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 Council 

17 February 2021 
 

 
REPORT R21341 

Elma Turner Library Redevelopment Options 
       

 

Purpose of Report 

1.1 To confirm the preferred site for Elma Turner Library redevelopment and 
to approve negotiation with Wakatū Incorporation for a land exchange 
within the Riverside Precinct. 

2. Summary 

2.1 The redevelopment of Elma Turner Library has been signalled by Council 
in successive Long Term Plans for a number of years. This report 
presents two main options for its redevelopment within the Riverside 
Precinct: 

2.1.1 A rebuilt library on the current, Council-owned site 

2.1.2 A new build on the corner of Halifax Street and Trafalgar Street, 
on land owned by Wakatū Incorporation currently occupied by a 
fast food restaurant and the riverside pop-up park. This would be 
subject to Council and Wakatū Incorporation agreeing to 
exchange the land currently occupied by the library for this site. 

2.2 Three other options which include a level of compromise are also 
considered: refurbishing the current building; constructing a reduced-
specification library on the current site; and building in another part of 
the city. 

2.3 The different options are assessed against the following criteria: 

2.3.1 Fitness for purpose; 

2.3.2 Sustainability and climate resilience; 

2.3.3 Consistency with City Centre Programme Plan; 

2.3.4 Cost; and 

2.3.5 Risk. 

2.4 Taking into account all relevant factors, officers recommend that Council 
negotiates with Wakatū Incorporation to exchange land in the Riverside 
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Precinct to enable the construction of a new library on the corner of 
Halifax Street and Trafalgar Street. 

 
 

3. Recommendation 

That the Council 

1. Receives the report Elma Turner Library Redevelopment 
Options (R21341) and its attachments (A2411462, 
A2478433, A2572096 and A2479330); and 

2. Confirms that Council’s preferred option is to build a new 
library building on the corner of Halifax Street and 
Trafalgar Street, within the Riverside Precinct, subject to 
agreement with Wakatū Incorporation on a land exchange 
involving that site and the current library site; and 

3. Directs officers to enter into formal negotiations with 
Wakatū Incorporation to develop a land exchange 
proposal; and 

4. Notes that a business case will be brought to Council for 
final approval of the project; and 

5. Notes that any agreements negotiated with Wakatū 
Incorporation will be subject to approval of the business 
case and confirmation of the location and the budget for the 
Elma Turner Library through the Long Term Plan 2021-
2031. 
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4. Background 

Elma Turner Library Redevelopment 

4.1 Elma Turner Library has occupied its current site since 1989, when the 
main part of the existing building was converted from its former use as a 
car showroom. Parts of the building date from 1973. The library was 
extended in 2004, and an internal refurbishment took place in 2012.  The 
total floor area is 2,455m2.  Council purchased the adjacent building on 
23 Halifax Street (the Mediterranean Warehouse building) in 2006.  

4.2 Council included funding in its 2009 and 2012 ten-year plans for a library 
extension/redevelopment. In both cases the budget sat in years five-six 
of the respective plans. The 2015 Long Term Plan included a placeholder 
budget of $6.0 million, with project design work scheduled to begin in 
2016/17. Feedback sought through the 2016/17 Annual Plan process led 
to Council resolving, on 11 May 2016: 

THAT the existing riverside location of the Elma Turner Library be 
confirmed as the site for the library redevelopment in order to 
provide certainty on the timing for upgrade work at Civic House, 
and to allow for adaptive re-use of the State Advances Building 

AND THAT officers report to Council on any additional budget that 
might be required to realise the library's potential in that location 
with a view to any adjustments being made during development 
of the 2018/28 Long Term Plan. 

4.3 Council proposed, through the 2018-28 Long Term Plan consultation, to 
increase the placeholder budget to $14.9 million to redevelop the library 
within the Riverside Precinct. After hearing submissions, Council resolved 
to: 

DIRECT staff to prepare a development brief to inform a revised 
Business Case for the Elma Turner library re-development, taking 
into account wider issues involving the development of the 
riverside precinct, technology change and the future of libraries. 

4.4 Council contracted Athfield Architects Limited and Irving Smith Architects 
to engage with the community to investigate what the community 
wanted in relation to a new public library. As part of the consultation, 
feedback was sought on a new vision for Nelson public libraries.  The 
contractors engaged widely with library users, library staff, iwi, 
community groups and the general public. The outcomes from the 
community engagement were presented to Councillors in a workshop on 
19 August 2020. The consultants’ final report is attached (Attachment 1). 

4.5 On 25 June 2020 Council agreed on a stepped approach to decision 
making on Civic House, the Elma Turner Library and the Climatorium. 
This report is the third in a series of substantive reports that, together, 
will inform the final options for business cases for the three projects. 
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Riverside Precinct Land Ownership 

4.6 Wakatū Incorporation owns the majority of the Riverside Precinct land 
between Trafalgar Street and Paru Paru Road (map, Attachment 2). The 
current library site sits in between two blocks of Wakatū Incorporation 
land. Council has previously recognised the need to work with Wakatū 
Incorporation in order to provide good urban design outcomes for the 
city.  

4.7 Wakatū Incorporation is ready to develop 16 Paru Paru Road as offices. 
It is keen to ensure that its longer term plans for development of the 
remainder of the site are consistent with, and complement, the library 
development. 

4.8 Wakatū Incorporation is also considering developing a Climatorium on its 
land in the Riverside Precinct. Whilst construction may be a number of 
years away, there are potential synergies between the two 
developments. If Council does choose to re-build on the current site or a 
new build on a different site within the Riverside Precinct, then it will be 
important for Council to ensure its library designs are compatible with 
any future Climatorium.  Council’s options for the Climatorium are 
presented in a separate report on the same agenda as this report. 

4.9 Wakatū Incorporation has prepared some concepts that show how a 
library and Climatorium could be co-located on its land.  Attachment 3 
shows an indicative plan of the layout.  Iain Sheves, the Group General 
Manager Property and Commercial (Strategy and Risk) will attend to 
speak to this item. 

5. Discussion 

The Need for a New Library 

5.1 The current library building consists of a mix of older buildings and 
extensions. The space is arranged primarily for book display and lending, 
with technology and limited social spaces fitted around collections. Space 
constraints limit the introduction of new resources, experiences and 
programmes. Back office space is configured according to now defunct 
work processes, with over a quarter of the footprint of the building 
(632m2) assigned to back office functions. 

5.2 The services provided by a modern library are significantly different from 
those being delivered when the current library was developed. Whilst 
access to physical books and resources is still an important core function, 
contemporary libraries now include: 

5.2.1 Curation of the collection – rather than the traditional shelves of 
books spine-on, modern display techniques are used to present 
information and resources 

5.2.2 Library staff are navigators – helping people to access knowledge 
and information, including from digital and physical resources 
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5.2.3 Digital technology is available, accessible and complements 
physical resources 

5.2.4 Quality environments – a range of spaces that are comfortable 
and cater to the specific needs of multiple user groups 

5.2.5 Space that interacts with its surroundings – how the library 
relates to the city, river and adjacent built landscape. 

5.3 Whilst library staff have attempted to deliver these outcomes within the 
existing building, the reality is that the current buildings are not 
designed to deliver these outcomes now, or into the future. 

5.4 Newer public libraries around New Zealand include the provision of 
meeting facilities, flexible-use spaces, cafés, community social lounge 
areas, physical and digital media resources, performance and exhibition 
spaces, and mixed-use areas for collaboration, innovation and 
experience. 

5.5 The current configuration of the Elma Turner Library is constraining 
Council’s ability to deliver on these outcomes, and to keep pace with 
modern “best practice” for library and information services.   

Community Engagement 

5.6 Extensive consultation was carried out between May and December 2019 
by Athfield Architects and Irving Smith Architects. 

5.7 Community groups, iwi, staff, Councillors, and the general public all had 
opportunities to give feedback, and 159 responses were received to an 
online survey. 

5.8 The feedback consistently identified the great services that libraries are 
delivering in spite of the facilities.  There was widespread positive 
feedback about the Riverside Precinct as a preferred location. 

5.9 Iwi were keen to partner in the development process, have space for 
taonga to be displayed and stored, and for the building to feature Māori 
artwork. 

5.10 Community engagement affirmed the following components as important 
and a priority: 

• The collection 

• A range of spaces, to cater for all (so not one group monopolises a 
space) 

• Great access and car parking 

• A welcoming space to host and engage visitors 

• A café 
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• A well-serviced community room, available after hours 

• Adjacency to a community hub of complementary services 

• A connected Nelson archive, centred on a library heritage space 

• A “sustainable” building demonstrative of Nelson’s approach to climate 
change 

• A community building that is connected to the landscape/surroundings 

• A project that maximises the opportunities of the river. 

Location Options 

5.11 Three location options are considered in this report: 

5.11.1 The current location, within the Riverside Precinct (two new-build 
options or a refurbishment) 

5.11.2 The site on the corner of Halifax Street and Trafalgar Street, 
owned by Wakatū Incorporation and currently tenanted by a fast-
food restaurant 

5.11.3 Another location in the city. 

5.12 Council has twice confirmed that the location of a redeveloped library 
would be within the Riverside Precinct, and officers have progressed with 
location options within the Riverside Precinct.  The inclusion of a new 
build elsewhere as a fifth option is a fall-back position if Council now 
determines that there is a fatal flaw in a Riverside option.  Officers are of 
the view that there is no such fatal flaw. 

5.13 If Council did decide not to proceed with a new library within the 
Riverside Precinct, further work would be required to develop a scope for 
potential sites.  Further consultation with the community would be 
required. 

Criteria for Assessment 

5.14 Officers have developed the following criteria for assessment, similar to 
those previously used to assess options for Civic House. 

5.14.1 Fitness for purpose: How do the proposed options contribute to 
Council and community expectations for a modern library? What 
impact does the option have on library services’ business 
continuity? 

5.14.2 Sustainability and climate resiliency: How do the proposed 
options fit with Council’s declaration of a climate emergency?  
How sustainable is the option? What opportunities are there to 
demonstrate leadership in climate change adaptation? 
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5.14.3 Consistency with City Centre Programme Plan: How do the 
proposed options contribute to Council’s outcomes within the 
context of the City Centre Programme Plan, including the six key 
moves? 

5.14.4 Cost: What are the costs of each proposed option?  

5.14.5 Risk: What risks are associated with each option? What 
likelihood is there that a given option will not meet time, cost, 
and quality requirements and, as a result, not deliver the 
outcomes expected? 

5.15 Each of these is described in more detail in the following section.  

6. Options Assessment 

Fitness for Purpose 

6.1 An option which is fit for purpose should: 

6.1.1 Meet size requirements to serve as a central library for the 
Nelson City Council population, allowing for growth 

6.1.2 Be able to provide a range of indoor and outdoor flexible spaces, 
to deliver the functions of a modern library (paragraph 5.2) 

6.1.3 Meet community expectations as elicited in the Community 
Engagement report (paragraph 5.10) 

6.1.4 Have minimal impacts on business continuity whilst any building 
works are taking place. 

6.2 Community feedback has identified a range of important components of 
a new library (see section 5.10) including a desire for a new library to 
maximise the opportunity of the link to the Maitai River as well as to the 
central city. This is achievable in both locations identified within the 
Riverside Precinct. 

6.3 Any new build will be designed to provide a range of flexible spaces that 
can be used to deliver library services into the future. However, a 
refurbishment of the existing building is unlikely to be able to provide 
that range of flexibility.  Scaling back the specification of a new build 
would also result in reduced flexibility. 

6.4 Whilst, under the National Policy Statement on Urban Development 
2020, a new building within the central city does not need to provide car 
parks (other than accessibility), current users have identified that having 
convenient car parking is important for their ability to access and use the 
library. Car parking provision is therefore proposed to be included.  

6.5 Construction of a new library on the current site would significantly 
disrupt the delivery of library services during the construction phase. A 
temporary alternative library would need to be identified, and it is 
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unlikely to be able to be configured in a way that would enable staff to 
deliver the full range of library services.  

6.6 Construction of a new library in another location would enable Council to 
continue delivering services from the current location whilst the new 
library was being built. 

6.7 Refurbishment of the existing building would improve the current library 
offering, but would not provide the range of spaces required to deliver 
modern library services.  Significant disruption would occur during the 
refurbishment. 

6.8 Construction of a new library elsewhere in the city could deliver a range 
of flexible spaces but would not deliver the same linkages to the River, 
and may not provide the same level of access or car parking as the 
Riverside Precinct.  It would also result in further dislocation of library 
staff from Civic House. 

6.9 The library options in this report do not include provision for a 
standalone community hub facility. However, many of the features of a 
community hub can be provided in a new library building. These include: 
a range of bookable community rooms, a small events space; out-of-
hours, accessible meeting rooms, and access to printing and copying 
facilities. There will, however, not be any provision for permanent office 
space for any community group.  

Sustainability and Climate Resiliency 

6.10 On 13 May 2019, Council declared a climate emergency. As part of that 
declaration, Council committed to “examine how Council’s plans, policies 
and work programmes can address the climate emergency and ensure an 
emergency strategy is embedded into all future Council strategic plans.”  

6.11 Options should demonstrate sustainability and climate resiliency 
through: 

6.11.1 The building being resilient to the impacts of climate change 

6.11.2 The location being resilient to the impacts of climate change 

6.11.3 Design features that enhance sustainability and reduce 
environmental impact (including energy use, construction 
materials used, emissions etc.) 

Riverside Precinct Flooding and Inundation 

6.12 The Riverside Precinct, along with other parts of the city, is currently 
susceptible to the Maitai River flooding in an extreme 1% Annual 
Exceedance Probability (AEP) event.  More intense rainfall events caused 
by climate change may increase the risk of these events. 

6.13 The risk of tidal inundation, when high tides combine with storm surges, 
is also likely to increase as sea levels rise, particularly after 2100. Again, 
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this risk is posed across all of the lower-lying parts of the city, and not 
just the Riverside Precinct. However, for this project, Council needs to 
determine if the risks associated with sea level rise and climate change 
can be managed effectively for a riverside site. 

6.14 The current library floor level is Reduced Level (RL) 2.86m above the 
New Zealand Vertical Datum (NZVD2016). It is protected from river 
flooding by the Maitai Walkway, which is RL 3.0m.  

6.15 Any new building in the Riverside Precinct would be built to exceed the 
current standard in relation to minimum ground levels for 2130.  Floor 
levels would be designed to meet the RCP 8.5M projections (>4.0 m), 
with the ability to raise the floor level to RCP 8.5H+ levels in the future, 
if required.  The design of Wakatū Incorporation’s new offices within the 
Riverside Precinct shows how this can be achieved.  

6.16 A refurbishment of the existing building would not have the same level of 
protection.  Whilst floor levels could be raised from their current level 
(approximately 2.86 m), these would not provide the same long-term 
resiliency as a new build with floor level at 4.00 m. 

6.17 Figure 1 demonstrates a variety of flood modelling scenarios for a 1% 
AEP river flood with different tidal conditions in 2130, with the existing 
library, Maitai Walkway and proposed new building levels indicated. 

Figure 1: Flood modelling results for a 1% AEP river flood discharge combined 
with different tidal boundary conditions and sea level rise scenarios. 

 

6.18 Decadal increments for projections of sea level rise, and likely inundation 
and flooding impacts on the Riverside Precinct site can be found in Tables 
1a and 1b. 

6.19 Modelled effects of the Representative Concentration Pathways (RCP) 
8.5M and 8.5H+ climate change scenarios are shown. These scenarios 
are high-end baseline scenarios in which anthropogenic CO2 emissions 
continue to increase until 2100.  Stronger global efforts to reduce global 
emissions are likely to result in lower long-term impacts on sea level 
rise. 
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6.20 The lowest point, on the boundary between the library car park and the 
adjacent supermarket car park is approximately RL 2.0m. This car park 
(and others in Nelson city centre) has been subject to occasional flooding 
during high tides/storm surges due to backflow of tidal water through the 
stormwater system. Council is currently investigating the use of tidal 
flaps to prevent this from occurring in the future. Positive results have 
been seen during the initial trials.  

6.21 If sea levels continue to rise, there will come a point when a combined 
rainfall event and high tide will result in overtopping of the Maitai 
Walkway. If no mitigation works are undertaken, this is projected to be 
more than 80 years away. The extent of any flooding is likely to be 
widespread through the Wood and lower parts of the central city, 
including Halifax, St Vincent, Vanguard, Gloucester and Rutherford 
Streets.  Combined, the present day rateable value of properties 
potentially affected by a one metre sea level rise is $3.11 billion.  

6.22 These events could impact on access to a library in the Riverside 
Precinct, as well as access to businesses and houses in the wider affected 
area.  However, Council is yet to formally consider its city-wide response 
to these scenarios, and there are a number of mitigation options 
available, including: 

6.22.1 Raising the levels of the Maitai River banks, for example by 
increasing the height of the Maitai Walkway (and the opposite 
bank); 

6.22.2 Creating flood detention dams upstream of this site to reduce 
river flows during a rainfall event; 

6.22.3 Raising the levels of adjacent roads to maintain access. Raising 
parts of Halifax Street/Trafalgar Street by 600-700 mm over the 
next 100 years would be enough to provide continued access; 
and 

6.22.4 Constructing a tidal barrage that would remove the tidal 
contribution to water levels.  

6.23 Given that there is still uncertainty over what will happen to sea level in 
100 years’ time; that there are several practicable options available to 
Council to mitigate its effects; and that Council is actively considering its 
responses to these issues now, officers believe that general access to a 
new building in the Riverside Precinct can and will be maintained over 
the next 100 years and beyond.  
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Table 1a:  Decadal sea level rise, inundation and flood levels in Riverside 
Precinct (RCP 8.5M) 

Decade 

MHHW 
(2008- 
2017 

baseline) 
RCP 8.5M 

(m) 

Sea level 
rise 
MfE 

Table10, 
RCP 8.5M 

(m) 

1% AEP 
coastal 

inundation 
depth 

RCP 8.5M 
(T+T 2019) 

(m) 

1% 
river 
flood 
RCP 
8.5M 
(T+T 
2020) 
(m) 

63% AEP 
King Tide 

Level (2008-
2017 

baseline) RCP 
8.5M 
(m) 

Number of 
times per 
year king 
tide 63% 

AEP > 3.0 m 
RCP 8.5M 

2020 1.23 0.09 2.62 3.05 2.2 0 
2030 1.29 0.15 2.68  2.26 0 
2040 1.35 0.21 2.74  2.32 0 
2050 1.42 0.28 2.81  2.39 0 
2060 1.5 0.36 2.89  2.47 0 
2070 1.59 0.45 2.98 3.44 2.56 0 
2080 1.69 0.55 3.08  2.66 0 
2090 1.81 0.67 3.2  2.78 0 
2100 1.93 0.79 3.32  2.9 0 
2110 2.07 0.93 3.46  3.04 2 
2120 2.2 1.06 3.59  3.17 ~12 
2130 2.32 1.18 3.71 3.62 3.29 ~30 

Table 1b:  Decadal sea level rise, inundation and flood levels in Riverside 
Precinct (RCP 8.5H+) 

Decade 

MHHW  
(2008- 
2017 

baseline) 
RCP 8.5M 

(m) 

Sea level 
rise 
MfE 

Table 10, 
RCP 

8.5H+ 
(m) 

1% AEP 
coastal 

inundation 
depth 

RCP 8.5H+ 
(m) 

63% AEP King 
Tide Level (2008-

2017 baseline) 
RCP 8.5H+ 

(m) 

Number of 
times per year 
king tide 63% 
AEP > 3.0 m 
RCP 8.5H+ 

2020 1.25 0.11 2.64 2.22 0 
2030 1.33 0.18 2.71 2.29 0 
2040 1.41 0.27 2.8 2.38 0 
2050 1.51 0.37 2.9 2.48 0 
2060 1.62 0.48 3.01 2.59 0 
2070 1.75 0.61 3.14 2.72 0 
2080 1.90 0.75 3.28 2.86 0 
2090 2.04 0.9 3.43 3.01 1 
2100 2.19 1.05 3.58 3.16 ~12 
2110 2.34 1.2 3.73 3.31 ~30 
2120 2.50 1.36 3.89 3.47 ~78 
2130 2.66 1.52 4.05 3.63 ~140 
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Notes:  

MHHW – Mean Higher High Water is the average highest daily tide. Decadal 
MHHW data are calculated by adding sea level rise (2008-17 base) to the value 
of MHHW between 2008 and 2017, i.e. 1.21m. 

A 1% AEP event is an event that is statistically likely to occur once every 
hundred years.  

A 63% AEP event is an event that is statistically likely to occur once every year. 

Design and Sustainability 

6.24 A new library building could demonstrate a range of resilience and 
sustainability features, including: 

6.24.1 Use of sustainable materials (e.g. timber) rather than relying on 
concrete 

6.24.2 Using design to allow for passive heating/cooling 

6.24.3 Considering life cycle cost when selecting materials (including 
potential for deconstruction/recycling) 

6.24.4 Incorporation of photovoltaic system to provide reduced energy 
costs 

6.24.5 Ensuring efficient use of water, energy and other resources 

6.24.6 Providing a healthy building for staff and library users 

6.24.7 Recognising, within the design, the potential impacts of climate 
change and sea level rise, e.g. by having the ability to raise floor 
levels. 

Consistency with City Centre Programme Plan 

6.25 The City Centre Programme Plan sets out the Council’s strategy to 
achieve a step-change in the Nelson city centre. Its approach is people-
focused, aiming to create a social hub where people “linger longer”. 

6.26 Six key moves for the city centre have been identified: 

1. Destination Nelson 

2. Walkable Nelson 

3. Blue-Green Heart 

4. Smart Development 

5. Liveable Centre, and 

6. Clever Business 
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6.27 A Riverside Precinct location for a new library is consistent with each of 
the first five key moves. A library that relates well to its external 
environment and the river will become a destination within the city for 
tourists and residents to “linger longer”. Its proximity to the central city, 
to the Maitai River, the Maitai Walkway and Rutherford Park contributes 
to moves 2 and 3. Smart design to mitigate climate change impacts 
contributes to move 5. Libraries are often referred to as the “living room 
of a city” – a public space that people feel comfortable and safe in, 
contributing to the liveability of the centre. 

6.28 The entrance from Trafalgar Street/Halifax Street corner to the Maitai 
River is currently unappealing, with no view shaft due to the 
arrangement of the existing buildings. Whilst the new pop-up park has 
provided improved access to the river, the corner site gives Council the 
opportunity to secure this for the longer term, and to make a feature of a 
gateway site to the central city. 

6.29 The current library site has less potential for improved access to the 
Maitai River and provides less opportunity to develop a gateway to the 
river from the central city.  Reducing the specification of a new building 
on that site would also reduce this potential. 

6.30 A new building in another part of the city may contribute to some of the 
key moves but would require further analysis of specific locations. 

Cost 

6.31 It is assumed that for each of the site options being considered, the 
specification of the building will be similar (e.g. size, sustainability 
features etc.). Site specific factors that may vary will include: 

6.31.1 Cost of land purchase – the option to build elsewhere in the city 
would require land purchase, estimated at $4-6 million (based on 
a footprint of 2,000m2). Options in the Riverside Precinct do not 
include this cost. There is some potential offset through the sale 
of the current site, but the price would likely be heavily 
discounted if Council signals that it is not prepared to develop on 
that site. 

6.31.2 Geotechnical – the ground conditions and site topography may 
affect the type and cost of any retaining walls or foundations 
required.  

6.31.3 Deconstruction costs – these are likely to be required whichever 
site is chosen. 

6.31.4 Transitional costs – these are costs associated with operating a 
library service during construction of a new library. These could 
include any lease requirements or costs associated with holding 
two pieces of land.  

6.31.5 It is expected that the costs of the land exchange would be as 
close to neutral as practical.  
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6.32 High-level, rough-cost estimates have been developed for the 
refurbishment and the three new-build options within the Riverside 
Precinct. These are presented in Table 2, below.  The figures are based 
on a library floor area of: 2,450m2 (existing footprint) 3,150m2 (single 
storey, existing site; reduced specification); 3,400m2 (two storey, 
existing site; high specification; and 3,250m2 (two storey, corner site, 
high specification). The corner site includes more extensive outdoor hard 
landscaping, including gabion steps down to the Maitai River. 

6.33 The reduced-specification option makes several compromises in the 
design and fit-out to keep costs down. It does not include low-carbon 
construction, Green Star features, archive facility and acoustic 
dampening, and external hard landscaping is kept to a minimum. It also 
budgets less for fit-out per square metre. 

6.34 For comparison, the Christchurch library cost approximately $95 million 
(2018), and covers an area of 9,850m2. A proposed new build of 
Wellington library had an initial budget estimate of $167 million (2020) 
for a floor area of 14,000m2. Wellington City Council’s preferred option is 
a $160-180 million high-level remediation of the existing library.  Neither 
of these libraries are highly sustainable, low-carbon buildings. 
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Table 2a: High-level, rough-estimate costs for refurbishment of existing library building 
and for construction of a new, reduced-specification library on the current site 

 Refurbish existing building New, reduced-specification 
build on existing site 

Item Rough cost 
estimate 

Contingency 
included 

Rough cost 
estimate 

Contingency 
included 

Consultants – 
engagement and 
business case 

$100,000 - $100,000 - 

Deconstruction of 
23 Halifax Street $772,000 - $772,000 - 

Deconstruction of 
existing library n/a - $1,450,000 40% 

NCC consultancy 
team – engineer's 
rep/QS 

n/a n/a n/a n/a 

Consultancy team/ 
design fees $2,000,000 30% $4,200,000 30% 

Geotechnical $300,000 50% $300,000 50% 

Resource consent $78,000 30% $78,000 30% 

Local authority fees 
and consents $234,000 30% $234,000 30% 

Relocation and 
lease n/a  $1,213,000 20% 

Relocation only $180,000 20% n/a  

Base build cost 
$11,025,000 

50% on piles 
30% on rest 

$18,344,000 
50% on piles 
30% on rest 

Preliminary and 
generals $1,950,000 30% $1,950,000 30% 

Archive facility n/a n/a n/a n/a 

Acoustics $260,000 30% n/a n/a 

Lift n/a n/a n/a n/a 

Generator $62,000 30% $62,000 30% 

Transformer $78,000 30% $78,000 30% 
Soft landscaping $65,000 30% $65,000 30% 
Hard landscaping $332,000 30% $332,000 30% 
Gabion wall to 
Maitai n/a n/a n/a n/a 

Fit-out $2,810,000 30% $2,877,000 30% 
Transaction costs $180,000 20% $180,000 20% 
Legal fees n/a n/a n/a n/a 
Art wall/art work n/a n/a n/a n/a 
Photovoltaics n/a n/a n/a n/a 
Total $20,426,000  $32,235,000  
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Table 2b: High-level, rough-estimate costs for construction of high-specification new 
library in the Riverside Precinct 
 New, high-specification 

build on existing site 
New, high-specification 

build on corner site 

Item Rough cost 
estimate 

Contingency 
included 

Rough cost 
estimate 

Contingency 
included 

Consultants – 
engagement and 
business case 

$100,000 - $100,000 - 

Deconstruction of 
23 Halifax Street $772,000 - $772,000 - 

Deconstruction of 
existing library $1,450,000 40% N/A - 

NCC consultancy 
team – engineer's 
rep/QS 

N/A N/A $525,000 30% 

Consultancy team/ 
design fees $4,200,000 30% $5,043,000 30% 

Geotechnical $300,000 50% $300,000 50% 
Resource consent $78,000 30% $78,000 30% 
Local authority fees 
and consents $234,000 30% $234,000 30% 

Relocation and 
lease $1,650,000 20% N/A  

Relocation only N/A  $180,000 20% 
Five star, green 
Star library, low-
carbon construction 

$25,621,000 30% on rest $26,706,000 30% on rest 

Preliminary and 
generals $1,950,000 30% $1,915,000 30% 

Archive facility $390,000 30% $390,000 30% 
Acoustics $260,000 30% $260,000 30% 
Lift $390,000 30% $390,000 30% 
Generator $62,000 30% $62,000 30% 
Transformer $78,000 30% $78,000 30% 
Soft landscaping $65,000 30% $65,000 30% 
Hard landscaping $1,180,000 30% $1,789,000 30% 
Gabion wall to 
Maitai N/A N/A $1,304,000 40% 

Fit-out $3,900,000 30% $3,300,000 30% 
Transaction costs $180,000 20% $300,000 30% 
Legal fees N/A N/A $100,000 N/A 
Art wall/art work $400,000 N/A $400,000 N/A 
Photovoltaics $70,000 40% $70,000 40% 
Total $43,330,000  $44,361,000  
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Risk 

6.35 The key risks Council needs to consider for each option are: 

6.35.1 Financial – what degree of certainty is known about the costs of 
the project? 

6.35.2 Reputational – what reaction will the community have to the 
project and its costs? 

6.35.3 Corporate – what impact will the option have on management’s 
ability to deliver library services now and into the future? 

6.35.4 Environmental – what environmental impacts does each option 
bring? 

6.36 As detailed above, the construction costs for a new library in the 
Riverside Precinct are well understood and have appropriate levels of 
contingency built in to them. The cost of developing a new library 
elsewhere, to the same high level of sustainable design are likely to be 
similar although, without a detailed assessment of a particular site, there 
is more uncertainty about what final costs might be.  

6.37 Refurbishing the existing library will be cheaper, but will only extend the 
life of the building by 20-30 years and very few additional benefits are 
delivered. 

6.38 Reputational risks include negative reactions from different parts of the 
community to: 

6.38.1 Not building in the Riverside Precinct which is preferred by most 
library users 

6.38.2 Building on a site likely to be affected by climate change, without 
demonstrating how that risk will be managed 

6.38.3 Further delays to a project which has been signalled to the 
community for some time 

6.38.4 Building a reduced-specification building than the community 
expects. 

6.39 Corporate risks relate to the ability of staff to deliver modern library 
services. Library staff are making the best use of the current building, 
but it is limiting their ability to deliver the range of services and 
programmes that they would like to deliver. This impacts on staff morale, 
recruitment and retention. A new building on the current site would place 
additional strain on staff if required to relocate to temporary premises. 

6.40 Several environmental risks are discussed in the Sustainability and 
Climate Resiliency section above. Much of Riverside Precinct is known to 
be a HAIL (Hazardous Activities and Industries List) site, meaning there 
will be additional processes and costs associated with soil disturbance 
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and movement. This cost is priced in to the budgets provided above.  
Similarly, seismic resilience is budgeted for each new building option. 
Some additional strengthening may be required if the refurbishment 
option is preferred. 

6.41 There will also be construction-related environmental impacts from any 
of the building projects, including noise and run-off impacting water 
courses. These risks are managed through the consenting process and 
contractor management.  These risks are widespread across Nelson. 

7. Options Summary 

7.1 Council has five options. It could decide: 

7.1.1 To refurbish the existing building to extend its useful life; or 

7.1.2 To redevelop the existing site with a new, reduced-specification 
library; or 

7.1.3 To redevelop the existing site with a new, high-specification 
library; or 

7.1.4 To build a new, high-specification library in the Riverside Precinct 
on the corner of Halifax Street and Trafalgar Street; or 

7.1.5 To build a new library somewhere else in central Nelson. 

7.2 Attachment 4 is an analysis of the options against the criteria identified 
in paragraph 1.3. Each criterion has been assessed on a scale of 0-5 with 
higher scores representing better fit with the desired outcomes. 

7.3 The overall score for refurbishing the current building is 2.5; rebuilding 
with a reduced specification on the current site is 2.9; rebuilding with a 
high specification on the current site is 3.7; building on the corner of 
Halifax Street and Trafalgar Street is 4.2; and building elsewhere is 3.5, 
all out of a maximum score of 5.0. 

7.4 The preferred option from this assessment is to build a new library on 
the corner of Halifax Street and Trafalgar Street and the site currently 
occupied by the pop-up park, subject to a successful land exchange 
negotiation with Wakatū Incorporation (Option 3). 

7.5 A summary of advantages and risks of each option follows. 

 
Option 1: Refurbish existing building 

Advantages • Lowest cost option 
• Community has indicated that it prefers the 

Riverside location 
• Does not require new land purchase 
• Gives medium-term flexibility on location 
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Risks and 
Disadvantages 

• Limited improvements in physical environment 
and ability to provide full range of library 
services 

• Does not contribute to a cohesive Riverside 
Precinct 

• Significant impact on business continuity 
during refurbishment 

• Relatively short increase in building life 
expectancy 

• Limited environmental benefits 
• Risk of building inundation/flooding 

Option 2: Construct new, reduced-specification library on 
current site 

Advantages • Lower cost option 
• Community has indicated that it prefers the 

Riverside location 
• Does not require new land purchase 
• Gives medium-term flexibility on location 

Risks and 
Disadvantages 

• Some improvements in physical environment 
and ability to provide full range of library 
services 

• Significant impact on business continuity 
during refurbishment 

• Limited environmental benefits 
• Impact on Wakatū Incorporation ability to 

develop a cohesive Riverside Precinct 
• Risk of inundation of access roads under RCP 

8.5M scenario if Council does not progress 
flood/inundation management options within 
80 years 

• Compromises may not meet community 
expectations and will impact on ability to 
deliver full range of library services 

Option 3: Construct new, high-specification library on current 
site 

Advantages • Does not require new land to be purchased or 
a land exchange to take place 

• Community has indicated that it prefers the 
Riverside location 

• Likely to be the quickest new-build option 

Risks and 
Disadvantages 

• Significant impact on business continuity 
during construction 
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• Impact on Wakatū Incorporation ability to 
develop a cohesive Riverside Precinct 

• Risk of inundation of access roads under RCP 
8.5M scenario if Council does not progress 
flood/inundation management options within 
80 years 

Option 4: Negotiate land exchange deal with Wakatū 
Incorporation and construct a high-specification library on the 
corner of Halifax Street and Trafalgar Street 

Advantages • No additional cost of land purchase 
• Allows Council to deliver positive urban design 

outcomes including access to the Maitai River 
• Contributes to a cohesive Riverside Precinct 
• Provides adjacency to Civic House and Millers 

Acre as Council-owned assets 
• Avoids negative business continuity impacts 

Risks and 
Disadvantages 

• Some additional timing delays to complete 
land exchange negotiations 

• Risk of inundation of access roads under RCP 
8.5M scenario if Council does not progress 
flood/inundation management options within 
80 years 

Option 5: Construct library in another location in the city 

Advantages • A site may be able to be acquired with less 
flooding and inundation risk 

Risks and 
Disadvantages 

• Site requirements are yet to be determined 
• Cost of land purchase is likely to be significant 
• Loses connection between library and Maitai 

River 
• Will significantly delay the construction of a 

new library 
• Large part of the community expects library to 

be built in Riverside Precinct 
• May have less foot traffic in Trafalgar Street 
• Impacts on landowner confidence in areas 

subject to the same risks as the Riverside 
Precinct 

• Construction risks associated with other sites 
are unknown 

8. Conclusion 

8.1 Council has previously decided that the Riverside Precinct is its preferred 
option for construction of a new library. Two high-specification, new-
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build options have been identified for the Riverside Precinct. These would 
be resilient to the impacts of climate change and sea level rise, and are 
an opportunity for Council to demonstrate practical climate resiliency 
design approach.  

8.2 There are several options open to Council to mitigate potential 
accessibility issues (projected towards the end of the buildings’ economic 
lives – 80+ years). Decisions on these will be made by Council over the 
next few years, informed by the wider community flooding/inundation 
discussion. 

8.3 The benefits of building on the corner site extend beyond just having a 
new, modern library. The design has the potential to open up connection 
between the central city, the Maitai River and beyond, to the Haven. 

9. Next Steps 

9.1 If the recommended option is confirmed, officers will: 

9.1.1 Enter into negotiations with Wakatū Incorporation to secure a 
proposed agreement for a land exchange; 

9.1.2 Consult on the proposal through the Long Term Plan 2021-31 
consultation process; 

9.1.3 Develop the business case for a new library. 

 

Author:   Pat Dougherty, Chief Executive  
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Attachment 2: A2478433 - GIS Property - Land ownership - Riverside Precinct   

Attachment 3: A2572096 - Wakatu Incorporation - Maitahi Riverside Precinct - 
Halifax Street - Proposed Site Plan   

Attachment 4: A2479330 - Elma Turner Library - Options Analysis   
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Important considerations for decision making 

1. Fit with Purpose of Local Government 
Libraries are a core function of Council and contribute to the social, 
economic, environmental and cultural well-being of the Nelson community 
in the present and for the future 

2. Consistency with Community Outcomes and Council Policy 
The recommendation is consistent with previous Council decisions in 
relation to location and scope. 

3. Risk 
Risks are considered in section 6.35. The recommended option has a lower 
financial and corporate risk than other options. The recommended option 
recognises that flooding and inundation is a risk to central Nelson and will 
be mitigated in the design of the building and potentially through wider 
scope adaptation measures. 

4. Financial Impact 
Council has identified budget for a new library in its Long Term Plan. 
Future costs will be identified within the strategic business case and 
updated within the draft Long Term Plan 2021-31. 

5. Degree of Significance and Level of Engagement 
This matter is of high significance because of the level of public interest in 
the library, its location and the cost. Further engagement will take place 
through the Long Term Plan process. 

6. Climate Impact 
The recommendation in this report is to proceed with a business case for a 
new library located within the Riverside Precinct. The business case will 
consider and make recommendations including in relation to climate 
impact, which will be considered by Council through its Long Term Plan 
2021-31 process 

7. Inclusion of Māori in the Decision Making Process 
Iwi were consulted as part of the community engagement report.  Wakatū 
Incorporation has been directly consulted in preparing this report’s 
recommendations. 

8. Delegations 
Council has retained the delegation for decisions relating to the 
redevelopment of the Elma Turner Library. 
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	Design and Sustainability
	6.24 A new library building could demonstrate a range of resilience and sustainability features, including:

	Consistency with City Centre Programme Plan
	6.25 The City Centre Programme Plan sets out the Council’s strategy to achieve a step-change in the Nelson city centre. Its approach is people-focused, aiming to create a social hub where people “linger longer”.
	6.26 Six key moves for the city centre have been identified:
	6.27 A Riverside Precinct location for a new library is consistent with each of the first five key moves. A library that relates well to its external environment and the river will become a destination within the city for tourists and residents to “li...
	6.28 The entrance from Trafalgar Street/Halifax Street corner to the Maitai River is currently unappealing, with no view shaft due to the arrangement of the existing buildings. Whilst the new pop-up park has provided improved access to the river, the ...
	6.29 The current library site has less potential for improved access to the Maitai River and provides less opportunity to develop a gateway to the river from the central city.  Reducing the specification of a new building on that site would also reduc...
	6.30 A new building in another part of the city may contribute to some of the key moves but would require further analysis of specific locations.

	Cost
	6.31 It is assumed that for each of the site options being considered, the specification of the building will be similar (e.g. size, sustainability features etc.). Site specific factors that may vary will include:
	6.32 High-level, rough-cost estimates have been developed for the refurbishment and the three new-build options within the Riverside Precinct. These are presented in Table 2, below.  The figures are based on a library floor area of: 2,450m2 (existing ...
	6.33 The reduced-specification option makes several compromises in the design and fit-out to keep costs down. It does not include low-carbon construction, Green Star features, archive facility and acoustic dampening, and external hard landscaping is k...
	6.34 For comparison, the Christchurch library cost approximately $95 million (2018), and covers an area of 9,850m2. A proposed new build of Wellington library had an initial budget estimate of $167 million (2020) for a floor area of 14,000m2. Wellingt...

	Risk
	6.35 The key risks Council needs to consider for each option are:
	6.36 As detailed above, the construction costs for a new library in the Riverside Precinct are well understood and have appropriate levels of contingency built in to them. The cost of developing a new library elsewhere, to the same high level of susta...
	6.37 Refurbishing the existing library will be cheaper, but will only extend the life of the building by 20-30 years and very few additional benefits are delivered.
	6.38 Reputational risks include negative reactions from different parts of the community to:
	6.39 Corporate risks relate to the ability of staff to deliver modern library services. Library staff are making the best use of the current building, but it is limiting their ability to deliver the range of services and programmes that they would lik...
	6.40 Several environmental risks are discussed in the Sustainability and Climate Resiliency section above. Much of Riverside Precinct is known to be a HAIL (Hazardous Activities and Industries List) site, meaning there will be additional processes and...
	6.41 There will also be construction-related environmental impacts from any of the building projects, including noise and run-off impacting water courses. These risks are managed through the consenting process and contractor management.  These risks a...

	7. Options Summary
	7.1 Council has five options. It could decide:
	7.2 Attachment 4 is an analysis of the options against the criteria identified in paragraph 1.3. Each criterion has been assessed on a scale of 0-5 with higher scores representing better fit with the desired outcomes.
	7.3 The overall score for refurbishing the current building is 2.5; rebuilding with a reduced specification on the current site is 2.9; rebuilding with a high specification on the current site is 3.7; building on the corner of Halifax Street and Trafa...
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