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1 Scope & Methodology 
 
1.1 OBJECTIVES 

 
The aim of the Civic Centre Feasibility Study is to investigate the extension of the existing 
Council Chamber and Council Offices on the current site through: 
• Purchase of adjoining property to allow a horizontal extension of the existing building; 

and 
• A first floor addition to the existing building. 

 

1.2 SCOPE OF SERVICES AND METHODOLOGY 
 
The methodology employed in preparing the Civic Centre Feasibility Study will involve: 
a) Preparation of a Design Brief for the Council facilities within a 20 year horizon which 

will include; 
• Existing facilities to be reviewed through a site inspection and examination of 

existing documentation including an inventory of the existing facilities and levels 
of usage; 

• The key staff, their roles and inter-relationships will be documented based on the 
information provided by Council; 

• Space Data sheets for the distinct activity areas to be accommodated in the 
building will be prepared noting their functional requirements and relationship to 
each other and the site; 

• The expected level of environmental performance will be established 
• The level of quality, and what this means to everyone involved, will be discussed 

and agreed. 
 

b) Preparation of Site Analysis for the site which will address; 
• The site in terms of contours and pertinent spot levels; type size and location of 

existing vegetation; existing buildings (and any which could be retained); 
fences, boundaries, easements, and any road realignment lines; any 
contaminated soils and filled areas, where relevant; 

• Views to and from the site; access and connection points; drainage and 
services; the orientation, microclimate and noise nuisance sources; features of 
environmental, cultural or heritage significance; 

• The surrounds in terms of the use on adjacent and opposite properties and 
location of buildings; pedestrian and traffic circulation patterns; views and solar 
access enjoyed by adjacent neighbours; major trees on adjacent properties; 
characteristics of any adjacent public open space; street frontage features such 
as poles, street trees, kerb crossovers, bus stops and services; the built form and 
character of adjacent and nearby development 

• Direction and distance to local shops, schools, public transport, parks and 
community facilities. 
 

c) Preparation of Concept Plans for the building; 
• The concept plans will focus on the floor layout and site planning. The sketches 

culminate in an overall plan for the site, floor layouts, as well as schematic 
sections to illustrate the general form of the building. An appropriate scale for 
the information to be provided is 1:200. 
 

d) Preparation of a Final Report which assesses the feasibility of extending the existing 
Council building based on a comparison with a per square metre rate of likely 
building costs (from published industry data), if relocation of the building occurred. 
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1.3 DELIVERABLES 
 

The final Civic Centre Feasibility Study will include the documents noted below. 
a) A comprehensive brief defining Council facilities with a 20 year horizon; 
b) Site analysis plans for the existing site; 
c) Concept Plans for the redevelopment of the existing building 
d) A summary report advising the feasibility of extending the existing Council building; 
e) A one-two page summary document of the outcomes of the report 

 

1.4 EXCLUSIONS 
 

a) The Structural and Building Services reports 
b) Concept plans for a preferred alternative site 
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2 Introduction 
 
 

2.1 WHAT IS A FEASIBILITY STUDY? 
 
This document provides a Design Brief, an analysis of the existing conditions, a Concept Design and 
a Feasibility Assessment of the Break O’ Day Civic Centre. The Brief is a written document for a 
project developed jointly by a person representing a business or council and the architect. The 
document is focused on the desired results of design – not the aesthetics. Design briefs are used in 
consulting engagements, when a design firm executes a design on behalf of a client. For further 
information see appendix A. FAQ - Project Brief.   
 
The Feasibility Assessment shall consider the Design Brief, the existing conditions and the Concept 
Design and test at the viability of the proposal for the next 20 years.  This assessment will examine 
the option to purchase the adjoining property to allow a horizontal extension of the existing 
building and a first floor addition to the existing building. These extensions shall be compared to the 
relocation of the building to a new site, using a per square metre rate of likely building costs from 
published industry data.    
 

2.2 THE CLIENT 
 
The Brief and Feasibility Study has been prepared for the Break O’ Day Council, Tasmania. The Civic 
Centre is the principal administrative centre for the Councillors and staff of the Break O’ Day 
Council. The Break O’ Day Council services the 3,809 square kilometres of north-eastern Tasmania 
with a population of 6,000 that doubles during peak tourist seasons.  
 
This document is to analyse the existing physical conditions of the Civic Centre and the social 
relationships that occur in the current layout.  The feasibility assessment shall test the likelihood of 
maintaining the Civic Centre at its current site, for the Break O’ Day Council for the next 20 years. 
 
 

2.3 THE ARCHITECTS 
 
As apart of the TCG Planning team, Architects Edmiston Jones (AEJ) has prepared this document 
under the Municipal Management Plan (MMP) 2013, as authorised by the Break O’ Day Council.  
 
AEJ’s prime objective is to provide highly creative and innovative design solutions delivered with a 
clear management process that keeps clients involved and informed.  Environmentally sensitive 
buildings that maximise site opportunities, while responding to climate and context, are the 
outcome of our design process. 
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2.4 DOCUMENT STRUCTURE 
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Physical 
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Internal & external 
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Break O Day Council, 

Chambers 

User Needs 
Break O’ Day Council, 

Public 

Issues/Opportunities 

Feasibility 
Assessment 

The Brief 

Concept Design 
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3 People  
 
 

3.1 THE BREAK O’ DAY COUNCIL 
 
The Break O’ Day Civic Centre is the council headquarters for the Break O’ Day Municipality. The 
centre also doubles as a court chambers and public meeting space. The physical spaces are 
offices, meeting rooms, chambers and amenities. The council structure is illustrated below. 
 
 
Figure 3.1 
!
!
!
!
!
!
!
!
!
!
!
!
!

!
!
!
!

!
!
!
!
!
!

!
!
 

 
 
3.2  FUTURE COUNCIL GROWTH  
!
The Council Staff survey shows (see appendix B. Council Staff) the Break O’ Day Council staff is not 
expected to grow for the next 20 years. The results of this survey expects that the Civic Centre site 
has enough physical space and amenities for the staffing of council until 2032. !
!
!

Break O’ Day 
Council 

Development 
Services 

Corporate 
Services 

Community 
Services 

Works & 
Infrastructure 

 Mayor 
 

 General Manager 
 

 Executive Assistant 
 

 Human Resources 
Manager 
 

 Customer Service 

 Development 
Services Manager 
 

 Building Co-
Ordinator 
 

 NRM Facilitator 
 

 Compliance Officer 
 

 Planning Officer x2 
 

 Environmental 
Health Officer 

 Corporate Services 
Manager 
 

 Finance Assistant 
 

 Payroll Officer 
 

 Records Officer 
 

 Rates Offices x2 
 

 Debtors & 
Creditors Officer 

 

 Community 
Services Manager 
 

 Community 
Services 
Administration 
Assistant 

 Currently off site 
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3.3 SPATIAL RELATIONSHIPS 
 
To investigate the relationships of the Break O’ Day Civic Centre, Space Data Sheets were 
distributed amongst the employees (see appendix C. Space Data Sheets). Results from this study 
show the following observations. !
 
General observations from council staff responses to the space data sheets. 
 

• Office used between 8am-5pm. 
Chambers used 9am-9pm. 

 
• The most accessed spaces are meeting room 1, toilets, printer/copier, IT officer and the staff 

room. 
The least accessed spaces are the storerooms and the judge’s office. 

 
• Staff require secure rooms or, as a minimum secure storage, for files of a sensitive nature 

such as development proposals and personal information about the public. 
  

• Some staff are at council 3 days a week.  
The Judge’s office is under utilised (occupied once a month) with the toilet facilities rarely 
used. In this instance there is a potential for office sharing. 

 
• There was no personal response to the current condition of the office spaces. Qualitative 

answers or suggestions regarding finishes or furnishings to spaces were not specific and 
limited. Comments on the microclimates of the office spaces were minimal. 

   
• The Council Staff survey suggests no new office space or an increase in staff numbers for 

the next 20 years however, the space data sheets indicate that extra spaces are needed. 
Two extra rates officers [trainee, auditor], as well as an extra customer service position. 

 
• Generally each department needs to be in contact with each other and the administration 

staff.  Strong direct links were indicated between;  
- The Development Services Manager, Planning Officers and the Administration 

staff  
- The General Manager and the Customer service staff  
- Payroll Officer and the Human Resources Manager  
- Rates Officers and the Finance Officer 
- All staff require access to meeting rooms  

 
 
Negative 
   

• Acoustics. 
For those that specified flooring types all chose carpet, this may be a response to poor 
acoustic performance. 

 
• Lighting.  

For those that specified finishes on walls, the colour white was predominant suggesting poor 
light quality in many staffed areas. 

 
• The chamber is the most occupied area with a high flow of visitors however it does not have 

access to a kitchen. 
 
The access required between the Council staff has been expressed in figure 2.2 Space 
Relationships Diagram.   
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Figure 3.2 
Space Relationship Diagram  

For the Break O’ Day Council Civic Centre 
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4 Environmental Performance 
 
 

4.1  ASPIRATIONS FOR THE CIVIC CENTRE 
 
The Break O’ Day Council are committed to the environmental upgrade of the Civic Centre. The 
feasibility and subsequent concept design for the Civic Centre is consistent with the Municipal 
Management Plan’s (MMP) emphasis on the future sustainability of the area. Applications to the 
Government Community Energy Efficiency Program (CEEP), and the inclusion of an Environmental 
Performance evaluation as a part of this brief, showcases the Councils’ fundamental role in 
presenting itself as a sustainable and forward thinking body within the community.  
 
The Civic Centre is a longstanding building that has been added to over the years. Section J of the 
Building Codes of Australia (BCA) specifies the minimum environmental requirements for all building 
types. The most recent extensions to the Civic Centre in 2008 pre date the commencement of 
Section J. Recommendations from the Site Analysis and the subsequent concept designs will 
suggest improvements to the Civic Centre to meet these requirements. 
 
Further to the minimum requirements other environmental rating tools can be used to assess the 
performance of the building these include;  
 

• Green Star as run by the Green Building Council Australia (GBCA) is a sustainability 
assessment process that, using prescriptive measures set out by the GBCA rates and awards 
registered developments. The registration of a building for Green Star can be expensive for 
a developer (starts at about $16,000), however it is very common to have the assessment 
done without registering it. 
 

• NABERS is an energy-rating tool that looks at the consumption data (electricity, water, gas 
used and other on site waste produced) over a 12-month period. The building is given an 
energy rating. This data is used to put in place design measures in the confidence for a 
better rating the following years. 

 
• Living Building Challenge is an environmental assessment tool with elements of the Green 

Star and NABERS as apart of the valuation process. This tool differs as the assessment 
process looks beyond the building envelope and how the development can contribute to 
the immediate environment and lives of people it surrounds. 

 
General observations gathered from space data sheets suggest that lighting quality could be 
improved. The building is internally focused with 33% of floor space allocated to circulation; this 
suggests that air quality alongside heating and cooling could be an issue. An energy audit is 
recommended for accurate data on energy, water and gas consumption and waste produced by 
the building.  
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5 Quality 
 
5.1  WHAT IS QUALITY? 
 
The quality of the indoor environment has a significant impact on staff health, wellbeing and 
overall satisfaction in the work place.  Improving the air, light and thermal quality of a space offers 
value to Council with increased staff productivity and retention.   Making ‘Green’ selections in 
materials and construction, to work spaces that offer a sense of personal control for the comfort of 
its occupants, creates a comprehensive improvement to the indoor environment quality. 
 
Site assessment and discussions with Council on the 13th February 2013 indicated that staff value 
the following qualities in the workplace; 
 

• Functional workspaces, enough storage, desk space  
• General secured storage and personal secured storage 
• Equal access to meeting room/spaces 
• Visual and physical connections to other staff members 
• Adequate and safe parking facilities 
• Equitable and approachable foyer area. Where the public meets with Council. 
• Prefer a staged development strategy as to not interrupt the running of the Council  
• Sustainable and energy efficient building upgrades  
• To remain where they are for the next 20 years. 

 
Improvements to the quality of the Civic Centre made recently include, 
 

• Replacement of all light fittings to energy efficient fluorescents  
• Instant hot water system in kitchen/staff room 
• Remove ducted air conditioning from front glazed offices and replaced with energy 

efficient heat pumps. The results show increased the air conditioning efficiency to the rest of 
the building. Individual temperature controls for the front glazed offices decrease energy 
consumption. The thermal performance of these areas nevertheless requires investigation.  

 

5.2  QUALITATIVE FUTURES 
 
Quality focused design aspires to social change and has the potential to generate boarder 
contributions to the community.  The community benefits as Council lowers costs by retrofitting 
Council facilities for expected growth and reduced energy consumption instead of proposing new 
development. 
 
Further improvements to consider in concept design and redevelopment; 
 

• Flexible work stations for visiting consultants or part time staff 
• Further efficiencies to the air conditioning system and opportunities for passive ventilation 

practices  
• Investigate insulation in walls and roofs for improved thermal performance  
• Further improvements to lighting efficiencies with increases to daylight and task lighting  
• Blue / Green design where all staff have access to views of the sky and to gardens, trees or 

plants  
• Plants improve indoor air quality by removing moisture and noxious off gassing materials 

and chemicals 
• Investigate Cradle-to-Cradle materials, finishes and furnishings.  Currently all office furniture 

is custom built owing to the varied angles of the office spaces and consequently out dated 
due to the expense of replacement.  

• Improved sound and acoustic performance  
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6 Site Analysis 
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7 Feasibility Assessment 
 
7.1 CONTEXT 
 
The location of the Civic Centre along George’s Bay foreshore, positioned at the entrance of St 
Helens, the Break O’ Day Council has primary place to present sustainable design to the 
community as apart of the municipality’s Strategic Vision.  
 

7.2 THE SITE 
 
The analysis and research illustrates the site can accommodate the necessary extensions and 
upgrades to the Break O’ Day Civic Centre. Surrounding properties including the Police 
Headquarters and the vacant land the northwest permits potential relocation of parking facilities to 
extend the Civic Centres life on site beyond the 20-year benchmark. 
 

7.3 THE BUILDING 
 
Options to purchase and develop adjoining property and/or a first floor extension were not 
supported, as future growth of the Civic Centre was not expected over the next 20 years (see 
appendix B – Council Staff) and the Council can be sustained by the current layout.   
 
The Concept Design illustrates ground floor extensions to the Civic Centre. These extensions are to 
future proof the functionality of the building by adding greater levels of amenity for the staff to 
exceed the 20-year lifespan forecast. 
 

7.4  STAY OR REBUILD 
 
New development with a medium to high level of commercial finish can be costed at $2,400 per 
square metre (see Appendix D – Construction Costs Per Square Metre). Commercial retrofits can be 
estimated in the order of 50% of new construction costs. Exact costing’s for the extensions and the 
retrofit of the existing building, per square metre, cannot be obtained, as there is limited industry 
data. In consultation with Piruse Construction Pty Ltd in May 2013 the following estimates were 
advised;   
 
Costing Break Down - STAY 
Extension 1 – East Elevation       63sqm   $2,000sqm    $126,000 
Extension 2 – North elevation    15sqm   $2,000sqm    $30,000 
Internal alterations  
excluding major demolition work   283sqm  $1,400-1,600sqm   $396,200-452,800 
Foyer alterations       73sqm  $2,000sqm    $146,000 
Internal major demolition work  141sqm  $  100sqm   $  14,100 
        Total cost $712,300-768,900 
 
Costing Break Down - REBUILD 
A new development of basic masonry and glass construction is, 
Ground floor only     805sqm $2,200sqm  $1,771,000 
2 storey development    805sqm $2,400sqm  $1,932,000 
 
These estimates are based on industry data available for Sydney, NSW. The regional variation for 
Hobart, Tasmania is approximately 87-97% of the above-mentioned costs. (See Appendix D – 
Construction costs per square metre –Regional Variations) 
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7.5 DESIGN VALUES 
 
The following design values have arisen after subsequent considerations on the issues identified in 
this brief. The Concept Designs for the alterations and additions to the Break O’ Day Civic Centre 
reflect these values.  
 
External treatments 

• Safe and equitable access such as pedestrian footpaths, walkways, ramps and passive 
surveillance of all entrances  

• Public activation of the streetscape, the relocation and redesign of the surrounding car 
parking to provide public services around the site 

 
Internal treatments 

• Improved spatial relationships for staff, micromanaging of offices and workstations for 
effective internal circulation through the building 

• Equal access to all areas such as accessible toilet, hallway and doorway upgrades, ramps, 
walkways and views to the sky and the landscape 

• Energy consumption reductions including passive heating, cooling, ventilation and lighting 
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8 Concept Design 
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9 Summary Statement 
 
This report advises that the Civic Centre remain at its current location. The results of the Site analysis, 
Staff Survey, Space Data Sheets, on site inspection and Staff consultation indicate the current 
layout will provide the Council with 20 more years of use.   
 
Improvements to the function and amenity, for the benefit of the staff, have been explored in the 
concept design within a 75 square metre extension and internal refurbishments. These alterations 
would see the Civic Centre extend its lifespan past the 20-year horizon.  
 
Remaining on site and retrofitting the current building will cost approximately half that of a new 
development. The community benefits as Council lowers costs by retrofitting Council facilities and 
reducing energy consumption instead of proposing a new development. The concept plans 
outline the potential for a staged redevelopment that would allow the Council to complete the 
alterations and additions as the funds become available further easing financial pressures of a new 
development.    
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A  FAQ – Project Brief 
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NSW 2500 
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92 North Street 
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NSW 2541 
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Prospect 
TAS 7250 
T  0412 216 822 
F  03 6343 1668 

Nominated Architect 
Steven Bayer Reg. No. 5880 
Tilment Pty Ltd 
ABN 67 003 163 451 

 

 

FAQ  –  PROJECT  BRIEF  
 
The "brief", in the context of a building project, is .... 

"A statement of all the relevant information necessary 
for the commencement and execution of an 
architectural design and the program for its 
implementation". 1 

The architect works with the client in close consultation 
to ensure the detailed requirements are understood and 
documented by all parties involved in the project. 

Why is a clear brief essential? 
• Accurately defining the brief at the outset of the 

project is critical to lay the foundation for all 
subsequent design decisions.   

• The possibility of the project 'drifting', and time 
wasted, is avoided, 

• The success of the outcome of the project can be 
measured, 

• The possibility of a dispute due to misunderstandings 
is reduced and  

• The architect can do the best job if the objectives are 
clear. 

What does a brief look l ike? 
A brief is a written document that might be anything 
from a single page to a multiple volume set of 
documents.  There are no absolute rules and the 
information may be comprised of written statements or 
lists; clippings from magazines; images of existing 
spaces; samples of materials etc ...   

What not to do! 
The temptation is to do the architect's job by preparing a 
draft of the plan to capture your ideas.  Offering a part 
solution dilutes the raw data driving the project and 
limits the opportunity for an imaginative and innovative 
solution.  

Some guidel ines .. . 
Any project brief should, ideally, address the following: 

Aspirational Statement 
A succinct overview of the prime objective of the project 
or the key issue to be resolved. 

 Responsibilities.  
The key players and their roles and responsibilities 
should be defined. 

The Process. 
The sequential steps to be taken to achieve the 
outcome must be documented possibly in a chart with 
milestones or hold points identified. 

Functional Requirements 
The spaces or activities to be accommodated in the 
building should be listed noting their relationship to 
each other and the site.  Priorities should be established 
for the orientation and aspect of each space as well as 
its size.  The size of the space is best specified by 
defining purpose, for example, the number of people to 
be seated or the furniture required for the activity. 

Environmental Performance 
The expected level of environmental performance 
should be established.  Minimum standards are 
stipulated by Government regulations however higher 
standards  

Quality 
The level of quality, and what this means to everyone 
involved needs to be discussed and agreed. 

Budget and time program 
And, most importantly, the financial and timing 
constraints for the project needs to be stated and 
reaffirmed through the design process.   

Procurement 
Although this does not need to be finalised at the outset 
of the project, the client should consider the process of 
procuring the building.  Think about the extent of your 
involvement and your availability.  
 

F inal ly . . .  

Expect the design process to challenge your 
presumptions.   It should ask you to test each element 
of the project from the standpoint of the objectives 
articulated in your brief. 
1. Terms in Practice - A Dictionary for Australian Architects - David 
Stanton 

 

Date: December 2011   
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COUNCIL  STAFF  
 
COUNCIL STAFF Current 2011 5 year horizon 10 year horizon 20 year horizon 

Mayor 1 1 1 1 

General Manager 1 1 1 1 

Executive Assistant 1 1 1 1 

Human Resources Manager 1 1 1 1 

Customer Service 2 2 2 2 

CORPORATE STAFF     

IT Officer 1 1 1 1 

Corporate Services Manager 1 1 1 1 

Finance Assistant 1 1 1 1 

Records Officer 1 1 1 1 

Payroll Officer 1 1 1 1 

Finance Officer 1 1 1 1 

Rates Officer 1 1 1 1 

Debtors and Creditors Officer 1 1 1 1 

Risk Management Coordinator 1 1 1 1 

DEVELOPMENT SERVICES     

Development Services Manager 1 1 1 1 

Building Coordinator 1 1 1 1 

NRM Facilitator 1 1 1 1 

Compliance Officer 1 1 1 1 

Planning Officer 2 2 2 2 

Admin Officer 2 2 2 2 

Environmental Health Officer 1 1 1 1 

COMMUNITY SERVICES      

Community Services Manager 1 1 1 1 

Community Services Admin Support 1 1 1 1 

Project: Municipal Management Plan – Civic Centre Feasibility Study 
For: Break O’Day Council 
Job N°: 12-0023 

Date: 26 September 2012 
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C  Space Data Sheets 
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D  Construction Costs of a New Development 
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