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OPTION SUMMARY 1: DO NOTHING DIFFERENT 

OPTION DESCRIPTION 

Remain at Virginia in existing facilities and existing fitout, with repairs only made as necessary to 
maintain the current facilities.  

COST SUMMARY 

Ranked 6th based upon NPV.  

Financial model based upon: 

• KPMG’s assessment of Capex requirements to maintain the current facilities.
• KPMG’s assessment of operational costs based upon current expenses and planned

schedule of Capex works.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the financial

model period.

NON-COST SUMMARY  

Ranked last in achievement of non-cost outcome assessment. 

BENEFITS Low upfront capex cost solution. 
Low disruption to the workforce in the short term. 

SAFETY 
CONSIDERATIONS 

The current buildings do not meet current building codes and have a 
number of areas of concern with respect to safety risks.  The works do 
not achieve any significant improvement in safety or legislative 
compliance.   

DISADVANTAGES This option does not achieve any of the improvements targeted for the 
non-cost assessment, ie. Nil improvement in staff wellbeing, 
productivity, culture & engagement, or sustainable building practices. 
The building services and fitout are generally end of life and repairs 
would be required to be completed out of hours, or emergency 
response to failures. 

RISKS Significant risk of un-scheduled emergency repairs being required that 
would be high cost and disruptive to the workforce.  
The built form, whist generally compliant with building codes, does not 
provide the highest level of safety and there is a risk of a significant 
incident.  
The current workplace does not facilitate achievement of Powerlink’s 
Strategy Themes and it is likely that as the workplace continues to age, 
this will continue to deteriorate.   

STAKEHOLDER IMPACTS Immediate construction impacts are low, however the above identified 
disadvantages and risks are likely to have a negative impact on 
stakeholders in the long term.   

TEST FIT: Not Applicable – fitout remains as currently installed. 



OPTION SUMMARY 2: FULL REFURBISHMENT, NO SHARING 

OPTION DESCRIPTION 

Remain at Virginia in existing buildings with works as follows: 

• Full refurbishment of full workplace in Brian Sharp and Edison.
• Assigned desks with nil sharing ratio.
• Upgrade of building services in Edison and Brian Sharp as detailed in BSE’s report.
• Northlink Place able to be sold, as workspace no longer required in this building.
• Tesla warehouse workplace no longer required in this building, and capex upgrades completed in

accordance with KPMG capex programme.

COST SUMMARY 

Ranked 8th based upon NPV.  

Summary of Financial model basis: 

• CCM’s cost plan for fitout works and building services upgrades.
• KPMG’s assessment of Capex requirements for the Tesla warehouse and lifecycle replacements that

are not undertaken in the initial building upgrade.
• KPMG’s assessment of operational costs based upon works intended to be completed in the project.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the financial model

period.
• Northlink Place sale at market valuation.

NON-COST SUMMARY  

Ranked equal 4th in achievement of non-cost outcome assessment. 

BENEFITS Full refurbishment of workplace ensures that all non-cost criteria are achieved 
with a significant impact. 
Staff remain at a location that they are familiar with and lesser impact than a 
move scenario. 

SAFETY 
CONSIDERATIONS 

A full refurbishment will result in a significant upgrade to compliance for 
legislation and building code. Achieving a high quality safety outcome for the 
office. 
The Tesla warehouse would remain a risk with respect to known safety 
concerns that exist in this warehouse. 

DISADVANTAGES / 
RISKS 

As the model requires Powerlink to remain operating out of the premises whilst 
works are undertaken, there will be a significant impact whilst construction 
works are undertaken. 
As the building fabric and services that are not end of life are retained, there is 
a risk that unexpected costs may be incurred to address latent conditions, 
unforeseen failures, etc.  However significantly less risk than a light refit. Tesla 
warehouse is not replaced in this scenario, there is a  risk of failures or 
incidents in this building until full capex programme is undertaken.  

STAKEHOLDER IMPACTS Significant impact on staff whilst works are undertaken. 
Expected improvement in customer outcomes as a result of significant 
achievement on non-cost objectives.  



OPTION SUMMARY 3: FULL REFURBISHMENT, LOW SHARING 

OPTION DESCRIPTION 

Remain at Virginia in existing buildings with works as follows: 

• Full refurbishment of full workplace in Brian Sharp and Edison.
• Non-assigned desks with a low sharing ratio of 85%.
• Edison and Brian Sharp level 1 fully occupied, 
• Upgrade of building services in Edison and Brian Sharp as detailed in BSE’s report.
• Northlink Place able to be sold, as workspace no longer required in this building.
• Tesla warehouse workplace no longer required in this building, and capex upgrades completed in

accordance with KPMG capex programme.

COST SUMMARY 

Ranked 7th based upon NPV.  

Summary of Financial model basis: 

• CCM’s cost plan for fitout works and building services upgrades.
• KPMG’s assessment of Capex requirements for the Tesla warehouse and lifecycle replacements that

are not undertaken in the initial building upgrade.
• KPMG’s assessment of operational costs based upon works intended to be completed in the project.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the financial model

period.
• Northlink Place sale at market valuation.

NON-COST SUMMARY  

Ranked equal 4th in achievement of non-cost outcome assessment. 

BENEFITS Full refurbishment of workplace ensures that all non-cost criteria are achieved 
with a significant impact. 
Staff remain at a location that they are familiar with and lesser impact than a move 
scenario. 
Implementing a low sharing ratio facilitates flexibility and provision for future 
growth, without imposing more change than the staff are able to adjust to.  

SAFETY 
CONSIDERATIONS 

A full refurbishment will result in a significant upgrade to compliance for legislation 
and building code. Achieving a high quality safety outcome for the office. 
The Tesla warehouse would remain a risk with respect to known safety concerns 
that exist in this warehouse. 

DISADVANTAGES / 
RISKS 

As the model requires Powerlink to remain operating out of the premises whilst 
works are undertaken, there will be a significant impact whilst construction works 
are undertaken. 
As the building fabric and services that are not end of life are retained, there is a 
risk that unexpected costs may be incurred to address latent conditions, 
unforeseen failures, etc. However significantly less risk than a light refit. 
Tesla warehouse is not replaced in this scenario, there is a risk of failures or 
incidents in this building until full capex programme is undertaken.  

STAKEHOLDER 
IMPACTS 

Significant impact on staff whilst works are undertaken. 
Expected improvement in customer outcomes as a result of significant 
achievement on non-cost objectives.  



OPTION SUMMARY 4: FULL REFURBISHMENT, HIGH SHARING 

OPTION DESCRIPTION 

Remain at Virginia in existing buildings with works as follows: 
• Full refurbishment of full workplace in Edison.
• Non-assigned desks with a high sharing ratio of 75%.
• Edison fully occupied, 
• Upgrade of building services in Edison and Brian Sharp as detailed in BSE’s report.
• Northlink Place able to be sold, as workspace no longer required in this building.
• Tesla warehouse workplace no longer required in this building, and capex upgrades completed in

accordance with KPMG capex programme.

COST SUMMARY 

Ranked 4th based upon NPV.  

Summary of Financial model basis: 

• CCM’s cost plan for fitout works and building services upgrades.
• KPMG’s assessment of Capex requirements for the Tesla warehouse and lifecycle replacements that

are not undertaken in the initial building upgrade.
• KPMG’s assessment of operational costs based upon works intended to be completed in the project.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the model period.
• Northlink Place sale at market valuation.

NON-COST SUMMARY  

Ranked 6th in achievement of non-cost outcome assessment. 

BENEFITS Full refurbishment of workplace ensures that the majority of non-cost criteria are 
achieved with a significant impact. 
Staff remain at a location that they are familiar with and lesser impact than moving. 

 
   

SAFETY 
CONSIDERATIONS 

A full refurbishment will result in a significant upgrade to compliance for legislation 
and building code to the Edison Building.  
The Brian Sharp building has less work in this option, therefore some compliance 
concerns are likely to remain.  
The Tesla warehouse would remain a risk with respect to safety concerns that exist in 
this warehouse. 

DISADVANTAGES 
/ RISKS 

Powerlink is to remain operating out of the premises whilst works are undertaken, 
there will be a significant impact whilst construction works are undertaken. 
A higher sharing ratio may cause stress and dissatisfaction for some staff. 
The growth capacity via an increase in sharing ratios is limited.  
As the building fabric and services that are not end of life are retained, there is a risk 
that unexpected costs may be incurred to address latent conditions, unforeseen 
failures, etc.  However significantly less risk than a light refit. 
Tesla warehouse is not replaced in this scenario, there is a risk of failures or 
incidents in this building until full capex programme is undertaken.  

STAKEHOLDER 
IMPACTS 

Significant impact on staff whilst works are undertaken. 
Expected improvement in customer outcomes as a result of significant achievement 
on non-cost objectives.  



OPTION SUMMARY 5: LIGHT TOUCH REFURBISHMENT, NO SHARING 

OPTION DESCRIPTION 

Remain at Virginia in existing buildings with works as follows: 

• Light touch refurbishment of workplace in Brian Sharp and Edison – retain the majority of walls,
amenities, all stairs, and structural elements in current position.

• Assigned desks with nil sharing ratio.
• Upgrade of building services in Edison and Brian Sharp as detailed in BSE’s report.
• Northlink Place able to be sold, as workspace no longer required in this building.
• Tesla warehouse workplace no longer required in this building, and capex upgrades completed in

accordance with KPMG capex programme.

COST SUMMARY 

Ranked 3rd based upon NPV.  

Summary of Financial model basis: 

• CCM’s cost plan for fitout works and building services upgrades.
• KPMG’s assessment of Capex requirements for the Tesla warehouse and lifecycle replacements that

are not undertaken in the initial building upgrade.
• KPMG’s assessment of operational costs based upon works intended to be completed in the project.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the model period.
• Northlink Place sale at market valuation.

NON-COST SUMMARY  

Ranked equal 7th in achievement of non-cost outcome assessment. 

BENEFITS Light touch refurbishment of workplace provides a medium level of improvement in 
non-cost criteria. 
Staff remain at a location that they are familiar with and lesser impact than moving. 
Lower cost solution. 

SAFETY 
CONSIDERATIONS 

This option will achieve some improvement in safety outcomes for the site, however 
will not achieve a full upgrade of all safety considerations or a full compliance 
upgrade. 
The Tesla warehouse would remain a risk with respect to safety concerns that exist in 
this warehouse. 

DISADVANTAGES 
/ RISKS 

As the model requires Powerlink to remain operating out of the premises whilst works 
are undertaken, there will be a significant impact whilst construction works are 
undertaken. 
The light touch solution does not replace a large portion of the existing workplace, 
therefore higher risk of higher ongoing maintenance costs and lower staff satisfaction. 
As the building fabric and services that are not end of life are retained, there is a risk 
that unexpected costs may be incurred to address latent conditions, unforeseen 
failures, etc.  
A number of safety risks remain as full compliance upgrades are not undertaken.  
Tesla warehouse is not replaced in this scenario, there is a risk of failures or incidents 
in this building until full capex programme is undertaken. 

STAKEHOLDER 
IMPACTS 

Significant impact on staff whilst works are undertaken. 
Expected improvement in customer outcomes as a result of improvement in 
achievement of non-cost objectives.  



OPTION SUMMARY 6: LIGHT TOUCH REFURBISHMENT, LOW SHARING 

OPTION DESCRIPTION 

Remain at Virginia in existing buildings with works as follows: 

• Light touch refurbishment of workplace in Brian Sharp and Edison – retain the majority of walls,
amenities, all stairs, and structural elements in current position.

• Non-assigned desks with a low sharing ratio of 85%.
• Edison and Brian Sharp level 1 fully occupied, 
• Upgrade of building services in Edison and Brian Sharp as detailed in BSE’s report.
• Northlink Place able to be sold, as workspace no longer required in this building.
• Tesla warehouse workplace no longer required in this building, and capex upgrades completed in

accordance with KPMG capex programme.

COST SUMMARY 

Ranked 2nd based upon NPV.  

Summary of Financial model basis: 

• CCM’s cost plan for fitout works and building services upgrades.
• KPMG’s assessment of Capex requirements for the Tesla warehouse and lifecycle replacements that

are not undertaken in the initial building upgrade.
• KPMG’s assessment of operational costs based upon works intended to be completed in the project.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the model period.
• Northlink Place sale at market valuation.

NON-COST SUMMARY  

Ranked equal 7th in achievement of non-cost outcome assessment. 

BENEFITS Light touch refurbishment of workplace provides a medium level of improvement in 
non-cost criteria. 
Staff remain at a location that they are familiar with and lesser impact than moving. 
Implementing a low sharing ratio facilitates flexibility and provision for future growth, 
without imposing more change than the staff are able to adjust to. 

SAFETY 
CONSIDERATIONS 

This option will achieve some improvement in safety outcomes for the site, however 
will not achieve a full upgrade of all safety considerations or a full compliance upgrade. 
The Tesla warehouse would remain a risk with respect to known safety concerns that 
exist in this warehouse. 

DISADVANTAGES 
/ RISKS 

Powerlink is to remain operating out of the premises whilst works are undertaken, 
there will be a significant impact whilst construction works are undertaken. 
The light touch solution does not replace a large portion of the existing workplace, 
therefore higher risk of higher ongoing maintenance costs and lower staff satisfaction. 
A number of safety risks remain as full compliance upgrades are not undertaken.  
As the building fabric and services that are not end of life are retained, there is a risk 
that unexpected costs may be incurred to address latent conditions, unforeseen 
failures, etc.  
Tesla warehouse is not replaced in this scenario, there is a  risk of failures or incidents 
in this building until full capex programme is undertaken. 

STAKEHOLDER 
IMPACTS 

Significant impact on staff whilst works are undertaken. 
Expected improvement in customer outcomes as a result of improvement in 
achievement of non-cost objectives.  



OPTION SUMMARY 7: LIGHT TOUCH REFURBISHMENT, HIGH SHARING 

OPTION DESCRIPTION 

Remain at Virginia in existing buildings with works as follows: 

• Light touch refurbishment of workplace in Edison – retain the majority of walls, amenities, all stairs,
and structural elements in current position.

• Non-assigned desks with a high sharing ratio of 75%.
• Edison fully occupied, 
• Upgrade of building services in Edison and Brian Sharp as detailed in BSE’s report.
• Northlink Place able to be sold, as workspace no longer required in this building.
• Tesla warehouse workplace no longer required in this building, and capex upgrades completed in

accordance with KPMG capex programme.

COST SUMMARY 

Ranked 1st based upon NPV.  

Summary of Financial model basis: 

• CCM’s cost plan for fitout works and building services upgrades.
• KPMG’s assessment of Capex requirements for the Tesla warehouse and lifecycle replacements that

are not undertaken in the initial building upgrade.
• KPMG’s assessment of operational costs based upon works intended to be completed in the project.
• Nil Terminal value as all buildings and fitout will be at end of life at the end of the model period.
• Northlink Place sale at market valuation.

NON-COST SUMMARY  

Ranked 9th in achievement of non-cost outcome assessment. 

BENEFITS Light touch refurbishment of workplace provides a low to medium level of 
improvement in non-cost criteria. 
Staff remain at a location that they are familiar with and lesser impact than moving. 

SAFETY 
CONSIDERATIONS 

This option will achieve some improvement in safety outcomes for the site, however 
will not achieve a full upgrade of all safety considerations or a full compliance upgrade. 
The Tesla warehouse would remain a risk with respect to safety concerns that exist in 
this warehouse. 

DISADVANTAGES 
/ RISKS 

Powerlink is to remain operating out of the premises whilst works are undertaken, 
there will be a significant impact whilst construction works are undertaken. 
The light touch solution does not replace a large portion of the existing workplace, 
therefore higher risk of higher ongoing maintenance costs and lower staff satisfaction. 
A higher sharing ratio may cause stress and dissatisfaction for some staff. 
The growth capacity via an increase in sharing ratios is limited.  
A number of safety risks remain as full compliance upgrades are not undertaken.  
As the building fabric and services that are not end of life are retained, there is a risk 
that unexpected costs may be incurred to address latent conditions, unforeseen 
failures, etc.  
Tesla warehouse is not replaced in this scenario, there is a risk of failures or incidents 
in this building until full capex programme is undertaken. 

STAKEHOLDER 
IMPACTS 

Significant impact on staff whilst works are undertaken. 
Expect some improvement in customer outcomes as a result of improvement in 
achievement of non-cost objectives.  



OPTION SUMMARY 8: DEMOLISH AND REBUILD AT VIRGINIA 

OPTION DESCRIPTION 

Remain at the Virginia site, however demolish the current office buildings and build new office 
facilities.  Tesla warehouse remains as constructed with capex repairs only.  

COST SUMMARY 

Ranked 10th based upon NPV.  

Summary of Financial model basis: 

• CCM cost plan for new building and fitout for the office facilities and control room.
• KPMG’s assessment of Capex requirements for the Tesla warehouse.
• Operational costs based upon KPMG’s assessment.
• New office building terminal value as per CCM cost plan, as new build will have a value at

the end of the financial model period.
• Northlink Place sale at market valuation.
• Leased offsite location for churn space whilst the new building is built with Northlink Place

and Brian Sharp fully occupied during the works.

NON-COST SUMMARY  

Ranked equal 1st in achievement of non-cost outcome assessment. 

BENEFITS Significant achievement of goals for all non-cost criteria. 
A new building will achieve full compliance for legislation and building 
code.  
Low ongoing operational and maintenance requirements.  

SAFETY 
CONSIDERATIONS 

A new office building will achieve full compliance for legislation and 
building code. Achieving the highest possible safety outcome for the 
office. 
The Tesla warehouse would remain a risk with respect to safety 
concerns that exist in this warehouse. 

DISADVANTAGES / 
RISKS 

The requirement to lease churn space and move staff multiple times 
will be disruptive and costly. 
Higher cost risk that other scenarios due to the significantly larger 
scope of works.  
Tesla warehouse is not replaced in this scenario, there is a risk of 
failures or incidents in this building until full capex programme is 
undertaken. 

STAKEHOLDER IMPACTS Significant impact on staff with the requirement to move a large 
portion of the workforce offsite during construction.  
Anticipated improvement in customer outcomes as a result of the high 
achievement of non-cost objectives.  

TEST FIT: Not Applicable. 



OPTION SUMMARY 9: RELOCATE TO NEW PREMISES, SINGLE LOCATION 

OPTION DESCRIPTION 

Relocate to new premises under a leased arrangement. With assumptions as follows: 

• Single location housing all existing Virginia Site office and warehouse facilities.
• Airport or similar location that has ease of road access, however limited public transport.
• Total of 750 carparks provided.
• Low sharing ratio implemented (therefore 790 desks provided to new office).
• Warehouse provided with a total of 7,150m2 including lab and associated offices.

COST SUMMARY 

Ranked 5th based upon NPV.  

Financial model based upon: 

• Sale of Northlink Place and Harold Street Premises at market valuation.
• Fitout costs based on government benchmark rates.
• Rent costs and incentive amount based upon market rates at airport or similar.
• Nil Terminal value as all fitout will be at end of life at the end of the financial model period.

NON-COST SUMMARY  

Ranked equal 1st in achievement of non-cost outcome assessment. 

BENEFITS Significant achievement of goals for all non-cost criteria. 
Moving buildings facilitates the opportunity for significant cultural 
change.  
Leased option moves the burden of a large portion of the building 
operation and maintenance to a third party.  

SAFETY 
CONSIDERATIONS 

A new building will achieve full compliance for legislation and building 
code. Achieving the highest possible safety outcome. 

DISADVANTAGES / 
RISKS 

Moving facilities will force a significant change on the workforce.  
Due diligence and decision on location for move may prove difficult for 
Powerlink. 
A leased solution may reduce the ability for Powerlink to respond to 
changed requirements for facilities over the term of the lease. 
Staff dissatisfaction due to the move.  

STAKEHOLDER IMPACTS No construction impacts for staff. 
Potential significant change impact for staff to relocate to a new way of 
working and a new location.  
Anticipated improvement in customer outcomes as a result of high 
achievement of non-cost objectives. 

TEST FIT: Not Applicable – assumed 12m2 per workstation to determine area required. 



OPTION SUMMARY 10: RELOCATE TO NEW PREMISES, SPLIT LOCATIONS 

OPTION DESCRIPTION 

Relocate to new premises, splitting the office facilities and the warehouse. With assumptions as 
follows: 

• Leased solution for the office, on city fringe with good public transport.
• Construction of a new warehouse facility on property already owned by Powerlink at

Narangba.
• Low sharing ratio implemented (therefore 790 desks provided to new office).
• Office provided with 30 carparks, as public transport to be available for the majority of staff.
• Warehouse constructed with a total of 7,150m2 including lab and associated offices.

COST SUMMARY 

Ranked 9th based upon NPV.  

Financial model based upon: 

• Sale of Northlink Place and Harold Street Premises at market valuation.
• Fitout costs based on government benchmark rates.
• Rent costs and incentive amount based upon market rates for city fringe.
• Warehouse terminal value as per CCM cost plan, as new build will have a value at the end of

the financial model period.

NON-COST SUMMARY  

Ranked equal 1st in achievement of non-cost outcome assessment. 

BENEFITS Significant achievement of goals for all non-cost criteria. 
Moving buildings facilitates the opportunity for significant cultural change.  
Leased option moves the burden of a large portion of the building operation 
and maintenance to a third party.  

SAFETY 
CONSIDERATIONS 

All new buildings will achieve full compliance for legislation and building 
code. Achieving the highest possible safety outcome for Powerlink’s 
facilities. 

DISADVANTAGES 
/ RISKS 

Moving facilities will force a significant change on the workforce.  
Due diligence and decision on location for move may prove difficult for 
Powerlink.  
Narangba is a more remote location for the warehouse facility. 
A leased solution may reduce the ability for Powerlink to respond to 
changed requirements for facilities over the term of the lease. 
Staff dissatisfaction due to the move. 

STAKEHOLDER 
IMPACTS 

No construction impacts for staff. 
Potential significant change impact for staff to relocate to a new way of 
working and a new location.  
Anticipated improvement in customer outcomes as a result of high 
achievement of non-cost objectives. 

TEST FIT: Not Applicable – assumed 12m2 per workstation to determine area required. 
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01 Introduction

Introduction

White & Partners were engaged by Powerlink as a member of the consultant 
team undertaking the updated Our Future Workplace Options Analysis.

Cost and Non-Cost criteria were employed to assess the future accommodation 
options available to Powerlink.  The cost assessment criteria that Powerlink 
determined the most relevant to their requirements was Net Present Value (NPV). 

Accordingly, we were directed to prepare a financial analysis that calculated the 
NPV of the cashflows of the following options:

1. Do Nothing

2. Full Workplace Refurbishment - nil sharing ratio

3. Full Workplace Refurbishment - low sharing ratio (85-90%)

4. Full Workplace Refurbishment - high sharing ratio (70-75%)

5. Light Touch Updates - nil sharing ratio

6. Light Touch Updates - low sharing ratio (85-90%)

7. Light Touch Updates - high sharing ratio (70-75%)

8. Demolish and Rebuild

9. Relocate to New Premises – single location (Airport)

10. Relocate to New Premises - split location (Airport Office and Narangba
Warehouse extension)

11. Relocate to New Premises - split location (Fringe Office and Narangba
Warehouse extension)

The cashflow models for each option commence 1 July 2022 and have a 
15 year horizon.  The model inputs were derived in collaboration with 
Powerlink and the agreed assumptions are outlined on pages 5 & 6. Cost 
and valuation data for the modelling was provided by the following:

• Powerlink
• KPMG
• Collaborative Cost Management (Quantity Surveyors)
• Generate
• Market evidence
• 2016 JLL Valuation Report

The summary table of the Workplace Options Analysis is provided on 
page 4 of this report and the associated workbook ‘20200909 Workplace 
Options Analysis_NPV’ is attached.
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02 Workplace Options Analysis – Summary Table

Do Nothing Full Refurb 
(no sharing)

Full Refurb 
(low sharing)

Full Refurb 
(high sharing)

LT Refit 
(no sharing)

LT Refit 
(low sharing)

LT Refit 
(high sharing)

Demolish & 
Rebuild

Relocate  
Single Location 

(Aiport)

Relocate  
Split Location 
(Airport Office)

Relocate  
Split Location 
(Fringe Office)

Horizon1 15 years 15 years 15 years 15 years 15 years 15 years 15 years 15 years 15 years 15 years 15 years

Rent2 - - - - - - - -$112.05m -$95.47m -$114.82m

Opex3 -$62.26m -$51.40m -$51.40m -$49.01m -$51.95m -$51.95m -$49.54m -$54.61m -$39.00m -$40.39m -$24.28m

Capex4 -$29.64m -$47.34m -$47.13m -$46.54m -$40.80m -$40.29m -$39.69m -$72.80m -$0.46m -$16.02m -$16.02m

Sale Revenue5 - $11.00m $11.00m $11.00m $11.00m $11.00m $11.00m $11.00m $34.30m $34.30m $34.30m

Terminal Value6 - - - - - - - $17.11m - $8.86m $8 86m

Total7 -$91.90m -$87.74m -$87.53m -$84.56m -$81.75m -$81.23m -$78.23m -$99.30m -$117.21m -$108.72m -$111.96m

NPV @ 5.9% -$64.89m -$65.49m -$65.31m -$63.33m -$60.06m -$59.60m -$57.56m -$91.62m -$64.84m -$65.56m -$67.32m

STAY PUT RELOCATE  

Workplace Options

3. Stay Put OPEX consists of KPMG figures for the Stay Put Options. Relocation OPEX includes car parking costs, warehouse outgoings and KPMG identified historic specialised tenancy costs expected to be incurred in addition to Landlord outgoings.

1.The 15 year horizon is Powerlink's chosen cashflow timeframe commencing 1 July 2022.

2. Rent expenditure is the gross market rent and net market rent for office and warehouse areas respectively,  in the relocate options.

Notes:

9. The model has not applied a cost of capital to the CAPEX expenditure or considered the tax effect of depreciation.

5. Sale revenue represents the notional vacant possession values derived from the 2016 JLL Valuation Report for Northlink Place ($11m) and the whole site ($34.3m).

6. Terminal value is the depreciated value of the new construction under the Demolish & Rebuild option and the Relocate to Split Location that involves a warehouse extension at the Narangba site.

7. The total row is the total of the cashflows for each option in todays dollars. No cost escalation has been applied to any of the model inputs as per instruction by Powerlink.

4. CAPEX expenditure includes base building refurbishment and fitout costs.

8. The NPV is the Net Present Value of each cashflow over the 15 year term discounted by the rate of 5.9% as advised by Powerlink.
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03 Model Assumptions (continued)

Input/Option Assumption Notes

Relocate Option (Single Location)

• Office and Warehouse located at the Airport
• Car parking requirement of 750 due to limited access to public transport
• NLA requirement provided by Generate & fitout provisions provided by QS
• Lease commencement in 2025 to allow for completion of fitout works
• Sale of the existing Virginia site in 2025
• Market rent and carparking costs provided by White & Partners
• Additional annual tenant specialized occupancy costs provided by KPMG (Full Refurb LSR –

adjusted by W&P)

Confirmed by Powerlink 20/08/2020

Relocation Option       
(Split Location – Airport Office)

• Office located at the airport and 7,150 sqm warehouse extension at Narangba
• Due to the limited availability of public transport at the airport the model allows for 710 car

parking spaces. This number is derived from Powerlink's total parking requirement of 750
(when location has poor access to public transport) less an allocation of 40 cars to the
warehouse at Narangba

• NLA requirement provided by Generate & fitout provisions provided by QS
• Lease commencement in 2025 to allow for completion of fitout works and warehouse

construction
• Sale of the existing Virginia site in 2025
• Market rent and carparking costs provided by White & Partners
• Additional annual tenant specialized occupancy costs provided by KPMG (Full Refurb LSR-

adjusted by W&P)
• Warehouse construction estimate provided by QS
• Terminal value of Warehouse extension provided by QS

Confirmed by Powerlink 20/08/2020

Relocation Option       
(Split Location – Fringe Office)

• Office located in the city fringe and 7,150 sqm warehouse extension at Narangba
• Car parking requirement of 30 for the office with access to public transport
• NLA requirement provided by Generate & Fitout provisions provided by QS
• Lease commencement in 2025 to allow for completion of fitout works and warehouse

construction
• Sale of the existing Virginia site in 2025
• Market rent and carparking costs provided by White & Partners
• Additional annual tenant specialized occupancy costs provided by KPMG (Full Refurb LSR –

adjusted by W&P)
• Warehouse construction estimate provided by QS
• Terminal value of Warehouse extension provided by QS

Conf rmed by Power nk 20/08/2020
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04 Appendix

20200909 Workplace Options Analysis_NPV
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05 Disclaimer

General disclaimer:
The information forming the basis for this project assessment has been prepared using information from a variety of sources. White & Partners 
Advisory QLD Pty Ltd does not warrant the accuracy of any of the information and does not accept legal liability or responsibility for any injury, loss or 
damage incurred by the use of, reliance on, or interpretation of the information.

Qualifications
1. Any cost provisional sums remain subject to a detailed design scope and subsequent cost assessment by a suitably qualified cost planner or

engineer.
2. This is not a valuation and we are not qualified valuers.  Should an expert formal valuation be required we would direct you to engage the

services of registered valuation firm.  Our assessment is guidance only based on a number of market based inputs relevant in the current market,
which will vary over time.  If relying on this advice for long term decision making, an annual or periodic review is strongly recommended.

Confidentiality:
This report has been prepared and issued for distribution to select recipients and provided in accordance with strict confidentiality for the sole use of 
the addressed recipient.
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1. PURPOSE OF REPORT
This Building Code Assessment Report has been developed to detail the assessment of the proposed works for 
the Full Refurbishment, minor refurbishment and do nothing option against the Deemed-to-Satisfy Provisions of 
the Building Code of Australia and detail any triggers for compliance with relevant building legislation. 

2. BCA SUMMARY
The proposed work has been understood to be a review of proposed test fit options relating to the 
refurbishment/fitout of the existing office buildings, specifically the Edison and Brian Sharp Buildings.

For the purpose of the BCA, the building works have been assessed as follows:

Building Edison Brian Sharp

Proposed/Intended use Office Office

Building Classification Class 5 Class 5

Type of Construction Type B Type C

Effective Height <12m <25m

Rise in Storeys 2 3

Number of Storeys 2 3

Floor Area (Approx.) Ground - 4,475m2

Level 1 - 4,475m2

Level 1 - 2,495m2

Level 2 – 2,490m2
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3. TECHNICAL ASSESSMENT NOTES
The following Assessment Notes document Knisco’s assessment of the design documentation against 
Queensland Building Legislation, including the Building Code of Australia and AS1428.1.

5.1 Building Act 1975

Ref. Issue/s Action/s

Application of Work to Existing Buildings

BA-1 Section 68 of QLD Building Act 1975

All new work / alterations to an existing building must not unduly 
reduce the following—

 The existing level of fire protection for persons 
accommodated in, or using, the building or structure 

 The existing level of resistance to fire of the building or 
structure

 The existing safeguards against the spread of fire to 
adjoining buildings or structures

 The existing level of emergency egress from the building or 
structure

Note only.
When considering work to an 
existing building, it is important to 
ensure any new works do not 
reduce the existing level of 
compliance.
This report has taken this Section 
into consideration when 
determining required scope.

BA-2 Section 81 of QLD Building Act 1975

If the proposed alterations or any alterations approved/completed 
in the last three years represent more than half of the total 
volume of the existing building (measured over its roof and 
external walls), the whole building is required to be upgraded to 
comply with current requirements (This requirement is often 
referred to as the “50% rule”)

An assessment of the proposed works has considered the 
following in relation to the existing building.

 The alterations do not impact more than half the total volume 
of the existing building or structure measured over its roof 
and external walls; and

 If work is undertaken in accordance with this BCA 
requirements listed in this assessment report, the alterations 
do not pose a risk:

- to the safety of persons accommodated in or using the 
building or structure; or

- of spreading fire to adjoining buildings or structures.

Note only.
When assessing the requirements 
of Section 81, we can confirm that 
all options DO NOT trigger the 
application of the 50% rule, as no 
option represents more than 50% 
of the buildings total building 
volume.
HOWEVER, when determining 
Section 81, Knisco (through this 
report) has factored in parts of the 
building which must be upgraded 
beyond the minimum scope in 
order to ensure the alterations do 
not pose a risk to the safety of 
persons accommodated, or spread 
of fire to adjoining buildings.
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5.2 Building Code of Australia

Building Work Options

Ref. Issue/s No Works Minor Work Major Work

Part B – Structure

B-1 Part B1
Any work to structural elements must be 
designed to comply with Part B1 of the BCA 
and AS1170.
It is noted that works proposed under both 
the full refurbishment and light touch 
proposals that will require structural design 
by a BPEQ engineer include:
 New lift shaft and associated structure; 

and 
 New internal circulation stairs and 

associated works (ie: slab cut outs and 
bracing etc). 

Other structural works to consider during 
design development may include —
 Operable walls
 Penetrations through slabs
 Structural loads for heavy plant or 

equipment
 New/modified elements, e.g. 

balustrades

N/A For 
consideration by 
structural 
designer during 
design 
development.

For 
consideration by 
structural 
designer during 
design 
development.

B-2 Part B1
In addition to the above, non-structural 
parts of the building & services must be 
designed & constructed to comply with 
AS1170.4 for earthquake loads.

For the purpose of this project, these parts 
& services may include:

 Walls & partitions 
 Ceilings
 Floors
 Fixings for services, e.g. mechanical 

ducts, hydrant risers, sprinkler mains, 
cable trays, etc.

N/A For 
consideration by 
structural 
designer during 
design 
development.

For 
consideration by 
structural 
designer during 
design 
development.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work

Part C – Fire Resistance 

C-1 Part C1.1
The following work must ensure the 
required Fire Resistance Level is being 
maintained and/or achieved:
 New lift shaft – No FRL required
 New floors (if required for stair/lift cut-

outs) – No FRL required.

Note – Edison building is fire separated 
from the Brian Sharp building by a sliding 
fire door.

N/A N/A N/A

C-2 Part C1.9 – Non-Combustible External 
Walls & Claddings

For Type A or B construction, the following 
building elements and their components 
must be non-combustible as determined by 
testing to AS1530.1—

 External walls and common walls, 
including all components incorporated 
in them such as any façade covering, 
framing, insulation and any lining to the 
internal side of the wall.

 The floor and floor framing of lift pits

 Any non-loadbearing internal walls 
where they are required to be fire-
resisting.  

It is understood 
a separate 
scope of works 
are considering 
the non-
compliant 
cladding 
removal.

It is understood 
a separate 
scope of works 
are considering 
the non-
compliant 
cladding 
removal.

It is understood 
a separate 
scope of works 
are considering 
the non-
compliant 
cladding 
removal.

C-3 Part C1.10
Fire hazard properties of any material or 
assembly within the building must comply 
with Spec C1.10 for floor, wall, ceiling 
linings or any other material.

N/A All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.

C-4 Part C3.12 & C3.15
All services penetrating a building element 
required to have a fire resistance level must 
be protected in accordance with Part C3.15.  
All tested system and details must be 
provided.

N/A All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work

Part D – Access & Egress 

D-1 Part D1.2
For the purpose of this project, egress must 
be via—
 At least 2x exits
 Access to an exit must be direct 

(without passing through another sole 
occupancy unit or tenancy).

Note only.
Compliance is 
achieved.

Note only.
Compliance is 
achieved.

Note only.
Compliance is 
achieved.

D-2 Part D1.4
Travel distances to an exit must not exceed 
20m to an exit or a point of choice to two 
exits with total travel to one of those exits 
not being more than 40m.

N/A A review of the 
existing egress 
appears to be 
on the limit of 
the 40m 
maximum travel 
to an exit.
A detailed 
assessment will 
be required 
once detailed 
drawings are 
made available.
If travel exceeds 
40m, this can be 
addressed via a 
performance 
solution through 
fire engineering.

A review of the 
existing egress 
appears to be 
on the limit of 
the 40m 
maximum travel 
to an exit.
A detailed 
assessment will 
be required 
once detailed 
drawings are 
made available.
If travel exceeds 
40m, this can be 
addressed via a 
performance 
solution through 
fire engineering.

D-3 Part D1.6
A minimum of 1000mm must be provided to 
all paths of travel to an exit.

Some main 
corridors are 
obstructed by 
printers and 
equipment – 
these should be 
removed/relocat
ed.

All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work

D-4 Part D2.10, D2.13, & D2.14
All stairs, and landings must have a slip 
resistance classification not less than listed 
under Table D2.14 when tested in 
accordance with AS4586.

Existing stairs 
and ramps 
should be 
upgraded with 
slip resistant 
nosings for save 
movement.

Existing stairs 
and ramps 
should be 
upgraded with 
slip resistant 
nosings for save 
movement.
All new stairs 
and ramps must 
comply.

Existing stairs 
and ramps 
should be 
upgraded with 
slip resistant 
nosings for save 
movement.
All new stairs 
and ramps must 
comply.

D-5 Part D2.16
Balustrades are required to serve all areas 
where a fall greater than 1m is possible. 

It is noted for the “full refurbishment” that 
balustrades may be required for the new 
stairs. If this is the case, consider the 
following:
 Balustrades to be a minimum height of 

1000mm above FFL;
 If the fall below is greater than 4m no 

climbable horizontal elements to be 
provided. 

 Engineer to design the balustrade to 
cater for loading requirements. 

All balustrade 
throughout to be 
upgraded to a 
minimum 1m 
height and any 
areas capable of 
allowing a ‘step’ 
to be relocated 
more than 
900mm away – 
this includes all 
balustrade 
surrounding the 
open void.

All balustrade 
throughout to be 
upgraded to a 
minimum 1m 
height and any 
areas capable of 
allowing a ‘step’ 
to be relocated 
more than 
900mm away – 
this includes all 
balustrade 
surrounding the 
open void.

All balustrade 
throughout to be 
upgraded to a 
minimum 1m 
height and any 
areas capable of 
allowing a ‘step’ 
to be relocated 
more than 
900mm away – 
this includes all 
balustrade 
surrounding the 
open void.

D-6 Part D3.2

Access for a person with a disability must 
be provided to and within all areas normally 
used by occupants. 

Note that in accordance with the Disability 
(Access to Premises – Buildings) Standards 
2010, the following areas are required to 
comply for disability access: 

 New areas are to comply with 
AS1428.1; 

 Paths of travel to those new areas 
known as “affected areas” are required 
to comply. 

N/A All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.

D-7 Part D3.6, Part D3.7, Part D3.8 and Part N/A All new works to All new works to 
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work
D3.12
For the “full refurbishment” option, the 
following items are required to be upgraded 
to comply —
 Braille & tactile signage — All toilets 

(male / female / disabled / ambulant) 
and exits must be provided with Braille 
& tactile signage
The signage must be located with 
tactile lettering between 1250mm and 
1350mm above the FFL.  The location 
of the sign must be provided on the 
latch side of the wall between 50-
300mm away from the architrave.  If 
this is not possible, this sign may be 
provided to the door. 
For exit signs, these signs must state 
“EXIT” and which level the door is 
located (e.g. Level 1).

 Hearing augmentation – A hearing 
augmentation system must be provided 
wherever an inbuilt amplification system 
is provided. An inbuilt hearing 
augmentation system or hand-held 
system can be provided.

 Tactiles – All stairways, ramps, and any 
overhead obstructions less than 
2000mm in height must be provided 
with tactile indicators in accordance 
with AS1428.4.1 (2009)

 Glazing decals / motifs – A 75mm 
glazing motif/decal must be provided to 
all glazed panels that are capable of 
being mistaken for a doorway.  The 
decal must be located between 900mm 
and 1000mm above the FFL and 
extend for the full width of the glazing.

 Luminance contrast of doors – A 50mm 
wide 30% colour contrast must 
provided to all doorways so that 
persons with vision impairments can 
readily identify the door.

 All new/modified doorways are to 
achieve a minimum clear opening of 
850mm. 

comply.  To be 
considered 
during design 
development.

comply.  To be 
considered 
during design 
development.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work

D-8 Disability Discrimination Act 

The Disability Discrimination Act (DDA) is 
complaints based legislation; therefore full 
compliance is unable to be determined 
unless tested in the court of law.  However, 
the Disability (Access to Premises – 
Buildings) Standards 2010 (and 
subsequently BCA) have been revised to 
meet the intent of the DDA.  The 
Commonwealth Government have 
confirmed that compliance with both the 
Disability (Access to Premises – Buildings) 
Standards 2010 and the BCA will meet the 
intent of the DDA.

This report identifies compliance with the:

 Disability (Access to Premises – 
Buildings) Standards 2010

 Building Code of Australia (and 
subsequently AS1428.1)  

To provide further advice against a 
complaint being made under the DDA, 
Knisco Inclusive Access can provide more 
detailed advice relating to access for people 
with a disability, including the management 
of DDA risks.  Further to this, Knisco 
Inclusive Access can assist in the 
formulation of any Performance Solutions.

Note only.
Compliance with 
the intent of the 
DDA does not 
comply.

To be 
considered 
during design 
development – 
in addition to the 
requirements of 
the BCA & 
Australian 
Standards.
DDA Access 
Consultant 
recommended 
through design 
phase.

To be 
considered 
during design 
development – 
in addition to the 
requirements of 
the BCA & 
Australian 
Standards.
DDA Access 
Consultant 
recommended 
through design 
phase.

Part E – Services & Equipment 

E-1 Part E1.3
Fire hydrant coverage must be achieved 
throughout all parts of the building. 

It is noted that no hydrant works are 
proposed as part of the “full 
refurbishment” unless required to achieve 
coverage compliance. Scaled hydrant 
drawings will be required that show the new 
fitout to determine compliance but it is not 
anticipated that revisions to that system will 
be required. 

N/A Coverage 
review of 
existing system 
to be reviewed 
with new layout.  
An upgrade of 
the existing 
system may be 
required.

Coverage 
review of 
existing system 
to be reviewed 
with new layout.  
An upgrade of 
the existing 
system may be 
required.

E-2 Part E1.4
Fire hose reel coverage must be achieved 
throughout all parts of the building.

N/A Coverage 
review of 
existing system 

Coverage 
review of 
existing system 
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work
to be reviewed 
with new layout.  
An upgrade of 
the existing 
system may be 
required.
As part of the 
new works, fire 
hose reels may 
be removed as 
they are no 
longer required 
under BCA2019.

to be reviewed 
with new layout.  
An upgrade of 
the existing 
system may be 
required.
As part of the 
new works, fire 
hose reels may 
be removed as 
they are no 
longer required 
under BCA2019.

E-3 Part E1.5
Any building exceeding the allowable floor 
area and volume of Part C2 of the BCA 
could be considered a large isolated 
building.  Based on the floor area of the 
Edison building exceeding Part C2, the 
building should be considered a large 
isolated building – which requires vehicle 
access and sprinklers.

N/A N/A Note only.
Section 81 of 
the Building Act 
1975 does not 
require the 
building to be 
upgraded to 
comply with 
sprinklers and 
vehicular 
access, 
however, if 
additional works 
are proposed 
beyond the 
scope of this 
project, 
Powerlink must 
reconsider the 
implications of 
Section 81 of 
the Act.

E-4 Part E1.6
Fire extinguishers must be provided and 
comply with AS2444.  

Note that there is the chance to remove 
FHR from class 5 office parts and replace 
with extra fire extinguishers under the new 
building codes (BCA 2019 Amdt. 1). If you 
would like to investigate this option, it is 
recommended that you discuss with 
relevant services designer to confirm the 

N/A Upgrade 
existing system 
to comply with 
current code.

Upgrade 
existing system 
to comply with 
current code.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work
practicality/savings. 

E-5 Part E2.2 & E4.9
It is noted that both existing buildings are 
protected with a smoke detection and alarm 
system.

It is understood that under the “full 
refurbishment” option that the smoke 
detection and alarm system is being 
replaced. Note that service design will be 
responsible for ensuring that the smoke 
detection and alarm system complies with 
the relevant Australian Standards. 

N/A New fire 
detection 
system to 
ensure 
compliance with 
AS1670.1.

New fire 
detection 
system to 
ensure 
compliance with 
AS1670.1.

E-6 Part E3.6
It is understood that the existing passenger 
lift is at the “end of life” and is proposed to 
be replaced under the “full refurbishment” 
option. 

Note that the following lift options are 
available from Table E3.6(a):
 Electric, electrohydraulic and inclined 

lifts; or
 Small sized, low-speed automatic lift – 

must not be used for travel more than 
12m.

The new lift will need to comply with 
AS1735.12 for disability access features. 

N/A N/A New lift to 
ensure 
compliance with 
Part E3.6 – 
details of lift 
design to be 
discussed 
during design 
development.

E-7 Part E4.2 & E4.5
It is understood that the existing emergency 
lighting and exit signage system is 
proposed to be replaced under the “full 
refurbishment” option. 

It is therefore a requirement that the whole 
system us upgraded to comply with 
AS2293.1.  

N/A. New works to 
ensure 
upgraded 
emergency 
lighting and exit 
signage.

New works to 
ensure 
upgraded 
emergency 
lighting and exit 
signage.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work

Part F – Health & Amenity 

F-1 Part F2.2 & F2.3
It is noted that the existing sanitary facilities 
are proposed to be stripped and refurbished 
as part of the “full refurbishment” option. It 
is noted that the extent of works is intended 
to keep the existing partitions. 

Note that this level of refurbishment will 
require all sanitary facilities to be upgraded 
to comply with current building legislation. 
The following upgrades will be applicable: 
 Existing accessible sanitary facility 

(PWD) is to be upgraded to comply with 
AS1428.1:2009; & 

 Compliant ambulant facilities are to be 
added to the existing facilities at a rate 
of 1 ambulant facility per sex, per bank 
of toilets; &

 Paths of travel/circulation spaces 
leading to the upgraded facilities are to 
be made compliant; &

 Edison Building (Level 1) – will 
require 2x new accessible sanitary 
facilities to comply with the 
minimum required 50% of all banks 
having a PWD.

Note that there are no specific requirements 
for upgrades to the following facilities: 
 Existing washbasins (except in a PWD 

bathroom); 
 Existing urinals
 Existing water closets (except ambulant 

facilities). 

The number of sanitary facilities required is 
based on the proposed population for the 
buildings. In order to accurately assess the 
required sanitary facility numbers it is 
recommended that the end user (Powerlink) 
provide the expected maximum population 
of each storey of each building. 

N/A N/A New works to 
ensure 
compliance 
achieved.
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Building Work Options

Ref. Issue/s No Works Minor Work Major Work

Based on the current proposal the following 
maximum population is catered for: 

 Edison Building

WC WB Urinal Pop

Male 16 12 12

Female 18 14 N/A

Accessible 2 2 N/A

Total 565

280M
285F

Brian Sharp Building

WC WB Urinal Pop

Male 12 6 Nil

Female 6 6 N/A

Accessible 3 3 N/A

Total 285

150M
135F

NOTES:
         A unisex PWD facility can be counted 

once for each sex (male and female) 
when determining toilet numbers.

F-2 Part F2.5
If a distance of less than 1200mm is 
measured between the doorframe and the 
toilet pan (and if the door swings into the 
toilet), removable hinges must be provided.

N/A N/A All new works to 
comply.  To be 
considered 
during design 
development.

F-3 Part F3.1
It is understood that under the “full 
refurbishment” option that new ceilings are 
being provided throughout, therefore all 
new ceilings are to comply for the minimum 
heights as follows: 

Height of rooms and other spaces must be 

N/A N/A All new works to 
comply.  To be 
considered 
during design 
development.



BUILDING CODE ASSESSMENT REPORT
Knisco Job Ref.  206603 – Powerlink Workplace Review 

__________________________________________________________________________________________

Page 14 of 15

Building Work Options

Ref. Issue/s No Works Minor Work Major Work
as follows:
 Stairways, ramps & landings – 2m 

above FFL or stair nosing
 Bathrooms, sanitary facilities or the like 

– 2.1m
 Corridors, passageways or the like – 

2.1m
 Habitable rooms – 2.4m

F-4 Part F4.4
Artificial lighting must be provided to all 
room that are frequently occupied, all 
spaces required to be accessible, all 
corridors, circulation spaces and paths of 
egress in accordance with AS/NZS1680.0.
  
It is understood that under the “full 
refurbishment” option that a new 
mechanical ventilation system is proposed, 
therefore it must be designed to comply 
with the Energy Efficiency provisions under 
Part J5 of BCA.

N/A All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.

F-5 Part F4.5
Alterations to the mechanical ventilation 
system must be carried in accordance with 
AS1668.2 and AS3666.1.
  
It is understood that under the “full 
refurbishment” option that a new 
mechanical ventilation system is proposed, 
therefore it must be designed to comply 
with the Energy Efficiency provisions under 
Part J5 of BCA.

N/A All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.

Part J – Energy Efficiency 

J-1 Part J
It is understood the proposed work does not 
impact on the existing building fabric or 
external glazing.  As a result, the following 
may apply for the purposes of Part J of the 
BCA:
 Part J5 for air-conditioning and 

ventilation systems;
 Part J6 for artificial lighting and power; 

N/A All new works to 
comply.  To be 
considered 
during design 
development.

All new works to 
comply.  To be 
considered 
during design 
development.



BUILDING CODE ASSESSMENT REPORT
Knisco Job Ref.  206603 – Powerlink Workplace Review 

__________________________________________________________________________________________

Page 15 of 15

Building Work Options

Ref. Issue/s No Works Minor Work Major Work
and

 Part J7 for hot water supply; and
 Part J8 for facilities for energy 

monitoring.

NOTE: Compliance with Parts J1, J2 & J3 
may be required if the proposed work 
involve alterations to the external fabric of 
the building.  Knisco understands this is not 
the case – please confirm if this 
understanding is incorrect.















Assumptions:
4 year average We have taken a number of the costs using an average cost, based on the previous 4 year actual costs.
Inflation No inflation has been used on the year on year budgets; however, a CPI of 2% was used for FY2021/22.
Air R&M

Electrical R&M

Fire R&M In alignment with the capex - PM fee's in year 1.  Assuming some R&M required, with reduced R&M ongoing based on an % of previous 4 year average with an escalating average 5 years % .
Safety R&M The scope / works require clarifying.  We assume as Safety R&M is undertaken others do not occur.  The trend based on the 4 year actuals is reducing and we have an ongoing cost at 85% of the previous years cost.
Lift R&M In alignment with the capex. Assuming some R&M required whilst other lifts are being replaced, with significantly reduced R&M and a nominal amount for repairs ongoing, increasing every 5 years.

Electricity Charges Assumption of 25% increase in electricity usage during construction phase.  Assumption of 50% energy efficiency based on 4 year average usage costs.
Gates and Locks Averaged over 3 years, excluding the abnormal year of $66k.

Low Density Office costs calculated at 82% of the current high density costs (calculated difference in workstations).

Defects Liability Period Zero costs for service AND repairs & maintenance during DLP for new installations.

Without 36 NLP Costs after 5 year on the bottom summary are calculated at 11% less - which is the 4 year given average cost allowance.

In alignment with the capex - PM fee's in year 1, so some breakdowns still occurring.  Reduced breakdowns during construction with nominal towards the completion phase.  No breakdown costs during DLP.  Escalating PA @ 2.5% of the 
averaged annual R&M Costs.

In alignment with the capex - PM fee's in year 1.  Assuming some breakdowns still occurring to Tesla warehouse until it's works in 2027-28, reduced R&M ongoing based on an % of previous 4 year average with an escalating average 5 years 
% .
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