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13 OVERVIEW OF CONDITION OF CORPORATE BUILDINGS AND
ESSENTIAL WORKS - Civic Centre and Argyle Centre

Report prepared by: Section Manager - Buildings -
Report dated: 4/10/2011 File No.: GRP/11/7/1/6 - BP11/640

Report Summary

This report provides Council with an update on the current condition of both the Civic
Centre and Argyle Centre and seeks Council’s approval to undertake essential works
on both buildings to provide appropriate and safe working environments for staff and
visitors to these facilities, ensure Council’s buildings comply with building and
Occupational Health and Safety requirements and that our business continuity risks
are managed. This is particularly relevant with the upcoming summer period.

Background

Council has considered a number of reports in respect of the condition of the Civic
Centre and proposals in considering the accommodation of Council's staff since the
late 1990s. A chronology of reports and the general outcomes of Council’'s
resolutions are detailed in ATTACHMENT 1 — Under Separate Cover.

The key points to highlight from the vérious reports to Council are;

- Since the late 1990s, Council has been advised of deficiencies and
maintenance issues relating to the Civic Centre’s operations. As the building
was constructed in 1964 and the Civic Hall and Centennary Library in
1967/1968, deficiencies and maintenance issues have progressively continued
to increase.

- The main works undertaken in the Civic Centre have been the upgrade to the
lifts in 2002 and remedial and waterproofing works carried out on the
concourse and basement car park in 2004. Further works had been planned to
be undertaken, however these plans were deferred pending discussions on
the possible community assets to be the subject of a Voluntary Planning
Agreement with Bevillesta Pty Ltd, in their development of the Top Ryde
Shopping Centre.

- A new car park was constructed at the rear of the Civic Centre in 2004/2005
as a direct result of supporting the proposed Additions to Council’s offices and
new Library adjacent to the Civic Centre.

- In 2005/2006 refurbishment of the Operations Centre, Civic Centre and Argyle
Centre were undertaken that saw the relocation of Public Works staff from the
Civic Centre to the Operations Centre, Community Life staff relocated to the
Argyle Centre and refurbishment and painting undertaken at the Civic Centre.

- Various works have been undertaken on the air conditioning system through
this period whilst still maintaining the existing air conditioning unit. With the
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ITEM 13 (continued)
introduction of photocopiers, printers and computers, the dry heat load on the
unit has continued to increase.

- Due to the on going issues with the air conditioning, Council implemented
additional split air conditioning units on the Ground Floor (Rangers) and Levels
1 and 3. In addition to these units, Council has had to regularly supplement the
building with additional portable air conditioning units when the system has
failed, which are noisy and not ideal for office environments. The units will only
be used in the future as a last resort.

- During the planning and discussions on Council’s available space as part of
the Voluntary Planning Agreement for the Top Ryde City Shopping Centre
Redevelopment, some of Council’s Civic Centre staff were being planned to
be relocated within both the Ryde Planning and Business Centre and Level 1
of the new Ryde Library. There were a number of issues with the feasibility of
the accommodation proposal that eventually resulted in this proposal not being
realized because all staff could not be accommodated.

- The relocation of Community Life staff from the Argyle Centre to the new West
Ryde facility were also put on hold in 2010, in order to take a more holistic
approach with an accommodation plan for all Council operations being
considered as part of the Civic Precinct Development project.

- A key limitation with the current Civic Centre site is the non compliance with
the Building Code of Australia standards.

- WT Partnership reports were commissioned and finalised for both buildings in
June 2011. The thermographic review of Council’s electrical system was
completed in February 2011.

- Council staff have produced a comparative graph that estimates the loss of
productivity of Civic Centre staff due to increased internal temperature.
ATTACHMENT 4 - Under Separate Cover. This graph is based on research
and a report undertaken by Hewlett Packard in 2004, on the effects of
controlling temperatures for the health and productivity in offices. The graph
estimates Council’s loss of productivity due to increased temperatures within
the Civic Centre for the period October 2010 — March 2011 at $275,000.

- This report also addresses the current condition of the Argyle Centre and
recommends essential works that are required to be undertaken.

Report

As stated earlier in this report, since the Civic Centre was built in 1964, a number of
actions have been undertaken by Council. However not all works that were identified
back in 2001 and the 2002/2003 Management Plan/Budget, have progressed for
various reasons, including the possibility that Council may have realized an alternate
accommodation solution for part of Council’s staff establishment. However, while
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ITEM 13 (continued)
these options were being investigated other incidents occurred with the buildings that
are detailed below. ‘

Air Conditioning

Key points in respect of the Civic Centre’s air conditioning system are;

- The air conditioning system has increased in the number of breakdowns and
interruptions to operations. There have been numerous examples in recent
years of the temperature within the building experiencing in excess of 30
degrees. This exceeds the Occupational Health Safety (OHS) guidelines
(Section 47 of the guidelines), which stipulates a recommended temperature
of between 21-24 degrees.

- On 42 days during last summer, the outside ambient temperatures in the Ryde
area were above 36 degrees of which 18 days were over 40 degrees.

- When the Civic Centre was constructed, it was designed so that the windows
were able to be opened, with the air conditioning unit being an ancillary unit.
However, given the failings with the sealant in the windows, the windows have
been locked and therefore cannot be opened as originally planned.

- Greater reliance has been put on the air conditioning system to behave in a
manner expected of modern systems found in commercial offices, with no
reliance on natural ventilation. To help facilitate this, the fresh air system has
been retro-fitted with a dedicated cooling system, so tempering the outside air
on hot days and presumably reducing the cooling load of the floor standard fan
coil units.

- Because of the age of the equipment, when parts fail they are difficult to
source (a recent failure of a main compressor saw the building without
effective air conditioning for five (5) weeks whilst parts were sourced from
overseas), together with high repair costs. The main conditioning components
have a general life expectancy of no more than 25 years; therefore, the
mechanical services are well overdue for replacement. As time goes on, the
ongoing costs associated with maintaining the system to an acceptable
standard is becoming quite challenging. Over the past 3 years over $70K has
been spent on portable air conditioning hire with a further $30K anticipated in
the near future. It is not envisaged that repair costs will decrease until capital
costs are injected to replace/repair aging equipment, noting that it is extremely
difficult to source parts.

- Over the past nhumber of years the Buildings Section has applied and installed
additional supplementary air conditioning to various areas (areas with high
heat loads) tinted all the windows and placed insulated panels within the
server room. The Civic Centre has had some major break downs which have
not only tested the staff within but also the technicians involved along with the
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Buildings staff. With the ever increasing loads and demands the Civic Centre
has had to have various modifications carried out in order to try and maintain
conditions. One such area is the lifts as the high temperatures in the past have
caused break downs due to rope stretch and circuit board over heating.

- Over the past 47 years the central air conditioning plant on most weeks is
running 7 days a week and services the Civic Hall which is in use most
weekends. All this equates to the following:

e 50 weeks a year, 7 days a week and on average 16 hours a day over a
period of 47 years the unit has been running.

e This works out to 5,600 hours per year and a total of 263,200 hours, since its
installation.

e The industry standard of the day was the compressor; chiller etc had a life
expectancy of 100,000 hours.

e At this rate we have nearly had 3 life cycles since operating, which has well
exceeded all expectations of even the manufacturer.

The issue of air conditioning was clearly documented from staff recently when
Council conducted the ‘Have Your Say Day 2010’ employee opinion survey. Only
27% of staff agree that the buildings, grounds and facilities are in good condition.
Last summer, due to the failure of the air conditioning in the server room and
overheating in the computer room, the computer system was forced to close down
completely on two occasions and partially over approximately 10 working days
leading to a significant loss of productivity.

The Electrical System

Key points in respect of the electrical system are;

- With the increasing requirements for more equipment, from computers to air
conditioners, there is a total lack of available power in the main electrical
switchboard. '

- Council’s electrical system is now at maximum available amps. Last year
Council spent $75K on hire of special units, including a thermo imaging scan
completed for the loaded electrical circuits which showed that there was a
number of hot spots in the wiring unit. This is ATTACHMENT 3 — Under
Separate Cover. This action saved a serious failure and possible catastrophic
risk to Council occurring. The majority of recommendations from this review
have been completed.

- The incoming mains are copper which have been sheathed in bitumen and
paper although, the circuit breakers are supposed to protect the building. The
hot spots occurred while these 40 amp fuses were still running even though
the temperature for the wiring is approximately 50% above standard levels.

Council, dated 12 October 2011, submitted on 11 October 2011.

Page 188



City of Ryde Council Reports Page 5

ITEM 13 (continued)

To reduce and spread the load of the whole wiring circuit a revision of the electrical
distribution was undertaken. The difficulty was the temporary air conditioning units
had to be placed in specific areas but the circuits (amps) were not designed to cope
with these loads, resulting in levels 6, 5, 4, 2 and ground not being safely cooled.

Main Switchboard

The main switchboard is as originally manufactured when the building was
constructed. Whilst the board is in good condition for its age, a number of protection
devices are now obsolete with spare parts and replacements being difficult to source.
This board is recommended for replacement. Power factor correction has been
installed in the building approximately 6 years ago.

The sub switch boards are not fitted with residual current devices (RCD’s) which
protect the final sub circuits which are required under the current Codes and OH & S
regulations. The circuit breakers fitted to the sub switch boards are Quick Lag circuit
breakers and whilst they are working correctly and compliant with the code
requirements at the time of the original installation, they don’t provide an adequate
fault current rating as is the case with new circuit breakers. It would be recommended
that these sub switch boards be replaced and have installed new boards on each
level.

The review has found that due to demand for additional cables, the mechanical and
hydraulic risers have been utilized which is not good practice. This type of work is
non compliant with current codes as they are required to be separated and self
contained within fire isolated risers for all electrical distribution. Of major concern is
that these sub mains also supply the Council’s IT network, not only are these mains
already over loaded but the IT server room has been divided up across other floors.
Due to the high priority and security of Council’s IT systems, files etc the IT server
room operation should be completely separate from any other services within the
building. When the IT room has down time because of either power failure or over
heating, this has major impacts on Council’s total operations.

Evacuation of Building

Over the past 12 months the fire brigade has had to attend to the Civic Centre on four
separate occasions for varying reasons relating to various equipment failures. Each
time the building required a complete evacuation, which required the fire brigade’s
assistance to evacuate the general public and all staff. Each evacuation costs
Council approximately $32,000 which meant the loss to Council last year caused by
evacuations was $128,000.

Argyle Centre

A recent fire audit was completed as part of our standard risk management protocols.
Council discovered that there are no smoke detectors within the building and to place
battery operated smoke detectors is illegal under the building code. A fully compliant
back to base fire monitoring system is estimated to cost up to $50K.
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In addition to these fire safety issues, there are also electrical and air conditioning
issues that require major upgrading.

As a result of these recent findings, WT Partnerships were commissioned to review
both the Civic Centre and the Argyle Centre and details of their review are stated
below.

Recommended Works to be undertaken

To assist Council in assessing the condition of the Civic Centre and Argyle Centre, a
review has been undertaken by WT Partnerships, Building and Construction
specialists in providing a Delapidation Survey and Report of Building Systems in the
Civic Centre and Argyle Centre. The report is ATTACHMENT 2 — Under Separate
Cover. :

This report details the works required for the next 12 months, 2,10,15 and 20 years.
The estimates reflect what costs are required by Council to bring each facility up to
meeting the current Building Code of Australia (BCA) requirements.

The report details an estimate of $38.4 million for the Civic Centre over the next 20
years and $9.8 million for the Argyle Centre for the same period.

While the estimates are substantial, it is recognized that these estimates do require
further analysis by specialists in each of the various building services which may
require further expenditure on specific issues.

However, there are some essential works that are critical to be addressed as a
matter of priority and are required to be considered by Council for approval. These
works are fundamental in Council maintaining business continuity over the next 1-3
years and are detailed below.

Civic Centre

1. Upgrade to Air Conditioning

The Facilities Manager- Buildings has sought indicative quotations for the various
options in rectifying or replacing the Centre’s air conditioning equipment.

The options vary from replacing with a second hand unit to a new unit similar to that
which has just been installed at the West Ryde Community Centre.

The preferred option is a new ‘Power Pac’ unit ($360,000) together with a new
Building Management System (BMS) ($40,000) at an estimated total cost of
$400,000 (excluding GST).

The purchase of this equipment is imperative to address Council’s air conditioning
issues before the summer. It is therefore requested that Council support the
allocation of funds for this purchase. Also, it is recommended that Council endorses
utilizing the exemption under Section 55 of the Local Government Act not to call
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tenders due to extenuating circumstances and the urgency of rectifying Council's
system prior to the coming summer period to ensure the equipment is installed as
soon as possible. If supported by Council, quotations will be called for a shorter
period to ensure Council receives a competitive price.

It should also be noted that the Unit is transportable and therefore in the event that
Council did relocate its Council offices in the future, this unit would be relocated to
one of Council’s other facilities in need of an upgraded chiller.

2. Power Generator and Upgrade to Switchboard

To fully protect Council’s operations over the next 3-5 years, it is recommended that
Council acquire a generator that would provide automatic power backup in times of a
blackout or other failure. This unit would be positioned on the grass to the north of the
Civic Centre.

This proposal would also include an upgrade to Council’s switchboard to ensure it
has sufficient capacity and that Council suffers no interruption to its power supply.
This would require also purchasing an Uninterrupted Power Supply (UPS) System.

The estimated cost is $190,000, with quotations being called for each component.

It is proposed that the above amounts be funded from Council’s Investment Property
Reserve.

Argyle Centre

As Council is aware, the Argyle Centre currently accommodates staff in the
Community Life Group. The building has had minimal expenditure in maintaining the
facility and it had been planned for all staff in this facility to be relocated to the new
West Ryde facility. However, this proposal changed on the basis of a more holistic
accommodation plan for Council’s staff being undertaken in conjunction with the Civic
Precinct Redevelopment project.

However as a consequence there are essential works that need to be undertaken to
bring the building up to a safe standard which have been identified. The works are;

Essential Works _ $
Install a back to base code red fire panel 50,000
and detectors

Removal of old material from Level1 25,000
Upgrade some redundant electrical gear 10,000
Change over some sub-boards in the 5,000
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electrical board

Rectify the exit stairs to give maximum 5,000
tread

Remove some trip hazards caused by the 5,000
stage etc

TOTAL 100,000

The estimated total for these works of $100,000 is proposed to be funded from
Council’s Investment Property Reserve.

Summary of Recommended Essential Work
As detailed above, it is recommended that Council initially allocate $690,000 for
essential works at both the Civic Centre and Argyle Centre as detailed below:

Summary of recommended essential works $
Replacement of air conditioning equipment and 400,000
building management system

Argyle Centre — Essential works 100,000
Power Generator including uninterrupted power 190,000
supply

Total 690,000

These works are required to ensure the buildings are bought up to a reasonable
standard in providing a safe and appropriate working environment for Council’s
operations.

Council’s determination of other works that would be required to be undertaken over
the next five years on the buildings will depend on Council’s decision in respect of the
Civic Precinct Development. It is proposed that details of further works required for
both the Civic Centre and Argyle Centre be incorporated into the Civic Precinct
Development report when presented to Council. Based on Council’s decision on that
matter, a further report on works for both buildings will be required to be presented
back to Council.

It is clear from the review undertaken by WT Partnerships that further works are
required to be undertaken on both buildings, however only the essential works have
been identified in this report to address safety, business continuity and compliance
issues related to the buildings. These works will ensure the buildings can continue to
operate for the next 12 months. '

Consultation
Internal Council business units consulted included:- ©
e Executive Team |
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o Group Manager Public Works
¢ General Counsel

e External Consultants

Risks

There are many short and medium term risks to the continued operation of the Civic
Centre and Argyle Centre. For the immediate period there are significant risks which
need to be immediately addressed;

Occupational Health & Safety Compliance Risk

The General Manager and Councillors have a duty of care to all Council employees
in requiring both parties to provide a safe and healthy work environment. This latest
assessment indicates that the current work environment does not meet adequate
standards and may lead to closure of the workplace should internal temperatures
exceed acceptable standards this year.

The risks associated with overheated wiring could lead to a catastrophic event in the
Civic Centre and as a identified fire risks in the Argyle Centre will be addressed
immediately.

Business Continuity Risk

Should the buildings overheat (as it did last year) the computer room requires
additional cooling. Whilst an additional air conditioning unit has been installed should
the power once again fail, this will not operate. Council needs a back up generator to
ensure power supply to this building is secured.

Should the computers close down as they did last year, business continuity will be
severely affected resulting in customer service failure.

Critical Dates

It is important for Council to consider and determine the recommendation of this
report for essential works to be undertaken on both the Civic Centre and Argyle
Centre.

Financial Impact

The works proposed in this report are not included in this year's Operational Plan.
The works are essential and urgent and the allocation of $690,000 is recommended
to be allocated from Council's Investment Property Reserve.

Council's Investment Property Reserve has an estimated balance of $17.28 million.
Conclusion

As previously advised to Council, it is anticipated that there is a short, medium and
long term need to invest in the Civic and Argyle Buildings.
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The attached report from WT Partnerships is a high level overview of the likely costs
(up to a 20% variability factor) to bring these buildings up to BCA standards.

Whilst Council is yet to determine its future on the Civic Precinct site this report
addresses the immediate requirements to manage risks for this year only.

Once Council has determined its approach to this site, then a further report will be
brought back on the required expenditure. The indicative budget for works over the
next 5 years is approximately $14.5 million. To date, we have kept the immediate
works as addressed in this report to a minimum, but dependent on the future
planning for this building a more detailed report will follow.

Failure by Council to address these issues and eventually bring the building up to
BCA standards exposes the Councillors and General Manager to unacceptable risks
which must be addressed immediately.

RECOMMENDATION:

(@) That Council endorse the allocation of $690,000 from the Investment Property
Reserve for essential and urgent works at the Civic Centre and Argyle Centre.

(b) That in respect of the replacement of the air conditioning equipment, Council not
invite tenders for the contract to replace the Civic Centre air conditioning
equipment due to extenuating circumstances for the following reasons:

- the imminent approach of summer and associated high temperatures.

- the limited availability of suitable replacement parts and the timing to
receive those parts.

- the need to act expeditiously to avert a potentially unsafe working
environment.

ATTACHMENTS

1 Summary of Councils resolutions relating to the Civic Centre or Argyle Centre -
4 October 2011 (Under Separate Cover)

2 Delapidation Survey & Report of Building Systems in the Civic Centre and
Argyle Centre (Under Separate Cover)

3 Randall Thermographic Report (Under Separate Cover)

4 Loss of Productivity Graph (Under Separate Cover)

Report Prepared By:

Peter Handley
Section Manager - Buildings
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Report Approved By:

Roy Newsome
Group Manager - Corporate Services
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CONTENTS PAGE
1. INTRODUCTION 1
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ANNEXURES

A. ESTIMATE OF CIVIC CENTRE BUILDINGS

B. ESTIMATE OF ARGYLE CENTRE BUILDING

Disclaimers:- >

i This "BCA Upgrade, .Urgent Repairs and Capex Report” has been prepared expressly for the City of Ryde
Council, Ryde NSW, and WTP accepts no liability to any other third party who may, without written consent
from WTP, rely on its contents.

il While all reasonable professional care and skill has been exercised, WTP does not hold itself out as a services
consultant or building certifier and accordingly all the respective scope of works and indicative estimates
expressed in this report by WTP are as a result of opinions and observations made on the basis of limited
information which is available and the Davis Langdon Reports dated 14 June and 23 June 2011absent any
other specialist consultant advice. The recommendations made by WTP should not be construed to be the
result of comprehensive investigation into each services or building element which may reveal latent defects in
either construction or operation of the property.

9909 - BCA Compliance Report July 2011.doc Page i
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1. INTRODUCTION

In May 2011, in response to a request from Ryde City Council (the “Council”), WT
Partnership (WTP) provided a preliminary report into the condition of the engineering
services existing in the Council’s administration building at 1 Devlin St Ryde. Included in
this report were Capital Expenditure estimates of the recommended upgrade works to
the engineering services as observed in the building.

¢

Subsequently, the Council commissioned a report from Davis Langdon (the DL report)
on the compliance of the administration building, the adjoining old library building and
civic hall (the “Civic Centre”) with the requirements of the current Building Code of
Australia (the “BCA”). The BCA Report produced included commentary and critique on
the compliance with BCA of the Administration Building, the basement under the
Administration Building and the old Library and Civic Hall adjacent. The DL Report was
furnished on 14 June 2011. This report addressed deficiencies in the buildings’
compliance with the BCA. The recommendations to remediate the buildings included
both building construction works and engineering services works.

A second DL Report was furnished on 23 June 2011. This report addressed the BCA
compliance of another Council property, the Argyle Centre, located at 33 Blaxland Rd
Ryde. Again, the non-compliances highlighted within the DL Report required both
Building works and engineering services works to be undertaken to achieve compliance.

WTP has been re-commissioned by Council to prepare indicative estimates of the
recommendations made under the two DL Reports to bring both sites into compliance
with BCA. Additionally, the Council has requested WTP to include within these
estimates and the previously provided Engineering Services Report on the Administration
Building, for the capital expenditure (capex) costs likely to be incurred by the Council in
operating and maintaining both the Civic Centre and Argyle Centre properties for the
next 20 years.

The Civic Centre was completed in circa 1958. It has a 7 level brick and glass facade, a
basement car park which is now used for storage, an adjacent building connected
through the basement which houses the old library (now moved to newer premises in an
adjacent development) and a Civic Hall is used by the Council and also periodically by a
range of community groups.

The Argyle Centre is a separate building located at 33 Blaxland Rd. Ryde comprising a 2
level brick building, reinforced concrete ground floor, timber first floor and metal clad
roof. From appearances, the building was constructed pre 1974.

At this stage the Council has elected only to engage a Building Certifier to view these
buildings, no other specialist consultants (e.g. Architect, Services Engineers, Structural
Engineer) have viewed the sites nor prepared full due diligence survey on the state of
the existing properties, an exercise which may be undertaken subject to proper
consideration of this preliminary report and the two DL Reports.

This WTP Report has been prepared by the following senior personnel:-

»  Ron Moir Managing Director (Asia/Pacific)
>  Peter Bower Director (Engineering Services)
9909 - BCA Compliance Report July 2011.doc | Page 1
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N 2. EXECUTIVE SUMMARY

The estimated construction costs to implement the compliance recommendations of the
two DL Reports (building and services works) plus the requested 20 year capex
expenditure cost forecasts are provided in detail in the Annexures A and B attached to
this report. In summary, the estimated total costs are listed here. The estimated costs
are:-

1. Civic Centre

{a) BCA Upgrade Costs and 20 yr. Cabex expenditure $17,400,000.00
(b) Engineering Services upgrade and 20 yr. Capex expenditure $21,000,000.00
Total for Civic Centre (excl. GST) $38.400,000.00

2. Argyle Centre

(a) BCA Upgrade, Engineering Services and 20 yr. Capex Expenditure $9,800,000.00
Total for Argyle Centre (excl. GST) $9,800.000.00

3. Total of 1 and 2 above (excl. GST) and including professional fees and

contingencies $48.200,000.00

Note (i) Limits of Accuracy:-
The above figures have been based on limited and preliminary information and
accordingly the resultant calculations and estimate should be considered as having an
accuracy range of /- 20%;

(i) Refer Annexurés A & B for full details.

Please note that the above estimates represent current day costs for the works and
exclude adjustments for escalation. From WTP’s viewing of the Buildings and their
inclusions, no salvage or re-use value is considered appropriate to offset the estimated
cost of works. :

The 20 year Capex Schedule introduces a whole of life element into the estimated costs.
It is generally accepted that the effective life of a significant number of engineering
services elements is 20 years. At the end of this 20 year period, elements such as
luminaires, electrical switchboards, control systems, mechanical plant, fire panels,
occupant warning and fire alarm systems will require replacement due to failure, lack of
availability of spare parts to adequately and correctly service the elements or progression
of standards and codes rendering the elements obsolete. Similarly, throughout the 20
year period, building finishes such as carpets, paint, ceilings and tiles become worn and
require replacement and other elements such as balustrades and ramps become
obsolete and non compliant.

Essentially, this is what has occurred to the two building being the subject of this report.
No funds have been spent on the buildings to upgrade their code compliance or
condition of the facilities over the previous years and hence significant funds are now
required.

Should the Council decide to implement the upgrade works included within the
estimates at Annexures A and B, the refurbished buildings could be expected to satisfy a
4 star Greenstar rating as defined by the Property Council of Australia “Guide to office
Building Quality” dated 2 February 2006. The refurbished Buildings will include new
efficient mechanical services, upgraded facade window treatment including energy
efficient double glazing and integrated sun control via venetian blinds, energy efficient
lighting, low VOC carpets and paint and energy efficient vertical transportation.

9909 - BCA Compliznce Report July 2011.doc ) Page 2
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EXECUTIVE SUMMARY w:fCom"L::-

The estimated costs provided in the attached schedules exclude the cost of operational
expenditure (opex) for regular building maintenance issues such as regular fire testing,
cleaning, luminaire lamp changing, essential service certification and the like. These
costs remain to be funded under the Council’s opex budget.

Given the extent of remediation required to maintain the amenity of the properties, it is
WTP’s strong recommendation that if considered appropriate, the Council move to the
next step which we consider to be a full due diligence survey involving the necessary
specialist building and engineering consultants to endorse or otherwise WTP's
assumptions and conclusions within this Report.

Page 3
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3. METHODLOGY OF ASSESSMENT

WTP has used both the scope of works identified in the two DL Reports together with
its own observations to determine an indicative scope of work to be priced and applied
conventional Quantity Surveying estimating techniques; having carried out countless
property inspections for either potential purchasers, major refurbishments or BCA
upgrade works.

Senior WTP personnel have visited the property over the last two months but with
specific reference to this Report, inspections were carried out was carried out on 16
February 2011, 10 May 2011 and 20 June 2011 attended by the Council’s Manager of
Facilities Mr Peter Handley and Project Manager Malcolm Harrild.

All levels and functional areas were viewed by WTP. Council's staff mentioned above
provided general (verbal) advice on current maintenance works undertaken in the
buildings and the timing of previous refurbishment works.

This report is based on a visual, non-invasive review of various areas of premises.

Page 4
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DELAPIDATION SURVEY AND REPORT OF BUILDING SYSTEMS

4. ESTIMATES

4.1 Civic Centre (Administration Building, “Old” Library & Civic Hall)
4.1.1 BCA Upgrade Estimate Brief Outline Description

Included within the estimate for BCA Upgrade Works are the items listed in
the DL Report supplemented with allowances for the implementing a 20 year
Capex expenditure schedule. Readers of this Report are referred to the
estimate details in Annexures A & B attached.

A brief explanation of the salient points and the significant cost allowances
are:-

(@) 'Oid’ Library

BCA Requirement - Alterations to Library entry foyer - $728,000.00.
Included within this cast is demolition and replacement to Library Entry
foyer including removal of the multiplé floor levels presently found on
entry to the library and forming a major non compliance element of the
DL Report. Also included are the costs of relocation of the toilet
amenities to the main “library” floor level, incorporation of lift access
for disabled persons, sanitary facilities and emergency escape stairs for
all persons using the facilities.

Although no specific cost inclusion has been made in this estimate to
address the multiple external levels between the library entry and the
disabled lift access to the overhead bridge no. 1 across Devlin St, WTP
recommend that prior to implementing the BCA upgrade works to the
‘old’ library, rationalisation of the external area be addressed.

New Floor Finishes, Mechanical, Fire and Electrical Services -
$1,750,000.00. Whilst the floor finishes replacement and 20 year
Capex provisions are new items, the costs for engineering services were
previously included within the Engineering Services Estimate provided in
May. The engineering services costs have now been transferred into the
‘old library” works.

In transferring these engineering services costs into the ‘old library," we
have also included the 20 year Capex requirements noted in Section 2
above, so that towards the end of the 20 year period, it is highly likely
that these same finishes and services, will again require replacement.
These further upgrade costs are contained in WTP's estimates for 10
year, 15 year and 20 year forward forecasts.

(b) Existing Hall

BCA Requirement — Removal and replacement of existing steps and
access ramp - $336,000.00. These costs include for demolition of the
existing hall steps and ramp and replacement with complying
structures. Costs include temporary access facilities during the
renovation.

9909 - BCA Compliance Report July 2011.doc Page 5

Page 202



Liifa PARTNERSHIP
DELAPIDATION SURVEY AND REPORT OF BUILDING SYSTEMS e
IN CIVIC AND ARGYLE CENTRES JULY 2011

ESTIMATES (Cont'd)

4.1 Civic Centre (Administration Building, “Old” Library & Civic Hall) (Cont'd)
4.1.1 Upgrade Estimate Brief Outline Description (Cont'd)
(b) Existing Hall (Cont’d)

Refurbishment of Existing External Facade and Replacement of
Windows - $1,881,000.00. The external facade is brick and tile fitted
with metal framed windows. Estimated costs for these works include
repairs to masonry facade elements, replacement of windows and
window seals, replacement of window treatments and curtains and the
20 year replacement and maintenance required under the added Capex
Schedule.

Ceiling Replacement - $282,000.00. The WTP estimate includes
removing and replacing the existing ceilings throughout the Hall with

* similar quality materials and the 20 year capex costs to maintain the
ceiling. Costs include paint finishes where required.

Upgrade to Floor Finishes, New Mechanical, Fire and Electrical Services -
$767,000.00. Whilst the upgrade to floor finishes and the 20 year
maintenance provision is a new item, the costs for engineering services
were previously included within the Engineering Services Estimate
provided in May but have now been fransferred into the ‘Hall’
proposed works. These costs have increased upon transfer to the “Hall”
in order to provide for a 20 year effective life and the need for
replacement of significant components over this 20 year life span. Refer
explanation contained in 4.1.1 (a) ‘Old Library’ above.

{¢) Administration Office
BCA requirements - $ 546,000.00.

Included in these cost are the disabled access into the Council
Chambers, new amenity to level 3 which has no toilet facilities on the
floor and the inclusion of the many smaller items required to comply
with the construction of exits, protection of openings-and provision of
tactile indicators, lift call button relocation and the like.

Please note that the BCA upgrade also recommends upgrade to many
engineering service items such as emergency and exit lighting, smoke
management, provision of occupant warning system, smoke detection
and the like. These costs are included in the engineering services
estimate and not addressed under the BCA Upgrade cost.

Refurbishment of Existing External Facade and Replacement of
Windows - $3,720,000.00. The external facade is brick and tile fitted
with metal framed windows currently permanently fixed closed. The
estimated costs includes to repair and maintain the existing facade and
replacement of the existing windows with energy efficient double
glazed window assemblies including integral blinds for sun control. Also
included are the 20 year Capex costs to maintain these elements over
the 20 year period.
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DELAPIDATION SURVEY AND REPORT OF BUILDING SYSTEMS
IN CIVIC AND ARGYLE CENTRES JULY 2011

ESTIMATES (Cont'd)

4.1 Civic Centre (Administration Building, “Old” Library & Civic Hall) {Cont'd)
4.1.1 Upgrade Estimate Brief Outline Description (Cont’'d)
(¢)  Administration Office (Cont'd)

Other elements - $2,026,000.00. Included within these “other
elements” are the re-painting of the internal walls, strip out and
replacement of floor finishes and general upgrade to the effectiveness
and appearance of the internal finishes elements. The estimate also
includes maintaining these elements over the 20 year Capex period and
due to the wear and tear caused by staffing load within the buildings,
the estimate includes to renew the elements twice over the 20 year
Capex period.

(d) External Works

BCA Requirements - $954,000.00.

Included within these costs is the replacement of the current “library”
fire egress ramp as recommended by the BCA Consultant. This ramp
previously served as vehicle access into the basement car park.

This remediation will have significant impact on the existing Council car
park. In order to satisfy a reduced slope to the basement to provide the
required fire egress (refer DL Report executive summary item (c) b) it is
highly probable that the extended ramp will impact significantly on the
Council's car parking area circulation space and availability of car
parking spaces.

4.1.2 Engineering Services 20 Year Capex Schedule

The previously provided Engineering Services Report in May 2011 estimated
the cost of upgrading the Engineering Services within the Civic Centre at
$12.5 million (excl. GST).

This Report has added to the scope of the Engineering Services Report
produced in May by adding the further element of the 20 year Capex cost
forecasts. .

WTP now estimate that the cost of the Engineering Services upgrade
including maintaining these services over the 20 year period as being
$21,000,000.00. The attached schedule included in Annexure A titled “RYDE
CIVIC CENTRE ENGINEERING SERVICES - 20 YEAR CAPEX SCHEDULE,
URGENT REPLACEMENT WORKS" provides details on the elements making up
the above costs. o

As previously stated above, the effective life of many of the services system
components such as luminaries, switchboards, air conditioning main
equipment, dampers and control systems, smoke detectors and EWIS
speakers is regarded as 20 years, so allowance has been made to renew these
elements towards the end of the 20 year Capex period.
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ESTIMATES (Cont'd)

4.2 Argyle Centre
4.2.1 BCA Upgrade Estimate Brief Outline Description

The Argyle Centre is a Council Property located at 33 Blaxland Rd, Ryde. It has
3 major components:-

e  Community office;
o  Community Hall, and
¢ Disused entertainment venue.

The entertainment venue is currently disused and appears to be non
compliant in its fire separation from the remainder of the building and its
compliance with Theatres, Stages and Public Halls & Entertainment Venues
Section of BCA, (refer DL Report Section 4 item C1 and H1 & H101).

This could account for the second floor being disused.

For information purposes only and in order to provide an indicative cost of
the upgrade necessary to level 2 of the Argyle Centre, WTP has included in its
estimate to demolish the current entertainment venue located on level 2 and
re-build in reinforced concrete, thereby providing a new second level
structure complete with the necessary fire separation and egress facilities
noted by DL in its Report, ready for fit out with the necessary seating and
entertainment facilities.

In practice, however, as referenced by the DL Report for the Argyle Centre,
(see page 5, Section 2, Current Legislation), any refurbishment of this building
involving greater volume than 50%, may require compliance with a suite of
legislation which could jeopardise the whole building in its current state.

The separate WTP estimate for the Argyle Centre is referred to as “ARGYLE
CENTRE — BCA UPGRADE, URGENT REPLACEMENT WORKS AND 20 YEAR
CAPITAL EXPENDITURE SCHEDULE" and provided under Annexure B of the
Report.

A brief explanation of the salient points and the significant cost allowances
are:-

{a) Community Office - estimated cost $2,450,000.00

The community office is currently occupied by approximately 35 staff.

The BCA upgrade works proposed by the BCA Consultant and included
within this WTP estimate is for alterations to access stairs, disabled access
to the office space and lift access between the two separate floor levels
comprising the existing office areas. The engineering services elements
required to ensure compliance with the DL Report include smoke
management, occupancy warning systems and smoke detection systems.
These element details are identifiable in the estimate at Annexure B.

The 20 year Capex element of the estimate include the replacement of
existing floor and wall finishes and replacement of existing engineering
services excluding those required to ensure compliance with the elements
highlighted under the BCA recommendation. These estimated costs
include replacement of mechanical services, electrical lighting and power,
hydraulic fittings and the like.
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ESTIMATES (Cont’'d)

4.2 Argyle Centre (Cont'd)

4.2.1 BCA Upgrade Estimate Brief Outline Description (Cont’d)
(b) Argyle Hall — estimated cost $809,000.00

The estimated BCA upgrade costs are approx. $550,000.00 in order to
comply with the recommended remediation of the DL Report.

The balance of the estimated cost for the Argyle Hall is to replace the
architectural finishes and engineering services.

Refer to Annexure B for details.
(c) Level 2 Theatre — estimated costs $4,619,000.00
Refer explanation at Item 4.2 above.
The DL Report list a number of non-compliances for the Level 2 theatre.

For information purposes only, this cost estimate includes the demolition
the existing second level structure and replacement with a reinforced
concrete structure capable of satisfying all the BCA conditions such as
complying fire isolated second floor exits including DDA elements
including lift access, wheel chair spaces and accessible sanitary facilities.

Refer DL Report Section 2, “Current Legislation” for explanation of
legislative restrictions which may affect the development of the site.

4.3 Quantification, Assumptions & Exclusions

The attached Annexures A & B provide a guide to the indicative replacement and
20 year Capex costs should Council decide to |mplement the upgrades
recommended under the DL Reports.

The general estimating and pricing principles adopted by WTP were as follows:-
i. Pricing

o The prices utilised are based on current market rates;

o It is assumed that competitive quotations will be called from selected
reputable contractors experienced in carrying out works of this nature;

e The several works will be carried out in areas vacated by the Council as
necessary and reasonable allowances have been made for out of normal
waorking hours; and

o The rates and sums include net trade costs, onsite preliminaries and
margin, a design and administration component and contingencies;

o “BWIC" means Builders Work In Connection which will include removing
and replacing ceilings, making good walls and their finishes, new
penetrations through floors and alterations to riser ducts etc.
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IN CIVIC AND ARGYLE CENTRES JULY 2011

ESTIMATES (Cont'd)

4.3 Quantification, Assumptions & Exclusions (Cont’d)

ii. Assumptions & Exclusions

Temporary decanting of personnel, their equipment, storage facilities, IT
room, and loose furniture, fittings and equipment to facilitate a vacant
possession whilst works are being performed, subsequent re-canting into
the refurbished Civic Building and temporary office accommodation and
Council Chambers is to be provided by Council and is excluded from the
estimates provided;

The estimated costs are limited to those items included in Annexures A
and B;

The Construction Works including the BCA upgrade works and
Engineering Services Replacement will be staged over a two (2) year period
to properly facilitate design, planning, temporary decanting and
refurbishment works; Council co-operation in making available the
necessary ‘access during the planning and design development. period
would be expected;

The estimate in Annexures A & B utilise current rates and exclude
escalation;

Good & Services Tax;

All direct or indirect costs which may result as a consequence of the
implementation of the so called " Carbon Tax " and " Emissions Trading
Scheme

The Council will continue to maintain all necessary insurances of the
property during construction activities;

All redundant materials will be removed and there will be no salvage value

to the Council;

Any contamination issues such as asbestos and electrical PCB's are
excluded from the indicative pricing in Appendices A & B; and

Upgrade of existing vertical transportation (except as noted in Annexures
A & B) is excluded. '

iii. Information Used

In éstimating the BCA upgrade cost of building works, WTP have relied upon the
two DL Reports to determine an outline scope of work required for each of the
Civic Centre and the Argyle Centre.

The DL Reports are:-

BUILDING CODE OF AUSTRALIA 2011 — BCA Review Report for Existing
Premises, Ryde Civic Centre, 1 Devlin Street, Ryde, 14 June 2011, Project
no. 251527; and

BUILDING CODE OF AUSTRALIA 2011 - BCA Review Report for Existing
Premises, Argyle Centre, 33 Blaxland Ryde, 23 June 2011, Project No.
251527.

Other information used includes:-

Norton Survey Partners Drawings showing floor layouts & levels of Ryde
Civic Hall, Library and Administration Building Level 5 — sheet 1 of
reference no. 33678;

City of Ryde sketch plans of Civic Centre administration building floors
Ground, level 1, 2, 3, 4 and 5; and
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ESTIMATES (Conit'd)

4.3 Quantification, Assumptions & Exclusions (Cont'd)

iii. Information Used (Cont'd)

° Norton Survey Partners drawings showing layouts & levels at the Argyle
Centre, Blaxland Rd, Ryde sheets 2 and 3 of reference no. 40326.
. Information provided by Council staff.

iv. Categorise & Types of Works

The schedule of works (refer Annexure A) sets out these categories on a level by
level basis and also separately identifies the repairs maintenance and urgent
replacement works together with the capital engineering services upgrade works
which may also be required in their respective time categories.

Whilst it may be the case that these major replacement works could be deferred
to later time frames, WTP believes that the quality and standard of the Council
could be put at risk by such an action.

Separately, at Appendix B, WTP has provided an estimate to remove and replace
the existing building services with new service installations including demolition
of the existing on floor and vertical riser installations.
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ViiH PARTNERSHIP

IN CIVIC AND ARGYLE CENTRES JULY 2011

5. CONCLUSION

The DL Reports clearly demonstrate that the buildings under review, the Civic Centre
Buildings and the Argyle Centre, do not meet the current BCA requirements.

The WTP Report into Building Services furnished in May 2011, clearly demonstrated that
the Engineering Services currently provided in the Civic Centre are past their economic

life.

This report has identified the cost of the BCA Upgrade Works proposed by the DL
Reports together with indicative costs to upgrade the building architectural finishes to
include Urgent Works considered necessary to complete in the immediate future (up to
2 years). Also included in the estimates at Annexures A & B are those building elements
necessary to be upgraded over the proposed 20 year Capex period.

The previous May 2011 WTP report into the condition of the Engineering Services
Works has been further revised to include in addition to the previously notified Urgent
Repair and Maintenance Works for the Civic Centre Buildings, a new section dealing
with the Argyle Centre and the costs envisaged to provide a 20 year Capex Schedule to
keep the building services in their upgraded condition.

As a starting position for adopting the information contained in this Report and prior to
incurring significant spending, Council shoutd decide strategically, where / whether the
current buildings fit within its overall future plans.

The Civic Centre Buildings and the Argyle Centre do not comply with the current
requirements of the BCA,

The Engineering services are beyond the economic life and are incurring significant
urgent maintenance and repair costs to keep building functioning adequately.
There are significant costs to be incurred upgrading the Engineering Services
installed within the existing Civic Centre Buildings and Argyle Centre at Ryde;

The architectural finishes, particularly in the ‘old library,” Civic Centre Hall and
Argyle Centre, are beyond the economic life and will incur significant costs to
keep building functioning adequately;

The attached estimates at Annexures A & B have demonstrated that to develop a
20 year Capex program which maintains the condition of the Buildings in their
upgraded state once the required BCA and urgent upgrade works have been
completed, will require significant capital expenditure;

Unless adequate- capital costs are allocated to fund a significant upgrade of
building services, the urgent repair and maintenance costs will not decrease in the
foreseeable future and unreliability associated with services failures will become
the “norm" for this property;

Council should immediately embark on a comprehensive Asset Management Plan
incorporating a Repairs & Maintenance Program and implement a sinking fund
adequate to provide CAPEX availability in line with the timelines outlined in this
Report;

Carry out an updated OH&S survey;
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IN CIVIC AND ARGYLE CENTRES _ JULY 2011

CONCLUSION (Cont'd)

° Develop a Sustainability Plan incorporating energy efficiencies in the operation of
the main building plant;

° A review of the functional planning and space utilisation pre and post any major
refurbishment/remedial works; and ;

. If considered appropriate by the Council we would recommend moving to the
next step which we consider to be a full due diligence survey involving the
necessary specialist building and engineering consultants to endorse or otherwise
WTP’s assumptions and conclusions within this Report.

Page 13
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ANNEXURE A

ESTIMATE OF CIVIC CENTRE BUILDINGS
(ADMINISTRATION BUILDING, ‘OLD’ LIBRARY AND CIVIC HALL)

ESTIMATE OF DELAPIDATION SURVEY OF BUILDING SYSTEMS IN CIVIC CENTRE
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ANNEXURE B

ESTIMATE OF DELAPIi)ATION SURVEY OF BUILDING SYSTEMS IN ARGYLE CENTRE
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