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costs in the LTP.  Through the draft Annual Plan for the 2022/23 year Council has signalled an intent to bring 
the fitout forward and increase the budget to $4,900,000. 

Clause 32(1) of the 7th schedule to the Local Government Act 2002 enables “for the purposes of efficiency 
and effectiveness in the conduct of [Council’s] business,” for the Council to delegate to an officer of Council 
any of its responsibilities, duties, or powers except those listed. A delegation from Council to the Mayor and 
Chief Executive for the signing of a Memorandum of Terms reflecting the key commercial terms set out in this 
paper, a Sale & Purchase agreement to dispose of 67 Horomatangi Street to TWHT, an Agreement to Lease 
for new offices at 67 Horomatangi Street; and any other documents required to give effect to these transactions 
is consistent with this part of the Local Government Act.    

Policy Implications 

As outlined above a budget for the lease and fit out of a building for the Council Offices has been included in 
the LTP 2021-31 and was consulted on as an option in the consultation document for this LTP. However, the 
budgets now required, the timing of these budget and the impact on the average cost per ratepayer have 
changed. The changes to the average cost per ratepayer reflect the increase in leased floorspace, the 
increased rent (in accordance with market rents), increased fit out costs and increased fit out floor area. These 
changes reflect the changing market conditions. A decision to agree to the financial terms in the Memorandum 
of Terms is not inconsistent with the LTP.    

Māori Engagement  

Iwi and hapū groups were provided the opportunity to express their views on the proposal to lease a building 
for Council’s administrative functions as part of the Long-term Plan. No further targeted engagement with those 
groups is considered necessary to inform Council’s decision making on the terms of the actual lease 
agreement.  
 
With the Tūwharetoa Māori Trust Board, Tūwharetoa Settlement Trust, Ngāti Tūwharetoa Fisheries, Te Pae o 
Waimihia and Lake Taupō Forest Trust as partners in TWHT, this presents a clear opportunity to strengthen 
the partnership between Council and Ngāti Tūwharetoa. With the first three partners mentioned as tenants 
within the building, this development would also create an opportunity for better collaboration and co-location 
with Council to enhance the working relationship between these organisations. Indeed, this co-operative 
endeavour would reflect the partnership envisaged for iwi and local government creating a unique flagship 
building for the future of the Taupō district.  
 
This procurement can leverage broader outcomes that enable the involvement of Māori suppliers, including 
TWHT and Tūwharetoa cultural advisors, artists and kūmātua that will be involved in the project. It is 
acknowledged that this building will become a taonga of both organisations, and appropriate steps to recognise 
and display what is precious to the Taupō region will be embraced through design.  

Risks 

The risks associated with the project now fall into two categories: 

1) Cost escalation. As TWHT have completed a detailed assessment of the development feasibility 
and re-presented commercial terms to reflect that due diligence, the risk of movement in cost has 
been mitigated by way of the agreed Memorandum of Terms.  Once the Agreement to Lease (ATL) 
has been agreed and executed, then Councils lease costs and key lease terms are secured. 
 
There are a number of levers to mitigate or accommodate this risk: 

a. Make a decision quickly 

b. Enter into a binding ATL so no changes can be made 

2) Delivery risk. Contractor availability and supply chain issues may impact TWHT’s ability to deliver the 
building on time. This may have a flow on effect to Council’s current leases and fitout costs. To 
mitigate this, the Agreement will include a clear communication process to deal with delay (or Force 
majeure events) including the potential of a penalty regime, and Council will seek to negotiate 
flexibility in its leases in its current portfolio, where possible. 

SIGNIFICANCE OF THE DECISION OR PROPOSAL 

Council’s Significance and Engagement policy identifies the following matters that are to be taken into account 
when assessing the degree of significance of proposals and decisions: 

a. The level of financial consequences of the proposal or decision; 
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b. Whether the proposal or decision will affect a large portion of the community or community of interest; 

c. The likely impact on present and future interests of the community, recognising Maori cultural values 
and their relationship to land and water; 

d. Whether the proposal affects the level of service of an activity identified in the Long Term Plan;  

e. Whether community interest is high; and 

f. The capacity of Council to perform its role and the financial and other costs of doing so. 

Officers have undertaken a rounded assessment of the matters in clause 11 of the Significance and 
Engagement Policy (2016) and are of the opinion that the proposal under consideration has a high degree of 
importance and so is significant. This is because the decision to approve in principle a lease agreement for 
the Council Offices and the sale of the land at 67 Horomatangi Street will have: 

 a high level of financial consequences; 

 will affect a large portion of the community; 

 will impact on present and future interests of the community; and  

 the community interest is high. 

The engagement section below analyses the Significance and Engagement Policy (2016) further and 
concludes that no further consultation is required. 

ENGAGEMENT 

In March 2021 Council sought feedback from the community, through the consultation document for the Long-
term plan 2021-31, on the future for meeting Council’s office space requirements. The document asked for 
feedback on whether to lease or own a building to house council staff and stated that Council’s preferred option 
was to lease a building. The consultation document outlined all the consultation and council decisions on the 
Council Offices so far, from the initial consultation to determine options for the Council Offices back in May 
2017. The document set out the advantages, disadvantages and costs including the average cost per 
ratepayer for two options. These options were to lease a building or to own a building on the Tūwharetoa Street 
car park. 138 submissions were received on this issue with feedback overwhelmingly (81%) in favour of 
leasing. The reasons for this were that it was considered cheaper overall to lease, there was less risk in leasing, 
less cost uncertainty and it was important that any lease must be at market rates. As part of the decisions on 
the LTP 2021-31 Council confirmed that leasing is the preferred option for the future of the Council Offices.  

While the average cost per ratepayer has increased for the lease of a Council Offices since the LTP was 
adopted, this is due to increases in the floor area required, an increase in market commercial lease rates and 
fit out costs and bringing forward of the fit out of the building. Officers have sought advice and formed the view 
that further consultation is not required as the overall proposal is fundamentally the same as what was 
consulted on (i.e. a long-term lease), the specific location was not part of the Council’s consultation (so the 
Council is not bound to any particular location) and the increase in the cost does not reach the level where 
further consultation is required. This conclusion is supported by the overall circumstances which also point 
away from any further consultation being legally necessary. 

The Significance and Engagement Policy outlines situations when Council may not engage during the decision 
making process. Section 8 of that policy is relevant: 

Council may choose not to engage when: 

a. There is already a good understanding of the views and preferences of those that are affected or interested; 

b. There is need for confidentiality; 

c. The costs outweigh the benefits; 

d. The matter has already been addressed through Council policies and plans; 

e. An immediate or quick decision is required; 

f.  Emergency works are required; or 

g. The matter relates to the operation and maintenance of a Council asset and responsible management 
requires the works to take place. 

Subsections (a), (b), (d) and (e) are relevant in this case. 

It is considered that further engagement with the community is not required at this stage as: 




