

 children’s and young adult’s areas 
 a computer catalogue system for information on all district items  
 McArthur Room – the local history collection.  This includes material 

relating to the history of the Central Otago area and New Zealand  
 word processing and Internet services, and  
 book covering and repair 

It also participates in a shared library service with Queenstown Lakes District 
Council3. 

https://codc-qldc.govt.nz/
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Alignment to Relevant 
Strategies and Policies 

This section provides the context for the investment proposal and 
demonstrates strategic alignment with relevant national, sector, regional 
and Council strategies. 

Central Otago ‘A World of Difference’  

The Central Otago ‘A World of Difference’ regional identity articulates a set of 
values that characterise its people and place, building on the concepts of 
difference and quality.  There are few places in the world that leave you with a 
lasting sense of difference, Central 
Otago is certainly one of them.  
Difference in a landscape sense, in a 
community sense (fiercely different 
and proud of it) and as a visitor 
experience. 

The regional identity values provide links to how Central Otago people think, act, 
value and respect each other and their diversity.  In addition to seeking to 
leverage on the district’s unique point of difference to be inspirational, the focus 
is on protecting and celebrating the district’s unique heritage and landscape. 

Central Stories offers ways of contributing to and celebrating Central Otago’s 
regional identity by showcasing the unique stories that describe and celebrate:  

 a place that celebrates difference – its seasons, its people, products and 
experience 

 a district as a place of powerful character, the landscapes, the space and 
scale, rich history, and 

 the people who have made a difference. 

                                                           
4 Also refer to Central Prospects – Community Outcomes 2014/15 to 2020/21 

Central Otago District Council’s  Long Term Plan 2018-28 – a 
Vibrant Community that Celebrates its Rich Heritage4 

The Safe and Healthy Community outcome signals priorities for the district that 
have relevance for the future direction and services offered by Central Stories: 

 Maintain Services in local Communities - Retain key services and facilities 
which are appropriate to the local community while retaining volunteer 
networks. 

 Safe Community - Retain our safe community. 

 Transport & Communication - Have a well-connected community through 
a safe roading system and communications network. 

 Recreation - Respect landowners’ rights, while enjoying access to our 
lakes and recreational areas.  Encourage walking and cycling for the 
community’s health and wellbeing. 

 Arts & Culture - Provide places and spaces for arts and cultural 
expression. 

 Heritage - Have clear guidelines for accessing, managing and preserving 
heritage within Central Otago, while also identifying tourism 
opportunities. 

On the last point, the 10 Year Plan 2018-28 focuses on the economic gains from 
“A tourism industry that is well managed, which focuses on our natural 
environment and heritage with marketing plans that reflect this.” 

The Council aims to provide the community with the highest quality library 
service to meet the informational, educational, recreational and cultural needs of 
the community. 

Success in achieving the vision will come from how much Central Otago chooses 
to encapsulate and embrace the World of Difference regional identity brand and 
values.  Success will also come from an ability to work together in collaboration 
with community, Ngãi Tahu, and other key partners, both in industry and in 
government. 
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Council Partnership with Ngãi Tahu 

The Council respects the rights of Ngãi Tahu as tangata whenua and is committed 
to being mindful of their cultural identity - customs, arts, language, artefacts and 
preserving their historic rights to their ‘lands and estates, forests, fisheries and 
other properties' under the Treaty of Waitangi. 

Government’s Focus on Greater Wellbeing 

The Government has signalled a significant change in policy settings towards a 
focus on greater wellbeing.  The Speech from the Throne in November 2017 
signalled the current Government’s economic development strategy: 

“This Government is committed to building a strong economy, to being fiscally 
responsible and to providing certainty…..There will be a clear focus on sustainable 
economic development, supporting regional economies, increasing exports, lifting 
wages and reducing inequality.  This Government … will encourage the economy 
to flourish, but not at the expense of damaging our natural resources or people’s 
wellbeing.….. The economic strategy will focus on how we improve the wellbeing 
and living standards of all New Zealanders.” 

Life is about more than just money.  Investing for wellbeing increases the 
opportunities and the capabilities of New Zealanders to live the lives they have 
reason to value.  This includes in investing in: 

 income and wealth 

 jobs and earnings 

 housing 

 health status 

 work-life balance 

 education and skills 

 social connections 

 civic engagement and governance 

                                                           
5 Ministry of Culture and Heritage (2018), Koromakinga Rautaki Strategic Intentions, 2018-
2022.  Downloaded from https://mch.govt.nz/sites/default/files/Strategic Intentions 2017-
18.pdf 

 environmental quality  

 personal security, and 

 subjective well-being. 

The wellbeing focus leverages the Treasury's Higher Living Standards Framework 
to inform the Government's investment priorities and funding decisions.  The 
Treasury vision of “higher living standards for New Zealanders” is based on the 
stewardship of four capital stocks.  Capital is defined as a store of future value – 
the resources needed to lift living standards. 

 

 

 

 

 

 

 

 

 

 

Government’s Strategic Intentions for Culture and Heritage5 

Government has a focus on ensuring all New Zealanders have access to, and can 
connect with, their culture and heritage.  A more confident and connected culture 
contributes to the wellbeing of New Zealanders. 

Following the 2017 election, Government outlined its priorities for New Zealand.  
The plan outlines twelve priorities under three key themes: 

https://mch.govt.nz/sites/default/files/Strategic%20Intentions%202017-18.pdf
https://mch.govt.nz/sites/default/files/Strategic%20Intentions%202017-18.pdf
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1) Building a productive, sustainable and inclusive economy - Every year, 
the cultural sector contributes billions of dollars to the economy and 
supports thousands of jobs across the country.  Our creative industries 
build talent and skills and produce high value and often weightless 
products for export.  There is also a strong linkage to tourism where our 
natural environment, unique culture and heritage creates a rich 
experience for visitors.  This in turn supports the sustainability and 
expansion of cultural activity. 

2) Improving the well-being of New Zealanders and their families - There is 
evidence that greater cultural participation has a broad and integral 
impact on wellbeing.  Participation contributes to social relationships and 
more connected communities, and can make communities feel safer and 
stronger.  Research has found positive links between cultural 
participation and improved social skills and engagement with the wider 
community. 

3) Providing new leadership by Government - Within this overall theme is 
the priority value who we are as a country.  Government intervention 
through a range of entities helps us value who we are as a country by 
enhancing the value created from experiencing culture “value to 
participants” as well as the value of knowing culture exists and is available 
for other people and future generations “value to others”.  Creating more 
opportunities for New Zealanders to tell their stories leads to the 
recognition and preservation of our nation’s heritage and history. 

The work of the cultural sector contributes broadly across all three themes, but is 
primarily connected to the third theme, Providing New Leadership by 
Government. 

Local Government Sector focus on Community Well-being 

Many councils in New Zealand view their role in the community to include the 
promotion of physical, social and economic well-being for their respective 
communities.  Local government is an active contributor to the tourism and 
outdoor recreation sectors in New Zealand. 

                                                           
6 Sport NZ (2015) The Economic Value of Sport and Outdoor Recreation to New Zealand: Updated 
Data 

These objectives are all supported by involvement in tourism, sports and 
recreation.  This is supported by local government operating expenditure on 
recreation and sport in 2012/13 of $794.8 million.  Net investment by Councils in 
new facilities for recreation and support in 2012/13 is estimated as $214.9 
million6. 

Territorial authorities spent $130 million on tourism in 2015/167, achieving 
varying degrees of return.  Destination management and the future funding of 
tourism infrastructure has been identified as a key issue in the New Zealand local 
government sector. 

Other Relevant and Aligned Regional Strategies  

Other relevant strategies include: 

 Alexandra Community Plan 2013 
 Alexandra Town Concept Plan 2005 
 Alexandra Library – Share your vision 
 Eden Hore Fashion Collection Feasibility Study 2016 
 Pioneer Park Reserve Management Plan 2014 
 Central Otago Heritage Strategy 2018 
 Central Otago Arts Strategy 2013 
 Central Otago Tourism Strategy 2018 to 2028 
 Central Otago Economic Development Strategy 2019-24 
 A Strategic Framework: 2012-2017 

 

Central Otago Heritage Strategy 

The Central Otago Heritage Strategy 2018 highlights the need to create more of a 
regional focus for Central Stories and collaboration between libraries and 
museums for after school and holiday programmes. 

7 Hammond Robertson (2016) TLA Tourism Investment 
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The Central Otago Arts Strategy 2013 

Central Stories planning needs to take account of the Central Otago Arts Strategy 
2013, particularly in creating activities and events for young people to display and 
participate in art. 

 

The Central Otago District Council Infrastructure Strategy8 

The Local Government Act requires Local Authorities to review the cost-

effectiveness of current arrangements for meeting the needs of communities for 

good quality local infrastructure, local public services, and performance of 

regulatory functions.  The vision for Infrastructure Services is:  

We will deliver safe and reliable infrastructure services that support our 

local economy and communities, in a manner that is affordable, 

sustainable and equitable for current and future generations. 

The strategic objectives are: 

 infrastructure services will be delivered as part of an integrated district 
network and should offer an increasingly consistent, fit for purpose level 
of service for users 

 value for money and whole of life cost will be considered to deliver 
affordable levels of service 

 infrastructure services will be delivered in a manner that balances the 
current and future impact on the environment, and makes use of 
sustainable practices 

 Council will look for new ways and innovative practices to enable cost 
effective delivery of services, and 

 levels of service will meet legislative requirements. 

Council has set a common level of service framework for core infrastructure 
activities. Levels of service are defined under five key customer outcomes: 
reliability, safety, accessibility, resilience, and aesthetics and comfort (amenity). 

                                                           
8 Sourced from the Central Otago District 10 Year Plan 2018-28 

Our Existing Arrangements - Why 
Change? 
A facilitated case for change workshop was held with a working group of key 
stakeholders on 18 January 2019 to: 

1) Undertake an environmental scan of the key issues facing Central Stories. 
The working group considered what threats and weaknesses that need to 
be managed and the opportunities and strengths that could be leveraged.  
This analysis is attached as an appendix. 

2) Identify the strategic drivers and need to invest in the potential 
redevelopment of Central Stories.  What is driving us to change and why 
now? 

Testing the Rationale for Change – the Investment Logic Map 

Using the Investment Logic mapping approach the working group identified and 
agreed four key problem statements that succinctly describe the compelling need 
for change: 

 Problem One:  The current Central Stories offerings fail to draw in and 
hold community users 

 Problem Two:  The unwelcoming and closed exterior outwardly disguises 
the value of Central Stories offerings and inhibits integration with park 
activities 

 Problem Three:  On-site museum storage is constraining the development 
of a wider variety of experiences 

 Problem Four:  Siloed and confusing internal design limits access to 
services and integration between spaces. 

The problems are incorporated into the graphical Investment Logic Map (ILM).  
The ILM provides an ‘investment story on a page’ – a one-page graphical story 
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which summarises the need to invest and the potential benefits of investment.  
The ILM is attached in the appendices. 

The workshop problem analysis and thinking is combined with the feedback from 
earlier community consultation9. 

Central Stories is Unwelcoming and Uninviting 

The current building is clad in local schist and designed to blend in unobtrusively 
with the local environment.  While Central Stories is well-positioned and 
attractive, the facility is not perceived by the community as being welcoming or 
inviting.  It does not have a prominent entranceway and high activity areas are 
not visible from the road. 

 

 

 

 

 

 

 

 

 

 

A casual visitor could be excused for thinking Central Stories was just an i-SITE and 
public toilets.  Visitors to the i-SITE express surprise that there is a museum there 
as well, let alone an art gallery and commercial theatre! 

Stakeholders also commented on the lack of convenient parking and the lack of 
disabled access.  While there are parallel parks all along Centennial Avenue, these 
also serve the local cafes and the central business area.  There are abundant angle 

                                                           
9 Central Stories Feasibility Study: Needs Analysis and Project Feasibility, McElrea Consulting limited, 
9 January 2018. 

parks in Shannon Street adjacent to the park and a pleasant two minute walk 
away, however when travelling from Clyde this requires a trip around the block 
once you realise there are no parks directly outside Central Stories.  

Stakeholder comments included that Central Stories has a dated look and feel, 
and some thought it looks like a “rugby club”.  In fact the rear part of the facility 
was an unused sports pavilion before being converted into a multi-purpose 
community theatre in 2007. 

 

 

 

 

 

 

 

The entrance to the cinema is hidden at the back of the facility.  While there is 
signage to the front there is little to indicate externally that the building includes 
a contemporary cinema.  Similarly there are no natural flow between the inside of 
the building and the park amenities outside. 

 

 

 

 

 

 ‘Only popped in for local info but found a very good museum on site that 
is well worth a look around. In particular it offers an insight into the 
history on mining in the area.’ 

 ‘Plenty to take the eye here, with great little museum attached.  Gallery 
with an exhibition also.  Friendly, helpful staff.’ 

 ‘If you have time to spare drop into this great little museum behind the i-
SITE and find out about NZs big gold rush in the 1860s.  Very good facts 
and lots of old machinery to interest one.’  

(TripAdvisor comments) 
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Unclear Central Stories Offerings and Layout 

The design of the facility is deliberately under-stated, and this outwardly acts to 
disguise its true purpose.  There are few visual clues to indicate what lies within 
the grey exterior.  

Entering the building doesn’t help.  The foyer is not easily visible from the 
exterior.  Entering the front doors, you are presented with a modest, well-light 
but low ceilinged space with a choice of two competing receptions, one to the left 
and right, some easy chairs, brochures and retail shelves, and a doorway that 
leads to the art gallery. 

The i-SITE is situated on the 
left, but the space is not well 
suited in terms of ease of flow 
for the visitor. 

While the staff are proactive, 
helpful and friendly, there are 
few visual clues to assist in 
way-finding or navigation.  Or 
to assist in informing a visitor 
what is being offered behind 
the light coloured walls. 

While Central Stories staff 
work well together and 
collaborate freely, the facility 
houses three different 
organisations (i-SITE, Museum and Central Cinema) with different target 
audiences, service offerings and specialist facility requirements.  The three parts 
are siloed within the Central Stories layout, and some of the staff facilities and 
work areas are duplicated.  

Nothing Fresh and New to Draw People Back 

The Museum and Art Gallery is an established visitor attraction in Alexandra, 
however there has been little change in the museum in almost 13 years and both 
the facilities for visitors and the displays are dated. 

While visiting the museum and art gallery are cited as the main reasons people 
visit Central Stories, feedback is that the displays are static and don’t change.  
Comments include that there is neither new content to draw people back, nor 
interesting stuff for children to do. 

Central Stories lacks vibrancy or a buzz.  It feels like a place of quiet reflection, 
where noise might disrupt others.  Apart from a lounge area behind the i-SITE 
desk, there are few hints that it is permitted to gather, linger, socialise and chat. 

Storage Space Constrains Potential Experiences 

Central Stories was built as a specialist museum.  There are dedicated storage 
areas to hold the collections that are not on current display.   

There are modern, mobile 
shelving solutions for both 
the archives and art 
collections.  Currently 
267m2 (24%) is used for 
storage to support 515m2 
(46%) of exhibition spaces.  
The balance (331 m2, 30%) 
is used for workspaces, 
foyer, shop and the 
meeting room.  The Clyde 
Museum, by contrast, has 
80% of its collections on 
display.  

Museum management expressed concerns that current storage space constraints 
did not enable the appropriate storage and display of the Eden Hore Central 
Otago collection (which requires around 40 to 50 m2 of storage and work space).  
They also expressed concerns that: 
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 storage demands prevented displays from being changed and updated  

 the collections will continue to grow significantly and are expected to 
overwhelm current storage capacity within around five years, and 

 there is not enough preparation or cleaning space for collection items 
that are given to the Museum.  

The Museum would like to host more diverse and ambitious exhibitions but is 
inhibited by inadequate environmental conditions.  A centralised heating system 
has limited controls, and cooling is dealt with by natural ventilation.  There are 
currently no humidity controls. 

Co-ordination of District-wide Collections 

Collectively the five district museums (Central Stories, Clyde (2), Teviot and 
Maniototo) all are experiencing similar issues, including constraints on storage for 
donated items.  The current museums are run under separate governance 
arrangements, which limits the degree of co-ordination and collaboration for the 
potential display of district-wide collections. 

There is a need for Central Otago to develop a co-ordinated Central Otago 
museum strategy.  This would help to set expectations for how the museums 
could work together to respond to changing shifts and trends. 

The Alexandra Library is home to the McArthur Room, which houses material 
relating to the history of the Central Otago area and New Zealand.  These items 
are for use within the Library only, although some duplicate copies may be 
available in the lending collection. 

Deferred Maintenance 

There has been little change in the Museum in its almost 13 years, and both its 
facilities for visitors and its displays are dated.  The transfer of the ground lease 
and facilities from the Central Cultural Centre Trust provides an overdue 
opportunity to upgrade the facilities and refocus the offerings. 

Current maintenance projects need to be carried out on both the exterior and 
interior of the building.  These include repairs to cracks and holes, repainting, 
reaffixing downlights and shelves, and re-oiling exterior woodwork. The roof was 
replaced by Council last year. 

This programme of maintenance requires a significantly increased budget for Year 
Two of Council’s  Long Term Plan budgets for the Central Stories building. 

Static Visitor Numbers 

Visiting the i-SITE was considered as one of the main reasons (41% of comments 
received) that respondents to the Central Stories survey visited the Central 
Stories building.  Both visitors and revenue to i-SITE have decreased since 2017. 

Information on visitor numbers was collected by installing a door counter.  This 
indicated a 30% decrease in visitor numbers since 2013, possibly due to increased 
online bookings.  Numbers have been steady since 2015. 

Another key point is the consistently low utilisation of the meeting space. 

 

Change Objectives– What do we 
want to Achieve? 
As part of the facilitated case for change workshop on 18 January 2019, the 
working group collectively identified and agreed the following four key objectives 
outlining what they wanted to achieve from change. 

 Investment Objective One:  Central Stories becomes more relevant to the 
Alexandra Community 

 Investment Objective Two:  Provide access to a wider range of 
inspirational user experiences 

 Investment Objective Three:  Deliver world-class authentic experiences 
for attracting visitors to Alexandra 

 Investment Objective Four:  More efficient facility services. 

The four objectives are listed in decreasing order of priority, reflecting the 
weighting assigned to potential benefits in the ILM (attached in the Appendices.) 
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Investment Objective One:  Central Stories becomes more 
relevant to the Alexandra Community 

The i-SITE is a key attraction for visitors seeking information, and for the local 
community in making travel and events bookings.  There is a genuine concern 
that after the initial interaction of community users with the Museum and the Art 
Gallery, there was little to draw them back again to utilise Central Stories 
offerings.  The exception is the Cinema, which has increasing patronage. 

The working group strongly preferred to focus Central Stories resources on the 
needs of the community over visitors; and to make Central Stories “stickier”.  
Central Stories needs to be the place where families come during the day when 
they visit town, and to linger for longer because there are relevant experiences on 
offer. 

The facility needs to be warm and comfortable, inviting and welcoming.  As well, 
it needs to be a physically, emotionally and culturally safe place to bring the 
family. 

This aligns to Government and Council goals to improve the well-being of its 
citizens through greater cultural participation.  There are positive links between 
cultural participation and improved social skills and engagement with the wider 
community.  Participation can contribute to social relationships and more 
connected communities, and can make communities feel safer and stronger. 

From the regional perspective, creating opportunities for Central Otago people to 
tell their stories leads to the recognition and preservation of the district’s heritage 
and history. 

The working group considered potential measures for monitoring progress 
towards achieving this objective.  These include: 

 improvements in user experience and satisfaction  
 increased percentage of community users 
 increased levels of community awareness 
 longer visitor stays, and  
 increased numbers of return visits. 

Measurement includes user satisfaction surveys, community surveys, door counts 
and by monitoring Wi-Fi usage. 

Investment Objective Two:  Provide access to a wider range of 
inspirational user experiences 

There are concerns that the Central Stories experiences are static and haven’t 
changed over time.  The panel focused on the need to increase the attractiveness 
of the existing offering and providing intuitive access to a wider range of spaces 
and experiences to a broader range of visitors. 

Stakeholder feedback indicates unmet demands for fresh displays, an appetite for 
more local history, showcasing more local art, to view the collections currently in 
storage (such as the Eden Hore collection) and more interactive activities for 
engaging with younger users.  They also considered an integrated approach to the 
experience that “blurs” the conventional silos between spaces for heritage, 
books, art and other media. 

The working group considered potential measures for monitoring progress 
towards achieving this objective.  These include: 

 improvements in user experience and satisfaction  
 increases in total number of users 
 increased and multiple space usage, and  
 increase in the number of experiences and events (per annum). 

Measurement includes user satisfaction surveys, door counts (including individual 
spaces) and monitoring Wi-Fi usage. 

Investment Objective Three:  Deliver world-class authentic 
experiences for attracting visitors to Alexandra 

The working group expressed a desire for Central Stories to become the central 
focus for culture in Central Otago, to showcase Central Otago as a world of 
difference, with an emphasis on providing authentic local experiences - as 
opposed to those that are manufactured.  Authenticity is considered to be about 
experiences that are legitimate and honest, that are communicated truthfully that 
reflect the local community and region.   
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Stakeholders and the working group both indicated a preference for Central 
Stories to provide a “wow” factor, that expresses the uniqueness of Central Otago 
and leaves a lasting sense of difference.  Difference in a landscape sense, in a 
community sense (fiercely different and proud of it) and as a visitor experience. 

Potential measures for measuring success towards achieving the objective 
include: 

 improvements in user experience and satisfaction  
 increased visitor numbers 
 longer visitor stays, and  
 increased numbers of return visits. 

Investment Objective Four:  More efficient facility services 

The transfer to Council of the Central Stories ground lease and improvements 
provides an opportunity to consider the performance of its portfolio of cultural 
and heritage assets – particularly of how fit for purpose the Alexandra-based 
museum and Library facilities are at meeting current and future community and 
visitor expectations.   

There is a need to improve and modify service delivery to meet changing user 
needs and increasing visitor demand.  This is about using quality capital asset 
management capability to manage all aspects of asset performance.  Council has 
set a common level of service framework for core infrastructure activities.  Levels 
of service are defined under five outcomes: 

 reliability 
 safety 
 accessibility 
 resilience 
 aesthetics and comfort (amenity). 

This is balanced with the need to manage current and ongoing whole of life 
operating costs, after revenue.  Other potential measures for measuring success 
towards achieving the objective include: 

 improvements in user (staff) experience and satisfaction  
 utilisation of facility spaces 
 amount and proportion of display space 

 whole of life facility operating costs 
 reductions in space duplication. 

 

Business Needs – What needs to 
Change? 
The responses required to achieve the Council’s four objectives were identified in 
stakeholder feedback and workshop discussions. 

Investment Objective One:  Central Stories becomes more 
relevant to the Alexandra Community 

The i-SITE is a key attractor for the local community in assisting with travel and 
events bookings, and cinema patronage continues to grow.  However there is 
consistent feedback that after the initial interaction of community users with the 
museum and the art gallery, there was little to draw them back again to Central 
Stories. 

 

 

 

 

 

 

Welcoming and inviting (Manaakitanga) 

Central Stories should be an easy facility to approach and to engage with.  It 
needs to be visible and welcoming, with warm and inviting spaces that are easily 
accessible and attract visitors. 

 ‘‘I site is in good location-need to do more with it to help draw people in.’ 

 ‘I feel the i-SITE area needs a facelift too, needs to  be more vibrant and 

inviting’ 

 ‘…It would also make sense that the i-SITE be an integral part of this suite of 

services, in promoting the region and offering avenues to stories and 

information about the region in that context.’.’ 
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The facility needs to have innovative design features that showcase the unique 
local regional identity, so that it captures people’s attention and uniquely 
identifies the venue.  There needs to be clear external visual cues as to the 
purpose of the building.  Transparent ground floor facades can increase the 
visibility of the activity within.   

The entrance-way needs to be prominent and welcoming.  It should also create 
connections to both Centennial Avenue and with the outside spaces in Pioneer 
Park. 

A large entrance foyer space will draw people in and make people want to see 
what the facility has to offer.  A large space can also provide opportunities for use 
for a wide range of gatherings, events and activities.  

Removing perceived barriers to access to parking will also help to make it easier 
to drop in.  Central Stories needs to provide convenient and ample car-parking for 
visitors, especially those with disabilities.   

 

 

 

 

 

 

 

 

 

 

Dynamic and fresh - a reason to return 

As a key source of revenue, it is critical that the facility attracts a sufficient and 
sustainable number of repeat visitors.  Repeat visitors are most likely to be either 
members of the local community or regional visitors. 

Exhibits that are regularly refreshed and updated will attract and engage first 

time visitors as well as ensure repeat visits.  People will come to see what has 

changed, what is new.  This can be reinforced by a marketing strategy to 

communicate to the “friends of Central Stories” new and upcoming events, 

exhibitions and special offers. 

Changing, interactive and modern exhibitions, provision of a café, more 

activities/events and workshops, the relocation of the library, plenty of parking, 

more space for museum and art gallery, better movies and movie ambience were 

suggested throughout the stakeholder consultation as ways of encouraging the 

community to visit Central Stories more often.   

A vibrant place to come; to stay and to linger 

Central Stories needs to become the venue of choice for cultural and heritage 
activities, as well as the place away from home.   

Central Stories needs to be inclusive and should be “sticky” – the place where 
people and families come to during the day when they visit town, and to linger for 
longer because there are relevant and fresh experiences on offer. 

Central Stories needs people spaces that improve the user experience.  Spaces 
need to be warm, comfortable, quiet (when necessary), well-ventilated and well-
lit so that users are encouraged to spend more time. 

It needs to be a physically, emotionally and culturally safe place to bring the 
family and offer essential services (such as food and beverages) that support 
longer stays.  

Large, open spaces encourage high visibility where people can see one another - 
creating an environment for people to feel connected and part of a vibrant whole.  
Spaces should be vibrant, bright and colourful, and celebrate Central Otago’s 
unique point of difference.  Increasing visibility, through the use of furniture 
layouts and furnishings that signal use of the spaces, will give people cues on how 
to use the spaces.  
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Improved Cinema facilities 

Both the i-SITE and the Cinema play important roles in attracting local community 
patronage.  Stakeholders considered that both had a good fit with the overall 
Central Stories purpose and needed to be included in the facility.  

 

 

 

 

 

The entrance to the cinema is currently hidden at the rear of the building, and the 
foyer area is “basic and unattractive”.  There is a need to make the area more 
welcoming and comfortable, as well as to include permanent ticket facilities and 
access to refreshments, including alcohol, at least matching the Clyde cinema user 
experience. 

Investment Objective Two:  Provide access to a wider range of 
inspirational user experiences 

The panel focused on the need to increase the attractiveness of the existing 
offering and providing intuitive access to a wider range of spaces and experiences 
to a broader range of visitors. 

More displays 

Stakeholder feedback indicates unmet demands for fresh displays, an appetite for 
more local history, show-casing more local art, to view the collections currently in 
storage (such as the Eden Hore collection) and more interactive activities for 
engaging with younger users.   

They also considered an integrated approach to the experience that “blurs” the 
conventional silos between spaces for heritage, books, art and other media. 

Nationally, there is a strong move toward accessible stores - both from audiences 
and from developing best practice.  Visitors enjoy seeing ‘behind the scenes’ and 
exploring among the many objects that cannot be exhibited.   

The desire for more and varied displays is currently constrained by available space 
and suitable facilities within the Central Stories building.  An increase in overall 
floor space is required to allow for this and for displaying the Central Otago Eden 
Hore Collection.  This is a nationally significant collection of avant garde 1970s-
80s New Zealand fashion, purchased by the Council in 2013 from descendants of 
the local high country farmer, Mr Eden Hore.  Displaying this would respond to 
people’s interests in both historical material and contemporary issues of fashion 
and style. 

Space variety 

Users need appropriately configured and well-designed spaces to suit the variety 
of activities they engage in.  A choice of space types should be provided, ranging 
from spaces for solitary reflection to enabling large community events.   

Museum spaces should cater for different space needs: 

 Community– neutral common areas for all users that create a sense of 
ownership and belonging including multi-functional spaces that enable 
community gallery/events to showcase local activities, performing arts, 
wine and produce. 

 Interaction – areas that allow engagement with digital and media 
resources (including digital maker spaces).  

 Sanctuary – low noise/distraction for reflection, either to engage with the 
displays, study and research.  

 Collaboration – catering for different types of group work including 
informal social interaction or project work.  Having space for workshops 
or to hold meetings, events and activities came out strongly throughout 
the community consultation as a facility that could be provided within 
Central Stories.   

More inspiring experiences 

Central Stories should provide an innovative and inspiring environment.  Places 
that encourage discovery, reflection and creativity and inspire through design and 
art (both integrated into the building design and in the regular art and heritage 
exhibitions).   

The entrance to the cinema currently has no ambience or cinema goer quality 

about it. Visitors to the cinema walk through the meeting room space to buy 

their tickets, before heading through to the theatre itself.  Volunteers set up the 

till at each showing by bringing the till through from a storage room located 

beside the meeting room.  This has been described as a health and safety issue 

as the till is heavy and hard to manoeuvre. 

 

 ‘I believe it was originally suggested that the cinema space would also be used 

for lectures or other performing arts activities, I am not aware that this has 

actually happened and it might encourage more visitors.’ 
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Working with both formal and informal learners and learning groups is a priority 
of the Museum and Art Gallery.  

Technology and media 

Full access to technology is critical to ensure that users are able to use their own 
devices at all times, as well as the technology provided by Central Stories.  
Wireless access and power needs to be readily available in public spaces.   

Consultation indicated a need for more exciting exhibitions and interactive 
activities for kids to engage with.  Stakeholders expressed a strong need for 
interesting hands-on/interactive displays for children, especially for young teens.  
Suggestion included: 

 children and teens area for interactive displays/workrooms  

 learning labs for exploration 

 interactive science, art and music 

 fun things for children and adults to visit. 

The museum and art gallery are keen to be more involved in learning programs 
including involvement with local schools and educational groups. 

Investment Objective Three:  Deliver world-class authentic 
experiences for attracting visitors to Alexandra 

The working group expressed a desire for Central Stories to become the central 
focus for culture in Central Otago, to showcase Central Otago as a world of 
difference, with an emphasis on providing authentic local experiences - as 
opposed to those that are manufactured.   

Vibrant Community Spaces 

The public face of Central Stories is its common spaces.  The common spaces are 
the places where users come together for meeting, socializing, and other 
activities.  The diversity of activities and settings within the common spaces bring 
a “buzz” and vitality to the building, attracting visitors and users throughout the 
day and night.  The spaces include: 

 foyer/ lobby 

 i-SITE 

 café 

 exterior spaces 

 

The Wow Factor – first impressions count 

The first interaction with the facility should provide a wow factor – and create a 
positive first impression of Central Stories.  This may mean considering design 
elements that express the unique identity of the region, and tell the story of 
Central Otago. 

 

 

Central Stories, a cultural hub, offers many possible ways of contributing to and 
celebrating Central Otago’s regional identity in terms of being able to showcase 
the unique stories that define us:  

 a place of powerful character, the landscapes, the space and scale, rich 
history 

 people who have made a difference 

 a place that celebrates difference – its seasons, its people, products and 
experience. 

The spaces near the entrance need to ensure that access and wayfinding are 
straightforward and easy to navigate, especially for those visitors that are not 
familiar with the building. 

Showcase local events, festivals, arts, wine and produce… 

Authenticity is considered to be about experiences that are legitimate and 
honest, that are communicated truthfully that reflect the local community and 
region.  Stakeholders suggested show-casing and enabling visitors to taste and 
purchase local produce (cherries, preserves) and wine.  This would not only offer 
the opportunity to provide a connection with the region, but also would help 
market local businesses and potential visitor experiences.   

 ‘A facility that tells our story in a special way unique to our region. A facility 

that captures the essence of Central Otago as soon as you enter’ 
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Investment Objective Four:  Efficient facility services 

The transfer of the Central Stories ground lease and improvements to the Council 
provides an opportunity to consider the performance of its portfolio of cultural 
and heritage assets – particularly of how fit for purpose the Alexandra-based 
museum and Library facilities are at meeting current and future community and 
visitor expectations.   

There is a need to improve and modify service delivery to meet changing user 
needs and increasing visitor demand.  This is about using quality capital asset 
management capability to manage all aspects of asset performance.  Council has 
set a common level of service framework for core infrastructure activities.  Levels 
of service are defined under five outcomes: 

 reliability 
 safety 
 accessibility 
 resilience 
 aesthetics and comfort (amenity). 

This is balanced with the need to manage current and ongoing whole of life 
operating costs, after revenue.   

Versatility is a key aspect for the facility so that it can accommodate different 
uses, enable more effective space usage by sharing it across groups, and enable 
the facility to respond to changes with agility. 

 Flexible spaces - large, adaptable, open-plan and multi-use spaces, so that 
the area and furniture can be easily reconfigured as user needs change.  
High levels of in-built flexibility will make it easier to accommodate 
seasonal and behavioural changes in usage and type of space. 

 Generous people spaces – visitors have indicated the need for more and 
more varied displays and experiences. 

 Flexible storage space - Greater flexibility of storage space is needed, to 
preserve valuable objects, to enable areas to be used flexibly for storage 
or people and as needs change over time.  This would include accessible 

                                                           
10 https://www.centralotagonz.com/economic-development/economy 

storage to make more of the collections available to the public which is 
not currently feasible.  This may mean that more of the low-use 
collections need to be stored off-site should physical space become 
constrained.  

Central Otago Demographic Trends  

The Central Otago district has a unique and interesting economy.  While rural or 
primary industries such as pastoral farming and fruit growing provide the 
backbone, Central Otago has become a fashionable place to live and visit.  This 
means that newer industries such as viticulture and tourism are playing an 
increasing part in local development, while service industries such as construction 
and business services have grown considerably.  These industries, as well as 
supporting infrastructure, are increasingly acting as buffers to external factors 
such as commodity prices and exchange rates which, in turn, have historically 
lead to boom – bust cycles in the local economy.  

Central Otago offers a full range of opportunities for all businesses. The local 
economy is characterised by: 

- high levels of employment 

- a large number of small sized businesses 

- increasing value added (GDP), and 

- a stable agricultural base supporting increasingly diversified businesses. 
Service and tourism businesses have seen significant growth. 

Central Otago is not of course immune to what happens elsewhere. The 
protracted Global Financial Crisis (GFC) recession made its mark here but the local 
economy has since recovered well and over the last few years has experienced 
strong growth across all key indicators, which has generally been well in excess of 
both the Otago regional and New Zealand national performance.10 
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Key Constraints and Dependencies 
The proposal is subject to the following constraints and dependencies, which are 
to be carefully monitored for the duration of the project. 

Table 4 - Constraints and Dependencies 

Key Constraints Key Dependencies 

The needs of the Museum Trust and 
the tenants (Alexandra i-SITE) and 
occupiers (Central Cinema Trust) are 
paramount. 

Clyde Historical Museums feasibility 
study 

 

Budget constraints (implicit in the Long 
Term Plan) 

CODC Museum Strategy and Grants 
Policy 

 

Clyde Historical Museums Feasibility Study 

Clyde Historical Museums Incorporated has two sites at 5 Blyth Street and 12 
Fraser Street.  The Blyth Street museum houses collections focusing on the social 
history of Clyde from 1862, while Fraser Street houses examples of early 
transport, industry, the building of the Clyde Dam, and the old Briar Herb Factory. 

The museums are run by a committee and staffed by volunteers.  They are open 
in the afternoons on Tuesday to Sunday from the end of September until April, or 
by arrangement, and closed during the winter months.  General admission is by 
donation.  

A feasibility study has been undertaken on options for the future development of 
the Clyde Museums.  As well as appraising the collections and assessing the 
museum buildings and the current and potential utilisation of the spaces, the 
project aims to gather the thoughts and ideas of the Clyde community. 

Central Otago District Museums Strategy 

In addition to the two Clyde museums, the region hosts a number of local 
museums and heritage houses, including: 

 Cromwell Museum (Cromwell, part of the mall redevelopment) 

 Maniototo Early Settlers Museum (Naseby) 

 Jubilee Museum (Naseby) 

 Art Deco Museum (Charlemont Street, Ranfurly) 

 Teviot Museum (Abbotsford Street, Roxburgh) 

 Como Villa Estate (Earnscleugh Road, privately owned) 

 Vallance Cottage (Samson Street, Alexandra). 

Some of these sites present with similar issues, including not having enough 
appropriate storage space and maintaining their relevancy.  The Council is 
currently developing a Central Otago district wide museum strategy, including 
how the various museums in Central Otago can work together to respond to 
changing shifts and trends. 

Other Related Initiatives 

Alexandra Miners Village and Riverside Park 

The objective of this proposal is to create a gold mining heritage, recreational and 
greenspace hub in downtown Alexandra near the old bridge riverside area. This 
would be for the benefit of the local community and visitors.  

It is proposed that the proposed village would be constructed on the former 
campsite used by goldminers in the 1860s.  The village would comprise replica 
buildings and relics of the goldmining era, and include a central stream where 
visitors could try their hand at gold panning.  The intention is to create an 
interactive, educational and dynamic area and experience to be enjoyed by all 
ages.  It would be a multi-purpose facility that would include supporting food and 
tourist related commercial businesses, services and services/amenities.  

Another possibility is to include a BBQ area to create a relaxed yet functional 
community space.  

It is proposed that the village will provide an excellent base for community events 
such as farmers markets, food/wine, and heritage-related celebrations as well as 
a start/end point for the Roxburgh Gorge and Alexandra to Clyde 150th 
Anniversary cycling trails.  
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The proposed riverside park will be a greenway link opening up access both 
physically and visually to the Clutha River.  The landscaped space descending to 
the river from lower Tarbert Street would feature low maintenance grass 
terraces, timber seating, ramp way and steps to a pontoon mooring.  The mooring 
is a much-needed community facility that would provide safe and easier access to 
the river for a wide range of water-related activities.  

In September 2017, the Vincent Community Board agreed to fund $25,000 
towards the cost of developing a business case for the potential Miners’ village 
and Riverside Park proposal.  As of June 2018, the business case was underway. 

Funding for Cycle Trails 

In August 2018, the Government confirmed a $13 million contribution towards a 
Queenstown-Central Otago cycle trail.  This is to allow for a continuous cycle trail 
network across the Otago region between Queenstown, Wanaka, Cromwell, 
Alexandra and Roxburgh.   
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Service Requirements and Scope 
As part of the facilitated case for change workshop on 18 January 2019, the working group collectively identified choices and preferences about the level of services that 
could be provided by Central Stories to its users.  

Table 5 - Service Requirements and the Scope of Potential Solutions 

Type Core Must Haves 

(Do minimum) 

Desirable 

(Intermediate) 

Nice to Haves 

(More Aspirational) 

Out of Scope 

Target Users for 
Services 

 

 

 

Community: 

 Youth 

 School children 

 Retired 

 Families 

 Working age 

 Regional: (Central Otago, 
Queenstown Lakes, rest of Otago) 

 Visitors: (Internationals, domestic, 
bus tours, touring route/ campers, 
day-trippers, cycle rail trail) 

 Seasonal workers  English as a Second 
Language (ESOL) 

 career development 

Service Mix/ 
Offerings 

 

 

 

 

 Wifi 

 Access to Information 

 Exhibitions 

 Fauna and flora (e.g. skinks) 

 Eden Hore Collection storage 
(50 m2 including work space) 

 

 Café services 

 Event ticketing 

 Eden Hore Collection  - storage and 
display (150m2) 

 Showcase local produce: (cherries, 
art, photography, books, wine etc..) 

 Artisan goods (knives, glass-blowing, 
sculpture) 

 Library services 

 Car-parking 

 i-SITE (community feels that this is a 
good fit) 

 Council over-the-counter 
services (e.g. rates payments, 
camping restrictions, dog 
control) 

 Relevant Government 
services/ data-bases  
(National Library/ Archives, 
DOC, Ministry of Culture and 
Heritage and Internal Affairs) 

 NIWA research (big sky) 

 Cinema showings (culture or 
heritage-based) 

 Pop-up retail 

 Community services 
already provided by 
Community House 

 Other Government 
services 

 Collections held by other 
district museums 

Space Requirements  Multi-purpose use 

 Flexible display spaces 

 On-site storage (ready access) 

 Youth spaces 

 Incorporate Alexandra Library 

 Pioneer Park (indoor/ outdoor) 

 On-site (long term) storage 
and work areas 

 External enclosure for skinks 
(60 m2) 

 Other district museum 
facilities 

Usable Space Needs  1,150m2 Central Stories 

 400 m2 Library 

 150m2 Eden Hore display and 
storage 

 Plus 200m2 of storage space 
for future growth 
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The Economic Case 
The purpose of the economic case is to recommend the preferred option that 
optimises value for money.  Having determined the strategic context for the 
investment proposal and established a robust case for change, this section of the 
business case details the analysis undertaken to: 

 systematically generate a wide range of options for achieving the 
objectives 

 identify the critical success factors used for options appraisal 
 appraise the options to determine a limited number of short-listed options  
 more detailed economic appraisal to identify and recommend the 

preferred option. 

Identifying Options and Initial Appraisal (Long list) 
A wide range of initial options was considered by the working group in facilitated 
options workshops held on January 2019 and 7 June 2019.  The facilitated 
workshop process followed the options framework as set out in the Better 
Business Cases methodology to systematically determine the long-list of feasible 
choices for meeting the business needs and service requirements.  

The working group agreed to systematically identify long-list options under seven 
separate customised categories of choice: 

 Scope (the “what”) - In relation to the proposal, what choices are there for 
the levels of service and coverage?   

 Solution (the “how”) – What choices are there about how the services could 
be provided by Central Stories?  This was also sub-divided into two sub-
categories of choice by the working group: 
a. Facility build and standard 
b. Off-site collections storage 

 Service Delivery (the “who”) – Who can help us to deliver the above 
solutions?  This category of choice considers possible choices for who can 
assist in the design, build and operation of the solutions above.   

 Implementation (the “when”) - when and how quickly can the proposed 
changes be implemented? 

 Funding (the “how of funding”) - choices for how the proposed changes may 
be funded.  

The resulting long list options are detailed in the table overleaf. 

Appraising the Long List Options 

An initial appraisal of the long-list options was undertaken to identify and filter 
out those options that that should not be included in the short-list.  For each of 
the seven categories of choice, each option was appraised by the working group 
against the investment objectives and critical success factors.   

The critical success factors are those attributes that are essential for success.  

Table 6 - Critical Success Factors 

Critical 
Success 
Factors 

Assessment Criteria Description 

Strategic fit  
How well the option meets the agreed investment objectives, 
related business needs and service requirements. 

Value for 
money 

How well the option optimises value for money (i.e., the optimal 
mix of potential benefits, costs and risks). 

Supplier 
capacity and 
capability 

How well the option matches the ability of potential suppliers to 
deliver the required services and is likely to result in a sustainable 
arrangement that optimises value for money. 

Affordability 
How well the option can be met from likely available funding and 
matches other funding constraints. 

Achievability 
How well the option is likely to be delivered given the Council’s 
ability to respond to the changes required and access the skills 
required for successful delivery. 

This initial options appraisal is largely qualitative, involving a ranking process that 
trades off relative advantages and disadvantages, taking into account potential 
costs, benefits and risks.  
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The Long List Options – Summary of the Initial Options Appraisal 

Table 7 – Long list Options ranked by how well they meet the appraisal criteria.  

Categories of Choice Business as Usual Ranking of Choices for each Category of Choice 

Scope: Services and 
experiences 

Status Quo: 

i-SITE, Museum, Art Gallery 
and Cinema. 

Separate Alexandra Library 

Museum & Art 
Gallery: 

i-SITE, Museum, Art 
Gallery, and Cinema 

Plus café, internal 
toilets and outdoor 

activities. 

Separate Library. 

Museum & Library:  

i-SITE, Museum, 
Library 

and Cinema 

Plus café, internal 
toilets and outdoor 

activities. 

Separate Art Gallery. 

Library & Art Gallery: 

i-SITE, Library, Art 
Gallery 

and Cinema 

Plus café, internal 
toilets and outdoor 

activities.  

Separate Museum.  

Single Cultural Hub: 

i-SITE, Museum, 
Library, Art Gallery 

and Cinema 

Plus café, internal 
toilets and outdoor 

activities.  

Extended One-stop 
Community Hub: 

i-SITE, Museum, 
Library, Art Gallery, 

Cinema & café 

Plus Council services, 
meeting & artisan 

spaces, pop-up retail. 

Solution:  

 

Facility Build 
and 
Standard 

Deferred maintenance of 
current Central Stories and 
Alexandra Library buildings 

Refurbish both buildings (to 
current standards) 

Redevelop Central Stories 
(Design-led, incorporating 
custom-designed features) 

Redevelop Central Stories 
(Distinctive statement build) 

New build Central Stories 
building (iconic, unique and 

recognisable) 

Off-site 
Storage 

On-site storage & research 
spaces 

Redevelop 41 Tarbert Street 
as an off-site storage facility 

Existing off-site storage 
building - rent 

Existing off-site storage 
building - purchase 

New build off-site storage 
facility 

Service Delivery: Pre-approved panel 
contractors 

Design and build – single contract  Traditional design and build – separate 
contracts 

Strategic Partnership (to design, build, 
and/or operate) 

Implementation: Business as usual 
programmed maintenance 

Slow track, by 2025 Phased, Central Stories by 2023, 41 
Tarbert Street by 2025 

Big bang, by 2022 

Funding: CODC operating and capital 
funding 

CODC equity plus borrowing to fund 
capital gap 

CODC equity plus Community funding 
support (grants, donations) 

CODC equity plus Strategic Partner 
(equity) 

 

Dark green refers to the preferred choice for each row that fully met the appraisal criteria.  These are used by the working panel to construct the preferred way forward 

option in the short-list for further, more detailed comparative analysis.  Red signals a choice that failed to meet the criteria and is discarded from further consideration.  The 
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status quo or business as usual choices are always carried forward to the short-list as the baseline for comparative options analysis.  The panel constructed the Do 

Minimum and More Ambitious composite options based on the choices that met many of the appraisal criteria (light green). 

The Four Short-Listed Options 

The workshop panel identified the following four short-listed options to undergo further, more detailed economic appraisal. 

Table 8 – Short-listed Options 

 

  Option One: 

Business as Usual 

(Status Quo)  

Option Two:  

Core Museum and Library 

(Do Minimum) 

Option Three: 

Cultural Hub 

(Preferred Way Forward) 

Option Four: 

Distinctive Cultural Hub 

(More Ambitious) 

Scope: Services and 
experiences 

i-SITE 

Museum and Art Gallery 

Central Cinema 

 

 

Separate Alexandra Library 

i-SITE 

Museum and Library 

Central Cinema 

Plus café, internal toilets and 
outdoor activities 

Separate Art Gallery 

i-SITE 

Museum, Library and Art Gallery 

Central Cinema 

Plus café, internal toilets and 
outdoor activities 

i-SITE 

Museum, Library and Art Gallery 

Central Cinema 

Plus café, internal toilets and 
outdoor activities 

Solution:  

 

Facility build 
and 
Standard 

Deferred maintenance of current 
Central Stories and Alexandra 

Library buildings 

Redevelop Central Stories (Design-
led, incorporating custom-designed 

features) 

Redevelop Central Stories (Design-
led, incorporating custom-designed 

features) 

Redevelop Central Stories 
(Distinctive statement build) 

Storage 
Facilities 

On-site storage and research spaces On-site storage and research spaces New build off-site storage facility New build off-site storage facility 

Service Delivery: Pre-approved panel contractors Traditional design and build – single 
contract 

Traditional design and build – single 
contract 

Traditional design and build – single 
contract 

Implementation: Business as usual programmed 
maintenance 

Phased, Central Stories by 2023, 41 
Tarbert Street by 2024 

Phased, Central Stories by 2023, 41 
Tarbert Street by 2024 

Phased, Central Stories by 2023, 

 41 Tarbert Street by 2024 

Funding: CODC operating and capital funding CODC equity plus borrowing to fund 
capital gap 

CODC equity plus borrowing to fund 
capital gap 

CODC equity plus borrowing to fund 
capital gap 
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The Four Short-Listed Options 

Option One – Business as Usual - Backlog maintenance of the existing buildings 

Option One is for the status quo provision of existing services from the current 

Central Stories building, with necessary remediation, including the completion of 

the backlog maintenance and minor refurbishment.   

There is assumed to be no further: 

 improvements in capacity, range or quality of services and amenity 

provided 

 changes to mechanical ventilation and heating services 

 demolition, other than what is required for the structural upgrade, or 

 investment in new furniture or displays. 

Option Two – The Do Minimum – Core Council Services. Redevelop Central Stories 
to replace the Art Gallery with the Alexandra Library, and include a new café and 
internal toilets 

This option focuses on the delivery of core council services – i-SITE, museum and 
art gallery from a single facility.  This option assumes: 

 provision of new café to replace the existing meeting room, and 
indoor/outdoor flows to Pioneer Park 

 removal of the art gallery spaces 
 refit of the existing internal spaces to accommodate internal storage, the 

Museum galleries and incorporate the Alexandra Library 
 extension of front of building for the creation of flexible entrance space 

and internal access toilets, including provision for events/exhibitions that 

also ensures building is visible from outside (large glass windows) 

 shared staff facilities 

 future provision for extension of storage and museum spaces, and 
 design-led redevelopment, including custom designed, bespoke features. 

Option Three – The Preferred Way Forward – Create a Single Cultural Hub. 
Redevelop Central Stories to include the Alexandra Library, a new café and 
internal toilets 

This option assumes: 

 provision of new café to replace the existing meeting room, and 
indoor/outdoor flows to Pioneer Park 

 development of a new build offsite storage facility and relocate the 
existing storage space 

 refit of the existing internal spaces to accommodate the Museum 
galleries and incorporate the Alexandra Library 

 extension of front of building for the creation of flexible entrance space 

and internal access toilets, including provision for events/exhibitions that 

also ensures building is visible from outside (large glass windows) 

 shared staff facilities 

 future provision for extension of storage and museum spaces, and 
 design-led redevelopment, including custom designed, bespoke features. 
 extension of art gallery area to include space for the Eden Hore display, 

and 
 create shared spaces for staff facilities (staffrooms, bathrooms and 

offices). 

Option Four – More Ambitious – Create a Distinctive Statement Cultural Hub. 
Redevelop Central Stories to include the Alexandra Library and a new café and 
internal toilets, with extended spaces 

This option is similar to option three but also includes: 

 a distinctive statement redevelopment of Central Stories including either 
a unique and iconic exterior design, or a combination of exterior and 
interior elements, and 

 extension of museum and art gallery areas (including a space requirement 
for Eden Hore display), with provision for further extension if need be. 
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Economic Appraisal of the Short-listed Options 
Economic appraisal techniques are used to compare both the economic and wider 
social costs and benefits of the short-listed options, to determine the preferred 
option that is likely to optimise the overall value of the Council’s investment. 

Cost Benefit Analysis – Key Assumptions 

The four short-listed options were appraised using economic cost benefit analysis. 
The primary purpose of the cost benefit analysis is to assess if the risk-adjusted 
monetary benefits of each option are likely to out-weigh the costs and determine 
which of the options is likely to provide the highest net economic benefits.  This 
form of comparative options analysis considers the marginal risk adjusted costs 
and benefits compared to the existing arrangements – the status quo.  

For the purposes of this cost benefit analysis the following assumptions are made. 

Scope of the analysis 

The scope of the analysis of monetary benefits, costs and risks is taken from the 
perspective of the Council as the investor.  While the proposal is expected to 
significantly contribute to improved community and wider economic outcomes, 
these wider economic benefits can be challenging to appraise quantitatively and 
are considered by a complementary qualitative analysis of non-monetary 
benefits. 

The methodology adopted follows the principles outlined in the New Zealand 
Treasury “Guide to Social Cost Benefit Analysis”, dated July 2015.  The model 
considers the marginal economic costs and benefits for each of the options only.   

Assessment period 

The start date for valuation purposes is assumed to be 1 January 2020.  All cost 
and benefit estimates in the analysis are expressed in today's dollar terms at the 
start of the assessment period. 

For the purposes of this analysis, the period over which each of the short-listed 
options is assessed is assumed to be 25 years, reflecting the useful, average 
remaining service life of the facilities. 

Space assumptions 

The following assumptions have been made about the floor spaces affected by 
the various development options.   

Table 9 – Refit and construction (estimated floor area, m2) 

Description of Works 

Option One: 

Business as 
Usual 

(Status Quo)  

Option Two:  

Core 
Museum 

and Library 

(Do 

Minimum) 

Option 
Three: 

Cultural Hub 

(Preferred 

Way 

Forward) 

Option Four: 

Distinctive 
Cultural Hub 

(More 

Ambitious) 

Backlog Maintenance 1,203    

Central Stories Refit  1,100 853 1,203 

Extension to 

entranceway 
 200 200 207 

Other extensions    234 

New Build Off-site 

Storage 
  300 300 

Note that these estimates are based on estimates of the usable floor areas within 
each of the areas that are affected by the build. Central Cinemas, the existing 
toilets and other Central Stories communal spaces are excluded. 

Construction cost assumptions 

The following construction cost assumptions have been made for the four short-
listed options.  The construction is assumed to be undertaken from the start date 
and to take eight quarters (two years).  The relative pace of construction is 
assumed to approximately follow a typical slow start “S curve”. 

Temporary works are required as the project is delivered in different stages and 
various parts of the Central Stories facility will have to be closed off and display 
items placed into temporary storage.  This item includes the costs of staging, 
sequencing and decant.  The decanting costs for relocating the collections is 
assumed to be $100,000. 
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Table 10 – Estimated capital build costs per m2 

Description 

Estimated Construction Costs (2018 prices, $ per square metre) 

Cost  

per m2 

Inflation 

Adjustment 

to 2020 

Source 

Maintain Central 

Stories 

$150 5% Based on Alexandra Library 

maintenance allowances 

Refit Central 

Stories  

$1,500 5% Based on rough order estimates 

provided by Breens Construction Ltd in 

2018 

Construction  $4,000 5% Based on rough order estimates 

provided by Breens Construction Ltd in 

2018 

New Offsite 

storage  

$1,475 Nil Based on Quotable Value 

 

Other development costs 

A suitable site is required for the development of a new build storage facility.  
This is assumed to be existing land owned by the Council.  The market value of 
the site represents the opportunity cost associated with displacing other uses, 
representing a loss of potential value to the Council.  While no financial capital 
cost is incurred, the current market value of a section is estimated at $200,000 
and is included in the economic valuation as an economic cost. 

Fixtures, fittings and equipment are assumed to be replaced at the same time as 
regular refurbishments.  Audio-visual equipment includes screens for multi-media 
and interactive displays, additional desktops, 3D printing and emerging 
technology aids.  Audio-visual equipment is assumed to be fully replaced at the 
end of economic life at five yearly intervals.  

                                                           
11 Source TEFMA 2016. TEFMA works with the Australian and New Zealand federal Governments to develop 

standard metrics to measure the performance of higher education facilities. Based on GFA, Gross Floor Area. 

Table 11 – Other development related costs 

Description 

Option One: 

Business as 
Usual 

Option Two: 

Core Museum 
and Library 

Option Three: 

Cultural Hub 

 

Option Four: 

Distinctive 
Cultural Hub 

Market value of 

new site 

n/a n/a $200,000  $200,000  

Fixtures, fittings 

and equipment 

n/a  $500,000  $500,000  $500,000  

 

Building operating costs and efficiency gains 

The economic cost benefit analysis considers the marginal costs for significant 
building operating costs only.  These can include energy, maintenance, cleaning, 
security and water costs. 

Based on University sector benchmark figures, total average building operating 
costs in 2016 were estimated to be $65 per square metre per annum11.  Inflating 
to 2020 dollars gives $70 per square metre per annum12.  

Refits and new builds of facilities are assumed to achieve 10% efficiency gains.  
Although, based on previous experience, energy savings are typically offset by 
user expectations for more comfortable environments and higher, open air 
spaces. 

Other costs and benefits 

Consolidating the Alexandra Library into Central Stories is expected to result in 
efficiency gains in terms of overall space utilisation and releasing 41 Tarbert 
Street.  The increased opportunity benefit of Tarbert Street to the Council can be 

12 Treasury CPI estimates at 1.72%. Source https://treasury.govt.nz/information-and-services/state-sector-

leadership/guidance/financial-reporting-policies-and-guidance/discount-rates/discount-rates-and-cpi-
assumptions-accounting-valuation-purposes.  

https://treasury.govt.nz/information-and-services/state-sector-leadership/guidance/financial-reporting-policies-and-guidance/discount-rates/discount-rates-and-cpi-assumptions-accounting-valuation-purposes
https://treasury.govt.nz/information-and-services/state-sector-leadership/guidance/financial-reporting-policies-and-guidance/discount-rates/discount-rates-and-cpi-assumptions-accounting-valuation-purposes
https://treasury.govt.nz/information-and-services/state-sector-leadership/guidance/financial-reporting-policies-and-guidance/discount-rates/discount-rates-and-cpi-assumptions-accounting-valuation-purposes
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expressed as a single lump sum equivalent to its market value.  This is assumed to 
be $610,000 and is used to offset the economic costs of the development.13 

Option two assumes that the art gallery is no longer housed in Central Stories.  
The working group assumed that suitable alternative venues are available and the 
associated costs should be borne by the community.  These costs are out of the 
scope of this analysis.  

Staff-related and other non-building related operating costs are assumed not to 
alter from the status quo as a result of this investment.  These are ignored for the 
comparative options analysis, which is based on the marginal costs, benefits and 
risks arising from change only. 

Discount and inflation assumptions 

All cost and benefit estimates are discounted at the Public Sector Discount Rate 
specified by the Treasury of 6.0% per annum.  As this discount rate is calculated 
as a real rate that allows for inflation, no separate analysis of the effects of 
inflation on projected cash-flows is required within the cost benefit analysis.  
Hence all costs and benefit estimates in the analysis are expressed in today's 
dollar terms at the start of the assessment period. 

Taxation and financing costs 

All dollar figures are expressed in GST exclusive terms.  Depreciation, capital 
charges, interest and other financing costs are excluded from the economic 
analysis.  Where applicable, these items are included in the later financial case as 
part of the overall assessment of affordability and funding requirements for the 
preferred option. 

The results of the analysis are detailed at the end of this section. 

Qualitative Appraisal of Risks 

The key risks for this proposal were identified and appraised. This included: 

 identifying risks to be excluded from the analysis 
 aggregating similar risks together 
 categorising risk items by source; project, business or strategic, and 

                                                           
13 The 2016 rateable value of 41 Tarbert Street is $610,000. Source Quotable Value. 

 scoring the risks against a risk tolerance and acceptability matrix.   

Likelihood 

Consequence 

Minor 
(1) 

Moderate 
(2) 

Significant 
(3) 

Major (4) Severe (5) 

Almost Certain 
(5) 

Low Medium High Very High Very High 

Likely (4) Low Medium High Very High Very High 

Possible (3) Low Medium Medium High Very High 

Unlikely (2) Low Low Medium Medium High 

Rare (1) Low Low Low Medium Medium 

The qualitative risk analysis undertaken by the working group demonstrates: 

1) higher strategic risks for the status quo and the Do Minimum options 
2) Options Two, Three and Four have progressively higher project-related 

risks 
3) Options Two and Three are considered equally risky. 

The detailed risk assessment results are included in the appendices to this 

business case. 

Qualitative Appraisal of Significant Non-Monetary Benefits 

Some significant benefits could not be reliably quantified in monetary terms and 
are described and appraised using qualitative multi-criteria decision analysis 
techniques.  The two key questions being tested were: 

 What the relative non-monetary benefits of the short-listed options?  
 Are the qualitative benefits significant to the overall appraisal of value for 

money? 

For the purposes of this qualitative analysis, only quantifiable (non-monetary) and 
qualitative benefits are considered.  Monetary benefit criteria are not included in 
this analysis as this would result in double-counting of benefits. This analysis is 
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combined with the separate cost benefit and risk analyses to inform the 
recommendation of the preferred option.   

In summary, the qualitative non-monetary benefits analysis undertaken by the 
working group demonstrates: 

1) The weightings indicate the relative importance placed on increasing the 
user experience and community utilisation, compared to increasing visitor 
numbers or integration of regional services  

2) The Business as Usual option for Central Stories currently provides 
moderate benefits in terms of several criteria.  This option provides the 
baseline for relative non-monetary benefits 

3) Option 2 is expected to achieve 15% of the total potential benefits, with 
moderate gains in social interactions (Café) and user experience 
compared to the Business as Usual Option One.  

4) Option Three is expected to maximise potential non-monetary benefits. It 
provides significant improvements in value in every respect compered to 
Option Two 

5) Option Four is expected to achieve 96% of the total potential benefits, 
with the additional investment potentially undermining the perspective 
of CODC as a prudent steward of community assets. 

The detailed qualitative scoring is included in the appendices. 

The Preferred Option 
This combines the results of the quantitative cost benefit analysis of monetary 

costs and benefits, and the qualitative analysis of non-monetary benefits and 

non-financial risks.  

On the basis of the cost benefit analysis alone, none of the four options result in a 

positive net present value.  That is the present value of costs exceeds monetary 

benefits in respect of additional rental income from 41 Tarbert Street and 

building operating efficiency gains.  

The development results in significant intangible benefits in terms of increased 

community pride and utilisation, increased visitor numbers and user experience. 

Option three (single cultural hub) is expected to maximise the potential non-

monetary, quantitative and qualitative, benefits to the wider community and to 

the Council.  In addition, options two and three are expected to expose the 

Council to the least project, business and strategic risk. 

In terms of an overall assessment of the four options: 

1) The status quo option is rejected on the basis that it fails to address the 

identified issues, does not achieve the objectives, is not expected to 

realise potential benefits and exposes the Council to continuing business-

related and strategic risks. 

2) Option two is also rejected.  For a net economic investment of $5.070 

million in today’s dollars terms, it is expected to only achieve 15% of the 

total potential benefits.  In addition, retaining the on-site storage spaces 

and incorporating the Library within the existing floor plan is likely to 

constrain opportunities for exhibitions and limit the over user experience. 

3) Option three provides the best overall balance between economic cost, 

potential benefits and exposure to risk.  For an additional $0.258 million 

in net economic costs, it provides an additional 85% of the potential 

benefits. 

4) Option four is rejected on the basis of diminishing marginal returns.  An 

additional $2.382 million net economic costs in today’s dollar terms 

provides additional floor space and a distinctive statement build.  

However the working group analysis indicated that this option provides 

slightly less potential benefits and exposes the Council to higher risk than 

Option Three. 

Overall the recommended option is: 

Option Three –Create a Single Cultural Hub. Redevelop Central Stories to include 
the Alexandra Library, a new café and internal toilets. 
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The following table summarises the key results of the overall economic analysis 
for each option. 

Table 12 – Summary of the comparative economic appraisal of the Short-listed Options ($millions) 

Description 

  Option 
One: 

Business as 
Usual 

(Status Quo)  

Option Two:  

Core 
Museum 

and Library 

(Do 

Minimum) 

Option 
Three: 

Cultural Hub 

(Preferred 

Way 

Forward) 

Option Four: 

Distinctive 
Cultural Hub 

(More 

Ambitious) 

Cost-benefit analysis of monetary costs and benefits ($millions): 

Appraisal Period 25 25 25 25 

Present Value of Capital 

Development Costs 
$0.290 $4.594 $4.442 $6.692 

Present Value of Other 

Capital Costs 
$0.000 $0.879 $1.074 $1.074 

Present Value of 

Operating Costs 
$0.000 $0.270 $0.466 $0.624 

Less Present Value of 

Benefits 
$0.000 -$0.673 -$0.655 -$0.680 

Total Net Present Cost $0.290 $5.070 $5.328 $7.710 

Multi-criteria analysis of non-monetary benefits: 

Weighted Benefit Score Low Medium High High 

Multi-criteria analysis of risks 

Risk Score (out of 25) 
Low Medium Medium 

Medium/ 

High 

Overall 

Recommendation 
  

Preferred 

solution 
 

 

The Commercial Case 
This section outlines the proposed procurement approach for outsourced goods, 
services and works in relation to the preferred option. A planned procurement 
approach is outlined for a construction, design and consulting services, as well 
supporting consultancy services. 

Procurement Strategy  

The procurement strategy for the design and build of the proposed project will 
follow current CODC procurement policy and procedures. 

All CODC procurement activity must be conducted in a manner which ensures the 
Council maintains a reputation of being fair, transparent and unbiased towards 
suppliers, and is evidenced through sound and robust record keeping. 

All significant procurements also are expected to have regard to the Government 
Rules of Sourcing and the relevant requirements of the Auditor-General.   

The key focus of the Rules of Sourcing is the importance of open competition – 
giving all businesses the chance to participate, and giving them enough time to 
respond to opportunities properly.  They also help to: 

 align New Zealand procurement practice with international best practice 
 encourage more strategic procurement approaches 
 foster competition and innovation, resulting in better solutions. 

In certain circumstances, goods and/or services may be procured from a single 
supplier without a preferred supplier agreement and without considering other 
suppliers.  In each case, the approval for sole-sourced procurement must be 
provided by the Chief Financial Officer. 

Taking into account the potential value of procurement and the potential risk to 
CODC, the following principles apply: 

 Appropriate allocation of risk – Risks should be allocated to the party 
best placed to control or manage these.   
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 Monitoring and accountability – Contracts and supplier relationships will 
be managed in accordance with good contract management practice. 
Performance measurement may be used where appropriate. 

 Integrity – CODC takes a transparent approach to procurement, using 
rigorous and consistent processes for selection, evaluation and ongoing 
management. 

Required Works, Goods and Services 

Developing the preferred solution will require extensive design and construction 
works.  The required works, goods and associated consulting services potentially 
need to be procured from the following suppliers, either under a combined 
contract or separately:  

 project management professionals 
 architects  
 structural, civil and geotech engineers  
 building services engineers  
 fire engineers  
 cost consultant 
 civil construction contractors. 

Physical goods required are likely to include items such as information technology 
hardware, multi-media displays, shelving system and display stands. While 
significant, these are treated as tactical procurements and managed through 
existing pre-competed supplier arrangements. 

Procurement Approach and Timetable 

In developing the earlier January 2018 Feasibility Report and analysing 
stakeholder needs, CODC engaged Breen Construction for initial designs and 
rough order cost-estimates, based on per m2 costings.  This analysis has been 
used as the basis for the costing models used in this business case. 

The working group has indicated that given the nature of the local construction 
market and current procurement policies, an open tender approach would 
typically be ruled out, in preference for either a single stage closed tender and/or 
pre-competed supplier panel approaches. 

The working group considered alternative and feasible procurement approaches 
to the development.  The options analysis recommended a traditional design and 
construct approach be adopted. 

Design and Construct Approach 

Using a design and construct approach would enable CODC to enter into a 
partnership arrangement with a construction partner who is contracted to 
undertake both the design and construction works.  The supplier would provide a 
project manager and a design team for early preliminary design work.  These 
initial designs could then be used as the basis for consulting with the public and 
seeking feedback prior to construction. 

This approach has the benefit of enabling early contractor involvement.  As the 
supplier is selected and contracted prior to the completion of the detailed design 
work, they can provide valuable input into the design and improve buildability.  It 
can also enable a more collaborative working relationship between the 
contractor, the consulting/design team and CODC. 

While this may mean that the scope of the contractor cannot be completely 
specified at the outset, making final pricing uncertain, the balance of the scope 
can be awarded once the design is finalised and the pricing negotiated.  

While CODC will have input into the preliminary design, there is also a risk that it 
could have less influence over later variations in design.  While it can be more 
difficult to maintain quality control, these risks can be managed through setting 
clear expectations and professional contract management.  

A final procurement timetable will be developed by the Project Manager, in 
liaison with the Project Control Group and the procurement team.  This will be 
approved by the Project Steering Group.  An indicative timeline is provided below. 
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Table 13 – Outline Procurement Timetable 

Key Milestone Expected Timing Notes 

Council Approval of 
the business case 
recommendations 

18 December 2019  

Appoint the Project 
Manager 

January 2020 Responsible for the internal project 
management of the design and 
construction phases of this project, 
including general oversight of the 
procurement process. The Project 
Manager will develop the Procurement 
Plan, coordinate the design and 
construction teams, and is responsible for 
ongoing contract management. 

Annual Plan 
consultation for 
design work 

Feb – May 2020 Include design work costings in annual plan 
budgets for Council and community review 

Contract with 
Supplier for design 
work 

August 2020 Architect appointed first followed by 
structural and services engineers 

Complete preliminary 
design and costings 

Oct - Dec 2020 3 months 

Include project 
costings in Council’s 
long term plan public 
consultation process 

Feb - May 2021 3 months 

Complete Detailed 
Design 

May - Aug 2021 12 Weeks 

Construction 
commences 

September 2022 – 
Feb 2024 

Groundworks, demolition and decanting. 
18-month construction period. 

Furniture, Fittings 
and Equipment 
procurement 

Dec 2024  

Risk Allocation 

The general principle is that risk should be borne by the party best able to 
manage the risk, subject to optimising value for money for CODC over the term of 
the contract.  Indicative risk allocations are shown below. 

Table 14 – Procurement risk allocation matrix 

Project Risks 

Potential Risk Allocation 

Notes CODC Supplier Shared 

Design risk    
The Council approves the 
preliminary, detailed and 
developed designs  

Design 
development risk 

   

While supplier is contracted for 
both design and build, CODC 
needs to ensure that user 
requirements are met 

Construction and 
development risk 

   

Subject to project manager 
oversight, the supplier will be 
responsible for delivering to 
milestone targets 

Transition and 
implementation 
risk 

   
CODC is responsible for business 
change management 

Availability and 
performance risk 

   
Subject to project manager 
oversight 

Operating and 
control risks 

   
Subject to service level 
agreements 

Termination risks     

Residual value risks     

Financing risks     

Legislative risks     

Other project risks 
   

Re contract terms for deliverables 
and milestones 



Central Stories Business Case | Reinvigorating Central Stories as a Highly Valued Community Amenity 

Page 42 

Risks associated with the design, legislative and other project risks would be 
appropriately shared between CODC and the potential suppliers depending on 
the contract terms.  Risks relating to transition and implementation, operating, 
obsolescence and financing are more appropriately retained and managed by 
CODC. 

Two specific risks that should be considered with this procurement include: 

 the availability of local suppliers is limited both by choice and competing 
demand for services, and  

 high demand for civil contractors in the region may drive up potential 
contract prices. 

Payment Mechanisms and Contract Terms 

Payment mechanisms provide incentives for suppliers to continue to provide 
value for money over the contract terms.  These mechanisms, compliant with the 
Construction Contracts Act 2002 and subject to negotiations with potential 
service providers during the procurement phase, will likely involve the application 
of the following mechanisms: 

 Fixed fee basis – purchasing goods or services according to an agreed 
fixed fee.  This could include cost plus materials or disbursements.   

 Target Outturn Cost (TOC) – agreed forecast cost.  In the case of the 
design and construct approach, it will not be possible to agree a fixed fee 
with the construction contractor ahead of the preliminary design work. 

 Progress payments basis – making payments linked to key contract 
milestones and deliverables. 

The payment arrangements and contract terms will follow current CODC 
procurement policy and procedures, and align with industry best practice.  

The responsibility for managing delivery under the contract as well as supplier 
relationship management will pass to the Project Manager on the signing of the 
contract.  This person will act as the Contract Manager, developing a contract and 
relationship management plan in consultation with the successful supplier. 

The Financial Case 
The purpose of this section is to set out the funding requirements of the preferred 
option and to demonstrate that it is both affordable and can be funded from 
available resources and revenue sources.  

The financial analysis model is in respect of the preferred option: 

Option Three – Create a Single Cultural Hub. Redevelop Central Stories to include 
the Alexandra Library, a new café and internal toilets. 

The financial appraisal differs from the previous economic options appraisal in the 
following respects: 

 the financial appraisal is concerned with affordability to the Council of the 
preferred solution rather than the marginal social-economic value of the 
competing options, and 

 the financial models are expressed in terms of the accounting impacts to 
the Council’s Balance Sheet and Income and Expenditure accounts.  

The financial analysis cost estimates are based on: 

 the build cost estimates provided by Breens Construction for the 
feasibility study report 

 Building operating cost benchmarks are based on TEFMA tertiary 
education sector analysis, and 

 additional information provided by CODC officials. 

Assumptions 

The financial analysis makes the following assumptions in relation to operating 
and capital costs: 

 a valuation date of 1 January 2020 

 the appraisal period used for the financial analysis period is assumed to 
be 25 years 
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 inflation on building costs during the construction phase only at 1.72% 
per annum14 

 building development  costs are based on the rough order of cost 
estimates provided by Breen Construction to the development of the 
2018 Feasibility Study (updated by 5% inflation to 1 January 2020) 

 capital development costs include a contingency margin of 30% to allow 
for uncertainty at this stage of the business case development 

 depreciation of building assets is allocated on an average straight line 
basis over 40 years 

 initial capital expenditure on fixtures, fittings and equipment is expected 
to be replaced in full every five years  

 depreciation of fixtures, fittings and equipment is allocated on an average 
straight line basis over five years 

 marginal efficiency savings of 10% on building related operating costs per 
m2 in relation to maintenance, cleaning, water, energy and security are 
offset by the additional operating costs of any extensions to Central 
Stories and the new build off-site storage facility 

 additional commercial net rental income of $40,000 per annum is 
assumed to be received in respect of the vacated 41 Tarbert Street 
building 

 staffing and salary-related costs are expected to remain unaltered as a 
result of the project and are ignored in the financial analysis, and 

 all figures are GST exclusive. 

 

                                                           
14 Source https://treasury.govt.nz/information-and-services/state-sector-leadership/guidance/financial-reporting-

policies-and-guidance/discount-rates/discount-rates-and-cpi-assumptions-accounting-valuation-purposes.  

Summary of Development Costs 

Overall development costs for the Central Stories redevelopment are estimated 
to be $5.128 million over the development period from 1 January 2020 to 
completion in February 2024.   

Table 15 – Summary of Central Stories Development Costs ($, GST exclusive) 

Year Ending 31 December 2022 2023 2024 Total 

Research and Development Costs  $15,128   $25,648   $10,436   $51,212  

Building works incl infln @5% to 

2020 

 $718,425   $1,217,970   $495,568   $2,431,963  

Contingency @ 30%  $202,373   $343,090   $139,597   $685,060  

Consultants Fees @ 20%  $222,283   $376,844   $153,330   $752,458  

Consents and Fees  $9,077   $15,389   $6,261   $30,727  

Fixtures, Fittings and Equipment  $-     $-     $521,778   $521,778  

Post contract building 

adjustments 

 $-     $-     $31,307   $31,307  

Landscaping and parking  $-     $-     $20,871   $20,871  

New build offsite storage  $133,887   $226,983   $92,355   $453,224  

Sub-total CAPITAL  $1,301,174   $2,205,924   $1,471,502   $4,978,600  

Institutional representation    $15,000   $25,000   $10,000   $50,000  

Relocation of collections  $30,000   $50,000   $20,000   $100,000  

Sub-total OPERATING  $45,000   $75,000   $30,000   $150,000  

TOTAL Building Works  $1,346,174   $2,280,924   $1,501,502   $5,128,600  

 

Assets underpinning the delivery of services will be on the CODC balance sheet 
and capitalised at the completion of the project.   

 

https://treasury.govt.nz/information-and-services/state-sector-leadership/guidance/financial-reporting-policies-and-guidance/discount-rates/discount-rates-and-cpi-assumptions-accounting-valuation-purposes
https://treasury.govt.nz/information-and-services/state-sector-leadership/guidance/financial-reporting-policies-and-guidance/discount-rates/discount-rates-and-cpi-assumptions-accounting-valuation-purposes
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The table assumes that the CODC project-related costs and the costs of decanting 
the collections cannot be capitalised.   

During the construction phase, the CODC Project Manager will be responsible for 
day-to-day financial management and reporting regularly to the Project Control 
Group. 

Overall Affordability and Funding 

Based on current rough order of cost estimates and the assumptions made 
above, the expected building development costs of the project are estimated as 
$5.128 million over the period to completion in February 2022.  

These expected costs are estimates only.  While they contain a contingency 
allowance of 30% to allow for uncertainty at this stage of the analysis, it is 
recommended that additional cost estimates be commissioned, based on the 
current option three requirements, before making final funding decisions. 

In addition the planned enhancements to the current Central Stories facility and 
the new storage building will impose additional operating costs to CODC in terms 
of additional depreciation charges and building operating costs.  The latter are 
expected to be offset marginally by increased efficiencies as a result of 
contemporary building standards and design and additional rental income from 
the vacated 41 Tarbert Street building. 

The Council currently sets a targeted rate for library services as a uniform charge 
per rating unit.  The targeted rates are set as a uniform charge of $109.51 for 
each rating unit.  These library charges are applied to operations and 
maintenance of libraries, including the Alexandra Library at 41 Tarbert Street. 

On completion of the project, these existing charges will be effectively applied to 
the running costs of Central Stories.  Unless the rates are increased, this funding 
arrangement makes no overall difference to the overall CODC accounts or to the 
funding gap calculations. 

The overall net funding required is estimated as: 

Year Ending 31 December 2020 2021 2022 2023- 

Capital funding required $1,301,174 $2,205,924 $1,471,502 $0 

Operating funding required $45,000 $75,000 $30,000 $154,350 

 



Summary of Impacts on the CODC Accounts and Funding Gaps 

The estimated financial impacts of the project on CODC are shown below over the full 25 year period of the analysis, for the preferred option (Option 3: Cultural Hub).  

Table 16 – Impacts on the balance sheet, income and expenditure accounts, and resultant funding gaps ($ estimates, all GST exclusive) 

Year Ending 31 December 2021 2022 2023 2024 2025 2026-2030 2031-2035 2036-2040 2041-2045 

Capital Budget: 

Research and Development Costs $15,128 $25,648 $10,436 $0 $0 $0 $0 $0 $0 

Building works incl infln@5% to 2020 $718,425 $1,217,970 $495,568 $0 $0 $0 $0 $0 $0 

Contingency @ 30% $202,373 $343,090 $139,597 $0 $0 $0 $0 $0 $0 

Consultants Fees @ 20% $222,283 $376,844 $153,330 $0 $0 $0 $0 $0 $0 

Consents and Fees $9,077 $15,389 $6,261 $0 $0 $0 $0 $0 $0 

Fixtures, Fittings and Equipment $0 $0 $521,778 $0 $0 $734,65415 $734,654 $734,654 $734,654 

Post contract building adjustments $0 $0 $31,307 $0 $0 $0 $0 $0 $0 

Landscaping and parking $0 $0 $20,871 $0 $0 $0 $0 $0 $0 

New build offsite storage $133,887 $226,983 $92,355 $0 $0 $0 $0 $0 $0 

Total Increased Capital Costs $1,301,174 $2,205,924 $1,471,502 $0 $0 $734,654 $734,654 $734,654 $734,654 

Impacts on Income and Expenditure: 

Institutional representation   $15,000 $25,000 $10,000 $0 $0 $0 $0 $0 $0 

Relocation of collections $30,000 $50,000 $20,000 $0 $0 $0 $0 $0 $0 

Building operating costs (less 

efficiencies) 

$0 $0 $0 $25,529 $25,529 $127,645 $127,645 $127,645 $127,645 

Depreciation added - Buildings $0 $0 $0 $124,465 $124,465 $622,325 $622,325 $622,325 $622,325 

Depreciation - Fixtures, fittings and 

equipment 

$0 $0 $0 $104,356 $104,356 $521,778 $521,778 $521,778 $521,778 

Total Increased Operating Costs $45,000 $75,000 $30,000 $254,350 $254,350 $1,271,748 $1,271,748 $1,271,748 $1,271,748 

Less Rental Net Income Received $0 $0 $0 ($100,000) ($100,000) ($100,000) ($100,000) ($100,000) ($100,000) 

Operating funding required $45,000 $75,000 $30,000 $154,350 $154,350 $1,171,748 $1,171,748 $1,171,748 $1,171,748 

 

                                                           
15 Funded from accumulated depreciation. 
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The Management Case 
The management case outlines the achievability of this proposal, setting out the 
arrangements required to ensure successful delivery of the objectives. Best 
practice project management methodologies and capabilities are proposed to be 
employed by CODC to effectively govern and manage the project delivery, to 
coordinate change, to realise benefits and to manage project risks. 

Project Governance and Management Structure  

The project will be managed in accordance with existing CODC project 
management standards, processes and procedure, using accepted best-practice 
methodologies and capabilities.   

Projects are expected to follow a staged approval process to ensure that decision-
makers are fully engaged in a timely manner to direct the project.  Each project 
has a tailored project management framework to ensure that risks associated 
with project deliverables, operational delivery and business continuity are 
identified and managed effectively.  

All CODC projects must utilise appropriate project governance for the scale of the 
project.  This is achieved through the explicit identification and allocation of roles 
and responsibilities for project delivery, and the delegation of appropriate 
decision making authorities to project managers and governance bodies.   

The Project Manager has overall accountability for the delivery of the project and 
ultimately the realisation of the benefits.  While the accountability and authority 
to make decisions affecting the progress of the project sits with the Project 
Executive, responsibility of the day-to-day management of the project will be 
delegated to the Project Manager. 

In addition the roles and responsibilities of other project team members and 
business owners in relation to change management, benefits realisation and risk 
management will be formally assigned as part of the project planning and 
management process.   

The diagram below summarises the reporting and accountability for governance 
and management of both the construction project (project management) and 
ongoing business as usual. 

The Central Stories Project Manager will be responsible for all design and 
construction management.  This includes: 

 project programming and scheduling 
 budget management and reporting 
 coordinating design inputs 
 project reporting and record-keeping 
 quality control 
 health and safety compliance monitoring 
 authorising contract instructions 
 risk identification, reporting and monitoring 
 assistance with contract management, and 
 monitoring consent compliance. 

 

Project Reporting 

The implementation of this project is governed through a clear structure of 
accountability and reporting.  The Project Control Group will report to the CODC 
Executive Team on a regular monthly basis, or as required. 

In addition to regular Project Control Group meeting agendas and minutes, 
project status reports should be produced fortnightly and distributed to the 
project team during construction. 

Key areas of reporting will include: 

 Construction performance (timeframes, budget, benefits and risks) 
 General progress 
 Key milestone performance 
 Dependencies 
 Critical risks and issues. 
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Schedule Management 

Once an external Project Manager has been appointed, a Project Plan will be 
developed for approval by the Project Control Group.  Subject to the 
requirements of the agreed vendor contracts, any additional documentation and 
planning (including change management planning, benefits realisation and risk 
management planning, etc.) will be developed in accordance with CODC 
procedures and industry best practice. 

Table 17 – Indicative Implementation Timetable 

Key Project Milestone Approximate 
Duration 

Completion  

Approval of business case 
recommendations 

 December 2019 

Project Control Group 
established 

1 month January 2020 

Project Manager appointed 2 months January 2020 

Project Plan developed 2 Months February 2020 

Contract with Supplier for 
design work 

3 months September 2020 

Complete Preliminary design 3 months December 2020 

Public consultation 3 months June 2021 

Complete detailed design 3 months August 2021 

Building Consents 2 months July 2022 

Building construction contract 18 months 
September 2022 - February 
2024 

Post Implementation Review 2 months December 2024 

 

Change Communications and Engagement 

Communications and engagement are critical work-streams for this project, 
particularly as community expectations have been raised as part of the previous 
rounds of consultation.   Affected stakeholders include any individuals, CODC staff 
groups or organisations that could be affected by, or perceive themselves to be 
affected by the project. 

The Central Stories Project Manager will be responsible for managing stakeholder 
and supplier relationships.   

A Communications Plan will be commissioned by the Project Control Group to 
include: 

 stakeholder analysis by category, classified by influence and interest 
 key messages 
 channels of communication 
 responsibility for communication 
 timing 

Key considerations for developing this strategy include the current status of 
relationships with key stakeholders, as well as possible resistance to the project 
among the community.  The Plan will be updated as the project progresses, with 
status updates regularly provided to the CODC Executive Team via the Project 
Sponsor. 

Benefits of Management Planning 

Tracking and monitoring the realisation of expected benefits is critical, to ensure 
that the project successfully achieves intended objectives.  A successful 
investment in change can result in both winners and losers, can be affected by 
external factors, and can result in gains that may not be easily measurable.  

The management and delivery of benefits follows the CODC’s approach to 
benefits management, and sets out the processes by which the benefits will be 
identified, managed and successfully realised. 
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Benefits Register 

The Benefits Register is a key document used to track benefits information.  It is a 
useful tool both at the organisation level, and at the project level, to summarise 
the plan and status of benefits in a clear and simple way. 

The Project Manager has overall responsibility for the delivery of project benefits.  
She can delegate the ongoing monitoring and collation of benefit information to 
the Benefits Owners identified in the Benefits Register.  

The Benefits Register is to be reviewed and updated on a quarterly basis. 

Benefits Reporting 

Benefits tracking and progress will be reported to the CODC Executive Team as 
part of the regular reporting requirements for the project. 

Risk Management 

A Risk Management Plan will be developed by the Project Manager and approved 
by the Project Control Group. 

Risk Register 

The Risk Register will include a specific description of events which may transpire 
and their likely impact on the achievement of the project objectives.  The Risk 
Register for this project will be developed by the Project Control Group.  An initial 
risk register has been developed (sample attached in the appendices). 

Issues Register and regular risk reporting 

The Issues Register will list all events that are having an impact on the project and 
its ability to deliver the agreed outputs and outcomes.  Significant risk events and 
issues will be reported through the regular project status reports to the Project 
Control Group. 

Assurance and Review 
A Post Implementation Review will be undertaken following the completion of 

this project, after all material project activities and deliverables have been in 

place long enough to allow for objective judgements to be made about quality or 

performance.  Interviews, focus groups and surveys and other artefacts will be 

used as the evidence bases for these judgements. 

Approval and Next Steps 

This Business Case seeks approval in principle to proceed with the 
commencement of the project to redevelop and reinvigorate Central Stories.  
Given the length of time and the changes to the initial concepts and cost 
estimates provided by Breen Construction to support the development of the 
2018 Feasibility Report, the project team propose to seek updated price 
estimates and update this business base as the basis for seeking formal funding 
approval.  
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Appendix One: Investment Logic Map 
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Appendix Two: Initial Analysis of the Long list 
Options 
investment objectives and critical success factors (the assessment criteria).  The 
following four-point ranking basis was agreed by the workshop panel as being fit 
for purpose for the qualitative analysis. 

 

 The option strongly meets the criteria, in all respects 

 The option broadly meets the criteria, in most respects 

 The option may meet the criteria, in some respects 

 The option does not meet the criteria i.e. fails in all 
respects 

 

This initial appraisal also involved trading off relative advantages and 
disadvantages of each alternative, taking into account all available evidence on 
potential costs, benefits and risks.  The results were moderated for consistency 
and as additional information became available. 

The process resulted in alternative choices either being identified as the preferred 
choice, carried forward for further consideration as part of the short list, 
considered as a potential carry forward, or being removed (or discarded) from 
further consideration. 

Note that the status quo option constructed from the status quo choices in all 
seven categories is always carried forward to the short-list for further economic 
appraisal as the baseline comparator. 

Services and experiences (Scope) choices 

This category considers the range and mix of potential services and experiences 
that could potentially be provided by Central Stories.  Five alternative service 
mixes were identified and assessed in addition to retaining the status quo.  A 
single-site cultural hub option was preferred as it provides strong strategic 
alignment, enables space for a greater variety of displays and attractions, as well 
as providing opportunities for more efficient use of Council facilities. 

Moving the museum to another specialist site (including the possibility of utilising 
the Tarbert Street facility) was discounted as Central Stories was developed as a 
specialist museum facility and there will be expectations that it remain so. Moving 
the Library to Pioneer Park also has challenges: 

 potential for user disruption and the logistical difficulties of decanting 
library collections while maintaining an adequate level of service, 
especially if protracted 

 possible intrusion on green spaces if significant extension to the Central 
Stories footprint is required, and 

 mixed feedback about the move. 1500 people provided feedback on the 
issue and 56% (mostly in the 18-54 age group) were against moving the 
library  
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Table 18– Assessment of Services and experiences choices 

Criteria 

Services and Experiences (scope) Choices 

Status Quo: 

i-SITE, Museum, Art Gallery 
and Cinema. 

 

Separate Alexandra 
Library 

Museum & Art Gallery: 

i-SITE, Museum, Art 
Gallery, and Cinema 

Plus café, internal toilets 
and outdoor activities. 

Separate Library 

Museum & Library:  

i-SITE, Museum, Library 

and Cinema 

Plus café, internal toilets 
and outdoor activities. 

Separate Art Gallery 

Library & Art Gallery: 

i-SITE, Library, Art Gallery 

and Cinema 

Plus café, internal toilets 
and outdoor activities.  

Separate Museum.  

Single Cultural Hub: 

i-SITE, Museum, Library, Art 
Gallery and Cinema 

Plus café, internal toilets 
and outdoor activities.  

Extended One-stop 
Community Hub: 

i-SITE, Museum, Library, Art 
Gallery, Cinema & Café 

Plus Council services, 
meeting & artisan spaces, 
pop-up retail. 

Community relevance       

Access to user experiences       

Authentic attractions       

Efficient facilities       

Strategic fit        

Value for Money       

Supplier capacity & capability       

Affordability       

Achievability       

Advantages 

The i-SITE and cinema 
attract foot-traffic.  (50% of 
i-SITE customers are locals, 
e.g making travel & holiday 
bookings). 

No impact on existing 
footprint, access to 
storage. Café attracts users. 
Facilities for families/ 
children. 

Focuses on core council 
activities. Benefits from 
collocating Library and 
Museum services. Other 
potential gallery sites. 

Focus on cultural benefits. 
Include Eden Hore storage 
& display. Library & Café 
attract more visitors and 
increase footfall. 

Library and Café attract 
footfall. Opportunities for 
efficiency increases as well 
as visitor numbers. 

Opportunities for efficiency 
increases as well as visitor 
numbers and retail 
revenues. 

Disadvantages 

Unwelcoming & uninviting. 
Lacks vibrancy. Limited by 
storage space constraints, 
incl. Eden Hore. Duplicated 
staff facilities 

Additional space needed 
for people or storage. 

The Art Gallery is well-
regarded. Cultural benefits 
align with well—being 
policy goals. 

Expectations that Central 
Stories be used as a 
Museum. Cost of specialist 
fit-out for a separate 
Museum. Decant issues. 

Requires extension to 
footprint and/or removal of 
storage. Some risk that 
Tarbert St becomes a 
“stranded” asset. 

Council services and 
meeting spaces not well- 
aligned. Requires extension 
to footprint. Risk that 
Tarbert St is “stranded”. 

Overall Assessment Carry Forward  Discard Potential Carry Forward  Not considered further Preferred Discard 
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Facility build type and standard (Solution) choices 

This category considers the choices for potential solutions for redeveloping the 
Central Stories and Central Library buildings.  A range of options were considered, 
from a straight-forward refurbishment of the current buildings through to new 
build options, both within the existing footprint and with extended floor area.   

The status quo option is to carry out backlog maintenance to both the Central 
Stories and Central Library buildings, including any necessary seismic 
strengthening and asbestos removal.  However this does not address any of the 
key problems identified by stakeholders. 

The feasible alternatives for build quality, footprint and nature of the proposed 
facility (or facilities) was considered by the panel, including the potential trade-
offs in cost, benefits and complexity.  Three distinct build types were considered: 

 Standard - A conventional build based on current industry standards.  
While limiting costs, this would neither provide an inspiring facility that 
would neither attract users, nor provide a sense of pride, ownership and 
belonging.   

 Customised and design-led – This can include design elements that offer 
functionality and uplifting aesthetics within the building framework.  This 
could include the removal of interior walls to provide generous and 
striking open spaces.  This supports the need for a welcoming and 
inspiring place. 

 A distinctive statement building - A distinctive building that would 
uniquely identify itself as being a World of Difference.  This could include 
either a unique and iconic exterior design, or a combination of exterior 
and interior elements.  This was seen as a strong element for attracting 
and retaining regional and international visitors. 

The less ambitious, and less inspirational, standard build option was discounted 
from further consideration as it did not sufficiently achieve the desired objectives 
and identified business needs. 

The most ambitious iconic new build building option strongly achieves the 
objectives and would attract visitors.  A new build (for the library for example) on 
an adjacent park site offers unconstrained design requirements, less disruption to 

users, more straightforward development and potentially lower capital 
development costs (though this is untested).  Key issues are the availability and 
clearing of a suitable site.  While other potential sites were discussed by the 
panel, they were strongly influenced in their analysis of the trade-offs by the ideal 
location of the current Central Stories building on the edge of Pioneer Park.  
However this option scored lowly for affordability and was discarded. 

The intermediate, transformational options were preferred because it was 
considered as most likely to meet stakeholder needs.  This assumes that the 
current buildings are structurally sound and can be redeveloped. 

A design-led redevelopment of Central Stories was preferred as it provide the 
best potential balance of cost, benefit and risk.   
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Table 19– Assessment of facility build and standard (solution) choices 

Criteria 

Facility Build Type and Standard (solution) Choices 

Deferred maintenance of 
current Central Stories and 

Central Library buildings 

Refurbish both buildings (to 
current standards) 

Redevelop Central Stories 
(Design-led, incorporating 
custom-designed features) 

Redevelop Central Stories 
(Distinctive statement build) 

New build Central Stories 
building (iconic, unique and 

recognisable) 

Community relevance      

Access to user experiences n/a n/a n/a n/a n/a 

Authentic attractions n/a n/a n/a n/a n/a 

Efficient facilities      

Strategic fit       

Value for Money      

Supplier capacity & capability      

Affordability      

Achievability      

Advantages Low cost. Affordable Balances wow factor and cost.  
Opportunities to extend the 
footprint & to make it fit of 
purpose. 

Provides a wow factor. 
Opportunities to extend the 
footprint & make it fit of purpose. 

Opportunities to redesign to 
make fit of purpose. 

Disadvantages No wow factor. Unwelcoming & 
uninviting. 

Does not free up space for 
displays and shared use areas. 

No wow factor. Unattractive & 
uninspiring. 

 High costs per m2. High costs per m2. 

Overall Assessment Carry Forward as Status Quo Not considered further Preferred Potential Carry Forward Discard 
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Offsite storage (solution) choices 

This section considers potential solutions relating to the storage of the physical collections.  While storing the museum collections on-site provides the most convenient 
access, it represents inefficient use of valuable centrally located space and limits the amount of display and shared spaces. The working group was relatively indifferent 
between the rental and purchase options. However it was noted that the new build alternative could be used to integrate and rationalise the existing dispersed regional 
museum storage arrangements, with both strategic alignment gains and access to potential additional funding sources.  

Table 20– Assessment of off-site storage choices 

Criteria 

Off-site Storage (solution) Choices 

Status Quo: On-site storage &  
research spaces 

Redevelop 41 Tarbert Street 
as an off-site storage facility 

Existing off-site storage 
building - rent 

Existing off-site storage 
building - purchase 

New build off-site storage 
facility 

Community relevance      

Access to user experiences      

Authentic attractions      

Efficient facilities      

Strategic fit       

Value for Money      

Supplier capacity & capability      

Affordability      

Achievability      

Advantages Retains immediate access to all 
collections 

Removing lower use and lower 
value collections frees up space. 

Flexibility to purchase storage 
space as needed.  Opportunities 
to address district-wide need for 
museum storage space. 

Greater control over design and 
alternative uses of building.  
Opportunities to address district-
wide need for museum storage 
space. 

Bespoke design to meet specialist 
needs.  Opportunities to address 
district-wide need for museum 
storage space (and to access 
alternative funding sources). 

Disadvantages Space constraints limit shared 
spaces and displays (including 
Eden Hore Collection) 

Limited by having to redevelop 
within the constraints of the 
existing building. Opportunity 
costs of using a central retail 
location. Alternative tenanting 
opportunities are likely. 

May be limited by availability of 
suitable building in convenient 
location. May limit ready access 
by Central Stories staff. 
Specialised fit-out required. 

May be limited by availability of 
suitable building in convenient 
location. May limit ready access 
by Central Stories staff 
Specialised fit-out required. 

May be limited by the availability 
of a suitable greenfields site that 
is close enough to provide access.  

Overall Assessment Carry Forward as Status Quo Discard Potential carry forward Potential carry forward Preferred 
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Service delivery choices 

This category of choice considers potential solutions for the delivery of facility 
solution by potential suppliers. 

Table 21– Assessment of service delivery choices 

Criteria 

Service delivery choices 

Pre-approved 
panel contractors 

Design and 
construct– single 

contract  

Traditional design 
and build – 
separate 
contracts 

Strategic 
Partnership (to 
design, build, 

and/or operate) 

Advantages Suitable for 
business as usual 
maintenance 

Suitable for 
simpler standard 
builds 

Suitable for more 
complex 
developments 

Can be used to 
build a 
collaborative 
relationship with 
suitable partner 

Disadvantages Potential 
criticism for using 
a closed 
procurement 
process 

May limit access 
to specialist 
design skills 

Longer 
development 
period and more 
complex contract 
management 

Potential delays 
due to 
negotiations and 
ownership risks. 

Overall 
Assessment 

Carry Forward as 
Status Quo 

Preferred 
Potential carry 

forward 
Discard 

Using the traditional design and build approach, a detailed design is developed 
and agreed as the basis for market engagement and costings.  This traditional 
approach usually sees the design, tender and construction carried out 
sequentially.  The risk of this approach is that CODC cannot fix the price until the 
construction supplier has been contracted and then carries the risk of subsequent 
design changes. 

Using a design and construct approach CODC would contract a design team for 
early preliminary design work, but the construction partner is contracted to 
complete the design and construction works.  CODC would control the initial 
design work and subsequent design risk are borne by the supplier.  This is the 
preferred CODC approach.  

Implementation choices 

This category considers the choices for the pace and timing of the changes 
needed to implement the preferred way forward. 

Table 22– Assessment of implementation choices 

Criteria 

Implementation  choices 

Business as usual 
programmed 
maintenance 

Slow track, by 
2023 

Phased, Central 
Stories by 2022, 

41 Tarbert Street 
by 2023 

Big bang, by 2022 

Advantages No real issues with 
either disruption or 
timing. 

More considered 
development 

Enables phasing of 
the Central Stories, 
Library and storage 
as separate projects  

Reduces 
stakeholder risks 
and likely 
disruption to user 
services. 

Disadvantages Does not enable 
the achievement of 
the objectives for 
change 

Increases risks of 
disruption of user 
access to services. 
Stakeholder risks & 
potentially cost 
overruns. 

Some disruption 
and delays 
possible.. 

Increases the 
complexity of the 
implementation. 
Accessing suitable 
supplier capacity 
may be an issue. 

Overall 
Assessment 

Carry Forward as 
Status Quo 

Discard? Preferred 
Potential carry 

forward? 

A protracted implementation in rebuilding the current building would disrupt user 
access to services and expose the Council to risk.  Shorter implementation periods 
were preferred. 

A phased implementation period (with the build phased over two to three years) 
was preferred as it provides an appropriate balance between managing 
disruptions to library services and delivering successful change.  
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Funding choices 

This category considers the choices for potential funders and funding 
arrangements  

Table 23– Assessment of funding choices 

Criteria 

Funding choices 

CODC operating 
and capital 

funding 

CODC equity plus 
borrowing to 

fund capital gap 

CODC equity plus 
Community 

funding (grants, 
donations) 

support 

CODC equity plus 
Strategic Partner 

(equity) 

Advantages Simple Simple. Could 
enable CODC to 
transfer the risks of 
cost overruns 

Partnership with 
community 

Opportunity to 
collaborate with a 
strategic partner 

Disadvantages Limits the 
development to 
current LTP 
thresholds. 

Subject to any 
existing CODC 
borrowing 
constraints. 

Uncertainty about 
achieving funding 
targets. CODC 
would have to 
underwrite 
shortfalls. 

More complex with 
potential delays & 
equity/ ownership 
risks. Depends on 
availability of a 
suitable partner. 

Overall 
Assessment 

Carry Forward as 
Status Quo 

Preferred 
Potential carry 

forward? 
Discard 

Funding capital and operating from CODC resources was preferred.  A single 
funding source streamlines the decision-making process and simplifies delivery. 

Should additional funding be required to meet any shortfalls, either due to the 
scale of the project or prevailing financial conditions, private borrowing was 
preferred to seeking a strategic partner or community funding.  Any private 
borrowing would have to be serviceable and within approved borrowing limits. 

The working group also considered external funding grants and canvassing 
potential benefactors for a portion of the overall funding. This would be desirable 
and should be considered regardless of the option preferred. 

Given the likely scale of the development, borrowing was the preferred approach 
to addressing any likely funding gaps.

Appendix Three: Qualitative Appraisal of Significant 
Non-Financial Risks 

The key risks for this investment proposal were identified and appraised. This 

analytical process included: 

 identifying risks to be excluded from the analysis 
 aggregating similar risks together 
 considering where risk items related specifically to the construction 

(project risks) or to the business (operational) or to the wider region and 
national economies (strategic risks). 

The risks were then scored against the risk tolerance matrix shown below.   

Likelihood 

Consequence 

Minor (1) 
Moderate 

(2) 
Significant 

(3) 
Major (4) Severe (5) 

Almost Certain 
(5) 

Low Medium High Very High Very High 

Likely (4) Low Medium High Very High Very High 

Possible (3) Low Medium Medium High Very High 

Unlikely (2) Low Low Medium Medium High 

Rare (1) Low Low Low Medium Medium 

For each risk, short-listed options were scored out of five for both likelihood and 
consequence.  The scores were assumed to reflect the nature of the current risk, 
prior to the specific risk treatments outlined in the risk register attached in the 
appendices.   

The weighted scores represent the product of the likelihood and consequence of 
each of the risk events.  The scores were aggregated to give overall scores for 
each option.  As these weighted scores are out of a total of 25. 
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Table 24 –Qualitative Risk analysis16 

Risk Description 

  Option One: 

Business as Usual 

(Status Quo)  

Option Two:  

Core Museum and Library 

(Do Minimum) 

Option Three: 

Cultural Hub 

(Preferred Way Forward) 

Option Four: 

Distinctive Cultural Hub 

(More Ambitious) 

L C Weighted 
Score 

L C Weighted 
Score 

L C Weighted 
Score 

L C Weighted 
Score 

Inability to maintain brand/ reputation 5 3 15 4 3 12 2 3 6 1 3 3 

Community/stakeholder/loss of 
engagement/revenue 

5 3 15 4 3 12 2 3 6 1 3 3 

Do not attract and retain 
visitors/revenue 

5 3 15 4 3 12 3 3 9 2 3 6 

Decisions are not timely 3 4 12 3 2 6 3 3 9 3 3 9 

User expectations not met 5 3 15 4 3 12 3 3 9 2 3 6 

Benefits realised are constrained by 
available funding 

1 2 2 3 2 6 4 3 12 4 4 16 

Scope of decant more extensive than 
anticipated 

1 1 1 1 1 1 3 2 6 3 3 9 

Disruption to business as usual 1 1 1 2 2 4 3 2 6 4 2 8 

Capacity constrained 1 1 1 2 2 4 2 2 4 3 3 9 

Design does not meet specification 1 1 1 3 3 9 3 3 9 3 3 9 

Implementation delays 1 1 1 3 3 9 3 3 9 4 3 12 

Costs higher than expected 1 1 1 4 3 12 5 3 15 5 4 20 

TOTAL Risk Score 80 99 100 110 

Average Risk Score 6.7 8.3 8.3 9.2 

                                                           
16 In the table headings L means Likelihood and C means Consequence, using the definitions in the risk tolerance framework.  Risk scores are colour-coded with reference to the CODC risk 

tolerance and acceptability matrix. 
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Appendix Four: Qualitative Appraisal of Significant 
Non-Monetary Benefits  
Some significant benefits could not be reliably quantified in monetary terms and 
are described and appraised using qualitative multi-criteria decision analysis 
techniques.  The two key questions being tested were: 

 What the relative non-monetary benefits of the short-listed options?  
 Are the qualitative benefits significant to the overall appraisal of value for 

money? 

For the purposes of this qualitative analysis, only quantifiable (non-monetary) and 
qualitative benefits are considered.  These benefit criteria are not included in the 
quantitative cost benefit analysis as this would result in potentially double-
counting some of the benefits. 

The non-monetary benefits for each of the short-listed options were assessed 
using multi-criteria decision analysis by: 

 agreeing on a set of mutually exclusive benefit criteria to be used to test 
relative potential non-monetary benefits provided by the short-listed 
options 

 score each option as either low, moderate or high potential benefit 
against each of the criteria 

 determine relative percentage weights to be assigned to each criteria, 
and 

 combine the ranked scores with the weights to give overall relative 
weighted non-monetary benefit scores for each of the short-listed 
options. 

Scores varied from zero to ten on the basis of relative marginal benefits.  A zero 
(0) out of ten was agreed to represent the baseline defined by where nil marginal 
benefits are likely to be realised for the relevant criteria.  A ten out of ten 
represents the situation where 100% of the potential benefits are expected to be 
realised by the given option. 

In summary: 

1) The weightings indicate the relative importance placed on increasing the 
user experience and community utilisation, compared to increasing visitor 
numbers or integration of regional services  

2) The Business as Usual option for Central Stories current provides 
moderate benefits in terms of several criteria.  This option provides the 
baseline for relative non-monetary benefits 

3) Option 2 is expected to achieve 15% of the total potential benefits, with 
moderate gains in social interactions (Café) and user experience 
compared to the Business as Usual Option One.  

4) Option Three is expected to maximise potential non-monetary benefits. It 
provides significant improvements in value in every respect compered to 
Option Two 

5) Option Four is expected to achieve 96% of the total potential benefits, 
with the additional investment potentially undermining the perspective 
of CODC as a prudent steward of community assets. 

This analysis is combined with the separate cost benefit and risk analyses to 
inform the choice of preferred solution.   
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Table 25 – Multi-criteria analysis of the relative non-monetary benefits for the short-listed options. 

High-level 
Benefits Benefit Criteria 

Weight 
out of 
100% 

  Option One: 

Business as Usual 

(Status Quo)  

Option Two:  

Core Museum and Library 

(Do Minimum) 

Option Three: 

Cultural Hub 

(Preferred Way Forward) 

Option Four: 

Distinctive Cultural Hub 

(More Ambitious) 

Ranking 
Weighted 

Score 
Ranking 

Weighted 
Score 

Ranking 
Weighted 

Score 
Ranking 

Weighted 
Score 

Increased 
community 
utilisation 

 

Sense of pride  Moderate  Moderate  High  High  

Social interactions  Low  Moderate  High  High  

Cultural centre for Alex  Moderate  Moderate  High  High  

Sub-total  33% 1.67 0.55 2.00 0.66 3.00 0.99 3.00 0.99 

Increased 
visitor numbers 

Attracts and retains visitors  Moderate  Moderate  High  High  

Sub-total  10% 2.00 0.20 2.00 0.20 3.00 0.30 3.00 0.30 

Improved user 
experience 

 

 

 

Improved user experience  Low  Moderate  High  High  

Ease of access  Low  Low  High  High  

Educational opportunities  Moderate  Moderate  High  High  

One-stop integrated  Low  Low  High  High  

Sub-total  45% 1.25 0.56 1.50 0.68 3.00 1.35 3.00 1.35 

Improved 
integration 

Prudent stewardship   Moderate  Moderate  High  Moderate  

Social/ cultural leadership  Low  Low  High  High  

 Sub-total 12% 1.50 0.18 1.50 0.18 3.00 0.36 2.50 0.30 

TOTAL 100%  1.49  1.72  3.00  2.94 

SUMMARY: 

The Business as Usual option 
for Central Stories current 

provides moderate benefits in 
terms of several criteria. This 
option provides the baseline 

for relative non-monetary 
benefits 

Option 2 is expected to 
achieve 15% of the total 
potential benefits, with 
moderate gains in social 

interactions (Café) and user 
experience compared to the 

Business as Usual Option One. 

Option Three is expected to 
maximise potential non-

monetary benefits. It provides 
significant improvements in 

value in every respect 
compered to Option Two 

Option Four is expected to 
achieve 96% of the total 
potential benefits, with 

additional costs potentially 
undermining the perspective 
of CODC as prudent stewards 

of community assets. 
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Appendix Five: Draft Risk Register 
Risk Description Owner Likelihood Consequence Residual risk Mitigation Action Status 

R1 Inability to maintain brand/ 
reputation 

Under-investment in, or under-delivery on 
significant infrastructure projects, could reflect 
on the World of Difference brand.   

Tba 

 

Unlikely Significant Medium   

R2 Community/ stakeholder/ 
loss of engagement/ revenue 

Expectations of ongoing support or better 
engagement with the community are not 
realised.   

Tba Unlikely Significant Medium   

R3 Do not attract and retain 
visitors/ revenue 

CODC efforts to attract and retain visitors fail.  
Visitor growth projections are not achieved and 
Central Stories is under-utilised.   

Tba Unlikely Significant Medium   

R4 Decisions are not timely CODC are not proactive in responding to 
emerging opportunities and threats.  

Tba Likely Significant Very High   

R5 User expectations not met The services provided do not provide the 
authentic experience expected by users. Visitors 
find the facility unwelcoming/ uninviting.  

Tba Unlikely Significant Medium   

R6 Benefits realised are 
constrained by available 
funding 

Insufficient funding could result in de-scoping of 
capacity and value-enabling design features, eg 
artworks, FFE (furniture, fit-out and equipment).   

Tba Likely Significant Very High   

R7 Scope of decant more 
extensive than anticipated 

The risk that decanting staff, furniture and 
(possibly) services from one site to another 
incurs additional cost, time or difficulty.   

Tba Possible Minor Low   

R8 Disruption to business as 
usual 

Potential inconvenience to staff, loss of 
productivity and disruption to services.  Health & 
safety issues, including noise, asbestos and dust.   

Tba Possible Minor Low   

R9 Capacity constrained Council does have the capability and capacity to 
implement the necessary change 

Tba Rare Major Low   

R10 Design development Finished works does not meet the design 
specifications and user expectations 

Tba tbc tbc tbc   

R11 Implementation delays External suppliers and/or project team members 
do not have the capacity or capability to deliver 
on expected milestones.   

Tba tbc tbc tbc   

R12 Costs higher than expected Risks of scope creep and changes in design that 
fail to meet business needs, including potential 
for de-scoping to meet budget constraints.   

Tba tbc tbc tbc   

 


