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Important Notice 

This report has been prepared in accordance with our Contract with the Ministry of Education (the Ministry) dated 

1 June 2018. 

The services provided under our Contract have not been undertaken in accordance with any auditing, review or 

assurance standards. The term “Audit/Review” used in this report does not relate to an Audit/Review as defined 

under professional assurance standards. 

The information presented in this document is based on information provided by the Ministry.  Unless otherwise 

stated in this report, we have relied upon the truth, accuracy and completeness of information made available to 

us without independently verifying it. No warranty of completeness, accuracy or reliability is given in relation to 

the statements and representations made by, and the information and documentation included in this report. 

In relation to any prospective financial information included in the report, we do not make any statement as to 

whether any forecasts or projections will be achieved.  We do not warrant or guarantee the achievement of any 

such forecasts or projections. 

KPMG is under no obligation in any circumstance to update this report, in either oral or written form, for events 

occurring after the report has been issued in final form. 

Any redistribution of this report requires the prior written approval of KPMG and in any event is to be a complete 

and unaltered version of the report and accompanied only by such other materials as KPMG may agree. 

Third Party Reliance 

This report is solely for the purpose set out in our Contract, and is not to be used for any other purpose or copied, 

distributed or quoted whether in whole or in part to any other party without KPMG’s prior written consent. 

Other than our responsibility to the Ministry, neither KPMG nor any member or employee of KPMG undertakes 

responsibility arising in any way from reliance placed by a third party on this report. Any reliance placed is that 

party’s sole responsibility. 
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Executive summary 
The Christchurch Schools Rebuild (CSR) programme (the Programme) is a ten year initiative to rebuild schools in 

the Christchurch area following the 2010/11 earthquakes. The purpose of this paper is to provide an independent 

midpoint review of the Programme, focusing on the cost estimates in the original Programme Business Case 

(PBC), the Ministry’s updated estimate of costs to complete and options to accelerate the delivery of the 

Programme. It is not a full Independent Quality Assurance or forensic review, and does not consider the 

Ministry’s project management, resourcing and governance arrangements for the successful completion of the 

Programme.  

The overall approach for developing the PBC budget (total $1.137 billion) appears reasonable, 

however, because of decisions taken at the time with funding agencies, it did not include 

sufficient headroom for planning uncertainties and construction price inflation 

Our view is that the coverage of costs and evidence behind the assumptions used in the PBC budget appear 

reasonable given the stage of the Programme and information available at the time the PBC was prepared. The 

cost estimates were based on the Ministry’s standard property costing method and/or advice from external 

specialists. Given the broad scope of work within the Programme, the bottom-up school by school assessment 

provided a reasonable starting point for the PBC’s cost projections.  

The PBC budget included only a contingency which did not allow sufficient headroom for uncertainties 

related to the condition of buildings and construction price inflation over the ten-year duration of the Programme. 

We understand from the Ministry that the exclusion of construction price inflation was agreed with funding 

agencies during PBC development, and the Cabinet paper accompanying the PBC states that cost escalations 

within the short term would be managed within the existing contingencies, but that market experience in the 

early years of the Programme would inform whether the practice was subsequently revisited. This midpoint 

review considers the additional costs incurred by the Programme due to construction price inflation.  

A high-level sensitivity analysis provides an indicative range of c.  additional costs if alternative 

inflation and contingency assumptions were used in the PBC budget. 

The Ministry estimates that the additional cost to complete the Programme is $206 million, 

which requires $151 million new capital injection, in addition to the Ministry’s already 

approved funding sources  

The Ministry estimates that the additional cost to complete the Programme is $206m.  The additional 

expenditure is expected to provide additional capacity for roll growth and cover the cost of project scope 

changes, worse than expected building conditions and construction price inflation.  

The revised total Programme cost is . This is based on the $1,137m original PBC budget, a  

budget reduction following the removal of schools procured through Public Private Partnership (PPP), the 

estimated $206m additional costs to complete, less $4m remaining Programme contingency.  

 

$m

1 PBC budget 1,137
2 Less: PPP school funding
3 Add: Ministry estimated additional costs to complete 206
4 Less: Remaining contingency (4)
5 Total
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The Ministry proposes to fund the additional $206m costs to complete from the $4m remaining Programme 

contingency, $40m approved baseline depreciation funding, $11m of specific school roll growth funding 

allocated in Budget 2018, and $151m new capital injection (per the following table).  

The $151m new capital injection is intended to fund $40m historic roll growth, $26m projected future roll 

growth, and $85m related to construction cost inflation, school-level scope changes and other items. 

  

The Ministry’s $206 million additional cost estimate is within the range of our sensitivity 

analysis and appears reasonable, although not without risk  

Our analysis focused on the Ministry’s cost assumptions by cost type and school. We used a top-down approach 

to test reasonableness of assumptions based on the costs incurred by the Programme to date, independent 

references and our experience of risk margins applied in similar construction projects. The table below includes 

an allowance for the Ministry’s internal programme administration costs. 

Our top-down sensitivity analysis indicates potential additional costs to complete in the range of  

 shown in the table below, which is  compared to the Ministry’s 

estimate. On this basis, we consider that the Ministry estimate is reasonable, but not without risk. Key risks to 

the Ministry’s estimate include rebuild cost inflation beyond 2018 and uncertainties related to building scope and 

conditions for schools that yet to enter the Programme.  

 

About 90% of schools have entered the Programme in or before their original wave. Overall 

project completion has been slower than originally planned in the PBC, which is partly due to 

the need to stage projects to minimise their impact on schools’ day to day operations 

The PBC phased the Programme over ten years, with schools entering in ‘waves’ based on the calendar year 

they start master planning (Wave 1 was 2014). The entry wave for each school was determined based on an 

assessment of urgency given committed merger and closure dates, necessary work to support student 

numbers, and opportunities to improve educational outcomes. The original PBC set out a ten-year programme to 

2022, although based on the commencement date of February 2014, a ten-year period would end in February 

2024. According to the Ministry, the long-term project pipeline has provided certainty which has resulted in 

planning and procurement benefits and efficiencies. These are discussed in more detail in Appendix B.  

As at April 2018, 76 of 86 schools have entered the Programme on or before schedule. Schools in Wave 1 spent 

39 months on average in the Programme, which accelerated to 32 months in Wave 4. However this was slower 

than the PBC’s timing estimate (Wave 4: 25 months). According to the Ministry the PBC timing estimates were 

based on information from an external consultant using typical timings for newly built greenfield schools (rather 

than redevelopments), which did not account for the requirement to keep schools open during construction.  

Therefore the PBC timings appear optimistic given the practical operational needs of schools. 

Since the establishment of the Programme, the Ministry has implemented processes that enable schools to 

drive design outcomes through an education brief and increased quality assurance through independent review 

$m Status/Ref.

Additional costs to complete 206

Funded through:
Remaining contingency 4
Reprioritised depreciation funding 40 Approved. GOV-18-MIN-0035
Specific school roll growth funding 11 Budget 2018 allocations
New capital injection 151 Future budget bids

Total 206

Scope and condition Rebuild cost 
inflation Roll growth Other Total

Ministry estimate 206
Top-down estimate (high)
Top-down estimate (low)
Delta
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panels. These add to the overall project duration but are expected by the Ministry to deliver improved long term 

outcomes.    

Bringing forward the final wave of schools by a year appears feasible, but further wave 

acceleration is unlikely given the current stage of the Programme  

The Ministry is considering an option to accelerate the Programme by bringing forward Wave 7 schools 

(originally planned to enter during 2020) into Wave 6. While no formal plan is documented, based on our 

discussion with the Programme team this option appears feasible, but may involve some additional short-term 

cost to scale up Programme resources, and require change to the phasing of the Programme budget and 

additional capital injection to cover costs. The proposal would reduce the number of schools still in the 

Programme after 2021.  

The Ministry has identified options to accelerate projects that are already in the Programme, 

but these options would require further development and consideration of their risks, cost and 

benefit  

We have discussed with the Ministry potential options to accelerate the delivery of projects that are already in 

the Programme. This appears achievable with some time lag, but would incur higher costs and potentially 

increase risks by prioritising Programme speed over engagement with schools and preparations that inform 

master planning and design.  
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1 Introduction  

1.1 Purpose and scope 

The purpose of this paper is to provide an independent midpoint review of the Ministry’s Christchurch Schools 

Rebuild Programme. In particular, we have been asked to comment on: 

— the original cost assumptions used in the 2013 PBC. 

— the Ministry’s current estimate of the additional costs to complete the Programme. 

— the scope for the Ministry to accelerate the Programme, given its operational and financial capacity. 

Our review focused on the Ministry’s cost and time estimates for completing the Programme. It is not a full 

Independent Quality Assurance or forensic review. It does not consider the Ministry’s project management, 

resourcing and governance arrangements for the successful completion of the Programme. 

Our analysis focuses on the Programme budget, rather than the Ministry’s overall costs and funding 

requirements.  Potential allocations between the Programme budget and other Ministry budgets have not been 

reviewed. The Ministry’s proposed funding sources are included in section 3.5.3.  

We have not considered whether the Ministry could adjust the scope and quality of projects in order to deliver in 

line with the existing Programme budget. The Ministry has stated that such scope or quality changes would 

create inequities between schools and would not enable it to meet school property entitlements1. 

1.2 Our approach 

Our work included the desktop review of Programme costs, the original PBC cost projections, approved school-

level cost revisions and the Ministry’s ‘cost to complete’ estimates as at June 2018. We have considered 

Programme-level and school-by-school information related to the costs, phasing and progression of projects 

through the Programme.  

We have interviewed the Ministry’s Programme team to understand their budgeting and programming approach, 

and the rationale and supporting evidence for underlying assumptions. The list of information sources and the 

names of Ministry staff we have interviewed are included in Appendix A. 

While we have discussed the approach and source of cost estimates school by school with the Programme 

team, we have not reviewed the supporting documentation and the detailed cost build up by each school 

project. 

Our assessment of the Ministry’s time and cost to complete estimates is based on:  

— the Ministry’s approach and the level of supporting evidence compared to our view of good practice for 

comparable budgets. 

— observed costs, school-level cost movements, and project phasing for the Programme to date, 

— independent metrics, particularly related to cost assumptions. 

  

                                                 

1  School Property Guide space entitlement (https://www.education.govt.nz/school/property/state-schools/property-

planning/space-entitlement/) 
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2 Background 

2.1 Context 

The 2010/11 Canterbury earthquakes (the Earthquakes) caused significant damage in the Greater Christchurch 

Area (Christchurch). The Ministry’s network of schools in Christchurch were among the many public and private 

assets damaged, requiring rebuild or repair.  

The school property portfolio is the government’s second largest property portfolio. The Ministry holds the 

mandate for the long-term planning and management of this portfolio, and has taken responsibility for the rebuild 

and repair of the assets damaged in the Earthquakes.   

With the rebuild and repair programme, the government is also seeking to modernise the Christchurch 

educational network and advance educational priorities such as raising student achievement, improving teaching 

environments and addressing pre-existing issues, such as social inequalities and aging infrastructure.  

2.2 Programme Business Case 

The CSR Programme2 is the initiative to restore and modernise the educational network of Christchurch. An 

initial Programme Business Case was developed and approved by cabinet in 2012, and an updated and final PBC 

was issued in November 2013.  

The PBC set out a ten-year programme to 2022, although based on the commencement date of February 2014, 

a ten-year period would end in February 2024. The phasing was based on needs and benefits, with priority given 

to schools with an already announced merger or closure or those needing additional capacity to meet short-term 

roll growth demand.  

The PBC outlined an estimated $1.137 billion investment over 10 years, beginning in the financial year 2013/14. 

The PBC stated that key benefits of the investment were equity and access to education, matching community 

and education provider needs, greater ownership of education by the community, and lifting the social, 

economic and cultural value of schools to Christchurch. The investment directly impacts 115 schools:  

— 13 new schools to be built; 

— 10 schools to be rebuilt as complete new schools; 

— 34 schools to undergo major redevelopment; and  

— 58 schools to undergo moderate redevelopment. 

The investment also impacts additional schools, some of which permanently close, and others merge into one of 

the above 115 schools. The total investment covers the demolition, repair and rebuild costs, furniture and 

equipment (F&E), and professional service fees.  

  

                                                 

2 Also referred as the Greater Christchurch Education Renewal Programme 
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3 Cost analysis  

3.1 Summary 

The Ministry estimates that the additional cost to complete the Programme is $206m.  The additional 

expenditure is expected to provide additional capacity for roll growth and cover the cost of project scope 

changes, worse than expected building conditions and construction price inflation. 

The revised Programme cost is . This is based on the $1.137bn original PBC budget, a  

, the estimated $206m additional costs to 

complete, less $4m remaining Programme contingency. 

Table 1: Revised Programme cost 

 

A brief summary of the key changes since the PBC is provided below. 

1. PBC budget 

The original PBC budget included  plus  Programme contingency (total $1.137 billion). Further 

detail on the PBC budget is provided in section 3.2. 

3. Ministry estimated additional costs 

The Ministry estimates that the additional cost to complete the Programme is $206m. It is generally based on 

quantity surveyor (QS) estimates, market quotes or contracts for schools that have already entered or passed 

the master planning stage. Planning uncertainty is greater for schools before this stage. Further detail on the 

Ministry’s estimated additional costs to complete and our comment on this estimate is provided in section 3.4. 

4. Remaining contingency 

As at May 2018,  net cost increase has been approved against the  Programme contingency through 

the Ministry’s formal change management process, leaving a contingency of $4m. These cost revisions cover 

roll growth, project scope changes and construction cost inflation. Further detail on approved cost revisions is 

provided in section 3.3. 

5. Revised Programme cost 

The net effect of the above movements is a revised Programme cost estimate of  

$m

1 PBC budget 1,137
2
3 Add: Ministry estimated additional costs to complete 206
4 Less: Remaining contingency (4)
5
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3.1.1 Ministry’s proposed funding approach 

The Ministry proposes to fund the additional $206m costs to complete from the $4m remaining Programme 

contingency, , $11m for specific school roll growth funding 

allocated in Budget 2018, and $151m new capital injection (per the following table).  

The $151m new capital injection is intended to fund  historic roll growth,  projected future roll 

growth, and  related to construction cost inflation, school-level scope changes and other items. 

Table 2: Ministry’s proposed funding approach 

  

We have not reviewed the Ministry’s proposed funding arrangements and available funding sources, including 

the available  or the extent of any additional costs that could be funded from the Ministry’s 

existing baseline. 

3.2 Original PBC Budget  

3.2.1 Key findings  

The Ministry’s overall approach to developing the PBC budget was a bottom-up school by school estimate of the 

rebuild and repair costs for each affected school, using the estimated school roll for 2018.  

Our view is that the coverage of costs and evidence behind the assumptions appear reasonable given the stage 

of the Programme and information available at the time. The cost estimates were based on the Ministry’s 

standard property costing method, and/or advice from external specialists. Given the broad scope of work, a 

school by school assessment provided a reasonable starting point for costs projections.  

The PBC budget did not allow sufficient headroom for uncertainties related to the condition of buildings and 

scope of work required. The PBC budget did not include any cost escalation over the 10 year Programme 

duration. The Cabinet paper on the PBC states that cost escalations within the short term would be managed 

within the existing contingencies, but this would be monitored.  It is understood this approach was agreed with 

funding agencies at the time of the PBC. This midpoint review considers the additional costs incurred by the 

Programme due to construction price inflation.  

A sensitivity analysis of these assumptions provides an indicative range of additional costs of c.  if 

more prudent assumption were applied in the PBC budget. 

$m Status/Ref.

Additional costs to complete 206

Funded through:
Remaining contingency 4
Reprioritised depreciation funding 40 Approved. GOV-18-MIN-0035
Specific school roll growth funding 11 Budget 2018 allocations
New capital injection 151 Future budget bids

Total 206
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3.2.2 The Ministry’s budget estimate and rationale 

The PBC cost estimate was built up school by school. Over 80% of the budget related to construction, repairs 

and professional fees.  

Table 3: PBC budget 

  

The key cost assumptions were based on independent professional advisor estimates, the Ministry’s policy rates 

(e.g. cost and gross floor area by teaching space and non-teaching space) and the Ministry’s estimates based on 

previous school property development experience. The table following provides an overview and our comments 

on the key assumptions.  

Table 4: PBC budget assumptions 

Category Assumption 

Ministry’s approach 

and rationale KPMG comment3   

New 

construction 

 

 

New build/full 

rebuild 

calculation 

Calculated using the 

Ministry’s new school 

cost calculator, based on 

roll estimates and per 

sqm cost by type of 

school. 

The approach is reasonable given the 

information available at the time of the PBC. 

We have sighted but not reviewed the 

Ministry’s cost calculator. It appears to 

provide a structured and consistent 

approach to prepare budgetary cost 

estimates.  

 

New 

construction 

and rebuild 

cost per sqm 

The construction cost 

was $1,800, $2,200 and 

$2,400 per sqm for 

primary, intermediate 

and secondary schools 

based on the Ministry’s 

policy rates at the time. 

The Ministry’s policy rates are updated from 

time to time using market evidence.  These 

rates were applied in the PBC over the 10 

year Programme term without price inflation. 

The movement of market prices was 

uncertain at the time given the anticipated 

ramp up of local construction activity. We 

understand from the Ministry that the 

exclusion of inflation was agreed during PBC 

development with the understanding that 

additional funding may be required.  

 

                                                 

3  Colour keys: Green: not without risk, but on balance reasonable assumption; Amber: caution required but evidence is broadly 

supportive; Red: challenging assumption, or contrary to evidence 

Category NZ$'000 % of budget

Programme Contingency
Total 1,137,000
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Category Assumption 

Ministry’s approach 

and rationale KPMG comment3   

Roll growth 

and total sqm 

requirement 

Roll growth was 

estimated based on the 

Ministry’s 2018 roll 

forecasts (ie the mid-

point of the 10-year 

Programme), and the 

Ministry’s policy rates for 

class size and floor area. 

 

While the Ministry’s approach was broadly 

reasonable, risks were associated with 

uncertain roll growth given the demographic 

changes following the Earthquakes. 

Additionally, the forecast did not include roll 

growth beyond 2018. 

Using policy rates for building space 

requirements appears reasonable for 

estimating construction output, as long as 

these are consistently applied in project 

briefs and designs.  

 

Repair costs  

 

 

Earthquake 

repair costs 

The earthquake damage 

and repair cost estimates 

were based on an 

engineering assessment 

of a sample of 21 

schools, which was 

applied across all 

schools. 

The approach appears reasonable as it was 

approved by the Ministry’s insurance 

provider, although we have not reviewed the 

underlying engineering brief and cost 

estimation method.  

 

Other repair 

costs 

Other repair and upgrade 

estimates (such as 

modern learning 

environments), were 

based on independent 

advisor reports, where 

available, or Ministry 

estimates using reports 

obtained at comparable 

sites. 

The approach appears reasonable and was 

supported by independent cost assessment. 

 

 

Professional 

fees 

 

Professional 

fees 

Assumed as  of 

capital cost for each 

school (excluding land, 

F&E, special education, 

other cost and 

contingency), based on 

Ministry’s experience of 

previous building 

projects. 

Appears reasonable at a programme level, 

although unders/overs are expected on a 

school by school basis, depending on the 

size and scope of the project. Given these 

costs include both design and other 

professional fees, the assumption appears 

consistent with other benchmarks, such as 

Institute of Architects guidance for full 

architectural service (c.11%-15% for new 

builds and alterations respectively), and 

design fee budgets we have observed in 

recent school PPP bids (9%-13%). 

 

F&E  

 

Furniture and 

Equipment 

Based on the Ministry’s 

policy rate of $125 per 

sqm for new and rebuilt 

schools; no cost for 

repaired schools. 

The approach appears reasonable given the 

Ministry’s experience. F&E costs were 

initially budgeted by school. This was later 

consolidated at a Programme level and 

applied as needed (including for some 

repaired schools). The Ministry currently 

expects a surplus relative to the PBC budget 

estimate.  
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Category Assumption 

Ministry’s approach 

and rationale KPMG comment3   

Demolition  

(  

Demolition 

costs 

The original repair 

estimate was based on 

 per school 

building. This was later 

revised to  per sqm 

based on the Ministry’s 

market experience. 

The original estimates assumed that all 

building demolition cost the same regardless 

of size which was later revised with 

downward adjustment in the cost estimate. 

 

Contingency  

 

Contingency  c  of capital costs 

excluding fees. 

Appears low given the level of planning 

uncertainty at a business case stage (pre 

design and due diligence) and the inherent 

risks of unknown building and site 

conditions for earthquake damaged 

property. 

See detailed comments below. 

 

3.2.3 Sensitivity analysis 

Our view is that two particular areas would have benefited from more prudent assumptions in the PBC budget: 

cost escalation and contingency for uncertain building conditions, which are discussed below. 

3.2.3.1 Cost escalation 

The PBC budget did not include any cost escalation over the 10 year Programme duration. The Cabinet paper on 

the PBC states that cost escalations within the short term will be managed within the existing contingencies and 

that market experience initial years of the Programme will inform whether the practice is revisited at a later time. 

The PBC notes that cost escalation will be absorbed through contingency, but this will be monitored.  

We consider that it is good practice to incorporate an explicit allowance for cost inflation in the original 

Programme budget. Independent projections are available to estimate cost escalation – for example using 

general cost inflation measured by the Consumer Price Index (CPI) and construction cost inflation measured by 

the Construction Cost Index (CCI). 

For illustration, we have provided a sensitivity analysis using two inflation rates: 

1. Stats NZ’s CPI forecast at the time the PBC was prepared. This covered a three year period, which we 

extended at 2% pa thereafter (based on RBNZ’s CPI target). 

2. An estimate of construction cost inflation based on the historical relationship between CPI and the CCI. 

The CCI has historically been approximately 1% higher per annum than CPI (1994 – 2013).  

We have applied these inflation rates using two different methods: 

Table 5: Cost escalation approaches 

Approach Key assumption 

At the entry date for each school 

 

Assumes that prices are fixed at the time the school enters the 

Programme. In practice, some expenses may not be locked down until 

later in the delivery phase.  

At midpoint date Assumes that prices are agreed at the midpoint between the start and 

completion date for each project.   

 

Based on this sensitivity analysis the incremental cost of inflation is estimated to be between  

as shown in the following table. 
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Table 6: Cost escalation sensitivity  

 

3.2.3.2 Contingency 

The PBC included a Programme-level contingency at  of capital costs excluding fees  

  

We consider that a higher overall level of contingency, with consideration of specific risks, would have been 

appropriate given the uncertainties related to the condition of properties and the scope of work required. Our 

experience of new build schools procured through PPPs suggests a risk allowance of around 10-15% of capital 

costs, and higher contingency for schools that require refurbishment or are exposed to specific risks.  

Some smaller cost items were not covered in the PBC budget, e.g. costs incurred for the temporary relocation 

of students during construction and minor works. Appropriate contingency would mitigate the impact of such 

items.  

We have provided a sensitivity analysis of increasing programme contingency to 10% and 15% of capital cost, 

using the inflated budget calculated in the previous section. Based on this sensitivity analysis the incremental 

cost of contingency is estimated to be between  as shown in the following table. 

Table 7: Contingency sensitivity 

  

3.2.3.3 Overall impact of cost escalation and contingency sensitivities 

The combined impact of the cost escalation and contingency sensitivities is c.  an additional 

 compared to the PBC budget.  

Table 8: Combined cost escalation and contingency sensitivities 

  

3.3 Approved school-level cost revisions since the PBC 

3.3.1 Key findings  

Since the PBC, the Ministry has revised some of its school-level cost estimates through approved Change 

Management Requests (CMRs). At the time of this report, net increase in school-level cost estimates 

have been approved and funded through the  Programme contingency. The remaining Programme 

CPI Inflated CPI (construction)

CPI Inflated CPI (construction)

CPI Inflated CPI (construction)
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contingency is $4m. The approved increases mostly relate to roll changes, worse than expected asset conditions 

and construction price inflation.  

3.3.2 Approved school-level cost revisions   

Since the PBC, the following changes have been made against the original Programme contingency. 

Figure 1:  Programme contingency 

 

F&E consolidation 

Early in the Programme, F&E costs in individual school-level budgets were consolidated at Programme level. 

These are released to schools once the detailed designs are completed. The current entitlement is $9,750 for 

each new teaching space and $4,875 for each refurbished or replaced teaching space. The  movement 

includes  from the PPP schools. The balance is expected to reduce by  as further schools enter the 

Programme, which is considered in the analysis of ‘additional costs to complete’ in section 3.4. 

School-level cost reductions 

This represents amounts that have been returned to the contingency, e.g. due to lower than expected scope of 

works required or more efficient delivery. These schools include Marshland, South Hornby School and Halswell. 

Further, this also includes some lower than anticipated demolition costs for some sites. 

Demolition recalculation 

The PBC demolition estimate was based on a constant  per building. This was adjusted to reflect the 

size of each building and resulted in a net decrease in the total demolition budget. 

Other  

This mostly relates to reduction due to corrections in PBC calculations. 

Roll changes 

The PBC was based on a 2018 forecast roll of 51,561 students at CSR schools. This compared with 44,826 

students at CSR schools in 2013. Following the PBC, demographic changes in Christchurch led to updates to 

school roll estimates. This has resulted in an increase of 1,495 students for CSR schools that have reached 

master planning stage (a 3.9% increase on the original forecast of 38,089 students for these schools).  

The cost of roll growth is in two parts. The first is where new roll growth means that existing building capacity, 

previously marked for demolition, requires redevelopment at additional cost.  The second is where roll growth 

requires new building capacity to be delivered. 

Based on information from the Ministry, roll growth has been higher than previously anticipated partly due to 

greater school-age population increase in the Christchurch area, shown by successively higher Stats NZ 

population forecasts from 2012 to 2017. Additionally, a geographical shift of population within Christchurch 
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impacted the roll levels of individual schools. The figure below demonstrates the geographic shift that has 

occurred since the Earthquakes. 

Figure 2: Shift in Year 1-8 population (2010-2018) 

 

Source: Ministry of Education 

Scope and condition 

The Ministry has approved  in additional build costs, such as buildings in worse than anticipated condition 

requiring additional work. This amount covers some construction cost inflation which cannot be separately 

identified based on the available information. These cost changes were approved when they could be estimated 

with reasonable certainty, e.g. following master planning, design or tender.  

3.4 Additional costs to complete 

3.4.1 Key findings 

The Ministry estimates that the additional cost to complete the Programme is $206m.  This includes the cost of 

roll growth adjustments, unforeseen costs related to the condition of buildings, project scope changes, 

construction price inflation and internal programme administration costs. Depending on the stage of each 

project, the Ministry’s estimates are supported by contract, tender offer, QS estimate, and/or the delivery 

manager’s assessment of school specific factors.  

Our sensitivity analysis focused on the high-level reasonableness of the additional cost estimate by considering 

whether it is consistent with the remaining project risks and the costs of the Programme to date. Our top-down 

approach indicates an additional cost to complete range of , which is  

compared to the Ministry’s estimate. On this basis we consider that the Ministry estimate is reasonable, 

although not without risk. A key risk to the cost estimates is further construction price inflation and uncertainties 

related to building and site condition for schools yet to enter the Programme.  
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3.4.2 Ministry’s estimate of costs to complete 

The Ministry estimates that the additional cost to complete the Programme is $206m as summarised in the 

following table. 

Table 9: Ministry’s estimated costs to complete   

Category NZ$'000 % of budget Grouping Comments 

New roll growth Roll growth 
The cost of additional spaces required for 
roll growth.  

Building scope change 
Scope and 
condition 

Change in the scope of work, e.g. inclusion 
of repairs of an additional building.  

Building condition change 
Scope and 
condition 

Change in cost to repair due to poorer than 
expected condition, e.g. asbestos, hidden 
defects.  

Change from repair to 
rebuild 

Scope and 
condition 

The cost differential by moving from repair 
to rebuild due to the condition of the 
building. 

Decanting 
Scope and 
condition 

The cost of temporary student relocation 
during the project 

Additional minor works 
Scope and 
condition 

Cost of minor works  

Build rate escalation 
Rebuild cost 

inflation 

Change in per square meter rate of new 
builds and rebuilds to the 2018 policy rate 
of $2700/sqm 

F&E Other 
Allocation of F&E to schools entering the 
Programme 

Demolition Other Allocation of demolition budget to schools 

Change in fees Other 
Increase in professional fees in line with 
other cost changes 

School-level cost 
reductions 

School-level cost 
reductions 

Savings due to delivery efficiency or 
reduction in scope 

Other 
Scope and 
condition 

Mainly consists of offsets to build costs to 
reflect the absorption of construction price 
escalation within original budgets 

  

Contingency   
 contingency applied on all additional 

costs, except F&E and demolition  

Total 205,970       
 

The above figures include an allowance for the Ministry’s internal programme administration costs. We have 

grouped the estimated costs to complete into six categories, as shown below.  
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Figure 3: Ministry’s estimate of additional costs to complete   

 

Roll growth  

As schools enter the Programme, the Programme team is given updated roll growth estimates from the 

Ministry’s network team. The estimated  for roll growth includes cost related to schools that have already 

entered the Programme (but for which roll growth CMRs have not yet been processed) and anticipated roll 

growth for schools that are yet to enter the Programme. Individual adjustments by school are below , 

except for Papanui High School (budgeted at ) where roll growth is significantly higher than originally 

forecast. 

Scope and condition 

The estimates in this category have variable levels of supporting evidence. For schools that have completed the 

design phase, there is greater certainty in the estimate as it is usually based on a QS report, contractor quotes or 

tender submissions. For schools that are yet to enter the Programme, the estimates are based on square metre 

rates and the delivery manager’s experience and knowledge of school-specific factors. Cost escalation for 

repairs is included in this figure as it is not possible to separate it based on available data. 

Rebuild cost inflation 

The Ministry has increased the estimate of remaining new build and rebuild costs using its current policy rate of 

$2,700 per sqm. In some cases, the Ministry considers these can be absorbed in the existing budget (e.g. based 

on QS estimate or supplier quote) and are netted in the ‘Other’ category. This cost escalation is only related to 

new construction4 and does not include escalation for repair costs (included under the scope and condition 

category above). No further inflation (above the current policy rate) is applied for projects that are scheduled to 

start in the future. 

Other 

This category consists of a reallocation of F&E costs once schools enter programme, allocation of further 

demolition costs and higher fees due to the additional build and repair work required. 

School-level cost reductions 

There are amounts related to projects where costs are expected to be lower than budgeted, e.g. due to more 

efficient delivery or less work required than originally planned. It also includes c.  which 

will be funded predominately outside the Programme, according to the Ministry. 

                                                 

4 For this purpose, defined as projects where the gross floor area is expanded 
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Contingency 

There is a varying element of risk attached to each school project and the Ministry has added a contingency to 

the additional costs to reflect this uncertainty. 

3.4.3 KPMG comment on costs to complete 

Our analysis focused on the Ministry’s cost assumptions by cost types and school. We used a top-down 

approach to test reasonableness of cost assumptions based on the costs incurred by the Programme to date 

and our experience of risk margins applied for similar construction projects. We have discussed the Ministry’s 

cost adjustments school by school with the Programme team but have not inspected supporting documentation 

by individual school.  

While the majority of schools (86 out of 115 in April 2018) have been completed or have already entered the 

Programme, there is still some uncertainty in the additional costs to complete the Programme, particularly for 

schools where master planning is yet to begin. In these instances, additional costs are estimated based on 

square metre rates and the delivery manager’s experience and knowledge of school-specific factors, given the 

absence of detailed plans and supplier quotes.   

Our analysis focused on whether the additional costs fall within a reasonable range based on sensitivities using 

alternative assumptions by cost type. Our approach included: 

1. Categorising each school based on current status (e.g. master planning, design phase) and implied 

delivery risk (in consultation with the Programme team) 

2. Disaggregating costs by type (e.g. related to roll growth, rebuild cost inflation, building scope and 

conditions) 

3. Sourcing references or benchmarks for key assumptions by cost type and/or school category.  

4. Applying sensitivities to determine a top-down cost range and comparing it with the Ministry’s bottom-

up estimate.  

3.4.3.1 School categories 

We have categorised schools into four risk categories as follows based on their current status and certainty of 

work and costs required.  

Table 10: Risk categories   

Risk factor Description 

Residual Schools already completed (potentially in a warrantee period where the Ministry 

may incur further costs, e.g. related to any pre-existing defects) 

Low Schools in construction phase (i.e. already tendered). New builds which are 

contracted or designed. Schools with only small discrete projects remaining. 

Medium Schools with QS estimates, but still early in the process (i.e. prior to tender). 

New build projects which are yet to enter the programme. 

High Schools that are yet to enter where QS estimates are not yet available. 

3.4.3.2 Cost types 

We have considered the key assumptions for four cost types. 

Table 11: Cost types   

Cost type Description 

Scope and condition Include costs relating to build scope changes, worse than expected asset 

conditions, additional minor works and relocation of students during 

construction and changes from repair to rebuild. Overall these costs are 

impacted by planning uncertainty and estimates are expected to less accurate 
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Cost type Description 

on average for schools in the earlier Programme stages – aligned with the 

school categories set out above. 

Rebuild cost inflation The escalation in the original build rate for new schools and rebuilds. The 

Ministry has escalated the original per sqm build rates to its current policy rate 

of $2,700 per sqm. 

Roll growth These are costs related to the currently projected roll growth relative to what is 

assumed in existing school-level budgets. 

Other These are demolition costs, F&E and professional fees. We have adjusted fees 

in line with build costs in the sensitivity analysis. 

3.4.3.3 Potential references and benchmarks 

We have considered potential references and benchmarks to develop a top-down estimate of the additional 

costs to complete the Programme.   

Table 12: References and benchmarks  

 Scope and condition Rebuild cost inflation Roll growth 

Ministry assumption 

All schools Individual estimates by 

school based on QS 

estimates, market quotes 

and delivery manager 

assessment 

Based on the new 

Ministry policy build rate 

of $2,700 per sqm for all 

remaining schools 

Based on the additional 

number of teaching 

spaces required for the 

updated roll at each school 

Top-down assumption 

High risk project 20 - 22 % of approved 

Programme budget 

 per annum inflation 

on per sqm up to 

the construction start date 

for each school 

3.9% - 5.9% additional roll 

growth for schools that 

yet to start master 

planning Medium risk project 12 - 14% 

Low risk project 5 - 7% 

Source We have considered 

contingencies developed 

in quantitative risks 

assessment for school 

PPP projects and our 

experience of contingency 

margins used in other 

projects 

Analysis on five completed 

schools indicate that the 

sqm rate was . We 

have inflated this to March 

2018 based on actual 

construction cost inflation 

which provides a starting 

build rate of  per 

sqm. per annum is a 

future growth assumption 

based on CPI/CCI. 

The rolls of schools in the 

Programme to date were 

3.9% higher than the PBC 

forecast. For the 

remaining schools, 5.9% 

growth would allow for 

growth to date and 

beyond 2018 in line with 

historical trends. Cost per 

teaching space is based 

on the Programme 

experience to date. 

3.4.3.4 Cost to complete sensitivity analysis 

The table below summarises a sensitivity analysis of costs to complete based on the assumptions set out in the 

previous section.  

The Ministry holds significant school specific knowledge to inform a bottom-up cost estimate that we have not 

tested or replicated within this report. 
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Instead, our top-down analysis seeks to provide a sense-check whether the Ministry’s estimate falls within a 

reasonable cost range defined by the sensitivity test. Accordingly, our analysis indicates an additional cost to 

complete range of  which is  compared to the Ministry’s estimate.  

Table 13: Costs to complete sensitivity analysis5 

 

 

                                                 

5 The Ministry estimates in this table includes the Ministry’s contingency allocated across each category 

Scope and condition Rebuild cost 
inflation Roll growth Other Total

Ministry estimate
Top-down estimate (high)
Top-down estimate (low)
Delta
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4 Programming analysis 

4.1 Summary 

The PBC phased the Programme over ten years with schools entering the Programme progressively in ‘waves’ 

over that time and concluding in 2022. Based on the commencement date of February 2014, a ten-year period 

would end in February 2024. Each wave represents a collection of schools that start master planning in a given 

calendar year, starting with Wave 1 in 2014. The entry wave for each school was determined based on an 

assessment of urgency given committed merger and closure dates, necessary work to support student 

numbers, and opportunities to improve educational outcomes. A list of CSR schools and their current 

Programme status is shown in Appendix C. 

Most schools have entered the Programme in or before their scheduled wave. Schools on average have spent 

longer in the Programme (from master planning to the end of construction) than anticipated in the PBC. 

According to the Ministry the PBC timing estimates were based on information from an external consultant 

using typical timings for newly built greenfield schools (rather than redevelopments), which did not account for 

the requirement to keep schools open during construction.  

Since the establishment of the Programme, the Ministry has implemented project staging which allows schools 

to remain operational, processes that enable schools to drive design outcomes through an education brief, and 

quality assurance through independent review panels. These add to the overall project duration but are expected 

by the Ministry to deliver improved long term outcomes. Further detail is provided in Appendix B.  

The Ministry is considering an option to accelerate the Programme by bringing forward Wave 7 schools (which 

were originally planned to enter during 2020) into Wave 6. We have considered the high-level feasibility of this 

option in discussion with the Programme team as currently no formal plan is documented. Based on our 

assessment, this option appears feasible, although likely to incur some additional short-term cost to scale up 

Programme resources, and require change to the phasing of the Programme budget and capital injection to 

cover incremental costs.  The proposal would reduce the number of schools still in the Programme after 2021.  

We have also discussed with the Ministry the scope to accelerate the delivery of projects that are already in the 

Programme. This appears feasible but would require trade-offs such as shorter school pre-engagement, higher 

costs and/or potentially poorer long-term outcomes. 

4.2 Project development process  

The Ministry undertakes a staged process for each CSR school, generally beginning 12 months prior to the 

school’s entry into the Programme. The Ministry considers that, although more time intensive, the 

comprehensive upfront planning prior to the start of construction, generate longer term benefits. Further, the 

certainty of a ten-year project pipeline has allowed it to achieve procurement efficiencies and process 

improvements, and greater retention and transfer of knowledge between Ministry personnel and across 

projects. 

The key project development steps are: 

— Pre-engagement (12 months): The Ministry engages with the school 12 months prior to entering the 

Programme to develop the school’s Educational Brief 

— Master Planning  (3-6 months): A long-term plan is developed, including a site plan 

— Design (6-9 months): The Ministry and school work with an architect to develop the detailed designs, based 

on the available budget, the master plan and design guidelines. 

— Tender (3 months): The construction contract is tendered through the Ministry’s Construction Services Panel 

for CSR schools 

— Construction (9-36 months): The construction period depends on the size of the school and the sequencing 

and staging of the project around existing school operations. 
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Appendix B provides further information on the development process for CSR schools and the benefits of the 

process according to the Ministry. 

4.3 Programme status 

86 schools have entered the Programme in Waves 1-5 up to April 2018. About 90% of schools have entered the 

Programme in or before their original wave. Ten schools have entered the Programme behind schedule. 

According to the Programme team, this has generally been due to delays in roll growth confirmation or at the 

request of the school board. A detailed list of CSR schools is provided in Appendix C. 

We understand from the Ministry that the initial estimate of time to progress through the Programme was 

prepared at a high level and with limited information. It assumed three months for master planning, nine months 

for design and documentation, and 12 and 18 months for construction for primary and secondary schools 

respectively. These construction timeframes appear to be standard for new developments (e.g. based on our 

experience of PPP schools), but may be insufficient for  existing schools that continue operating during 

construction. The Ministry’s research into delivery times of large projects indicates that they can take 30-45 

months depending on complexity and size. 

Our analysis suggests that the time that schools spend in the Programme has reduced across the waves6, 

however it remains higher than the original PBC estimate. This is partly due to the assumptions used in the PBC 

and the more thorough planning and staging introduced by the Ministry. The Ministry has stated that improved 

delivery processes have contributed to the faster progression of projects over time. 

Table 14: Average time spent in the Programme 

Waves 
Number of 

schools 

Average months in 

Programme 

PBC estimated 

months  

Variance to PBC 

estimate 

Wave 1 (2014) 21 39 25 14 

Wave 2 (2015) 16 39 22 17 

Wave 3 (2016) 19 37 27 10 

Wave 4 (2017) 24 32 27 7 

 

At the end of April 2018, 27 schools were completed (finished construction), 59 were in the Programme in 

various waves across master planning, design, tendering and construction phases. Nine schools in the ‘yet to 

enter’ group were in pre-engagement which includes the development of the Educational Brief that informs the 

design outcome. 

                                                 

6 Based on actual time to complete and updated estimates of time to complete for schools already in the Programme 
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Figure 4: Project status at April 2018 

 

19 schools have previously entered the Programme ahead of their original schedule. The number of schools in 

each original wave compared to the current waves is shown in the figure below. 

 Figure 5: Previous acceleration of schools in the Programme 

 

The number of schools remaining in the Programme is projected to reduce progressively after 2019, as shown in 

the following chart (based on the current waves). 

Figure 6: Projected status of schools in the Programme at the end of June each year 
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4.4 Scope for wave acceleration  

The Programme team is considering an option to bring forward the entry of Wave 7 schools into Wave 6 

(starting in 2019) so every CSR school would enter the Programme by December 2019.  

The following chart illustrates the number schools entering the Programme under the wave acceleration 

proposal. It also shows the approximate percentage of the total Programme cost budgeted for schools in each 

wave.  

Figure 7: Schools by wave 

 

The immediate consequence of wave acceleration would be that Wave 7 schools begin development of their 

Educational Brief in the second half of 2018, which starts 12 months prior to their planned entry. With this lead-

time, there is limited room for further wave acceleration given the current stage of the Programme. 

While the number of schools entering the Programme in 2019 would be higher than originally planned that year, 

the total number of schools in the Programme would not increase significantly in 2019 compared to the current 

schedule. This is illustrated in the following chart. Consequently, the resource capacity to deliver the Programme 

is not expected to increase in proportion to the increase in the number of new entries in 2019. 

Figure 8: Schools in the Programme (as at June) 
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Figure 9: Number of schools yet to complete (as at June) 

 

Key considerations regarding the wave acceleration proposal and our comments on implications are summarised 

in the table below. 

Table 15: Wave acceleration considerations 

Consideration Cost implications Additional comments 

Ministry resourcing: 

Educational Brief 

development 

Earlier phasing of Educational Brief 

development costs. Each Educational 

Brief is approximately  

Acceleration of 7 schools would bring 

forward approximately  

We understand that this activity is 

largely outsourced and the Ministry 

does not anticipate supplier 

constraints. 

Ministry resourcing:  

Roll growth confirmation 

No known additional costs as this 

would be managed within existing 

Ministry baselines without phasing 

adjustment 

The Ministry considers that the impact 

on its network team, which provides 

the roll growth estimates, would be 

manageable within the planned 

timelines and with current resources. 

Ministry resourcing: 

Delivery Managers and 

procurement 

Short-term increase in the number of 

delivery managers and procurement 

staff. The Ministry’s procurement 

team estimates this could require 

approximately three staff  

. The current seven 

vacancies for delivery manager 

positions would also need to be filled 

( ).  

We understand that filling vacancies 

for delivery managers in particular has 

been challenging for the Programme 

team given the competition for these 

skills in the market. The Ministry 

would need to begin recruitment by 

late 2018 to secure suitable new staff. 

School willingness and 

capacity 

N/A Ministry indicates that all impacted 

schools are willing and have sufficient 

capacity to begin their Educational 

Brief development. 

Financial and budget 

phasing 

Wave acceleration would change the 

cost profile of the Programme, per the 

figure below this table.  

Funding would need to be brought 

forward. If accelerated Budget funding 

was not agreed, the Ministry would 

need to reprioritise its existing 

baseline. 

Supplier capacity The Ministry’s view is that wave 

acceleration would not have a material 

impact on the Christchurch 

Wave acceleration may have benefits 

as, anecdotally, the Christchurch 

construction market capacity is 

expected to reduce in the next 2-3 
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Consideration Cost implications Additional comments 

construction market that would lead 

to significant price changes. 

years as major local projects wind 

down. 

 

The wave acceleration proposal would require an accelerated funding profile from 2019/20 as shown in the 

following chart. Between 2019/20 to 2020/21 an additional  would be spent by the Programme under the 

accelerated wave proposal compared to the current phasing. Both profiles include the additional funding sought 

per section 3. 

Figure 10: Cost phasing FY19-FY23  

  

4.5 Scope for project delivery acceleration 

We have held discussions with the Ministry about options for accelerating project stages once a school has 

entered the Programme, in addition to ‘business as usual’ process refinements undertaken by the Ministry. 

Preliminary options have been identified but have not been more broadly tested within the Ministry. They are 

summarised in the following table.  

Overall, the options could accelerate project delivery from the current 21 to 42 months (33 months on average) 

by over 9 months on average once a school has entered the master planning phase. However they may incur 

additional costs (and potentially savings) and process trade-offs. Further they would require some lead time 

before they are implemented and take effect. The Ministry would need to develop these options further and 

consider whether the programming benefits outweigh the potential costs and risks. 
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Table 16: High-level options for project delivery acceleration 

Stage Preliminary options for further consideration Feasibility Financial impact Programming impact 

Pre-engagement 

(incl. Educational 

Brief) 

 

(current timing: 12 

months) 

Lighter touch Educational Brief 

This would focus the pre-engagement on understanding the 

school’s approach to grouping teaching spaces (i.e. separate 

classrooms or group classrooms) and any other essential detail for 

master planning. The remainder of the Educational Brief 

development could occur subsequently or not at all. 

This requires 

significant stakeholder 

engagement trade-off. 

Schools less likely to 

feel involved in the 

process. 

Reduce typical 

Educational Brief 

development cost from 

 

Schools typically have 

approximately 12 

months to develop 

their Educational Brief. 

This could be reduced 

to 1-2 months 

Procure remaining master planning suppliers and designers 

immediately 

This option would accelerate the appointment of master planners 

so that it would not need to occur during a school’s pre-

engagement period. 

Ministry has previously 

completed bundled 

procurement for 

designs such that 

designers/master 

planners are procured 

in advance 

No significant financial 

impact, although some 

short-term resourcing 

implications for the 

Ministry. 

This could potentially 

save up to 2-3 months 

for schools where the 

tender of master 

planners/designers 

delays progress in the 

programme. 

Master planning 

 

(3 – 6 months) 

Reduce scope of master planning documents 

This option would reduce the scope of masterplan to focus on 

material required to commence design, in particular the 

development of the site plan.   

Ministry has previously 

considered bringing 

this activity in-house. 

Key trade-offs are 

lower school 

engagement and less 

comprehensive 

supporting work in the 

master plan. Also 

would not meet 

requirement for Design 

Review Panel sign off. 

Reduction from approx. 

 

  

Could potentially 

reduce master planning 

to 1-2 months 

Quality Assurance – 

DRP 

 

(4-9 months) 

Remove requirement for quality assurance review by the 

Design Review Panel 

This option would seek to accelerate timeframes by reducing the 

need to have designs quality assured at master planning and 

preliminary design. 

Feasible but provides a 

short term gain with 

potential longer term 

impacts. 

Potential longer term 

financial impact if 

issues are not picked 

up in design pre 

construction 

4-9 months 
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Stage Preliminary options for further consideration Feasibility Financial impact Programming impact 

Design 

 

(6 – 9 months) 

Accelerate design firm timelines 

This option would seek to accelerate timeframes of design firms, 

although this would likely have cost implications 

Uncertain as the 

Ministry would need to 

engage with design 

firms to determine 

feasibility on a case by 

case basis.  Schools 

would feel less 

involved. Longer term 

design outcomes may 

not enable or support 

the schools vision for 

teaching and learning. 

The Ministry 

anticipates that 

compressing the 

design time would 

incur a significant 

financial premium in 

design costs (50%+) 

Ministry estimates 

potential to decrease 

by 3 months for some 

schools, but limited 

scope in many cases 

Tender/Procurement 

of construction 

contractor 

 

(3 months) 

Alternative procurement options for school redevelopment 

The Ministry is undertaking initial thinking for the procurement of 

contractors for the remaining schools. A limitation of construct-only 

for redevelopment is that the design needs to be completed before 

RFP commences. The Ministry is considering alternative 

procurement options such as ‘cost-plus’ contracts which do not 

require a completed design, although involve greater retained risk 

by the Ministry. The contract is managed on an open-book basis 

with the contractor passing on their costs to the Ministry 

The Ministry would 

require the necessary 

contract management 

and QS expertise to 

manage these 

contracts efficiently 

given more active 

monitoring is required 

than under fixed price 

contracts 

The Ministry would 

have greater exposure 

to construction risk 

given that Ministry 

covers contractor costs 

and margin on an open 

book basis.  

The standard 

procurement time is 

approximately 3 

months following the 

completion of design. 

Under this option, the 

tender process would 

be completed in 

advance and therefore 

would not be required  
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Stage Preliminary options for further consideration Feasibility Financial impact Programming impact 

Construction 

 

(9 – 24 months) 

 

Reduce factors that slow down construction 

A key limiting factor is that schools are operational during 

construction. Options include double/night shifts for construction 

and greater use of site sharing, temporary classrooms and 

relocations. 

School by school 

consideration, although 

generally more feasible 

with Primary schools. 

The Ministry has 

already used decanting 

to alternative school 

sites (a decanting 

school) in previous 

projects to facilitate 

construction   

Potential for both 

additional costs and 

savings. Additional 

costs can include bus 

services  

 and 

relocatable costs 

 

Typical primary school 

could be .). Cost 

savings can result from 

more efficient working 

on a clean site and 

reduced phasing costs. 

School by school 

consideration. As an 

example, the Ministry 

estimates that entirely 

decanting Linwood 

College to the 

Avonside Girls’ site will 

save construction time 

of approximately one 

year.  
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Appendix A: Key sources 

Discussions with Ministry staff Key information sources 

— Angela Hawkings, Deputy Head EIS, Capital Works 

— David Hobern, Programme Manager, Capital Works 

— Phil Forman, Data Analyst, Christchurch Education 

Renewal 

— Maneesha Cumaranasinghe, Finance Manager, 

Capital Works 

— Nicholas Dye, National Procurement Manager, 

Capital Works 

— Greater Christchurch Education Renewal Programme 

Business Case (2013) and supporting material 

— Ministry’s April 2018 estimated and actual project 

entry and completion dates 

— Ministry’s estimated cost to complete spreadsheets 

and supporting material 

— November 2016 Education Report on Acceleration of 

the Christchurch Schools Rebuild programme 

— Ministry’s estimated financial phasing for remainder 

of the Programme 

— Ministry’s updated roll information for CSR schools 

— Ministry’s breakdown of approved Change 

Management Requests to date 

— Statistics New Zealand consumer and construction 

price inflation indices 

— Schools3, Additional Schools3 and Schools2 PPP 

Quantitative Risk Analysis 
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Appendix B: Project development process 
The following table sets out the development process for CSR schools and the benefits and innovations of this process, 

according to the Ministry. 

Stage Description Benefits and innovation 

Pre-engagement (incl. 

Educational Brief) 

 

(current timing: 12 months) 

Prior to entry into the Programme, a 

CSR school develops its Educational 

Brief. The school sets out a vision for 

teaching and learning and how that 

translates into physical spaces. The 

brief is owned and primarily developed 

by the school, with support from the 

Ministry.  

 

 

— A summary view of project 

requirements, constraints, and 

assumptions documented for 

communication across 

stakeholder groups.  

— Ownership and collaboration 

across the school and Ministry 

business units bringing 

education, technical and network 

components together. 

Grow Waitaha 

— Grow Waitaha is a programme 

run by the Ministry and its 

alliance partners to support 

Canterbury schools in developing 

their education vision and 

undertake change processes. The 

Ministry considers this key in 

schools’ early engagement. 

Master planning 

 

(3 – 6 months) 

The master plan is a long-term planning 

document for each school site. It 

includes high-level concept and 

explanatory drawings, including a site 

plan. It can also include a staged plan 

showing potential long-term 

development opportunities.  

The Ministry established the 

Engineering Strategy Group (ESG) in 

2012 to develop policies for the 

structural assessment and 

strengthening of existing school 

buildings and design of new school 

buildings.  

— Sets out a longer term outlook for 

sites and delivering current works 

with an awareness of the long-

term development plans.  

— The ESG helps to minimise 

unnecessary design conservatism 

and sets parameters within which 

design teams can operate. 

Further, it can reduce ambiguity 

and improve standardisation. 

Design 

 

(6 – 9 months) 

The Ministry and CSR school appoint 

an architect and other design 

professionals to undertake detailed 

design work. The design should take 

account of the Design Management 

Guidelines, Ministry priorities for 

quality teaching spaces and other 

standard designs. The Ministry uses a 

Design Review Panel to provide an 

independent view of project risks at 

key design stages.  

— The design guidelines set 

parameters for delivery teams to 

work within and clarify the 

desired outcome for individual 

components and manage 

expectations with stakeholders. 
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Stage Description Benefits and innovation 

Tender for construction 

contractor 

 

(3 months) 

The Ministry procures construction 

through its Construction Services 

Panel, with separate panels for Master 

Planning, Project Management and 

Professional Services. The Ministry has 

typically used construct-only for 

rebuilds and design-and-build for new 

schools.  

The ten-year pipeline of projects has 

provided particular scope to : 

— bundle projects together, which 

reduces the number and cost of 

tendering processes and 

improves economies of scale 

— establish panels with a known 

pipeline of work  

— build relationships with suppliers 

and for feedback to be quickly 

incorporated 

Construction 

 

(9 – 24 months) 

 

The construction period begins after 

signing of the construction contract 

with the supplier. It can vary in duration 

depending on the size of the school 

and the sequencing of work around the 

existing operations of the school.  

— Construction Observation adds 

value, mitigates risks and aids 

resolution of issues throughout 

the project lifecycle. 

Gateways (“Approval Points”) 

 

Entire process 

 

The Ministry has implemented a 

project management framework of 

‘gated’ approval points at key project 

stages: 

— AP1: Commence master planning 

— AP2: Commence preliminary 

design 

— AP3: Commence detailed design 

and procure construction 

contractor 

— AP4: Proceed to construction 

contract signing 

— Standardised process permits 

greater control and audit trail to 

document milestones  

— Provides a feedback loop to 

inform continuous improvement 

and drive uniformity in approach. 
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Appendix C: Summary of schools 

School  Type Current Wave Status (April/May 2018) 
Estimated/Actual 

Completion 

Addington School Primary  1B Construction Dec-18 

Akaroa Area School Year 1 - 13 5A Master Planning Dec-19 

Allenvale Special School & Res. Centre Special Education 1B Yet to enter Jan-17 

Ao Tawhiti Unlimited Discovery Primary  2A Construction Mar-19 

Avonhead School Primary  1B Complete Jan-17 

Avonside Girls' High School Secondary 3A Construction Apr-19 

Bamford School Primary  4A Design Oct-19 

Banks Avenue School Primary  5A Master Planning Nov-20 

Beckenham School Primary  2A Complete Jun-18 

Belfast School Primary  6B Yet to enter Dec-20 

Belfast West Primary  6A Yet to enter Jan-21 

Bishopdale School Primary  3B Design Feb-19 

Breens Intermediate Intermediate 3A Tender Jan-20 

Bromley School Primary  3A Construction Apr-19 

Burnham School Primary  7A Yet to enter Jul-21 

Burnside High School Secondary 5B Pre-engagement Jan-24 

Burnside Primary School Primary  4B Master Planning Jan-21 

Casebrook Intermediate Intermediate 5B Yet to enter Dec-19 

Cashmere High School Secondary 2B Construction Jul-19 

Cashmere Primary School Primary  1B Complete Dec-17 

Chisnallwood Intermediate Intermediate 7B Yet to enter Jan-24 

Christchurch Boys' High School Secondary 1B Construction Jan-21 

Christchurch East School Primary  2B Master Planning May-20 

Christchurch Girls' High School Secondary 1B Construction Dec-20 

Christchurch South Intermediate Intermediate 6B Yet to enter Dec-20 

Clearview School Primary  3A Complete Dec-17 

Cobham Intermediate Intermediate 4B Master Planning Jan-21 

Cotswold School Primary  3B Design Jan-20 

Diamond Harbour School Primary  4A Design Feb-20 

Duvauchelle School Primary  4B Master Planning Jan-19 

Elmwood Normal School Primary  7A Yet to enter Aug-22 

Fendalton Open Air School Primary  7B Design Jan-22 

Ferndale School Special Education TBC Yet to enter Dec-21 

Gilberthorpe School Primary  2A Complete Mar-18 

Governors Bay School Primary  4A Design Feb-20 

Haeata Community Campus  Secondary 1A Complete Jan-17 

Hagley Community College Secondary 4B Design Dec-20 

Halswell Residential College Special Education 1B Complete Sep-17 

Halswell School Primary  1A Complete Oct-14 

Harewood School Primary  7B Yet to enter Jan-22 

Heathcote Valley School Primary  4A Design Jan-20 

Heaton Normal Intermediate Intermediate 5A Pre-engagement Dec-19 

Hillmorton High School Secondary 4A Master Planning Jul-20 

Hoon Hay School Primary  4B Master Planning Jun-20 

Hornby High School Secondary 2A Construction Dec-19 

Hornby Primary School Primary  2A Construction Dec-19 

Ilam School Primary  5B Yet to enter Dec-19 

Isleworth School Primary  6B Yet to enter Dec-20 

Kaiapoi Borough School Primary  1A Complete Jul-17 

Kaiapoi High - Karanga Mai TPU TPU 2A Construction Jun-18 

Kaiapoi High School Secondary 2B Construction Mar-19 

Kaiapoi North School Primary  2B Complete Apr-18 

Kirkwood Intermediate Intermediate 5B Yet to enter Dec-19 

Lincoln South School Primary  4A Construction Jan-19 

Linwood Avenue School Primary  5A Design Feb-20 
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School  Type Current Wave Status (April/May 2018) 
Estimated/Actual 

Completion 

Linwood College Secondary 4A Design Feb-21 

Linwood College - Kimihia Parents College TPU 4A Design Feb-21 

Linwood North School Primary  3A Construction Feb-19 

Little River School Primary  2A Complete Nov-17 

Lyttelton Primary School Primary  1A Complete Apr-16 

Mairehau High School Secondary 3B Design Sep-19 

Mairehau School Primary  4B Design May-20 

Marshland School Primary  1A Complete Dec-15 

Merrin School Primary  5A Pre-engagement Jan-20 

Mt Pleasant School Primary  3A Design Dec-19 

Northcote School Primary  6B Yet to enter Dec-20 

Oaklands School Primary  4A Design Sep-20 

Okains Bay School Primary  4B Master Planning Jan-19 

Opawa School Primary  3A Master Planning Sep-19 

Papanui High School Secondary 6A Pre-engagement Dec-21 

Papanui School Primary  1B Complete Oct-16 

Paparoa Street School Primary  7A Yet to enter Aug-22 

Parkview School Primary  4B Design Jan-19 

Pegasus School Primary  1A Complete May-14 

Queenspark School Primary  4B Master Planning Sep-19 

Rangiora West Primary  5B Pre-engagement Jul-20 

Rawhiti School Primary  1A Complete Dec-15 

Redcliffs School Primary  4B Design Dec-19 

Redwood School Primary  3B Master Planning Jun-19 

Riccarton High School Secondary 5B Pre-engagement Sep-20 

Riccarton School Primary  6A Yet to enter Jul-20 

Rolleston School Primary  1B Construction May-18 

Rolleston Secondary Secondary 1A Complete Dec-16 

Rowley Avenue School Primary  3A Construction Nov-18 

Roydvale School Primary  6B Yet to enter Dec-20 

Russley School Primary  4A Master Planning Sep-19 

Shirley Boys High School Secondary 3A Construction Apr-19 

Shirley Intermediate Intermediate 4A Design Apr-20 

Shirley Primary School Primary  1A Complete Jun-17 

Sockburn/Wigram Primary Primary  3A Construction Dec-18 

Somerfield School Primary  4A Construction Jan-20 

South Hornby School Primary  2B Complete Sep-17 

South New Brighton School Primary  2B Construction Jul-18 

Spreydon School Primary  3A Construction Jul-18 

St Albans School Primary  1B Complete Sep-17 

St Martin's School Primary  3A Construction Dec-19 

Sumner School Primary  3A Design Oct-19 

Te Waka Unua Primary  2A Complete Aug-18 

Templeton School Primary  7B Yet to enter Jan-22 

Thorrington School Primary  5B Yet to enter Dec-19 

TKKM O Te Whanau Tahi Kura 6B Yet to enter Dec-20 

TKKM O Waitaha Kura 6B Yet to enter Dec-20 

Van Asch Deaf Education Centre Special Education TBC Yet to enter TBC 

Waimairi School Primary  4A Design Nov-19 

Wairakei School Primary  3B Construction Aug-18 

Waitaha Learning Centre Special Education 3A Complete Dec-17 

Waitakiri Primary School Primary  1A Complete Jul-16 

Waltham School Primary  2A Complete Aug-17 

West Halswell Primary  4A Construction Jan-19 

West Rolleston Primary  1A Complete Dec-15 

West Spreydon School Primary  5A Master Planning Dec-19 

Westburn School Primary  5A Master Planning Feb-20 

Wharenui School Primary  2B Complete Jul-17 

Woodend School Primary  1A Complete Oct-17 

Yaldhurst Model School Primary  5A Pre-engagement Nov-20 
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Appendix D:  Schools accelerated in the programme 
School  Type Original wave Current wave 

Breens Intermediate Intermediate 7A 3A 

Burnside High School Secondary 7B 5B 

Cashmere High School Secondary 5B 2B 

Christchurch Boys' High School  Secondary 5A 1B 

Christchurch Girls' High School Secondary 5A 1B 

Clearview School Primary 7B 3A 

Halswell West School Primary 7A 4A 

Kaiapoi Borough School  Primary 2B 1A 

Lincoln South School Primary 7B 4A 

Linwood North School  Primary 6A 3A 

Little River School  Primary 3B 2A 

Mt Pleasant School Primary 6A 3A 

Papanui High School Secondary 6A 5B 

Riccarton High School Secondary 7A 5B 

Rowley Avenue School   Primary 6A 3A 

St Albans School Primary 5B 1B 

Sumner School Primary 6A 3A 

Wairakei School Primary 6A 3B 

Woodend School Primary 2B 1A 
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