
Wellington City  
Council Bracken Road 
Flats — Update

V2 (2019)



BIMinNZ CASE STUDY: WELLINGTON CITY COUNCIL BRACKEN ROAD FLATS – UPDATE –– 02
V2 (2019)

Well-maintained houses are better places to live and home to happier occupants. 
But running a tight asset management programme requires pinpoint tracking and 
management of multiple building components and their characteristics. 

Looking to fine-tune the whole-of-life maintenance and management of its buildings, 
WCC adopted BIM as a data collection tool to populate its asset management and 
facilities management information system (AMIS/FMIS) database – a necessary step 
enabling Council to model its social housing portfolio.

The project started with a cluster of six flats on Bracken Road, which saw the original 
drawings from 1965 remastered as a 3D BIM model in Autodesk Revit software. 

Working to WCC’s asset management requirements, the model included information 
on a range of building components, separating spaces into rooms, then collecting 
information on surfaces, services, fire panels, switchboards, and doors. 

Once the model was completed, data relating to building components was extracted 
and uploaded to council’s asset database, providing an accurate As-Built model for 
asset and facilities management.

Making data smarter 
How BIM steers smarter data collection for Wellington City Council social housing 
maintenance programme 

Five years ago Wellington City Council (WCC) piloted Building 
Information Modelling (BIM) processes on a small existing 
social housing complex, called Bracken Road Flats: Applying BIM 
retrospectively as a data collection tool for maintaining social 
housing. The project confirmed the potential of BIM as a tool for 
asset management, paving the way for its application to Council’s 
150-plus social housing building portfolio. 

WHAT IS BIM:

Building Information 
Modelling (BIM) is a 
digital representation of 
physical and functional 
characteristics of a built 
asset – everything from 
bridges to buildings. A 
building information model 
is a shared knowledge 
resource for information 
about a facility forming a 
reliable basis for decisions 
during its life-cycle; defined 
as existing from earliest 
conception to demolition.

The key principle is that 
BIM is not any single act or 
process. It is not creating 
a 3D model in isolation 
from others or utilising 
computer-based fabrication. 
It is being aware of the 
information needs of others 
as you undertake your part 
of the process.
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Initial results and benefits
The Bracken Road project demonstrated how BIM outputs could 
be used to populate asset and facilities management systems – 
particularly when there is little or no data available on an asset. 

Council’s day-to-day maintenance activity improved as building 
managers worked with a more detailed picture showing the 
location and status of building components, such as plumbing and 
HVAC systems. Tradespeople also benefitted, working with clearer 
instructions about what to look for and where to find it when they 
attended a job. 

These early victories set the scene for more robust data collection 
during onsite visits, and the evaluation of new technology, such as 
360 degree photography. In future, algorithms could automate the 
identification and visualisation of building components.

BIM lessons for Bracken Road 
and beyond
Tane Dunne, a renewals programme manager at WCC, said it was 
important to drive BIM from an asset management perspective rather 
than within the confines of BIM modelling software – a job made 
tougher given that BIM software applications, such as Revit, are 
geared more for design and construction projects. 

 
DURATION 
March 2014 – ongoing. Part 
of WCC’s data management 
project, run by the Strategic 
Asset Management Planning 
team. 

PROJECT PARTNERS 
Wellington City Council

Archaus Architects

Caduceus Architects

BIM USES 
The New Zealand BIM 
Handbook Appendix D defines 
21 distinct BIM uses. For this 
project the primary BIM uses 
include:

Record modelling for future 
refurbishments 

Building (preventative) 
maintenance scheduling 

Asset management

THIS CASE STUDY HIGHLIGHTS 
THE VALUE OF USING BIM IN THE 
OPERATE STAGES OF THE PROJECT 
LIFE CYCLE

   WHAT IS A BIM 
USE?

“ BIM Use – a 
unique task or 
procedure on a 
project which can 
benefit from the 
application and 
integration of BIM 
into that process.” 

   THE NEW ZEALAND BIM 
HANDBOOK.

PROJECT DETAIL:
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“Asset management must be the driver,” said Dunne. “You’ve got to take an 
application designed ostensibly for construction and bend it to asset management. 
That’s why our shared parameter files contain more information.”

However, working with richer parameter files is challenging when it comes to 
exchanging information between the council’s BIM application and asset database. 
Looking to create its own families of elements, 
such as windows and doors, the council developed 
bespoke software with ‘drag and drop’ functions, 
allowing property managers to overlay parameter 
files and import them directly to the asset 
management system. 

WCC tracks approximately 30 building component 
types. However, over time it has reduced the 
number of characteristics associated with each 
component presented in the modelling software, 
thanks to a stronger focus on asset management. 
So, for example, information about a door is 
limited to value, type (e.g. fire door), and other 
characteristics, such as vision plate. 

“We still maintain the same number of data points, but we’ve refined the volume 
of things we track,” said Dunne. “You must be guided by the asset management 
experience to determine new data sets that best fit the deterioration curve.”

On this front, the council has adjusted the granularity it applies to certain data. 
For example, where once it tracked power points and sky jacks in specific rooms, 
the council has elevated its focus to simply tallying these elements on a per-unit 
(dwelling) basis, limiting the size of its data sets. Similarly, tracking skirting and scotia 
is now managed under a more generic ‘painting’ family.

“It’s easy to collect data when you’re on site, but the real cost comes later, when 
data is managed,” said Dunne. The observation is perhaps cautionary, as the council 
evaluates new technology, such as 360 degree photography and video, to capture 
more visual data. “It comes back to asset management: where the costs are and 
where savings will come from,” said Dunne.

As the council applies BIM processes to more of its building stock, including bigger 
buildings, it is taking a broader view of asset management to track things like 
automatic doors, right down to the number of times they open, to determine 
maintenance schedules.

However, acutely aware that pushing too much asset 
management data into its BIM application is likely to 
produce an unwieldly model, Dunne advises maintaining 
the floor plan in the BIM model, and adding parameters 
for components, such as HVAC items sourced from MEP 
(mechanical, electrical, plumbing) modules, as and when 
required. “Better to pull services in and out, as you need 
them,” said Dunne. 

The council has so far developed 500 simple building models, which it continues 
to use and update. On the back of this work, council technicians have developed 
prolific modelling skills, providing great payback for early-stage investment in 
modelling software expertise.

BIM modelling is the central nervous system of intelligent asset management, but 
that doesn’t mean paper-based information isn’t part of the process. Council property 

“ Asset management must 
be the driver. You’ve got to 
take an application designed 
ostensibly for construction 
and bend it to asset 
management.”
TANE DUNNE, RENEWALS PROGRAMME 
MANAGER, WCC
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managers continue to use floorplan printouts, marking 
up documents for contractors. “So we’ve come a full 
circle,” said Dunne. “If your laptop can’t run a BIM model, 
or it’s simply impractical to dig through the model, a 
printed PDF does the job.”

Emerging benefits 
BIM models manage building lifespan, providing 
information for future analysis. On this front, Dunne has 
sighted up roof replacement. “We can gauge corrugated 
iron requirements for a roof replacement, as well as 
site-specific issues related to access, scaffolding, and 
machinery, such as cranes,” said Dunne. The BIM model 
is updated as repairs are completed. 

The council is now collecting data for shutoff points for 
water and gas, so those unfamiliar with the site can 
locate these services in the event of an emergency. 

Dunne said BIM’s capability as an asset and facilities 
management tool means it can be scaled up to manage 
much larger buildings, and extended to the council’s 
2,200-plus single housing units.

CONTACT: 

Tane Dunne, Renewals programme manager –property,  
Wellington City Council, Tane.Dunne@wcc.govt.nz

Heather Staley, General manager estate performance – DEI,  
Defence Estate and Infrastructure, New Zealand Defence Force, 
Heather.Staley@nzdf.mil.nz 

WITH THANKS TO

For all things BIM and other case studies in 
New Zealand go to www.BIMinNZ.co.nz

Wellington City Council has so far developed 500 simple 
builiding models.


