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EXTRACT FROM THE
VOTES AND PROCEEDINGS OF THE HOUSE OF REPRESENTATIVES
NO. 126 DATED WEDNESDAY 31 MAY 1989

9 PUBLIC WORKS COMMITTEE - REFERENCE OF WORK - FITOUT OF CIVIL
AVIATION AUTHORITY HEADQUARTERS BUILDING, CANBERRA:
Mr West (Minister for Administrative Services), pursuant to
notice, moved - That, in accordance with the provisions of
the Public Works Committee Act 1969, the following proposed
work be referred to the Parliamentary Standing Committee on
Public Works for consideration and report: Fitout of Civil
Aviation Authority Headquarters Building, Canberra.

¥r West presented plans in connection with the proposed work.

Debate ensued.

Question - put and passed.



PARLIAMENTARY STANDING COMMITTEE ON PUBLIC WORKS

FITOUT OF CXIVIL AVIATION AUTHORITY
HEADQUARTERS BUILDING, CANBERRA

By resolution on 31 May 1989 the House of Representatives
referred to the Parliamentary Standing Committee on Public Works
for consideration and report the proposal for the Fitout of Civil
Aviation Authority Headquarters Building, Canberra.

THE REFERENCE

1. In March 1989 the Civil Aviation Authority {CAA) purchased
building number 6 of the National Convention Centre in Canberra
at a cost of $49.5m. It is proposed that the building will be
used as the CAA’s headquarters and will reduce the long-term cost

of providing rented office dation in Canberra.

2. The building has recently been constructed and needs to be
fitted out to provide adequate accommodation for approximately
800 staff as well as providing staff amenities for all CAA staff
located in the Canberra Central Business District (CBD).

3. The scope of the work comprises:

. systems furniture installations to create economical use
of space and provide modern working conditions

. partitions for enclosed offices, conference rooms,
interview rooms, etc

. necessary alterations to mechanical services, light and
power and any special services to suit specific office
layouts



. some adjustments to existing ceilings, walls and floor
finishes

. special joinery items to general office, technical
specialist areas, executive areas and conference
facilities

. significant staff recreation and amenities facilities

. special treatment of the entry foyer and reception area

. general building security and surveillance

. installation of the building’s private automatic branch
exchange and telephones
window treatments

. s8torage facilities.

4. The estimated cost of the proposed work when referred to
the Committee was $10.5m at March 1989 prices. This cost has now
increased to $13.4m at July 1989 prices. The reasons for this
increase are discussed in paragraph 29.

THE COMMITTEE’S INVESTIGATION

5. The Committee received a written submission from CAR and
took evidence at a public hearing in Canberra on Thursday
13 July 1989.

6. A list of witnesses who gave evidence at the hearing is
contained at Appendix A. The Committee’s proceedings will be
published as Minutes of Evidence.

7. Prior to the hearing the Committee inspected building
number 6 of the National Convention Centre as well as existing
accommodation in the Civic Advance Bank Building and a sample of
the proposed fitout.

BACKGROUND

8. The CAA is a Commonwealth Statutory Authority established



on 1 July 1988 under the Civil Aviation Act 1988, with the _

following functions:

. the conduct of safety regulations of both civil air
operations in Australia and Australian aircraft
operating overseas

. the provision of air route and airways facilities

. the provision of air traffic control services and flight
services

. the provision of a rescue and fire fighting service

. the provision of a search and rescue service

. the provision of an aeronautical information service.

9. The CAA is generally regionally based. However, a central
office located in Canberra maintains head office functions and
provides the headquarters for operational groups.

THE NEED

10. During late 1988 and early 1989, the CAA examined a numbexr
of options for accommodating its central office functions with
the intention of reducing operating costs and providing a good
standard of accommodation for its staff. Those optiongs included
the continued lease and refit of existing buildings, the
construction of purpose-built facilities at either the Belconnen
Town Centre or the Pern Hill Technology Park at Bruce, and the
purchase of existing buildings in Canberra City.

11. The CAA advised the Committee that the purchase of an
existing building in the Canberra CBD was the most economic,
showing a 10 per cent internal rate of return over the other
options. The brilding purchased by the CAA contains
approximately 16 500 n? of usable office space and parking for
178 vehicles.

12. Approximately 1130 CAA staff presently occupy leased
accommodation in Civic, Belconnen, Deakin and Weston. Operating



costs for this leased accommodation are as follows:

Property Rent Other out- Rent review
($pa) goings due date
(Spa)

Westpac House 624 050 64 580 May 1990
Scott House 19 260 1110 Peb 1990
Cooleman Court 87 610 11 910 Aug 1989
Belconnen Laboratory 384 190 50 690 Nov 1990
GIO Building 108 000 8 570 Aug 1989
Civic Advance Bank 2 360 680 241 590 Nov 1989
Custom Credit House 2 107 360 208 720 Nov 1989
Deakin Exchange 337 200 265 660 Nov 1989
Totals 6 028 350 852 830

Note: 1. Rents based on 1988-89 actual costs.

2. Other outgoings include rates, energy charges,
security and cleaning. Costs for repairs, maintenance
and insurance are not included as they are the
responsibility of the building owners.

13. Most of the accommodation leased in the CBD will shortiy
require major refurbishment by the building owners. When this
occurs these buildings will attract a lease rate of about

$260 per nm? per annum in today's values, compared with about
$205~$210 presently paid by the CAA. The CAA would pxobably be
required to carry out a new fitout of these buildings at the same
time.

14. CAA advised that operating costs for the proposal and for
the resultant overilow leased accommodation will be as follow:



Outgoings for New Headquarters Building: $650 000

Note:s 1. Based on Australian Valuation Office estimate in
September 1988 costs

2. Outgoings include rates, maintenance, repairs,
insurance, energy charges, cleaning and security.

Operating costs for Overflow Leased Accommodation:

Property Rent Other Outgoings
($pa) ($p2)

Belconnen Laboratory 384 190 50 690

Deakin Exchange 252 900 150 000

Additional CBD Space 1 534 440 181 190

{approx 7000 mz)

Totals 2.171_530 381 880

Note: It is planned that the 7000 m?2 additional space will be
reduced to about 2500-3000 m? over the next few years by
devolution of functions to the regions.

15. Concentration of the greater part of the CAA’s Canberra-
based staff into one building, with the greater part of the
remainder collocated into one additional leased office block in
the Canberra CBD will provide considerable intangible benefits to
the operational efficiency of the CAA in the following areas:

. reduced wasted time spent by staff moving between
locations

. reduction in registry, courier and other communications
services

. closer supervision of previously dispersed. staff

. greater sense of unity by staff of the CAA



greater central control of management and building
services

greater control of the accommodation destiny of the CAA
and its commitment to the maintenance of a good standard
of accommodation for its staff.

Committee’s Conclusion

16.

The Committee agrees that a need exists to relocate the

staff of the central office of the Civil Aviation Authority to a
central location in the Central Business District of Canberra.
This will achieve a more efficient use of the resources of the
Civil Aviation Authority as well as improve staff morale.

THE PROPOSAL

17.

The proposed works encompass:

installation of partitions for offices, conference
facilities, interview xrooms, specialist work areas and
store rooms

the installation of systems furniture and partitions
construction of a staff recreational facility on the
upper plant level of the building

modification to existing toilet and tea room facilities
to make them more suitable for the CAA’s needs

provision of some additional toilets, showers and tea
room facilities

alterations to mechanical, electrical and other building
services to accommodate the fitout

provision of a building security system

provision of window treatment, storage systems and other
furniture

provision of a PABX and associated cabling

provision of a new hﬁdraulic lift to the staff
recreational area and plant level storage areas.



18. Construction details are provided at Appendix B with
project drawings at Appendix C.

Floor Space

19. CAA advised the Committee that 30 to 35 per cent of the

16 500 m2 of floor space will be used for conference rooms and
circulation space. Full height partitioning will be provided for
all section heads and for officers one level below that of
section head. To maximise light, full height offices will be
located in the centre of the building with junior officers’ areas
with low height partitioning located close to the windows. CAA
advised the Committee that staff will be invited to view a model
of the display work station which is located in the new building.
Negotiations will continue with the unions in regard to furniture
and equipment for the offices.

A dation Standards

20. CaA, being a statutory authority, is not bound by the
Department of Administrative Services (DAS) accommodation
guidelines. 1In general, senior staff have been allocated areas
in excess of the guidelines while junior clerical staff have been
allocated less space due to the modular-type work stations. The
Committee was assured by CAA that the staff have agreed to these
arrangements.

Public Access

21. The building will have a major entrance and a secondary
service entrance. However, CAA advised that most work related to
the public is carried out by its regional offices.

Car-parking

22, Parking space will be provided for 178 vehicles. All
Senior Executive Service officers entitled to official vehicles



with private plates will be allocated spaces. CAA advised the
Committee that remaining spaces would be offered to personnel at
the manager level - that is, administrative services officer §,
engineer class 5 - as these officers often work long hours and
manage significant groups of people. CAA does not intend to
charge rent for parking spaces.

Amenities

23. Six showers are located in the basement. It was originally
planned that three of these would be for female use and three for
male use. However, as they are located at the base of an
isolated stairwell, it has been decided to allocate the six for
male use and to build three showers for female use on the upper
plant level.

24. Approximately 175 n? have been allocated for passive
recreation. A swall kitchen and bar facility will also be
provided as well as a small gymnasium area of 40-50 m?.

Child Care

25. The Committee was advised that child care during school
holidays is provided on a voluntary basis by the aviation
institute (the social club of the CAA). The Committee notes that
CAAM will take into consideration extending this service to a
full-time operation.

Staffing

26. While approximately 800 staff will be able to be
accommodated, 350 remaining staff will continue to occupy leased
office space. It was originally envisaged that 850 staff would
occupy the new building. However, following consultations with
the unions certain modifications were agreed to, including
increasing the area of each work station. As a result, the
proposed occupancy of the building decreased from 850 to 800.



27. The Committee queried the possibility of accommodating all
central office staff within one building. CAA advised that
although such a building was sought, none was available on the
market at that time. The construction of a building of
appropriate size had been considered at the Belconnen Town Centre
and the Pern Hill Technology Park. However, thie option had been
discounted following consideration of the cost of leasing the
site, construction, plus the added cost of remaining in leased
accommodation during the construction period.

Committee’s Conclusion

28. The Committee is satisfied that the proposal will fulfil
the Civil Aviation Authority’s objective of providing a suitable
standard of accommodation for the majority of its central office
staff.

COosT

29, The cost of the project when referred to the Committee was
$10.5m at March 1989 prices, while at the time of the public
hearing the cost was estimated to be $14.7m. CAA advised that
the holding charges on this project are in the order of $350 000
per month, and this influenced the decision to seek referral of
the work before detailed project investigation had been completed
and before sketch plans for the work had been finalised. If
referral had been delayed until these processes were complete
this would have resulted in a significant delay in project
completion and a considerable increase in the overall costs to
the CAA. However, due to a number of changes, the Committee has
been advised that the cost is now estimated to be $13.4m at
July 1989 prices. CAA advised that the reasons for the increase
over the original $10.5m are as follow:

. a staff amenities area in the upper plant level of the
building at a cost of $455 000. This will utilise



previously unused space in the building. If this had
not been included, additional expensive leased prime
office space would be required in the local area to
accommodate this facility. :

change from a generally ‘open plan’ arrangement to now
include a large number of individual offices with full
height walls, at an estimated additional cost of about
$1 315 000 in partitioning and doors, and electrical,
mechanical and fire services. This resulted from
discussions with unions which occurred after referral of
this work.

upgrading of toilets, tea rooms and disabled facilities
to overcome severe shortcomings in the original building
design identified during the design stage, at an
increased cost of about $130 000.

additional heating to the ground floor to overcome
shortcomings jdentified by occupants of other buildings
in the National Convention Centre Complex, at a cost of
$70 000.

provision of an external signage at a cost of $50 000.
This item was overlooked in the original estimate.

provision of a more complicated PABX to satisfy the
needs of all Canberra CAA staff at an additional cost of
$350 000. The original estimate was based on satisfying
occupants of the new building only.

in addition to the above, professional fees and
builders’ preliminaries, profits and margins (which are
based on a percentage of actual cost) have

c¢ quentially incr d by $585 000. The original
estinate has also escalated as a result of movements in

10



the CPI and the building index over the period March to
July 1989 (by about $270 000).

Cost Recovery

30. The Committee was informed that govermment policy of full
cost recovery requires the CAA to act as a business in the terms
of servicing its capital. Over the past two years charges have
been reduced by 3 per cent per annum and these reductions have
been passed on to the aviation industry.

Consultations

31. The Committee was advised that the following authorities
would be consulted during the development of the fitout:

« ACT Administration, Building Section
« ACT Electricity and Water

. ACT Fire Brigade

« Telecom

. Interim Territory Planning Authority.

32, The Committee was advised that these are the normal
practical consultations which take place with regard to any
building being constructed in the ACT.

33. Unions representing staff who will occupy the building were
consulted in the development of the accommodation standards to be
used in the fitout, the provision of amenities and other user
requirements. CAA confirmed that these consultations will
continue during the development of the project. At the referral
stage of the project CAA had believed that the unions were in
agreement with the proposal. However, as a result of further
negotiations with the unions, the plans have been amended. CAA
advised that the unions are now in agreement with the proposed
standards.

11



Fitout Program

34. It is anticipated that the fitout works will be undertaken
to the following program:

Construction Commences 22 September 1989
Construction Completed end February 1990.

Limit of Cost

35. The limit of cost for the proposed fitout is $13.4m at July
1989 prices.

Committee’s Recommendation
36. The Committee recommends the fitout of the Civil Aviation

Authority Headquarters Building, Canberra at an estimated cost of
$13.4m at July 1989 prices.

12



Conclusions and Recommendation

37. The conclusions and recommendation of the Committee and the
paragraph in the report to which each refers are set out below:

Paragraph

1. The Committee agrees that a need
exists to relocate the staff of the
central office of the Civil Aviation
Authority to a central location in
the Central Business District of
Canberra. This will achieve a more
efficient use of the resources of the
Civil Aviation Authority as well as
improve staff morale 16

2. The Committee is satisfied that the
proposal will fulfil the Civil
Aviation Authority’s objective of
providing a suitable standard of
accommodation for the majority of
ite central office staff 28

3. The Committee recommends the fitout
of the Civil Aviation Authoxity
Headquarters Building, Canberra at
an estimated cost of $13.4m at July
1989 prices 36

-l

Colin Hollis
Chairman
31 August 1989
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APPENDIX A
List of Witnesses
ARMOUR, Mr Jeffrey Dennis, Consultant Architect, Geoff
Butterworth, Armour and Partners, 40 Marcus Clarke Street,
Canberra, ACT 2600

GRANT, Mr Thomas More, General Manager, Corporate Management,
Civil Aviation Authority, PO Box 367, Canberra, ACT 2601

MORSE, Mr Colin Marshall, Project Manager, Headquarters Fitout
Ptoj;gg, Civil Aviation Authority, PO Box 367, Canberra,
ACT 1

SERVICE, Mr James Glenn (Senior), Project Management Consultant,
J.G. Service Pty Ltd, PO Box 38, Kingston, ACT 2604

SERVICE, Mr James Glenn (Junior), Project Management Consultant,
J.G. Service Pty Ltd, PO Box 38, Kingston, ACT 2604
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APPENDIX B

FITOUT STANDARDS
General

The building will be fitted out using modular systems furniture
based on:

full height partitioned offices for senior staff,
conference and interview rooms, storage areas and other
areas requiring a higher level of security or sound
attenuation

. other office/work points will be based on modular
systems furniture partitions varying in heights up to
2100 mm,

A higher level of finish will be used in executive and reception
areas.

System Furniture

Modular systems furniture are a demountable, screen-based system
providing support for work tops, storage units, shelving and
specialist user requirements.

System furniture provides multi-duct cabling routes to all work
points for power, data and telephone,

This type of furniture has been selected as it provides greater
efficiency in the use of building floor space, as well as
allowing greater flexibility for future modification.

A special accommodation standard has been developed for CAA staff
occupying this building which reflects the efficiency of systems
furniture. This standard provides an equivalent level of
functionality to that provided by the Commonwealth Office
Accommodation Guidelines and Administrative Services in 1986, but
uses less space overall. This accommodation standard has been
agreed by unions representing CAA office staff.

In areas where fully partitioned offices are required, steel
framed, gyprock clad, fully demountable partitions will be used
with appropriate acoustic rating and skirting ducts for cabling.
SERVICES

Mechanical Services

The building is equipped with an air-conditioning system. This
system will be modified to increase its cooling capacity. 1In

addition, some air registers and duct work will be relocated to
suit the requirements of new partitions.

Bl



Blectrical Services

Modification will be made to power and lighting, including
additional lighting to enclosed office areas and power
reticulation to all work points and other specialist equipment
such as photocopiers and printers,

Pire Protection

The building is equipped with fire hydrants, hose reels and
thermal fire detectors in accorxdance with ACT building
requirements. Additional protective measures will be provided
where necessary in accordance with regulations.

Telephone Systeas

The building is fitted with Telecom block cabling. A PABX room
and system will be installed by CAA as part of these fitout
works, including all associated cabling and ancillary equipment.

Security Systems

A perimeter security system for external doors will be provided.
Additional after-hours security will be provided by a commercial
watching service.

Lifts

An additional hydraulic lift will be provided from level 6 to the
upper plant level to allow goods and handicapped staff access to
the staff amenities area, and goods access to the plant level
storage areas.

Computer Cabling

The building will be cabled to accommodate CAA’s general
computing network which is based on a major central computer
facility located at Deakin.

PROJECT MANAGEMENT

J.G. Service Pty Ltd of Canberra has been engaged by CAA to
manage the implementation of this project. In addition, Geoff
Butterworth, Armour and Partners of Canberra has been engaged as
architectural consultants, and Gutteridge, Haskins and

Davey Pty Ltd of Canberra has been engaged as service
consultants.
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APPENDIX C

Project Drawings

Location Plan c2
Basement Car-park c3
Ground Floor c4
First FPloor Cc5
Second Floor €6
Third Ploor Cc7
Fourth Floor c8
Fifth Floor 9
Sixth Floor c10
Plant Room level Cll

Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
Work Station
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