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EXECUTIVE SUMMARY

Overview

Warrnambool City Council engaged RP Infrastructure to develop a Business Case for a new Warrnambool Art
Gallery at Cannon Hill in Warrnambool.

Warrnambool has long term ambitions to be ‘Australia’s most resilient and thriving regional economy and
most liveable regional city’' and aims to achieve this through implementing a range of goals, with the future of
Warrnambool Art Gallery being considered as a significant opportunity to deliver on this vision.

Need and Benefit

Warrnambool Art Gallery is currently located at Civic Green in a facility which was built in 1986 as a memorial to
Sir Fletcher Jones OBE. It houses an eclectic and extensive range of artefacts and artworks which have
accumulated since Warrnambool’s first gallery opened in 1886. This amassed collection has culminated in
approximately 5,000 items with an overall value of $12 Million.

As the collection has grown over the years and the desire for Eastern Maar Aboriginal Corporation to have
greater opportunity to represent their stories and artefacts the existing facility has not kept pace with its regional
counterparts. The potential of the Warrnambool Art Gallery as a cultural tourism destination is constrained by its
building, which limits operational flexibility, the opportunity to present larger exhibitions and provide social and
engaging spaces for activity. Demand cannot be met for more interactive experiences, larger exhibitions,
functions, and events. The building does not provide sufficient storage for an expanded collection, safe loading
of touring exhibitions or sufficient administration space. The Gallery is the primary substantial visual art
institution in Southwest Victoria. The size of the current facility is not in step with the catchment area (approx.
120,000 people) which could be capitalised on with a stronger and expanded facility and offering.

Regional Art Galleries can significantly contribute to economic growth of regional areas and accordingly
several facilities across Victoria have recently been redeveloped, including Shepparton Art Museum and
Gippsland Art Gallery. Further, Bendigo Art Gallery has plans for an expansion of their existing facility which
over the last three financial years has averaged annual attendances of 150,000 visitors with 49% of visitors from
Melbourne, 30% local region, 10% interstate and 1% international.

A new Warrnambool Art Gallery would support various policies and priorities across Federal, State and
Regional level but investment is required to compete for the benefits tourism brings to a region, continue
to grow its connection with First Nations Peoples, and develop its reputation as the cultural and
creative destination of choice for the local community as well as attract regional, interstate and national
visitors.

Warrnambool Art Gallery at Cannon Hill

A new Warrnambool Art Gallery at Cannon Hill provides an extraordinary natural setting for a landmark
community asset which, together with the proposed redevelopment of Flagstaff Hill Maritime Museum and
Village, will build the critical mass of cultural infrastructure needed to grow Warrnambool’s reputation for visitors
interested in Aboriginal and European heritage Aboriginal culture and quality food and beverage experiences.
Importantly, consultation with the Eastern Maar Aboriginal Corporation and previous community survey has
indicated support for Cannon Hill as a site for the new Warrnambool Art Gallery?.

The new Warrnambool Art Gallery concept would provide 3,200 square metres (sqm) of space including
655 sgm of exhibition space, 600 sqm of front of house and 700 sqm of necessary back of house. The
design of the new Gallery would use the natural contours of the site to reduce the visual building mass and
retain open space whilst being seen as single storey. This concept would allow for separation of the First
Nations spaces and maximise opportunity for public programs, exhibitions and food and beverage opportunities.
Appropriate parking and bus/coach drop offs would be provided with access from Merri St. It will be set back
from the Pertrobe Road cutaway to avoid the steep drop to the east, maintain existing tree canopy where
possible, whilst maximising vistas over the foreshore. Two massing studies were completed to test the
visual impact of Option 1 — 2m setdown into Cannon Hill and Option 2 — 7m setdown into Cannon Hill.

" Warrnambool 2040
2 Aboriginal community engagement workshop hosted by Warrnambool City Council in May 2021
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Option 1 — 2m setdown view from Merri St

Option 2 — 7m setdown from Merri St

Visitation, Costs and Benefits

Visitation is a key metric for the economic impact of a new art gallery. The base case of visitors to the
existing Warrnambool Art Gallery is an average of 55,100 visitors each year. The forecast estimated for the first
year of operation of a new Warrnambool Art Gallery at Cannon Hill is 72,580 visitors. Assuming a modest,
locally based flow of visitors and an increasing awareness of the new facility among regional and metropolitan
visitors, this estimate grows to 116,000 in Year 5. Achievement of these visitation numbers is reliant upon
Warrnambool Art Gallery being a landmark facility which captures the breathtaking views, delivers programs
which invite participation from the wider Victorian, national and international community, and delivers quality
food and beverage experiences. In addition, extensive marketing campaigns would be vital to attracting greater
visitor interest in Warrnambool as a tourist destination including the use of social media channels and
connection with the Great Ocean Road.

The estimated capital cost for the investment of a new Warrnambool Art Gallery Option 1 is $63 million
excluding escalation and GST. Massing option 2 is estimated to cost $73 million excluding escalation
and GST.

The potential economic benefits include the economic contribution generated through construction, additional
operational expenditure of a new facility and additional tourist expenditure across both Warrnambool and
Victoria. Through construction, 36 new positions will be created and 99 supply chain and consumption FTE
(full time equivalent) positions in Warrnambool. The economic activity through operational expenditure and
visitor spending will support an additional 51 FTE position per year in Warrnambool by 2030 and additional
$8.5M of expenditure per year by 2030. The economic contribution to Victoria will be 79 FTE positions by
2030 and an additional $15.5 million per year by 2030 of economic activity. These figures are based on
massing option 1 capital costs.

The Benefit Cost Ratio that monetises benefits and compares against the costs indicates a slightly positive
rate of 0.98 and Net Present Value of -$1,284,382. This financial analysis demonstrates a negative Net
Present Value based on the tourist spend only as a measure of return, however consideration of broader
economic impacts can provide a marginally economically viable project. Further opportunity to improve the
financial viability of the new Warrnambool Art Gallery is to reduce the construction and operating costs which
can be tested once further details are known about the site conditions and design is updated to reflect this
information.
rpinfrastructure.com.au Page 6 of 73
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Summary and Next Steps

A new Warrnambool Art Gallery at Cannon Hill will contribute to the economic growth of Warrnambool and the
region through increased visitation, expenditure, and additional jobs to create a community asset that can
become a landmark tourist destination. The financial position based on tourist spend alone does not provide a
positive return on investment and would need further consideration of construction and operating costs to
improve this viability. A new Warrnambool Art Gallery is a long-term investment that, together with proposals for
Flagstaff Hill and assets of Lake Pertrobe, can be the attractor to connect with the Great Ocean Road tourist
route and regional visitors.

The recommended next steps in the future of a new Warrnambool Art Gallery is to undertake a comparative
assessment of the existing Civic Green site so the Business Case can be updated with this option. Council may
wish to proceed with further community consultation with details of both these options. If Council were to further
consider Cannon Hill as an option, detailed discussions need to be held with State Government about the
process for Warrnambool City Council to develop community facilities on Cannon Hill as it is Crown
Land, and then undertake detailed site investigations to better understand the site conditions that will
impact the design.

rpinfrastructure.com.au Page 7 of 73
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1INTRODUCTION

1.1 Client

The client for this Business Case is Warrnambool City Council. We understand this document will be shared
with Regional Development Victoria and other Government stakeholders and community to inform decision-
making for a new Warrnambool Art Gallery.

1.2 Purpose

The purpose of this Business Case is to identify the problems which are present at the existing Gallery and to
determine the need for, and viability of, an art gallery at a new site at Cannon Hill, Warrnambool. The study
builds on the Feasibility Study delivered to Council on 20th July 2021 by SMA Tourism and Lyons Architects.
The format of this document is based on the core principles of Department of Treasury and Finance (DTF)
guidelines for a Business Case.

With Warrnambool Art Gallery being the “primary visual art institution servicing South West Victoria”, the brief
for this Business Case is to:

i. ldentify the core need for change;

ii. Establish social and economic benefits including cost benefit ration which could be realised through
investment; and

iii. Undertake a massing modelling study for the Cannon Hill site;

The selection of Cannon Hill as the basis of this Business Case was the increased opportunity for further
activation of the precinct through connection with Flagstaff Hill Museum, opportunity for an iconic arts and
cultural destination that can attract and increase international, national, state-wide and regional visitation
through its location and views of the coastline and Lake Pertobe, and add to Warrnambool's destination
marketing assets and experience.

1.3 Warrnambool City Council

Warrnambool is a picturesque and vibrant coastal city, situated close to the Great Ocean Road and 270km from
Melbourne via the Princes Highway. It is the largest city in the Great Ocean Road region and Victoria’s largest
coastal city (outside of Port Philip Bay)®. Warrnambool City Council is the Local Government Area covering
120sgkm and contains the City of Warrnambool, which has a population of 35,406%, and the small towns of
Allansford, Woodford and Bushfield.

Warrnambool’s population is growing consistently and is forecasted to expand to over 40,000 by 2040 — refer to
Figure 1.

Figure 1: Warrnambool Historical and Forecasted Population Growth

3 https://www.warrnambool.vic.gov.au/city-information, 6 February 2023.
4 ABS 2021

rpinfrastructure.com.au Page 9 of 73
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Significant natural features include the estuaries of the Merri and Hopkins rivers and the expansive Lady Bay
which in winter and spring is a nursery for southern right whales.

Prior to the arrival of Europeans, Warrnambool was home to a significant indigenous population of the Eastern
Maar people who identify as Maar, Eastern Gunditjmara, Tjap Wurrung, Peek Whurrong, Kirrae Whurrung, Kuurn
Kopan Noot and/or Yarro waetch (Tooram Tribe), amongst others.®

Warrnambool generates a gross regional product of circa $1.6 billion which accounts for over 20 per cent of the
Great South Coast region’s economic output despite the municipality covering less than one per cent of the
region’s total area.

Tourism is another major driver of the city’s economy. The city is positioned within the Great Ocean Road region
and home to the popular Flagstaff Hill Maritime Village and Lake Pertrobe foreshore natural attractions.
Warrnambool’s coastal location leads to strong seasonal visitation that can see increases in visitors in the
Christmas/New Year Eve holiday period in the order of an additional 10,000 people®. This seasonality can be an
important factor for infrastructure investment as a permanent attraction that is available and activated all year
round and which provides annual revenue throughout the year that is not reliant on weather and holiday periods.

Tertiary education providers Deakin University and South West TAFE have campuses in Warrnambool which,
along with bringing students to the city, provide local people with opportunities to pursue education and vocational
training.

Warrnambool City Council is also a major employer and provides a range of community facilities and services
including the aquatic centre AquaZone, Warrnambool Art Gallery, Warrnambool Stadium, the Lighthouse Theatre,
Surfside Holiday Park, Flagstaff Hill Maritime Village and new Library and Learning Centre.

1.4 Proposed Site

The previous work undertaken by SMA Tourism and Lyons Architects Feasibility Stage included an assessment
of potential sites for establishment of a new Warrnambool Art Gallery. This is summarised as follows:

Table 1: Potential sites for a New Warrnambool Art Gallery

Location Site Assessment

The former Warrnambool Post Office limited adaptation possible

The Warrnambool Library limited adaptation possible

Existing Facility adaptation possible but does not drive best value in the medium
to long term

Flagstaff Hill overdevelopment and cultural heritage sensitivities

New build on existing site new build in a key strategic location

New build on Cannon Hill new build with unique scenic location which defines
Warrnambool

Based on the site attributes and following a series of community engagement programs, Council has concluded
that the potential for a new Warrnambool Art Gallery at the Cannon Hill site should be explored in this Business
Case.

5 Eastern Maar Aboriginal Corporation, https://easternmaar.com.au/about/
8 The Standard, Massive population growth as peak tourist season hits. Dec 2018
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2 CASE FOR CHANGE

2.1 Existing Warrnambool Art Gallery

The Warrnambool Art Gallery is a free public art gallery which is owned and operated by the Warrnambool City
Council. The gallery program is presented with the assistance of the Victorian Government through Creative Victoria.

Established in 1886, the Gallery offers a diverse collection, from elegant European salon paintings to the Avant-
garde modernism of the Angry Penguins. Artworks range from the romanticised colonial landscapes of Eugene Von
Guerard and Louis Buvelot, to contemporary Australian printmaking by Juan Davila, Barbara Hanrahan and Ray
Arnold. Each step of the Collection mirrors a time of development and expansion. It shows a reverence for the
landscape and the people, their aspirations, industry and endeavours, alongside contemporary installations and
multi-media exhibitions presented by LGBTIQ+ artists and curators.

For the past 135 years, the Warrnambool Art Gallery has facilitated rich experiences for audiences both through
its Collection and through an inspired program of exhibitions and events in and beyond the Gallery. Presenting
a professional program of local, Australian and international creative works and cultural stories, the Gallery’s
mission is to uphold and transform the cultural life of South West Victoria. Importantly, the Gallery shares a
mandatory obligation under the Aboriginal Heritage Act 2006 and Aboriginal Heritage Amendment Act 2016 to
register Victorian Aboriginal collection items in its possession with Aboriginal Victoria. For this reason,
Warrnambool Art Gallery is attracting significant donations of Aboriginal artefacts which it needs to preserve and
display in appropriate conditions.

Located in the Civic Green, the current facility was built in 1986 as a memorial to Sir Fletcher Jones OBE. This
amassed collection has culminated in approximately 5,000 items with an overall value of $12 Million”. As the
collection has grown over the years, the existing facility has not kept pace with its regional counterparts and
investment is required to allow Warrnambool Art Gallery to compete for the benefits tourism brings to a region,
continue to grow its connection with First Nations and develop its reputation as the destination for the local
community to visit.

2.2 Current Visitation Metrics
Figure 2: Current WAG visitation

e |tis estimated that around 25% of visitors to
Warrnambool visit the Warrnambool Art Gallery.

e The local population generates over 50% of
admissions to the Gallery. (Based on observation, it is
estimated about 20% of local admissions are people
visiting more than once.)

e People from “regional Victoria” generate around
25% of admissions to Warrnambool Art Gallery.

o Interstate and International visitors generate a small
share of visits. This level of international visitation is
generally consistent with the cultural attractions /
venues.

2.3 Stakeholder identification and
consultation
Stakeholder consultation was limited to Warrnambool City Council and Warrnambool Art Gallery as part of this

Business Case; however, consultation was undertaken in earlier studies and investigations into the future of the
Warrnambool Art Gallery, as discussed further below.

7 Confirmed by Warrnambool Art Gallery
rpinfrastructure.com.au Page 12 of 73
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The key stakeholders identified under Figure 3 are those which have a regular involvement with the project and
have been engaged to ensure current challenges and problems are captured; technical and sector data is
collected; and historical information is included.

Warrnambool
City Council

Warrnambool Eastern Maar
Aboriginal

Art Gal Iery Cooorporation

Flagstaff Hill

Figure 3 — Stakeholder Identification

2.3.1 Warrnambool Art Gallery

The organisation needs to implement the vision for the future of the Art Gallery and ensure it is placed to act as
an informed client in any future redevelopment. This will require be a significant change management process to
bring the organisation from its current state to one that is responsible for a landmark regional Art Gallery. Crucially,
this will involve program development, marketing and engagement strategy that propels the new Art Gallery onto
the interstate and international tourist trail and captures the required increase in visitation.

2.3.2 Warrnambool City Council

Warrnambool City Council as asset owners are responsible for the operations and long-term success of the
facility. The financial viability of a new asset is a critical success factor for Council and they are leading the
proposals for a new Art Gallery.

2.3.3 Easter Maar Aboriginal Corporation

In July 2011 the Eastern Maar and Gunditjmara peoples were recognised as the native title holders for an area
of their Traditional Country in South-West Victoria between the Shaw and Eumerella Rivers, and from Yambuk in
the South, to beyond Lake Linlithgow in the North. The Eastern Maar are Traditional Owners of land
encompassing the Warrnambool, Port Fairy and Great Ocean Road areas, stretching 100m out to sea from low
tide and including the iconic Twelve Apostles. Eastern Maar is a name adopted by the people who identify as
Maar, Eastern Gunditjimara, Tjap Wurrung, Peek Whurrong, Kirrae Whurrung, Kuurn Kopan Noot and/or Yarro
waetch (Tooram Tribe) amongst others.

Eastern Maar Aboriginal Corporation (EMAC) is the professional organisation that represents the Eastern Maar
People of South West Victoria and manages their Native Title rights and Interests. Is it the Registered Aboriginal
Party for Eastern Maar Country and is currently negotiating a Recognition and Settlement Agreement under the
Traditional Owners Settlement Act 2010. EMAC has a Board of Directors of Traditional Owners and is a registered
organisation under the Corporations (Aboriginal and Torres Strait Islander Peoples) Act 2006.

Eastern Maar Aboriginal Corporation are critical to the design, programming and storage of their artefacts and
stories. Consultation has occurred throughout Council’s feasibility stage assessment for a new Art Gallery.

A workshop was held back in May 2021 with 18 members of the Aboriginal community. The purpose was for
Council to receive feedback from First Nations Peoples on the proposed options assessed under the feasibility
study, but also to establish specific cultural considerations which First Nations peoples felt needed to be
incorporated into a new Warrnambool Art Gallery. These reflections identified the current strengths which the

rpinfrastructure.com.au Page 13 of 73
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existing Gallery had developed directly with Eastern Maar people specifically through engagement and thereby
establishing strong positive working relationships into the future.

2.3.4 Regional Development Victoria

Regional Development Victoria has provided support, guidance, and funding to date for the project and will be
central to secure any future funding for the project from State Government.

2.3.5 Flagstaff Hill Maritime Museum

Flagstaff Hill Maritime Village is currently developing its own proposals for a redevelopment and two cultural
attractions should collaborate to ensure they are complimentary to each other and not competitive.

2.3.6 Other Stakeholders

Other stakeholders will have an interest and potential to influence the outcomes for a new Warrnambool Art
Gallery and these include:

e Friends of Warrnambool Art Gallery; will be significantly interested in the outcome of Warrnambool Art
Gallery Business Case and potential new layout and capacity.

e Warrnambool Art Gallery Foundation: responsible for fundraising and will have critical role in the funding
strategy for any new Warrnambool Art Gallery.

e Warrnambool local artists; potential to create advisory group in relation to the project that consists of local
artists that can review designs/programming as project develops

e Great Ocean Road Coast & Parks Authority; was established on 1 December 2020 to deliver better
protection and management of the iconic coast and parks of Victoria’s Great Ocean Road. In partnership
with the Traditional Owners, their role is to manage, protect and foster resilience of the natural, cultural and
heritage values of coastal Crown land and marine waters along the Great Ocean Road. The land agreement
and responsibility for Cannon Hill if it were to be developed for a new Warrnambool Art Gallery is reasonable
to consider would be of interest to this Authority.

e Great Ocean Road Regional Tourism; as official tourism destination for all things related to the Great Ocean
Road.

o Regional Arts Victoria; as mentioned earlier has provided a Creative Strategy for the region and will be a
long term supporter of a new Warrnambool Art Gallery

e Creative Victoria; a new Warrnambool Art Gallery will need to support the actions expected of Creative State
2025.

e Local community: there is a strong community connection to the existing Art Gallery and also the proposed
site at Cannon Hill. A community engagement survey?® indicated that over 47% of respondents (out a total
135 participants) supported a new Gallery at Cannon Hill, compared to 34% for a redevelopment at Civic
Green. Further consultation will be undertaken as the project progresses.

A deliberative Community Engagement Strategy will be developed developed in accordance with the
requirements of the Local Government Act 2020° (LGA) Community Engagement process as the project
progresses.

2.4 Constraints of Existing Facility

The current facility is constrained and directly impacting the ability to deliver contemporary programming
expected of a regional Art gallery.

The issues faced at the existing facility are summarised at Table 2 below and described in detail at Appendix 2.
This assessment uses an opportunity cost methodology to determine the scale of investment required before
benefits could be realised. Table 2 summarises the existing problems, the missed opportunity and the
intervention required to realise the opportunity. Only those with the highest intervention requirement are
identified below.

8 A new home for the Warrnambool Art Gallery 2021
9 Local Government Act 2020

rpinfrastructure.com.au Page 14 of 73
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The assessment considers 1 being minimal effort required before benefit is realised and 5 being extreme

intervention needed to realise any benefit.

Table 2: Current Constraints and Impact

No.

Evidence of Problem

Civic Green acts as a
central point for locals
but Warrnambool Art
Gallery doesn’t have a
strong frontage driving
visitation

Poor infrastructure and
rigid layout

Lack of flexible spaces

Uninviting arrival making
for low experiential
factor

Rigid and outdated
climatic systems and
controls

Severe back of house
storage capabilities

No airlock provisions

Parking restrictions for
touring buses or school
trips

Opportunity
Identification

Existing building lacking in

landmark frontage to
attract visitors from Civic
Green

No flexibility or required
functional layout to
capitalise on touring
shows to improve
visitation

Create opportunity for
artist studio in residence
and/or making spaces
and/or programming

spaces and/or educational

spaces to provide
exceptional interactive
flexible functions

Memorable experience
due to high quality
environment

Quality climatic conditions
to improve exhibition
content potential

Improved loading,
storage, security and
workshops to increase
load capacity and
Aboriginal Keeping Place

Obtain quality standards
and certification

Capture short stay tourist
trips and provide platform
for educational stays for
local community

9 Investment Required

9 Benefit Realised

M Intervention

Classification

Intervention
Required to
Existing
Gallery
(Retain or
New) to
Realise
Opportunity

New

New

New

New

New

New

New

New

5 June 2023
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In additional to the facility constraints above, although strong connections have been made with Eastern Maar
Aboriginal Corporation, meaningful Connection to Country and opportunity to place aboriginal stories at the

heart of Warrnambool are limited in the current location and layout.

Further to the existing facility constraints described above, wider operational impacts are affecting the success
of the Warrnambool Art Gallery and this is articulated in the Investment Logic Map as the basis of the Case for
Change included in Figure 4 below and provided in detail in Appendix 1.

rpinfrastructure.com.au
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Figure 4: Investment Logic Map

The Investment Logic Map analyses the current problems, identifies potential benefits and how they can be
realised through responses that relate to both an asset and operational change.

The output of the ILM process identified three prominent themes, Place, People and Economy, which further

develops the problems facing not just the existing facility as outlined in the opportunity matrix, but overall
operations of the Warrnambool Art Gallery and its ability to impact its community and visitor economy.

rpinfrastructure.com.au Page 16 of 73
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1. PLACE

Facility is operationally inefficient and not cost effective
Curatorial capability and capacity is inadequate

Exhibition loading, holding and storage is unsuitable
Workspace, meeting space and amenities are inadequate.

2. PEOPLE
Facility has limited capacity to achieve industry service levels and standards
Audience engagement and access to travelling & unique exhibitions is limited

Inability to profile and promote local, regional and national creative experiences.

Delivery of educational programs with access to, and promotion of, First Nations culture
and heritage.

3. ECONOMY

Existing facility does not represent an iconic regional facility which contributes to
the City’s reputation as a cultural tourism destination

Ability to secure & leverage block buster exhibitions is significantly reduced due to
a constrained facility

These three themes of Place, People and Economy are driving the need for investment in a new Warrnambool
Art Gallery and the benefits associated with responding to these problems are described in Section 2.5.

2.5 Benefits to be delivered by a New Art Gallery at Cannon Hill

The collection held by the Warrnambool Art Gallery has a rich extended history, spanning three centuries.
However, as detailed in the previous section, the current facility does not meet contemporary art gallery
standards, either for display or conservation, and poses a serious risk to the safety of the collection.

Moreover, it is underserving as a core Council function within the city’s cultural capital required to contribute to a
thriving creative industry, connected community and visitor attraction.

For these reasons, Warrnambool City Council is investigating building new Warrnambool Art Gallery at Cannon
Hill.

The advantages to delivering on Cannon Hill are:

e A destination which offers a unique sense of place which characterises Warrnambool.

e A strong statement in connection to Country and facilitating cultural collaboration to enable new
relationships and create further growth opportunities for local and regional creative sector.

e Greater opportunity to address current coach parking for educational trips to Warrnambool Art Gallery
and deliver the required facilities to capture increased tourism.

e Generate further investment and value add opportunities for Warrnambool by re-purposing existing
Civic Green site.

o  Opportunity to create a cultural precinct with Flagstaff Hill and maximise conversion of tourism visitation
at a landmark site on the foreshore.

The existing operation fails to capitalise on regional tourism and therefore achieve its potential to contribute to
Warrnambool’s visitor economy.

Public Galleries Association of Victoria prepared a submission to the Infrastructure Priorities for the Regions in
2020 that outlined how Regional Galleries are Transforming Economies and gave specific examples of Bendigo
Art Gallery and the success of the Archibald Prize.
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Bendigo Art Gallery has established a national profile for presenting high quality international exhibitions.
Beginning with The Golden Age of Couture in 2008, Grace Kelly: Style Icon in 2012, Bendigo Art Gallery &
Twentieth Century Fox Presents Marilyn Monroe in 2016, and more recently Tudors to Windsors: British Royal
Portraits in 2019. Economic impact analysis indicates that through these ‘blockbuster’ exhibitions, the gallery
has made a significant contribution to the Greater Bendigo and Victorian economies in Table 3.

Table 3: Economic impact of Blockbuster Touring Exhibitions at Bendigo Art Gallery

Exhibition Greater Bendigo Victoria
Grace Kelly: Style Icon (2012) $16.3M $2.8M
Bendigo Art Gallery & Twentieth $13.2M $2.6M

Century Fox Present Marilyn
Monroe (2016)

Tudors to Windsors: British Royal = $5.5M $3.1M
Portraits (2019)

Over the last three financial years Bendigo Art Gallery has averaged annual attendances of 150,000+. It has a
growing regional and international audience, with on average 49% of visitors from Melbourne, 30% Local
region, 10% interstate and 1% international °.

Geelong Gallery presented the Archibald Prize in 2018 and 2019. This highly popular exhibition tours to
galleries across regional Victoria every year, with galleries bidding to secure presentation rights for two
consecutive years. In 2018, Geelong Gallery welcomed 58,000 visitors to the Archibald Prize and generated
$7.2m for the local economy. While in 2019, the Gallery welcomed 76,560 visitors to the Archibald Prize and
generated $8.03 million for the local economy. Significantly, 87% of audiences in 2019 travelled to Geelong
specifically to see the Archibald Prize."

The infrastructure investment in a new cultural asset for the City of Warrnambool and wider South-West region
will bring benefits to the community, city, regional and State. The benefits from the ILM with Key Performance
Indicators to measure the desired outcomes for the local community, Warrnambool City Council and State
Government.

2.5.1 Benefits Summary and Key Performance Indicators
A thriving regional Art Gallery in an exceptional location and landmark destination for tourists and locals

alike can deliver a range of benefits as outlined in the ILM and detailed below:
Place

1. Operations are efficient and cost effective;

2. Layout, environmental conditions and infrastructure enables access to, storage, management and
protection of collections;

3. Back of house and amenities are of high standard improving access, safety and employee satisfaction;
4. Function design supports productivity and staff engagement.

A new Warrnambool Art Gallery will require quality environmental controls through the exhibition spaces and
importantly in the back of house storage and conservations areas to ensure the collection is maintained to
the level required for the collection to continue to grow and acquire and improve partnering opportunities
with exceptional collecting institutions for touring exhibitions because the back of house complies with loan
agreements. An efficient, flexible and functional layout will allow for easy install of variety of exhibition types
including touring exhibitions/program and digital programs.

The associated Key Performance Indicators for this theme of Place are:

0 Public Galleries Association of Victoria Submission, Infrastructure Priorities for the Regions, Page 4, 6 February 2022
" Public Galleries Association of Victoria Submission, Infrastructure Priorities for the Regions, Page 4, 6 February 2022
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KPI1: Collection is protected and accessible
KPI2: Operational costs and environmental impact are sustainable

KPI3: Gallery is recognised as exemplary within the industry

People
5. An exemplary standard of service, quality exhibition programs is delivered;

6. Gallery enables promotion and commercial opportunity for local, regional and national creative industries
and artists;

7. Gallery has capacity to offer unique arts, cultural and educational experiences.

A new facility will provide best practice flexible design and technology to deliver programs and exhibitions that
reflect First Nations and diverse communities. Collaboration with Eastern Maar Aboriginal Corporation to deliver
culturally safe spaces and a Keeping Place will be critical to long term community engagement. The range of
flexible spaces in the new Art Gallery will allow the local community opportunities to engage with creative arts and
connection with range of stories and programs being offered by the creative organisations. This is identified as
critical in the Regional Arts Victoria South West Creative Industries strategy.

The associated Key Performance Indicators for this theme of People are
KPI4: Increased visitation and engagement
KPI5: First Nations artist have increased opportunity and profile

KPI6: Gallery supports a thriving arts and cultural sector

Economy

8. lconic gallery renowned as a leading national arts and cultural tourism destination;

9. Demonstrating leadership in diversification of creative product across all genres and First Nations culture
and heritage;

10. Experiential venue hosting blockbuster exhibitions;
11.Recognised nationally as leading creative venue and experience.

An investment in the site at Cannon Hill will be representative of Warrnambool and provide strong
connection to Country. The new facility will provide functions that can contribute to commercial revenue and
include car parking and food and beverage options expected of a cultural tourism destination. A new
Warrnambool Art Gallery at Cannon Hill must attract both locals and tourists to drive the visitor economy.

The associated Key Performance Indicators for this theme of Economy are
KPI7: Increase visitation to the Gallery from regional, interstate and national visitors
KPI8: Warrnambool is recognised as a cultural tourism destination

KPI9: Gallery is included in Great Ocean Road and regional marketing campaign

2.6 Strategic Alignment for a new Warrnambool Art Gallery

The development of a new Warrnambool Art Gallery is an opportunity to deliver upon Federal, State,
Regional and Local priorities that focus on community well-being, growing the creative industries and
particularly opportunities for First Nations participation and long-term economic growth.

There is strong alignment with varying public policies at Federal, State, Regional and Local level that
contribute to the case for investment in a new Warrnambool Art Gallery.

2.6.1 Federal Context
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Regional tourism is a vital sector of the Australian economy and key to the sustainability and vibrancy of
many of our communities. Prior to bushfires and COVID-19, Tourism Research Australia reported that
nearly half of the nation’s tourism expenditure (44 cents in every tourism dollar) occurred in regional
Australia. During the 2017-18 financial year this contribution provided $51 billion to regional visitor
economies. At that time, this meant around one-third of tourism-related businesses and more than half of
the country’s tourism workforce was employed in regional Australia. Tourism itself accounted for 4% of
economic output and 8% of jobs in regional Australia®.

Tourism Australia’s Corporate Plan 2021/22 - 2024/25" has seven strategic priorities including no.4 to
Elevate and champion indigenous tourism.

In 2017, the Uluru Statement from the Heart called for three things: Voice, Treaty and Truth. In May 2022,
Federal Labour was elected on a promise to implement the Uluru statement in full. Implementation of the
Voice, Treaty and Truth will significantly increase interest in Indigenous understanding and story-telling and
is a key commitment across all levels of Government.

2.6.2 State Context

Creative Victoria

Creative Victoria is the State Government’s body dedicated to championing, growing and supporting
Victoria’s creative industries. Creative Victoria has released its Creative State 2025 strategy post the Covid-
19 pandemic to prioritise, ‘placing creativity at the heart of Victoria’s recovery and prosperity.

The strategy sets out 25 actions to deliver on its vision and five interconnected objectives over the next four
years. The key actions of consideration for this investment are:

Table 4 — Alignment of New Warrnambool Art Gallery with Creative State 2025

CreativeState2025 Achieve Contribution of a new Warrnambool Art

Gallery

D
Objective D: Equitable access to the creative industries — Victorians have access to high-quality
and diverse creative and cultural experience, wherever they live; our world-class cultural
attractions welcome all.

16. Ensuring continued access to high-quality X High-quality spaces that are capable of
creative experiences across Victoria through hosting touring exhibitions that would
regional and outer-metropolitan touring. attract regional audiences

18. Enhance regional Victoria’s creative X Significant investment has been focused
infrastructure. on Geelong, Bendigo, Shepparton and

Ballarat, however a new Warrnambool Art
Gallery provides an opportunity to create a
cultural hub in wider area of Western
Victoria that has potential to connect with
the Great Ocean Road attractions and the
surround aboriginal attractions including
Budj Bim cultural centre.

Creative State 2025 identifies several enablers to achieving these Goals and Actions including Infrastructure
pipeline,

‘Infrastructure pipeline Victoria’s creative industries are enabled by a state-wide ecosystem of state-
owned, local government-owned and privately held facilities. Creative State 2025 will leverage the
investment in these cultural spaces by supporting the people and programs within them. In addition,
Creative Victoria will develop a pipeline of state-wide infrastructure investment opportunities and,
with partners across departments and agencies, embed creative industries spaces, programs and
opportunities across major new civic and transport projects’14.

12 https://treasury.gov.au/sites/default/files/2021-05/171663_australian_regional_tourism_ltd.pdf
'3 https://www.transparency.gov.au/sites/default/files/reports/2021-22_corporate_plan_tourism_australia.pdf
'4 CreativeState2025, Creative Victoria, Page 26
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2.6.3 Regional Context

Regional Development Victoria

Warrnambool is within the Great South
Coast region of Victoria with five
municipalities including City of
Warrnambool. Regional Development
Victoria (RDV) is the Victorian
Government’s lead agency responsible
for rural and regional economic
development.

Figure 6 — Regional Development Victoria’s Nine Regional Partnerships

The Great South Coast Regional Partnerships Roadmap for Outcomes in the region identifies five Outcomes
the State is working towards; Economy, Education and Training, Environment & Culture, Health &
Wellbeing, Transport Networks & Infrastructure as outlined in the Figure 7 below.

A new Warrnambool Art Gallery would contribute to three of the five Outcomes as outlined below:

Economy Economy

A strong and diverse Great South Coast A new Warrnambool Art Gallery will contribute
economy with more local jobs and a to local jobs during construction and once
growing workforce operational through the additional staff

required to develop programs, manage
events, collection and exhibitions.

Environment & Culture Environment & Culture

a sustainable environment with a to a thriving arts and culture industry through
celebrated natural beauty. rotating program of exhibitions and potential
for local and regional artists.

Yé A thriving arts and culture industry, and A new Warrnambool Art Gallery will contribute

00O Health & Community Wellbeing Health & Community Wellbeing
[\mj A healthy, safe and resilient Great A new Warrnambool Art Gallery will be a
m m m South Coast Community. central hub for the community to celebrate its
culture and history as well as look to the
future.

Regional Development Victoria provides funding for capital infrastructure projects throughout the nine
regions it is responsible for through the Regional Infrastructure Fund and Investment Fast Track Fund,
which is the subject of funding for works to date on this project.
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Regional Arts Victoria

Regional Arts Victoria is an independent, not-for-profit, membership-based organisation working in long-
term partnerships with every level of government, fostering contemporary and innovative regional cultural
practice. They advise and impact on decision-making across multiple portfolios and levels of government.

Regional Arts Victoria engaged Future Tense in 2021 to develop a Creative Industries Strategy for South
West Victoria. This included consultation with many partners that are involved with the creative industries in
the region.

Subsequent to this, Regional Arts Victoria and Future Tense developed a South West Creative
Infrastructure Pipeline Report in April 2022 that identified a range of infrastructure needs for the region to
support the South West Creative Industries Strategy.

The creative infrastructure needs identified through the Report are outlined below in Table 5:

Table 5 - South West Creative Industries Strategy Infrastructure Pipeline report needs

Need Current Gaps What’s Needed

First Peoples

Relationship between Traditional

Projects that actively promote and celebrate

cultural Owner group and Councils need to First Peoples’ culture, raising awareness and
isibilit encouraging engagement.
visibiiity be strengthened uraging engag
o This is an important step in addressing an
There is limited support for enduring culture and cultural expression of
promoting significant First Peoples  he First Peoples of the region that has been
events or initiatives historically overlooked. It also supports
- Lo larger goal of establishing the South West as
Organisations are operating in silos ltural h ination. This is al
with minimal or no support to acu tura_ tom_Jrlsm destination. This is a soa
. . direct objective of the South West Creative
connect with he wider sector .
Industries Strategy.
Culturally For a space to be culturally safe it needs to

safe spaces
for
Indigenous
communities

First Peoples run or led community
and cultural spaces are extremely
limited

There is an absence of suitable
governance protocols around
cultural safety in non-Aboriginal run
institutions.

be controlled and operated by Indigenous
communities. Creating these spaces will
allow Indigenous practices to flourish in a
self-determined environment. This is also a
direct objective of the South West Creative
Industries Strategy.

Professional
facilities for

Facilities and equipment at the
region’s major cultural institutions

Projects that create or upgrade existing
spaces to accommodate professional tours

touring , ; (across all practice types). This is essential
shows don’t meet industry standards for establishing a viable touring circuit in the
This prohibits many major shows South West
from coming to the region,
impacting audiences and sector
Visual Arts il qalleri limited in thei Projects that increase presentation
presentation Council galleries are |m|te_d in their opportunities for local artists
spaces amount of local programming they

can accommodate

Limits private and community
spaces available

rpinfrastructure.com.au
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A new Warrnambool Art Gallery will support the needs identified in the report through:

Vi.

Vii.

First Peoples cultural visibility: creating strong connection to the Eastern Maar community and
establishing Great South West region as a cultural tourism destination.

Cultural safe spaces for indigenous communities’ inclusion of spaces for First Nations to
participate in creative industries.

Professional facilities for touring shows: inclusion of larger and flexible exhibitions spaces that
offer high quality technical and environmental conditions expected of a touring exhibition program.

Visual arts presentation spaces: increased capacity for local and regional artists to present work
and engage with wider audiences.

Professional storage and archival facilities: back of house storage and conservation facilities
that will ensure the important collection of works are maintained for future generations. This will
also relate to storage of First Nations collections items.

Creative practitioner gathering spaces: seminar and studio spaces that can be shared between
creative artists.

Youth engagement spaces: project spaces where youth can connect and create in a safe
environment.

A New Warrnambool Art Gallery was identified in the South West Victoria Creative Industries Strategy as a
priority project with the best opportunity to positively impact on the region’s creative industries sector.

Figure 7 - Extract of new Warrnambool Art Gallery South West Victoria Creative Industries Strategy
Infrastructure pipeline.

2.6.4 Local Context
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Warrnambool City Council Community Vision

5 June 2023

Warrnambool City Council developed its long-term vision for the future — Warrnambool 2040 (W2040) -
identifying four themes relation Our Economy, Our People, Our Place and Our Environment, and
nineteen Goals.

These guiding themes have been developed with the community and a new Warrnambool Art Gallery would
contribute to a range of these goals as outlined in Table 6 below.

Table 6 — Alignment of new Warrnambool Art Gallery with Warrnambool 2040 Goals

13

14

Warrnambool 2024

Our People

A Welcoming and inclusive
city

Value local Aboriginal identity
and culture

A learning community

Our Economy

Grow a resilient and diverse
economy

Foster a creative and
collaborative culture

Our Place

Has accessible, high-quality
public spaces and facilities

Our Environment

ZERO WARRNAMBOOL -
innovative solutions for zero
net emissions

rpinfrastructure.com.au

Contribution of a new Warrnambool Art
Gallery

Additional spaces for diverse and inclusive
programming that represents all people

Additional opportunity for First Nations art,
stories and celebration to be appreciated by
local First Nations a wider audience

Additional spaces for shared learning and
educational programs across all ages and
abilities

Additional jobs during construction, through
operations and create new opportunities for
creative industries across both Warrnambool
and Victoria

Offer new and enhance opportunities for
creative industries to connect with its
community

Benchmark regional Art Gallery that
represents the new Warrnambool as a
destination to visit, work and live.

Deliver sustainable design, energy efficient
operations and provide an opportunity to
demonstrate the possibilities of Zero Carbon
and all other sustainable goals of W2040
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3 The new Warrnambool Art Gallery

3.1 New Warrnambool Art Gallery at Cannon Hill

The redevelopment of the Warrnambool Art Gallery is an opportunity to redefine the organisation and set
new goals for its future direction.

The Vision and aspirations that provide direction for a new Warrnambool Art Gallery at Cannon Hill are:

To increase visitation to Warrnambool by increasing the critical mass of tourist attractions around
Cannon Hill, Flagstaff Hill, Warrnambool CBD and Lake Pertrobe;

Capitalise on the natural beauty of the vistas from the top of the hill;

Provide an iconic architectural landmark that celebrates the cultural richness of the collections, the
connection to the land (on Country), the local history and creativity of visual art in all its forms;

Deliver broader programs for the South West region that engages with all communities;
Place for local artists to work, promote local creative industries and display the work produced;

Provide greater accessibility to the collections of Warrnambool Art Gallery and those of other lending
institutions;

Contribute to ongoing Aboriginal reconciliation as a place for and collection, stories and shared
learning; and

Meet the demand for quality food and beverage opportunities that support and add value to the core
visitor experience.

3.2 Functional Brief

3.2.1 Objectives
The objectives of the Warrnambool Art Gallery are:

rpinfrastructure.com.au

To provide leadership in contemporary art programming

To offer a relevant and diverse range of local, national and international exhibitions and public
programs which engage audiences and provide a balance of themes that connect the community

To engage audiences with contemporary art and ideas through innovative exhibitions and programs
which encourage access and create new audiences

To make the Warrnambool Art Gallery a place for artists and particularly Aboriginal artists
To develop, care and display the Warrnambool Art Gallery collection

To increase revenue and capital

To improve financial and organisational efficiency and effectiveness

To improve the back of house storage to allow Warrnambool Art Gallery to continue to acquire new
items

To explore and develop programming links with other arts organisations, festivals and business
partners

To provide security of exhibitions through appropriate display arrangements
To provide fair and equitable access to all members of the community

To ensure the safety of visitors and staff

5 June 2023
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e To support and develop staff so that they have the skills, leadership and knowledge to deliver the
Warrnambool Art Gallery's purpose.

e To provide important public relations and information functions for the community

e Connection with Eastern Maar community and provide a place for collection, storage and reflection.
e To ensure that the highest quality staff are attracted to work at the Warrnambool Art Gallery

e To deliver a food and beverage offering that attracts locals and wider community

e To embrace the natural setting of the proposed site and maximise opportunity for connection to place
and environment

e To ensure building operations maximise sustainable building solutions

e To provide necessary on site parking for coaches, loading vehicles, buses and cars that maximise
operations and accessibility

e To deliver a durable facility that is suitable to the coastal location

3.2.2 Functional Areas

Based on research, best practices and comparative analysis, a contemporary Art Gallery is expected to
provide the following key functional areas:

1. Back of House: storage, workshops, loading bay, security, staff administration and amenities
2. Front of House: Entry, food and beverage, retail, bookable spaces

3. Gallery spaces: Galleries and ancillary programming spaces

4. External areas: parking, external landscape, vista, public art

The proposed functional areas required in the new Warrnambool Art Gallery are included below
(prepared by Francis-Jones Morehen Thorp (FJMT)) with required areas. The needs of the Eastern Maar
Aboriginal Corporation are nominated separately as the intent for these areas may be designed with
discrete access and security requirements, but subject to further consultation with stakeholders.

Table 7: Functional Spaces and Areas

Functional Requirement Area +35% Gross space % of Brief
External Spaces 963

Front of House 607 819 26%
Eastern Maar spaces 315 425 14%
Exhibition spaces 655 884 29%
Staff spaces and Back of House 719 971 31%
Total Estimated Gross Floor Area 2,296 3,100 (excluding

external areas)

3.2.3 Connection to Country

The placement of a new gallery on Cannon Hill must enhance the existing features of the site. The
strongest characteristics being open space and unfettered views from an array of perspectives across
Country. Integral to the process is Connection with Country and an engagement process with Traditional
Owners, which has not formed part of this Business Case but is an essential component which Council
acknowledges will be developed over time.
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FJMT is committed to a place specific design approach which acknowledges the Country on which the
project sits. This involves the revealing and celebration of the intrinsic nature of Country, place specific
stories, memory, and a sensitive approach to the natural environment. Delivery on this commitment
would require a process of detailed consultation with EMAC at the next stage of design. However,
without the benefit yet of this consultation, it is assumed that the architectural language of the new
gallery must retain a sense of openness — “open air, open space, seeing Country”. To retain these
experiences, FJMT has developed the internal configuration of the proposal to create direct connections
at all times with outside, whether that be through physical doorways or uncompromised views out.

3.2.4 Functional Layout — Arrival and Access
FJMT have conducted site analysis and massing study for Cannon Hill which is included in Appendix 5.

The functional layout has two levels, ground level sunken into Cannon Hill and Level 1 with smaller
footprint above level. Both levels would adopt the same approach to either make a physical or visual
connection with the outside. To either side of the vertical circulation between the levels, the functional
requirement is for three core zones:

i. Maar Nation gallery and associated amenities — further opportunities to be explored®.

ii. Flexible galleries to present in isolation or combined for special touring shows. This same zone
extends to offering family/learning environments for local community engagement.

iii. Back of house storage and curation spaces, still allowing an element of connection for guests
to witness safe handling of artefacts, and view items not currently exhibited.

The arrival to Cannon Hill will retain the perception of a ‘hill-like cliff edge’ and the ability to walk over a
semi submerged soft landscaped section of the gallery roof top, thereby retaining a key vantage point for
Warrnambool and those entering from the North. These same vistas across the coastline would be
brought inside to the main foyer and draw visitors towards an internal observation deck. Those arriving
for the adjoining function/bar area would experience an alternative perspective before dining. These
vistas have been captured and illustrated by FJMT and presented under Figure 8 by way of a functional
arrangement plan.

5 Consultation required with Maar Nations to understand and refine
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Figure 8: Preliminary Functional Arrangement Plans
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3.3 Massing Study

Fjmt has prepared massing study to test the proposal’s massing respects its surrounding environment. This
consideration is especially important when developing on natural undeveloped land, such as Cannon Hill, and
its defining vantage point from the city centre looking out to sea. Any building placement on Cannon Hill must
strike a considered balance between functionality and operational efficiency, but also act as a landmark which
exemplifies quality and is sympathetic to the settingand allows the new structure to own its spaces and deman
presence.

FJMT’s modelling studies arrived at the following key design objectives:

i. Perception of a single storey building from key vantage points looking inwards;
ii. Integration of massing with natural landscape; and,
iii. Placement of back of house facilities at lower level so that they can be pushed down into landform.

The massing study key outcomes are:

1. The form uses the natural contours of the Cannon Hill site to sit into the landscape. This would assist to reduce
the visual building mass from Merri Street.

2. The levels seek to blend the pedestrian walkways from Liebig Street and Petrobe Road, connecting across a
southern terrace. This will vary dependent on how deep the building is inset into the hill. The intention would be
to minimise interference with the natural ground planes, which would be environmentally more appropriate,
whilst also providing less interference with the overland flow

3. Setting the building back from the Petrobe Road cutaway has multiple benefits as follows:

- avoids the steep drop in the site down to the east

- reduces the necessity for expensive cantilevers or visible piling structures to support the larger section of
the building

- allows the building space to breathe independent from the edge of the site

- creates a visual barrier from the Flagstaff Hill Maritime Village. This will become more important once
engagement with the Eastern Maar community begins during the concept phase in recognition of the fresh
start opportunity that relates to a unique project design.

3.3.1 Massing Study 01 — 2m Set down into Cannon Hill

FJMT’s proposed massing study 01 assumes that the site can accommodate a building set down of 2.0m
resulting in approximately 5.0m extending above the natural crest of the site from Ground Level (refer Figure 9
and 10 below). The “perception of a single storey’ will require further analysis by Council as one key unknown
at this stage is ground conditions. Although a desktop study'® formed part of the initial feasibility stage, the
commentary is solely based on visual observations without factual evidence to support the assumptions. In
order to truly quantify and understand the cost versus value metric of sinking the proposed massing into the
landform, physical geotechnical investigations will be essential to understand the ground conditions. Please
note this option 01 is the basis of the economic modelling undertaken for this Business Case.

6 CSE Group; “Warrnambool Art Gallery Feasibility Study - Servicing Report*
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Figure 9: massing study 01- view from Merri St.

Figure 10 — massing study 01 — aerial view of Cannon Hill

3.3.2 Massing Study 02 — 7m Set down into Cannon Hill

The massing response to setting down the building the full 7m into Cannon Hill is expressed below in Figure 11
view from Merri St and Figure 12 aerial view of Cannon Hill"7.

This model assumes the ground floor would be cut into the existing landform by approximately 7 metres, with a
partial first floor above to deliver a high impact arrival point for all patrons to the Gallery, whilst also still offering
the Food & Beverage revenue generators. This increase in set down would create increased opportunities such
as enhancing the soft landscaping of green roofs above the Gallery and in turn respecting all aspects of being
on Country.

7 Refer to FJMT Massing Study for further analysis
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The cost factor of excavating into what is currently assumed to be sandstone and sand dunes the full 7m has
been estimated as an additional $10 million and is discussed under Section 4.2.2 on Capital Costs.

Figure 11 — massing study 02 — view from Merri St

Figure 12 — massing study 02 — aerial view of Cannon Hill

The site analysis, functional brief and layout together with the massing studies with multiple views are included
in Appendix 5 for detailed review.
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3.4 Architectural Benchmarks

The following benchmarks have been selected, from an architectural stance, to show specific characteristics from exemplar galleries which excel in either a
specific function, or which possess high quality features to act as a visitor drawcard. It is important to understand how these success factors can be identified for
consideration for Cannon Hill.

Auckland Art Gallery | Toi o T @ maki, Auckland New
Zealand

e location is a similar landscape context, a public park to its ‘back' and
the front entry set down three floors

e project had to consider the impact on significant view shafts from
around the city

e The gallery needed an indigenous voice both as a building and for
the collection of works

o Facility is a destination that serves cafe / members club rooms /
functions

e Youth engagement spaces were required

e Conservation, workshop and storage were key requirements and site
access very limited this included access to the secure loading area

e Strong community objections to the project and now a much loved
community and national asset
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Auckland War Memorial Museum | Te Ao M a rama,
Auckland New Zealand

e Highly sensitive landscape context being visible in the round from
many locations in the city

e The gallery needed an indigenous voice both as a building and for
the collection of works

e Ceremonial spaces required for powhiri

o Masterplan of the project had to consider the impact on significant
view shafts from around the city

e Facility is a destination that serves cafe / members club rooms /
functions

e Youth engagement spaces were required including lunch facilities for
touring school groups

e cultural requirements to accommodate sharing food and gathering
space during the visit

e Conservation, workshop and storage
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Port of Sale Cultural Hub Sale VIC

Regional gallery context
Similar scale collection and storage requirements
Destination facility - cafe / functions / visitor centre

Investment in the facility significantly improved visitation to the area
in the first year

Galleries can accommodate touring exhibitions conditions including
the Archibald > 100m linear wall exhibition space

On site parking requirements considered RV’s, buses and cars

Buses from cruise ships and school groups needed to be considered
as to how they access the building but also not overwhelm the arrival
experience for other users

Bunjil Place | Narre Warren VIC

Whilst the Bunijil Place example is larger in scale (due to the multi
discipline accommodations), the gallery area and facilities in support
of the gallery are relevant in the capability to house touring
exhibitions and has been used in this context

Galleries can accommodate touring exhibitions conditions including
the Archibald > 100m linear wall exhibition space

Destination facility - cafe / functions / visitor centre
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Tasmanian Museum and Art Gallery |Hobart TAS

o Similar Gross Floor Area when consideration given to the heritage
requirements that set many of the spatial requirements

e Ceremonial space required in the arrival sequence

e Captivating internal fit out with features which are “Instagram-able”
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3.5 Benchmark Art Galleries Key metrics

The following facilities have been identified as benchmarks for comparison to the proposed new Warrnambool Art
Gallery as they are located regionally, focused on visual art, were developed to drive economic outcomes for the
region and have had recent successes.

3.5.1 Shepparton Art Museum

Shepparton Art Museum is a good example of a new regional cultural investment. Shepparton Art Museum was
opened in 2021 with a capital cost in the order of $50 million and in the first year of opening received 52,331
visitors, an uplift from 34,914. The original Business Case indicated a capital cost of $35 million with total
development cost of $47.35 million. It is interesting to note the Business Case indicated a new Shepparton Art
Museum could generate up to 100,000 in Year 5 of operation.

The funding strategy was:

e $15.35m — Greater Shepparton City Council
e $10m — State Government

e $15m — Federal Government

e $7m — SAM Foundation.

Shepparton City Council are currently requesting
funding of $2.5 million to complete landscaping, parking
and specialist equipment as Stage 2 of the
redevelopment of the Museum.

3.5.2 Bendigo Art Gallery

Bendigo Art Gallery as mentioned earlier
(Section 2.6) is a strong candidate for exemplar
regional Gallery. Over the past 10 years the
Gallery has significantly expanded its
programming and recently averaged 150,000
visitors a year. In 2022 visitation has been in
excess of 200,000 when major exhibitions such
as Elvis: Direct from Graceland have been
staged.”® A redevelopment of the entire site has
been costed at $48M will deliver a multi-storey
building that enhances the capacity for major
exhibitions and visitor attractions and creates
new engagement and public spaces for the regional community. The majority of funding support will be sought
from the State and Federal governments (up to $31M), together with funding commitments from the City of
Greater Bendigo, Bendigo Art Gallery Board and fundraising through philanthropic donations.

The existing Bendigo Art Gallery is approximately 2,700 sqm® with redevelopment looking to add 1,600 sgm. It
has a strong touring exhibition program and has large portion of visitors from metropolitan Melbourne. As
indicated in Section 2.6, blockbuster exhibitions contributed between $6M - $16M to the Greater Bendigo
region.

'8 https://vic.liberal.org.au/news/2022-09-14-guy-davis-schade-securing-the-future-of-bendigo-art-gallery
19 https://aumuseums.com/vic/goulburn/bendigo-art-gallery
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3.5.3 Rockhampton Art Gallery

Rockhampton Art Gallery recently opened the doors to a new $36 million (construction value) art gallery in early
2022. Commentary in the press indicates:

"The benefits of the project clearly outweigh the costs. This
is a project that will spark an urban renaissance in our CBD
and see our arts and culture scenes continue to expand for
generations to come."

“The project supported 115 jobs during construction and
will create another approximately 200 ongoing jobs.”

The early Business Case data indicates that the new
Rockhampton Art Gallery would more than double the
visitation numbers per year from 41,000 to 90,000 initially
and increasing overtime. The new facility will be six times
the exiting with approximately 4,700m? for the new Art
Gallery.

3.5.4 Newcastle Art Gallery

Newcastle City Council is investing $40 million in an extension to their existing art gallery of an additional 1,600 sqm.
The City of Newcastle contributed $16.5 million to the project with a bequest in 2020 of about $10 million. Further
funding is still required.

3.5.5 Bundanon Art Gallery

Bundanon Trust recently opened the new Bundanon Art Gallery to
house the collection of Arthur Boyd. There are aspirations the Art
Gallery will become a regional tourism destination with $22.5 million
funding from Government and $10.3 million from State.

The summary of these benchmark Art Galleries is below in Table 8.
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Table 8: Benchmark Australian Regional Art Galleries

BENCHMARK REGIONAL ART GALLERIES KEY PARAMETRES

Facility Base Opened Year 1 Visitor Size Capital Costs
Visitation Visitation Uplift

Shepparton Art 34,914 2021 52,331 50% 5,300 sqgm $50M
Museum 800 sgm gallery
Bendigo Art 150,000 TBC Data note Data note 2,754 sgqm Redevelopment
Gallery available available Redevelopment - $48M

to add 1,600

sgm and 600

sgm of galleries
Rockhampton 41,000 2022 90,000 120% 4,700 sqm $36M
Art Gallery increase from

approx. 800 m?
Newcastle Art 77,000 2024 Data note Data note  Additional $40M
Gallery available  available 1,600 sqm
Bundanon Art 12,500 2022 Forecast Data note New $36M
Gallery 55,500 available (Business Case

(by Year forecast of
7) $24M)

The proposal for the new Warrnambool Art Gallery is 3,200 sgm of facility that is comparable to other regional
facilities. The above data in relation to benchmark facilities visitation and capital costs provide good point of
reference for the forecast visitation and capital costs for the Cannon Hill proposals outlined in subsequent
suggestions.
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Warrnambool Art Gallery Impacts
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4 Cannon Hill Outcomes

4.1 Cannon Hill Visitation Forecast

Visitation to an Art Gallery is a key performance indicator that is often used to measure several impacts
including economics, engagement and growth.

In Australia it is widely recognised that cultural tourism is growing and has been over the last 10 years. Cultural
tourism is growing globally and outperforming the international tourism market as a whole. A survey of 69
countries by the United Nations World Tourism Organisation in 20182° found that:

e cultural tourism has grown by 23% over the past five years, compared to total global tourism growth of 19%;

e the overall growth in tourism between 2010 and 2014 is much larger for those countries that specifically
feature cultural tourism in their marketing policy (66%);

e in recent decades, tourism and culture have become inextricably linked, partly due to the increased interest

Environmetrics Pty Limited were commissioned to prepare a visitation forecast for the proposed new Art Gallery
at Cannon Hill. The purpose of the visitation forecast is to identify the likely number of visitors that will contribute
to the economic impact of the new Art Gallery. This forecasting has been based on a post COVID “new normal”
scenario and considers previous work undertaken including data and assumptions from previous studies. The
forecasting is based on the source or geographic location from where visitors are coming, i.e. from
Warrnambool, Regional Victoria, Metro Melbourne, Interstate, or internationally, and is averaged seasonally
across a calendar year.

4.1.1 Visitation Model

The Environmetrics model used to calculate visitation is driven by the “perceived value’ of an attraction by a
visitor which is not just measured by the cost of accessing it but also by the time and energy taken to access
and enjoy the experience.

In developing the visitation forecast, new galleries and museums tend to have one of two patterns of visitation
after opening. The first pattern sees an initial “boom” in visitor numbers for a few years and then a drop down to
a more stable level. The second sees an initial modest level of visitation that can rise to a stable level. Major
venues in capital cities have shown the “boom” pattern and some have seen the slower rise pattern.

Examples are the original Powerhouse in Sydney which followed pattern one of a ‘boom’ and the nearby
Australian National Maritime Museum that followed pattern two with progressive increase in visitation. The
museums differed on their exhibition impact which can contribute to the likely pattern of visitation. MONA in
Hobart is an example of a most unusual venue and collection. Because of geographic constraints, MONA began
with a more modest, locally-based flow of visitors, but had significant exhibition impact that generated the
“perceived value” to draw increasing flows of visitors from across Australia and other countries. While the plan
for Warrnambool Art Gallery and surrounding attractions are to produce a leisure precinct environment that
offers a far richer and exciting experience than what exists at the moment, it is anticipated that the visitation flow
is more likely to follow the second pattern. That is, a relatively modest first couple of years until a critical mass
of word-of-mouth and media put a trip to Warrnambool Art Gallery on the “must see” agenda for diverse kinds of
groups in the community.

4.1.2 Survey Feedback

To inform the analysis, Environmentrics conducted an online survey, sampling 500 Victorians and 100 South
Australians, aged 18 years and over. The findings from this survey have informed the views on the opportunities
and constraints for increasing the visitation numbers to Warrnambool and the proposed new Art Gallery
development.

The key findings from this research are:

e There is a major opportunity to capture additional visitor numbers by “out of town” visitors by providing
an interesting destination and experience that is in addition to the existing “natural” attributes of the area;

20 Culture and Tourism Synergies, 2018, UNWTO (Warrnambool Art Gallery Feasibility Study page 5, July 2021 SMA Tourism.
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e The existing structure of the Day Tour industry to the Great Ocean Road, could be re-structured to include
Warrnambool as an over night stay destination, providing not only additional visitation to the Art Gallery, but
also an opportunity to drive demand for accommodation and meals and therefore the increase visitor spend
in the region.

e There is untapped demand for a wider range of leisure / tourism activities than what has traditionally been on
offer at Warrnambool; Twenty six percent of the survey sample are interested in “the now”. They are not
interested in history, back-of-house experiences or culture. They are interested in seeing what is here to
see, taste and experience—sightseeing, physical activities, theme parks/zoos/botanical gardens and eating
and drinking are high on their list of priorities. This market is a real opportunity as 40% of them have been to
Warrnambool in the last 5 years and a new reactivated Warrnambool Art Gallery would provide the ‘thing to
do now’.

e Focus on Aboriginal Art & Culture, set within the overall Gallery’s wider offering. Australians’ interest in,
and attendance at, First Nations arts and craft activities has continued to increase in recent years. The
Australia Council’s National Arts participation survey found that nearly half of all Australians are actively
interested in First Nations arts (47%) and seven million attended in 2016 — a record level of attendance and
double that of 2009%'

e At least half of the people visiting Warrnambool from Regional and Metro Victoria have a range of interests,
notably food and wine. Therefore, if a new Art Gallery included quality Food & Beverage offers, then this
will act as a material draw and increase in visitation based on the survey respondents (over 50% of total
sample).There is a strong argument that this secondary element to the core function of the Gallery can
produce supplementary revenue streams, regardless of such visitation numbers holding an interest in art.

4.1.3 Current visitor profile

The economic contribution study estimates the impact of the new Art Gallery against existing operations. To
inform this study, a visitor forecast is required as the baseline for the existing Art Gallery to which the new Art
Gallery is compared.

The baseline visitor profile is outlined below and is based upon the Financial Year 2021/22 actual numbers. To
provide a realistic basis for economic contribution, the local visitors from Warrnambool of 33,359 has been
reduced by 20% to allow for likely repeat visitors. For the purposes of the economic analysis, it is assumed that
visitors generally contribute to the economy in their first visitor.

Current sources of visitors to the existing Warrnambool Art Gallery are included in Table 9 below.

2" Australia Council 2017, Connecting Australians: Results of the National Arts Participation
Survey, June 2017, Sydney. https://www.australiacouncil.gov.au/research/connectingaustralians
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Table 9 — Visitor type as base case in 2022

Information Source of information Notes
Admissions to Warrnambool 61,776 Admissions from FY2021/22 with feedback from
Art Gallery Warrnambool Art Gallery WAG staff

Annual Report

Warrnambool 26,687 Admissions from Warrnambool admissions of
Warrnambool Art Gallery 33,359. Reduce admissions by
Annual Report and % 20% to remove repeat visitors —
breakdown from WAG expenditure on first visit

Metro Melbourne 11,120 % breakdown from WAG Assume 1 visitor per person

Regional Victoria 16,062 % breakdown from WAG Assume 1 visitor per person

Interstate & International 1,236 % breakdown from WAG Assume 1 visitor per person

Estimated visitors to 55,105

Warrnambool Art Gallery

From the above table, regional visitors are the largest segment outside of Warrnambool visitors that drive
visitation. Arts daytrips to regional areas have increased at a higher rate than arts daytrips to metropolitan
areas. Regional areas are drawing almost as many Australians on arts daytrips as metropolitan areas.
Moreover, since 2014 regional arts daytrips have increased at a higher rate than both metropolitan arts daytrips
and daytrips overall?2,

International tourists do not need to be the primary driver for the future of Warrnambool Art Gallery as its
connection to community and its region is as critically important for improving the wellbeing of its community,
however international tourists are the segment that can bring the most potential economic output due to the
additional visitor spend and time in the region.

4.1.4 New Cannon Hill Visitor Forecast

A number of drivers will impact the potential visitor profile to a new Warrnambool Art Gallery. The overall flow of
visitors into Warrnambool will play an important role in affecting the number of visitors to Warrnambool Art
Gallery. Clever marketing, and the development of new product opportunities in Warrnambool will probably
drive the overall numbers up. New competitive offers outside Warrnambool might pull the same numbers down.

Environmetrics has taken account of improved transport links between Warrnambool and Melbourne. While
these can lower the time and energy components of the leisure budget which drives visitors to art galleries, they
do not themselves generate visits. Visits are driven by the “exhibit impact” and “ambience”. So, for the
modelling, Environmetrics has assumed, based on past history as reported in the Destination Action Plan for
Warrnambool relating to “The five year visitation trends for the region and Warrnambool are relatively flat.”, that
there will be a post-COVID lift in the overall visitation pattern for Warrnambool but not a dramatic upward trend
in the medium term. This is assumed to be consistent with the visitation pattern that is likely to be gradual
steady growth rather than a boom on opening.

The key assumptions that are driving the visitation forecast for Cannon Hill are:

1. Warrnambool Art Gallery becomes a focus for the Warrnambool community
2. Design of Warrnambool Art Gallery provides an opportunity to enjoy the view and spend time in the
space

22 SMA Tourism, Warrnambool Art Gallery Feasibility Study, July 2021, Page 6
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3. Programs are delivered that invite participation from the wider Victorian community

4. The offer includes quality food and beverage experiences

5. Precinct around Warrnambool Art Gallery becomes a major experience hub

6. Extensive marketing campaign with social media puts Warrnambool Art Gallery on the must see list

The following visitation forecasts are based on an extensive marketing strategy for Warrnambool as a whole,
based on the development new product opportunities (increased critical mass of attraction around Cannon Hill,
Pertrobe Rd, Flagstaff Hill and CBD), the re-structuring of the current regional one day tours, improved transport
links between Melbourne and Warrnambool, and targeted marketing campaigns to key interest groups.

The visitation analysis and assessment for a new Warrnambool Art Gallery has been based on the following
source data:

1. ABS Tourism Data, Victorian Tourism Reports’, 2015 — 2017 Destination Action Plan for Warrnambool
and the 2018 Shipwreck Coast Masterplan.

2. Review of benchmark facilities.
3. Admissions data from the existing Warrnambool Art Gallery
4. Admissions data from Flagstaff Hill Maritime Village, the Warrnambool Visitor Centre and Warrnambool

Council to develop a historical picture of visitational trends to Warrnambool.
5. Survey feedback

The Cannon Hill visitation forecast is outlined below and assumes a range of uplifts to reflect the assumptions
above. The visitor profile from Bendigo Art Gallery has been provided as a point of reference to demonstrate
how the new Cannon Hill visitor forecast would compare.
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Table 10 Comparison of Actual and Forecast Visitor Numbers

Visitor
Source

Warrnambool

Regional
Victoria

Metro
Melbourne

Interstate

International

Total visitors

Current
visitors

26,600

16,000

11,100

930

310

55,000

Cautious
Year 1

30,000

21,000

13,000

1,400

600

66,000

Optimistic
Year 1

31,000

25,000

14,000

1,700

880

72,580

Year 5

31,000

35,000

40,000

8,000

2,000

116,000

27%

30%

34%

7%

2%

Basis

20% uplift from existing.
Large portion of population
already visit WAG so not
expected to significantly
increase

35 - 55% uplift from existing
to consistently build over
time. Bendigo has 30%
regional visitors

25- 30% uplift from existing
but will significantly increase
with awareness. Bendigo
has 49% from Metro
Melbourne which is
obviously closer than
Warrnambool

Consistent with similar Art
Galleries — Bendigo has 10%
interstate

Consistent with similar Art
Galleries — Bendigo has 1%
international

The visitation analysis indicates that a new art gallery at Cannon Hill would provide a base case uplift from
current visitation of 55,100 to 116,000 within a 5-year period, with significant increase from visitors from the
current uncaptured out-of-town visitor market. This increase in visitation is seen as being relatively modest
within the first couple of years, until critical mass of word of mouth and media put a trip to the new Art Gallery on
the “must see” agenda for visitors.

The ‘break through’ in converting tourists to travel to Warrnambool will be dependent on a range of activities

including:

5 June 2023
Page | 47

e creating a critical mass of cultural attractions; the potential development at Flagstaff Hill and investment
in new Warrnambool Art Gallery starts to build this momentum; the inclusion of Budj Bim National Park on
the World Heritage Register and Port Fairy Folk Festival draws together a regional program of attractions

and activities in

the area.

o Working with regional partnerships to develop a strategic marketing strategy to target international
and interstate tourists

e Warrnambool Art Gallery providing a changing exhibition program and that taps into the
international markets interests and expectations (similar to Bendigo Art Gallery)

e Landmark architectural building that resonates with high quality civic building people wish to see
and which has social media attraction to share
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It is important that all of the above presented “breakthrough” recommendations are implemented and backed by
Warrnambool City Council in order to achieve the stated visitation uplift. Refer to Appendix 8 for detailed
visitation analysis.

However, it must be understood that the potential of a new Warrnambool Art Gallery cannot be
achieved/maximised without broader marketing and operational changes. A list of suggestions to support the
growth in visitation that Warrnambool has to offer are included in Table 11 for Council to assess further in
creating an action plan for economic marketing strategy.

Table 11: Attributes to Harness Increased Visitation

Warrnambool Attributes for International Tourism "Sell" Areas to Harness for Increased Visitation
A to beach Be a strong advocate for what Warrnambool has to offer which
ccess to beac
V other Regional counter parts do not possess.

% of seasonal visits; create promotional activities which "sell" and

Lake Pertobe / Holiday Park
/ v act as a natural draw of visitation to other parts of Warrnambool.

Macro level of Warrnambool's rich history and culture -

History of Warrnambool ) )
Warrnambool Art Gallery is part of a much wider segment.

Need to harness a greater percentage of the 6.6M domestic and
international tourists to GOR / $1.58 estimated spend - more than
just a landmark Art Gallery - explore links with tour buses to do
overnight stays. Links with car hire companies to convert day trips

Access to Great Ocean Road
"club”

Shipwrecked Map V warrnambool is not listed on all shipwrecked maps

to over night stays.

Continue to develop pre-existing relationships and specifically
Deakin University \// warrnambool Art Gallery Memorandum of Understanding /
Partnership with Deakin University.

Engage with local businesses to continue to grow the combined
Food & Beverage / Retail \/ $274.85M (2021-22) dining and entertainment sector to meet
international tourism dwell time.

Sources; https://corporate.visitvictoria.com/resources/regional-insights/great-ocean-road

https://www.deakin.edu.au/business-and-community/community-engagement/warrnambool/local-partnerships

https://www.warrnambool.vic.gov.au/warrnambool-economic-data

4.2 Capital Expenditure

WT Partnership has developed a cost estimate for the Warrnambool Art Gallery at Cannon Hill based on the
massing study and design response developed by FIMT. At this early stage of the design process, WT
Partnership have used benchmark projects and relevant costs per square metre to calculate the current day
costs. The Cost Plan Summary and associated comments is included in Appendix 3.

A new build on a greenfield site such as Cannon Hill will require significant additional costs associated with new
access roads, parking, footpaths, landscaping and utilities infrastructure. The current costs allow for the 2m set
down into the hill and high quality exhibition fit out. Table 12 below provides the cost estimate for the Cannon
Hill massing option 01:
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Table 12 — Massing option 01 Elemental Order of Cost

Cannon Hill
Demolition $77,420
Site Works $1,755,650
Structure $6,682,070
Building Fitout $15,249,900
Extra Over Allowances $5,225,350
Site Services & Infrastructure $2,958,340
External Works $3,310,425
Subtotal Construction Costs $35,259,155
ESD Initiatives $710,000
Design Development Contingency $5,400,000
Construction Contingency $4,140,000
Preliminaries $7,740,000
Margin $2,670,845
Staging Excluded
Total Current Day Construction Costs $55,920,000
Authorities Fees & Headworks Charges $1,130,000
Consultation Fees $5,700,000
Decanting and Relocation Costs $250,000
Temporary site Operation Costs Incl. Leasing
Total Current Day Project Costs $63,000,000
Estimated End of Day Project Costs Refer note below

The Cost Estimate currently excludes a range of items which are detailed in Appendix 3, however the following are
items that require particular action:
e Contamination and or removal of hazardous materials including site remediation: site investigations are
required to verify whether any hazardous materials are present, its probably unlikely seeing the site is
public open space however it is still a risk that needs to be mitigated.

e Latent and unforeseen ground conditions: a desktop geotechnical investigation has been sighted and
reviewed, however intrusive borehole testing is required to verify the ground conditions as this is a
critical risk to the project and the likelihood of there being sand and unstable ground conditions.

e Any allowance for delays to program or costs associated with archaeological finds/remediation: a
Cultural Heritage Management Plan is required to ascertain the risk of the significance of the site and
potential for any aboriginal artefacts to be found.

e Allowance for any external public art or sculptures; this may be subject to a design competition or
particular engagement that can be undertaken as a separate procurement activity by Council

e Excludes full fit out to food and beverage spaces; this is often completed to cold shell only (base
building services are capped off at the perimetre of the area) as leaseholder will take responsibility to fit
out the spaces. This is subject to the commercial arrangement to be agreed with WCC.

e Electrical substation — as the site is currently public open spaces a new art gallery will significantly
increase the demand for energy in the immediate area and may require an electrical substation to be
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built. Art Galleries are generally high energy consumers and although sustainability initiatives will be
implemented and suitable cost allowances have been made within the cost estimate the electrical
demand and need for substation will need to be confirmed during early design stages.

e Extra over allowance for working adjacent train lines; VLine have specific restrictions for working in and
around operating train lines. Works cannot generally be within 5 m of any of their assets and they have
approvals processes in place to approve design and construction methodology. There is construction
contingency included in the cost estimate for risks during construction however discussions with Vline
will need to commence if Cannon Hill proceeds as the preferred site for a new Warrnambool Art
Gallery.

One of the most critical factors in the success of the new Warrnambool Art Gallery is the services flexibility,
environmental controls and quality of the gallery fit out to deliver different exhibition types that consistently
attract and engage with audiences. To ensure the exhibition spaces have the necessary cost allowances to
deliver this, WT Partnership has provided benchmark projects and their associated cost/sq metre (excluding
Contractor Preliminaries, Contingencies). These benchmarked costs are not escalated from time of project
completion.

Table 13 below provides relevant benchmarks for art galleries/cultural facilities across Australia.

Table 13 — Gallery benchmark costs/sq metre

GALLERY SPACE / EXHIBITION Construction Cost Construction Cost

$/m2 rate applied for
Warrnambool Art

(Not escalated) Gallery space ($/m2)

National Library 6,851 8,800

Regional Museum 7,189

War Memorial 8,704

Sports Museum Ranging 3200-6300

New Museum Ranging 6700-8990

Museum - Specific Gallery 7,649

The above benchmarking exercise provides confidence that reasonable allowances have been made to deliver a
fit for purpose gallery that is required for a significant uplift in visitation.

4.2.1 Escalation

The Cost Estimate provided in Appendix 3 does not include for future cost escalation beyond February 2023 as
the delivery program is still to be agreed and escalation forecasts are subject to so much variation any
escalation allowance would be arbitrary. Please note for the purposes of the Economic Impact Assessment,
current day rates are required and escalation is excluded.

Cost escalation risk however should be a key consideration for Council when considering project timelines and
an overall suitable project budget for a successful delivery of the proposed Warrnambool Art Gallery.

In the previous decade, construction cost escalation across Building and Infrastructure sectors was relatively
muted since the Global Financial Crisis of 2008-09. It was certainly well below the levels seen through much of
the 2000s in most Australian states.

However, as the world emerged from the worst of the COVID-19 pandemic, escalation significantly increased in
2021 and into 2022. This was via a ‘perfect storm’ of events, including:

e Construction focused stimulus from both State and Federal Governments.
e Disrupted supply chains globally

e The effects of sector underinvestment over many years.
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e Labour shortages in local markets including ongoing hit to capabilities from limited immigration.
e Geopolitical tensions in Europe
e Energy price rises.

e Extended draw on labour and materials via rebuilding efforts from recent natural disasters on the East coast
of Australia.

The past two years have seen almost unprecedented cost increases in the construction market throughout
Australia, including Victoria. Whilst WT Partnerships believe these cost escalation levels will begin to soften in
2023 and into 2024, they are still likely to remain above those levels experienced over the past 10-15 years
prior. Following this volatile period, it is expected that construction costs will return to more stable and
predictable conditions in line with longer-term historical trends.

WT'’s cost escalation forecast percentage increases for building construction works in Victoria are tabled below.

Table 14 — Forecast construction escalation.

YEAR FORECAST INCREASE
2022 9-11%

2023 4-6%

2024 3-4%

2025 3.5-4%

2026 3.5-4%

2027 3.5-4%

The escalation factor in each year is cumulative and compounds, with projects commencing
construction in later years experiencing a greater cost escalation factor.

On this basis, we have included sensitivity analysis about the construction cost escalation that would apply to
the current day costs depending on commencement of construction (award of a Building Contract) as outlined in
Table 15 below.

Table 15 — Construction Escalation Impact

Current Day Costs Construction Contract Construction Contract Construction Contract
February 2023 executed 2025 — 10.5% executed 2026 — 14% executed 2027 — 17.5%
(current program
assumption)

$63,500,000 $70,167,500 $72,390,000 $74,326,750

The above advice is given based on information available at this date. The current volatile nature of the
construction industry and global conditions means that specific local effects may vary. The cost escalation will
be reviewed and tested in future cost estimates.

4.2.2 Height Sensitivity Analysis

As demonstrated in the massing studies any development placed on Cannon Hill must also be respectful
towards its natural environment and, current vistas from neighbouring buildings along Merri Street. The massing
study 01 have assumed a building cut into the landform of 2m and this is the basis of the $63M capital cost
estimate.

If it is determined that the proposed massing requires to be lowered further into the landform and thereby
reducing the overall building massing from surrounding streets, then WTP has undertaken a desktop analysis
showing two incremental cost sensitivities which are based on a series of assumptions — refer to Appendix 3.
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A further 4m deep set down of the building would cost in the order of $5.8 million.

Massing study 02 with a 7m deep set down would cost an additional $10 million, with a total cost
estimate of $73M.

It should be highlighted that this review has been undertaken without the knowledge of any geotechnical ground
investigations aside from the CES Group desktop study which formed part of WCC'’s previous feasibility study.
All assumptions made by WTP are therefore preliminary without any specialist structural or geotechnical advice
and it is recommended that advice is sought from such specialists as part of the next phase.

4.2.3 Operating Costs

WT Partnership has prepared high-level operational lifecycle benchmarks for inclusion within the financial and
economic analysis and to provide Council with realistic expectation of ongoing costs associated with a new
investment of this scale. The benchmarking report is included in Appendix 9 for further review.

WT Partnership has estimated an operating budget in the order of $337,400 pa for expenses based on
benchmark projects and excludes lifecycle replacement works and staff costs. The lifecycle costs associated
with the new Warrnambool Art Gallery represent the replacement costs associated with the building elements
as they require progressive maintenance and replacement throughout a 30 year operational period. WT
Partnerships have forecast an estimated lifecycle expenditure of $15 million which equates to approximately
$600K per annum.

For the purposes of the economical evaluation, due to the early stages of the design, operating costs have been
allowed for indirect and direct renewal in the order of $1.5 million per annum with additional $600K for
replacement/recycle costs per annum.

4.3 Financial analysis

A Cost Benefit Analysis (CBA) has been used in conjunction with the Economic Impact Assessment in the next
section to analysis the financial and economic impact of new Warrnambool Art Gallery. The CBA includes the
following monetised benefits and compares this against the costs. This analysis also compares the Base Case
(existing Warrnambool Art Gallery) with Project Case: New Warrnambool Art Gallery on Cannon Hill.

The Economic Contribution Study is included in Appendix 4 and summarised in subsequent sections.
The core benefits included within the CBA are detailed below:

o Benefit of paid educational and venue hiring services assumed to equal at least as much as the cost to hire
the facility

e Visitor spending benefit: The new WAG at Cannon Hill is expected to see an increase of 17,480 visitors by
2026. This will see additional visitor spending.

e Residual value of new WAG building: This is the value of the new WAG at the end of the evaluation period.
This assumes a building asset lifespan of 60 years. Assuming a 30-year analysis period, this means that half
the capital costs is realise at year 30.

Table 16 presents the results of the core CBA for Victoria and associated Net Present Value based on a period
of 30 years and 7% discount rate.
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Table 16 — Cost Benefit Analysis Results

30-year NVP (7%

Cost Benefit Results discount rate, 30 yrs)

Project Benefits

Benefit of WAG paying users (excl. exhibitions) $2,062,331
Visitor spending benefit for Victoria $66,027,062
Residual value of new WAG building $3,614,346
Total incremental benefits $71,703,739

Project Costs

Capital costs $56,567,386
Incremental operational costs $16,420,735
Total incremental costs $72,988,121
Results

Net Present Value -$1,284,382
Benefit Cost Ratio 0.98

Based on the results above, the development of the new WAG on Cannon Hill has a Benefit Cost Ratio slightly
below one, meaning each dollar invested is generating just under one dollar in benefits. This result is based on
a tourist visitor spend basis only. The immediate options to improve this outcome are to reduce construction and
operating costs which can be reviewed in detail once a design has progressed.

Sensitivity testing has been undertaken to test the impact of additional potential benefits of the project, for
example including indirect construction and operational benefits would improve the BCR to 1.70. Further
examples of the impact of changes to the financial assumptions is considered under Section 4.5.

4.4 Economic impacts

The Economic Contribution Study assesses the economic contribution of a new gallery at Cannon Hill and how
this impacts the Warrnambool City region, the Great South Coast region and the state of Victoria. Although it
has not formed part of this assessment, it should be noted that there is intrinsic value attached to the existing
Warrnambool Art Gallery building and site (i.e. land value) which would need to be further explored with WCC to
identify what restrictions are placed on the repurposing of the site. These options could extend to leasing the
building, through to wholesale Change of Use repositioning and disposal.

Tourism is very important to the Australian economy - Australia’s regions are front and centre of tourism
experiences in the country, with 44 cents of every tourism dollar spent in regional destinations. While tourism
jobs can be found right across the nation, tourism jobs are a mainstay of employment in parts of regional
Australia, comprising as many as six in ten jobs?.

23 The Value of Tourism, Deloitte Access Economics, June 2021,
https://www2.deloitte.com/au/en/pages/economics/articles/value-of-tourism.html
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The development and expansion of the new Warrnambool Art Gallery site and service offering will generate
three types of economic activity:

e Economic contribution generated through construction
e Economic contribution generated by the additional operational expenditure of a new facility
e Economic contribution generated through additional tourist expenditure

The results of the assessment are summarised below.

4.4.1 Economic Contributions Generate Through Construction
At the peak of construction, the new build will support:

e 36 direct construction FTE positions

e 99 supply chain and consumption FTE positions within Warrnambool City

When we consider the effects across the whole of Victoria, the project will support a total of:

e 49 direct construction FTE positions (36 of which will be from Warrnambool City)

e 195 supply chain and consumption FTE positions (100 of which will be from Warrnambool City)

4.4.2 Economic Contribution to Warrnambool City

The new WAG at Cannon Hill will increase local expenditure through increased operational costs and, more
importantly, increased visitor numbers as prepared by Environmetrics and spending within the Warrnambool
City. Based on this:

e By 2030, the new WAG will generate an additional $8.5 million per year in local economic activity for
Warrnambool City.

e This additional economic activity supports an additional 51 FTE positions per year in Warrnambool City by
2030.

Table 17: Total Economic Contribution to Warrnambool

Existing

Warrnambool Art
CONTRIBUTION TO Gallery (Base
WARRNAMBOOL Case) CHANGE

2022
Employment

- 30 ' 51 FTE positions per
Number of FTE positions per year by 2030
annum
Output
$5.1 million ' $8.5 million expenditure

The total dollar spends on

er year by 2030
goods and services pery y

4.4.3 Contribution to Victoria

The economic contribution of the new Warrnambool Art Gallery on the Victorian economy captures the
operational and visitor expenditure which will be realised both within Warrnambool city and the rest of the state.

e By 2030, the new Warrnambool Art Gallery will generate an additional $15.5 million per year in operational
and tourism expenditure.
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e This additional expenditure will support an additional 79 FTE positions per year in Victoria by 2030.

Table 18: Total Economic Contribution to Victoria

Existing Warrnambool
co ON TO Art Gallery (Base
NTRIBUTION T Case)
VICTORIA CHANGE

2022

Employment
f 79 FTE positions per year

Number of FTE = by 2030

positions per annum

Output
' $15.5 million expenditure

$9.8 million
per year by 2030

The total dollar spends
on goods and services

4.5 Uncertainties

Additional economic activity identified in the Economic Impact Assessment (above) have been considered as a
sensitivity test to understand their impact on the outcome. These benefits include:

e The construction economic impacts: Additional economic activity generated through spending on
construction. (Note, this only includes the flow on effects of the construction expenditure as a benefit as the
direct construction expenditure is classified as an economic cost).

e The operation spending benefit: Additional economic activity generated through the increase in operational
and renewal expenditure. (Note, this only includes the flow on effects of the additional operational
expenditure as a benefit as the direct operational expenditure is classified as an economic cost).

The results, taking into account all possible indirect and direct effects on the economy, a number of tests to
changes in costs and demand, and different discount rates are summarised below.

These results indicated that the project Benefit Cost Ratio could reach above one under some scenarios. To
provide greater certainty around generating a positive net benefit from the investment, further work should focus
on reducing projects costs and/or measures to increase likely tourism demand and spend at the new
Warrnambool Art Gallery on Cannon Hill.

Table 19 below indicates the results to a number of sensitivities compared to the NPV and BCR outlined in
Table 16, such as including indirect construction and operational benefits, an increase and decrease in costs
and benefits, and a 4% and 10% discount rate that can be used to demonstrate how finances may change
across the project.
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Table 19: Cost Benefit Analysis Results — Sensitivities

Sensitivity Results NPV BCR
Includ_ing indirect construction and operational $50,915,372 170
benefits

Including indirect operational benefits $10,554,580 1.14
Increase Tourism Benefits +10% $57,518,078 1.79
Increase Tourism Benefits +20% $64,120,784 1.88
Increase CAPEX by +20% $46,000,500 1.59
Decrease CAPEX by -20% $67,181,716 2.22
Increase benefits +20% $75,696,070 2.04
Decrease benefits -20% $26,134,673 1.36
4% discount Rate $31,167,852 1.37
10% discount rate ($17,847,732) 0.73

4.6 Social Impacts

Regional art galleries play a significant role in ensuring the liveability, sustainability and wellbeing of local
communities in regional Victoria. Life-long learning and building social capital can be delivered through varied
programming on offer.

4.6.1 Opportunities for Public Programming to promote diversity and inclusion
Warrnambool Art Gallery has delivered a range of programs that promote diversity and inclusion.

Girls Are Full Steam Ahead for female-identifying students in rural and regional South West Victoria to change
the prevailing perception by girls that ‘STEM (Science, Technology, Engineering, Math) is not for me’. The
project featured focus groups and workshops with Girl Geek Academy, Robotics Academy, Code Like A Girl,
Tech Girls Are Superheros and local design company Lovelock Studio. Warrnambool Art Gallery has since
established a Girls Steam Club, enabling project participants to meet regularly and extending the legacy of the
project.

Warrnambool also has strong connection to the Pride Festival. Victoria’s Pride event locations span across the
state including Wangaratta, Ballarat, Morwell, Kyneton, Castlemaine and including Warrnambool and are
generally enjoyed by tens of thousands of attendees?*.

Previous examples of broad engagement with the community include:

1) LGBTQIA+
Partnership with Brophy Family Youth Services to present two events as part of exhibition Self-Creation.
https://www.thewag.com.au/exhibition/self-creation
2022: Exhibition Launch Party at the Dart and Marlin (150+ people in attendance):
https://www.thewag.com.au/event/exhibition-launch-party
2023: Self-Created Pride Party, as part of midsumma Festival (150+ people):
https://www.thewag.com.au/event/self-created-pride-party

Event partners Brophy, have since reported numerous regional local councils are looking at Warrnambool Art
Gallery as benchmarks for successful models for engagement with LGBTQIA+ community.

24 https://www.gayletierney.com.au/victorias-pride-celebrated-in-warrnambool/
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2) 2022: Public outdoor event entitled, ‘En Plein Air’ hosted 27 artists including, but not limited to, Kenny
Pittock, Grant Nimmo, Rick Amor and Michelle Hamer. Artists responded to the internationally significant
Tower Hill Wildlife Reserve, in partnership with Worn Gundidj. Audiences of 800.

3) 2020: South West Victorian Aboriginal art and culture: \WWarrnambool Art Gallery in conjunction with
Deakin University and with financial support from Lyndoch Living announced the recipient of a fully funded
PhD scholarship worth $84,000 over 3 years that will explore South West Victorian Aboriginal art and
culture in October 2020. Torres Strait Islander woman Melissa Alexander, will produce a poem that will
reflect the role of the Warrnamboool Art Gallery collection in the community as individual pieces of history
and culture that placemark the missing voices of Aboriginal and Torres Strait Islander Australians.

Future examples of diversification
1) 23/24: Exhibition LISA GORMAN + MIRKA MORA
a. Significant tourist driver
b. Conversations have begun with Public Transport Victoria, alongside accommodation and
hospitality venues in Warrnambool to increase partnership and increase tourism through
development of tourist packages

2) 2023: Partnership with Heide Museum of Modern Art: https://www.heide.com.au/exhibitions/paul-yore-
and-albert-tucker/

a. Instigation of touring exhibition, developed by Warrnambool Art Gallery thus, Increasing
Warrnambool Art Gallery’s presence and outreach in Metropolitan locations. Thus increasing
brand awareness.

b. This will become an ongoing national endeavour

3) Focus will be placed on mainstreaming history and artistic expression from LGBTQIA+, Indigenous, and
artists from marginalised settings, at a local, national and international level. For example,
a. https://www.thewag.com.au/exhibition/self-creation
b.  https://www.thewag.com.au/exhibition/love-message-message-death

A new Warrnambool Art Gallery will provide a destination and flexible spaces whereby these types of programs
and events can be expanded and enhanced thereby contributing to the local Warrnambool and Victorian
community.

4.6.2 Aboriginal reconciliation

As outlined through all sections of 2.7, there is a strong drive towards further recognition of Aboriginal people
across Australia and Warrnambool City Council is currently drafting its Reconciliation Strategy.

The Advancing the Treaty Process with Aboriginal Victorians Bill 2018 ('Advancing the Treaty Bill') was
introduced in the Legislative Assembly by the Minister for Aboriginal Affairs, Natalie Hutchins, on 7 March 2018.
In Victoria, Members of Parliament have acknowledged that:

e Aboriginal and Torres Strait Islanders endured 'catastrophic outcomes' as a result of European
settlement;

e the 'recognition of these injustices' is important; and

e Indigenous communities continue to face extreme disadvantage in comparison to the broader
community®

Across the City of Warrnambool there were 555 individuals who self-identified as Aboriginal or Torres Strait
Islander in the 2016 Census. This represented 1.8% of the City’s population or twice the share of the Victorian
population who self identified as Aboriginal or Torres Strait Islander. The Glenelg-Southern Grampians
statistical area west of Warrnambool had a higher 2.2% share who self-identified as Aboriginal or Torres Strait
Islander.

Together with the surrounding Budj Bim development and Tower Hill, Warrnambool and the immediate region is
becoming a focus for Aboriginal recognition, with the new Warrnambool Art Gallery putting Eastern Maar
collaboration as a key priority.

2 https://www.parliament.vic.gov.au/publications/research-papers/download/36-researchpapers/3861-
advancing-the-treaty-process-with-aboriginal-victorians-bill-2018
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6 Cannon Hill Implementation

The following section outlines key considerations for the implementation of a new Warrnambool Art Gallery at
Cannon Hill.

6.1 Environmental Impacts

The Cannon Hill site is currently utilised as a public open space as Crown Land Reserve and is strongly
appreciated in the local community. A number of issues need to be considered at this location:

e Strategic Crown Land Assessment process to assess the potential for the site to be considered for a new
Warrnambool Art Gallery and any statutory processes that are required.

e Confirm there isn’t a need for an Environment Effects Statement associated with the land.
* Detailed geotechnical investigations to understand soil conditions.
e Environmental site investigation to understand any ground contamination.

e Archaeological investigations and Cultural Heritage Management Plan to understand potential for significant
First Nations connection.

e Any site specifics investigations relating to biodiversity.

6.2 Detailed project schedule

Refer to Appendix 6 for a detailed master program that includes all stages necessary (that we are aware of at
this stage of the project) to fund, design and deliver a new Warrnambool Art Gallery.

A range of assumptions have informed the development of this program as an example and if Council were to
pursue the project, the program could include:

e Full Business Case to be finalised in early 2024 including need for site investigations and community
consultation;

e Submission to Department of Treasury and Finance and other funding sources in early 2024 to understand
funding commitment by June 2024;

e Assume design team to commence in July 2024 and design stages to take approximately 18 months

o Design team to be novated with some type of early contractor procurement with the Contractor to then take
responsibility for completion of design

o Assume design development stage continues during statutory planning approval process

* No allowance for design competition to appoint a design team, assume a typical procurement process

e Allowance of approximately18 months for construction

e Allowance of 3 months for Warrnambool Art Gallery to install exhibitions, commission, recruit and train staff
e Program includes for Christmas shutdowns of approx. 3 weeks but not RDOs at this stage

These assumptions and durations within the master program are subject to review and change as further
information becomes available about the site, design, funding, statutory processes, procurement and
community feedback.

6.3 Critical path activities and key milestones

The critical path activities that affect the commence of stages of the project are:

e Project doesn’t commence until all funding streams and phasing is confirmed

e Completion of schematic design to allow for planning application submission

e Statutory planning and land ownership — a Construction Contract cannot be executed without planning

approval and land management/ownership confirmed.

rpinfrastructure.com.au Page 57 of 73



Warrnambool City Council

Agenda for Scheduled Council Meeting Attachment 7.1.1

Table 20: Indicative Key Milestones for new Warrnambool Art Gallery

5 June 2023
Page | 60

R

Contractor procurement — works cannot commence on site until procurement is complete.

Construction — Warrnambool Art Gallery cannot install exhibitions until the facility has reached Practical

Completion and all environmental conditions are commissioned.

Milestone Task

Council Funding Determination / Endorse Next Steps

Crown Land Assessment

Full Business Case

Milestone Forecast Completion Date

(Indicative Only)
June 2023
July 2023

January 2024

Funding Confirmed July 2024
Schematic Design November 2024
Design Development April 2025
Construction Tender October 2025
Planning Approvals September 2025
Construction Documentation January 2026
Building Works Practical Completion June 2027
Exhibition Install and Opening August 2027

6.4 Project schedule risk assessment

A detailed Risk Register is included in Appendix 7. At this stage of the project the following risks are anticipated
to be high and will need to have a risk management and mitigation strategy applied:

1.

rpinfrastructure.com.au

Site conditions - a detailed geotechnical investigation, environmental investigation, Cultural Heritage
Management Plan and site infrastructure assessment will be required to determine all potential site constraints
that could either impact design, delay program or significantly increase costs. Mitigation at this stage is to
include contingencies for design and construction and conservative approach to costing site conditions.

. Land agreement — early discussed are required with Department of Transport and Planning to understand
implications of Crown Land transfer. Allowances have been made in the master program and these should be
tested with relevant authorities

Community support: community will always have varied opinions however the Cannon Hill site is special to the
community and a detailed consultation strategy with specialist advisors will be required to carefully navigate
this process.

Secure funding: main risk will be securing the necessary funding for the project.

Certainty of budget: as the design is in its infancy the budget will be subject to progressive reviews as the
project progress. Mitigation at this stage is to include 15% design contingency and 10% construction
contingency with additional allowances for in ground conditions.

Consultation and support from Eastern Maar Aboriginal Corporation: consultation is to continue in a structured
process with the Eastern Maar Aboriginal Corporation and other Frist Nations representatives.
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6.5 Crown Land Assessment

The land on Cannon Hill has been identified as Crown Land and therefore strict engagement processes, as
depicted by the Victorian Government Strategic Crown Land Assessment Policy and Guidelines Department of
Transport and Planning (DTP), must be implemented by Warrnambool City Council, should it decide to pursue
this opportunity.

A Strategic Crown Land Assessment is to be submitted to the landholding Minister and the Minister for
Environment, Climate Change and Water or their delegates for consideration prior to any decision being taken
on alienation of land from or inclusion of land in the Crown estate.

The process for Strategic Land Use Assessment will form part of this and is undertaken in accordance with the
process on the subsequent page.

rpinfrastructure.com.au Page 59 of 73



Warrnambool City Council 5 June 2023
Agenda for Scheduled Council Meeting Attachment 7.1.1 Page | 62

Figure 13: Strategic Land Use Assessment workflow

This process is to for consideration by Council and should be pursued with relevant Government departments to
understand the potential for Council to develop Cannon Hill.
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6.6 Statutory processes

A number of statutory processes must be complied with for this project and are identified below in Figure 14.

Table 14 — Key statutory processes to be considered

Minister's
Consent

Planning &
Building
Approvals

Heritage
Overlays &
Registers

Aborigional
Cultural
Heritage

Native Title &
Traditional
Owners
Rights

» Consult DTP/Land Vic
« Apply for Minister's Consent for Land transfer

*Planning Permit
*Building Permit
* Other Approvals (Local, State, Commonwealth Government Laws)

«Victorian Heritage Register - to be checked

« Aboriginal Cultural Heritage Place Assessment

*Recognition & Settlement Agreement Assessment
*Land Use Activity Agreement Assessment

A master program has been prepared — refer to Appendix 6 — which incorporates the above gateway procedural
steps and specifies the time risks associated with developing on Crown Land. It is important to assess this
additional program constraint. Seeking early engagement and consultation with the appointed Minister to
establish the premise of developing the selected site location of Cannon Hill is of paramount importance as a
key gateway before pursuing this preferred site location.

6.7 Funding sources

At this stage it is likely that funding will be considered from:

1. Council — as a Council asset, WCC will be expected to significantly contribute to the new infrastructure asset.
This contribution would be capped in line with Council’s financial capacity.

2. State — Victorian Government will need to contribute in accordance with the State Context basis as outlined in

Section 2.5

3. Federal — Federal Government often contributes to assets such as this when there is demonstrated economic
basis, and the project satisfies the Governments current priorities.

4. Philanthropic — Council would need to identify opportunities for philanthropic funding and engage accordingly.

It is understood Council are in the process of developing a funding strategy for the project and this can form part a

Full Business Case.
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7.1 NEXT STEPS FOR THE WARRNAMBOOL ART GALLERY

The recommended next steps in relation to a new Warrnambool Art Gallery is to undertake a comparative
assessment of the Civic Green site to inform the options to be considered within a future Full Business Case.

Subject to the outcomes of the comparison of Civic Green with Cannon Hill, Council may wish to undertake
further consultation with the community.

If Council wish to progress consideration of Cannon Hill post the comparative analysis of Civic, it is
recommended formal discussions with Department of Transport and Planning commence to confirm whether
development can occur and it would be essential to undertake site investigations to determine soil conditions,
contamination, cultural heritage issues and site infrastructure capacity at Cannon Hill.

In the event Council wish to proceed with a new Warrnambool Art Gallery at either site:

e Discussions will need to continue with Regional Development Victoria about the need for a Full Business
Case for submission to State Government and other funding partners.

e  Council will need to develop a funding strategy together with financial scenarios over 10 years including
construction, operational, exhibition renewal and other asset related costs.
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Appendix 1 — Investment Logic Map
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CREATIVE VICTORIA

Warrnambool Art Gallery
Case for Change

INVESTMENT LOGIC MAP

Initiative
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unique exhibitions is ~a| 7. Gallery has capacity to offer with |ocal'a'nd regional | ] 2. DeV?'°|P Stzong |p| tourist
limited unique arts, cultural and educational || arts practitioners strategic local, state des‘tlna-tlon,
3. Inability to profile and experiences. 4. Represents region in and natlor_mal delivering
promote local, regional and 30% state and national partnerships ) exemApIary
i i A industry networks 3. Develop quality creative,
national creative KPI 4: Increased visitation and v . h
experiences. engagement is evident 5. Strong partnerships ‘programs that cultura'l and
) ) Eager ) ) with First Nations artists includes block- education
4. Delivery of educational KPI 5: First Nations artists have > b ) ;
i . . X and local and regional uster and unique experiences
programs with access to, increased opportunity and profile o A exhibitions and
and promotion of, First KPI 6: Gallery supports a thriving arts Abonglr-\zfl corporations roduct
Nations culture and and cultural sector and ent't'e;(w P
i o
heritage. 2o k( )\ \ ) —
8. Iconic gallery renowned as a
\_ ) leading national arts and cultural
tourism destination.
(" ) 9. Demonstrating leadership in
diversification of creative product )
ECONOMY across all genres and First Nations 4 o ' \ 1. Develoz m?rkrt:jng
1. Existing facility does not culture and heritage. 1. Activation of.a unlguely sttr:tegytt at(;nc udes
represent an iconic regional 10. Experiential venue hosting Warrnaml?ool -5|te with [ Iter alr s an )
facility which contributes to blockbuster exhibitions nd breathtgklng views and (zzuLura expzrlences.
the City’s reputation as a 11. Recognised nationally as leading Connection to Country. - Leverage Great
I~  creative venue and experience 2. Create new —| Ocean Road tourism

cultural tourism

L 40% spaces/functions that experience
destination. s i i Devel ial
2 Ability &l KPI 7: Increase visitation to the drive commercial evelop commercia

. Ability to secure & leverage . ]
bl kyb hibiti o8 Gallery from region, state and opportunity strategy for quality

ocf ustler e); ! Itcliodns 1 national 30% hospitality offering.
significantly reduced due to 5

g v KPI 8: Warrnambool is recognised as a - J

a constrained facility.

cultural tourism destination
30%

KPI 9: Gallery is included in GoR and
regional marketing campaigns.

\_ J L J
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Appendix 2 — Opportunity Cost Methodology
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PROJECT Warrnambool Art Gallery PROJECT NO. 20232045
DATE 25/01/2023
=
2
K R
Sls S
=) =
g1 @ : . L
Impact (Time & o 2 Intervention Required to Existing
No. Evidence of Problem CoZt Qualit ; Opportunity Cost Identification € E o Gallery (Retain or New) to Realise
’ y els S Opportunity Cost
25| E
o | 2 o
> | o 2
= o]
-
=
Civic Green acts as a central meet point for locals but Time: Quality &
1 not reflected in direct visitation to Warrnambool Art YCost y Exisiting building lacking in "pull factor" 5 5 New
Gallery
2 Existing front of house has never had a café function Time & Cost Captalise on secondary revenue streams 3 3 New
3 Existing retail shop does add to the revenue stream but Time & Cost Marketing rebrand and better merchandise offering to be distinct 1 2 L Retain
is minimal from rest of town retail pitch
. . . Hiring volunteers to increase total number of events held per
i WAS S aLmlEs cons@ Gir vl i v . annum to increase collection based shows and variety and .
4 4/5 casual - unable to support additional shows due to Quality therefore increase variety for target audiences to visit/attend 1 2 L Retain
budget constraints gallery
T Qe @, Captalise on touring shows and therefore losing out on increase
5 Poor infrastructure and rigid layout YCost y in variety and therefore reason for audiences to visit/attend 5! 5 New
gallery
Create opportunity for artist studio for roaming stints in residence
. Time; Quality & |and/or making spaces and/or programming spaces and/or
& Lok @il epeess Cost educational spaces to provide exceptional interactive flexible & 2 N
functions and therefore quality on offer
7 Uninviting arrival making for low experiential factor T|me;C(it;tal|ty & Memorable experience due to high quality environment 4 5 New
8 Rigid and outdated climatic systems and controls Cost & Quality Sﬁglelztry Sl CARENTES (D RS CRO € @he GRS (@ 4 5 Retain
9 Minimal audio visual infrastructure Cost & Quality Zj;'iztzc‘;fsc"”ed'"”s D SEIEESE I GG EruERr B | g || 4 Retain
10 Severe back of house storage capabilities Cost & Quality gﬁ;z;:ﬁsl:&ngcggy (@ el @EllEies 1 (e CRiigs 4 5 New
. . Improved working conditions to create positive working
11 No functional back of house workspace Quality At 2 4 New
12 No airlock provisions Cost & Quality |Obtain Grade A gallery quality standards and certification 3 5 New
13 Conservation of pieces/collections offsite Quality Lﬂg{?g;dpgfaﬁisllmes B ey it e sl Calelais 3 5 New
14 Parking restrictions for touring buses or school trips Cost & Quality ngé;ﬁ):g?;:;zﬁg:ﬁgf;lt:zfn?:nﬁ;ovme platform for 4 5 New
15 Lack of knowledge what is showcased within gallery Cost & Quality  [Brand dissemination to target increased audience 1 3 M Retain
Risk Matrix

rootpartnerships.com.au
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Intervention Classification

Consequence | Insignificant Minor Moderate Major Significant Description
Likelihood 0 1 2 3 4 5
Minimal 1 M H H Minimal effort before benefit is seen

Small intervention with a minimal level of

Small 2 reorganisation before benefit is seen
Reasonable intervention with a medium term
Reasonable 3 M ) ) . :
disruption to exisiting operations
Major 4 M H Major |Qterveptlon wnh medlum to. long term
disruption to exisitng operations
Extreme 5 H H Extreme intervention with long term impact to

operations before any benefits can be realised

Category 1 Category 2 | Category 3 | Category 4 Category 5 Please reference Consequence Category

Investment Required

Level of
Rating Investment |Description
Required ($)

5 Extreme Expected to
occur in most
circumstances

4 Major Will probably
occur

3 Moderate Might occur

2 Minor Could occur

1 Insignificant  |May occur only

in exceptional
circumstances

Consequence Measures

Rating Descriptor Cost Time Quality

5 Catastrophic Over $500,000 |Delay over 3 |Exceptional
months impact

4 Major Over $250,000 |Delay over 2 |Significant
months impact

3 Moderate Over $50,000 Delay over 1 |[Moderate
month imoact

2 Minor Over $10,000 Delay over 2 [Minimal
weeks impact

1 Insignificant Less than Delay less Minor impact

$5,000 Jthan 1

Opportunity Cost Classification
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Appendix 3 — Cannon Hill Cost Estimate
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WAG | Warrnambool Art Gallery \A /T
Estimate No.2 - Budget Estimate No.2 - February 2023
Cost Plan Summary

Cannon Hill
(Phase 2: Estimate No.1 - FIMT)
Scope of Works Unit Qty Rate Total Comments
1.0 Demolition Item 1 77,420 77,420
2.0 Site Works m2 27,010 65 1,755,650
3.0/ Structure m2 3,100 2,156 6,682,070
4.0 Building Fitout m2 4,320 3,530 15,249,900 | [Subtotal of below functions
4.01 Amenities m2 30 4,300 129,000
4.02 Bar & Servery m2 55 2,500 137,500 | |Cold shell provisions only - full fitout by tenant
4.03 BOH & Storage m2 182 1,700 309,400
4.04 Café Excluded
4.05 Circulation m2 804 2,700 2,170,800
4.06 Food & Beverage m2 40 2,500 100,000 | |Cold shell provisions only - full fitout by tenant
4.07 Front of House Spaces m2 12 3,700 44400
4.08 Foyer m2 150 3,800 570,000
4.09 Function m2 150 3,600 540,000
Gallery Spaces - Family Learning, Makers Space, Permanent Collection, Project Space, Temporary 2 615 3.800 5 412,000 Dry fire only, base build mechanical services (extra over for climate controlled humidity HVAC
7 Collection m ’ T systems elsewhere)
4.11 Gallery Spaces - Vista Excluded
4.12 Gallery Spaces - Maar Nations m2 200 8,800 1,760,000
4.13 Gallery Spaces - Maar Interpretive Storage, BOH m2 115 8,800 1,012,000
4.14 Observation Area m2 50 1,000 50,000
4.15 Seminar m2 90 5,400 486,000
4.16 Staff Areas & Staff BOH m2 507 2,400 1,216,800
4.17 Stairs & Core Iltem 1 150,000 150,000 | [Allow for passenger lift (stairs incl. in structural allowances)
4.18 Visible Collection Storage m?2 100 3,900 390,000
4.19 Winter Garden Excluded
4.20 UCA - Undercroft m2 1,120 600 672,000 | |External soffit treatment (roof included in structure)
421 UCA - Terrace m2 100 1,000 100,000 Observation D?ck. Allows for struct'ural flooring, e_xternal d'ecklng and balustrades only (overhead
roof and associated structural framing / columns included in structure)
5.0 Extra Over Allowances m2 4,320 1,210 5,225,350
Treatment of contamination, removal of hazardous materials including asbestos and PFAS and Excluded
site remediation X
502 Abnormal and unforeseen ground conditions (e.g. rock excavation, poor soil, water table issues, Excluded
etc.)
5.03 Archaeological dig including remediation of indigenous / heritage artifacts Excluded
5.04 Excavation to achieve 2m set down into hill to Building Footprint m3 4,960 80 396,800
5.05 Ditto to External Benching of Hill at Forecourt m3 4,960 80 396,800 | |Assume same quantity as building footprint
R.etamlng wall/ re.te.ntlon system including reinforced in-situ concrete walls and footings (2m m 203 2,500 506,250
high to 75% of Building Perimeter)
5.07 Ditto to External Benching of Hill at Forecourt Excluded Ass.ume can be achieved via site grading (i.e. no structural retaining systems required for this
option at 2m excavated depth)
5.08 | Piling allowance to building foundations - based on building footprint (no design available) m2 2,480 605 1,500,000 | |No design available
509 Climate controlled hL.1m|d|ty HVAC systems to the following Gallery Spaces: Permanent Collection m2 400 1,000 400,000 | |Extra over on top of base build / fitout allowances (included in fitout
& Temporary Collection
5.10/Solar PV Panels to Rooftop Iltem 1 500,000 500,000 | |Based on approx. 80kW system
;:Ze;l;:(t):top including all associated membranes, growing medium and planting of small shrubs m2 1,600 500 800,000 | |Extra over on top of base build / fitout allowances (structural requirements included elsewhere)

PR-016482 - Estimate No.2 R1 - WAG High Level Budget Estimate - February 2023 1/4 17/02/2023
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WAG | Warrnambool Art Gallery \A /T
Estimate No.2 - Budget Estimate No.2 - February 2023
Cost Plan Summary

Cannon Hill
(Phase 2: Estimate No.1 - FIMT)

Scope of Works Unit Qty Rate Total Comments
5.12 Sloped planting to rooftop (to West of Maar Gallery and does not form part of building structure) m2 194 750 145,500
5.13Roof access and protection infrastructure m?2 3,100 50 155,000
5.14 Allow for dock leveller to Loading Bay Item 1 75,000 75,000
5.15|Allowance for building signage Iltem 1 250,000 250,000
5.16 Allowance for bike / bus shelters Item 1 100,000 100,000
5.17 |LED screening or projections on facades Excluded
5.18 | Allow for raised platforms to seminar spaces Excluded
5.19  Allow for artwork and sculptures Excluded
5.20 Allow for commercial kitchen or bar equipment Excluded
5.21 Allow for specialist storage racking Excluded
5.22 Fire protection to external of building Excluded
5.23 Loose furniture, fittings and equipment including window furnishings and street furniture Excluded
Protection, make good or refurbishment works to the Portuguese Explorers Memorail, Aboriginal Excluded
"~ Soldiers Memorial or Soldiers Memorial
6.0‘Site Services & Infrastructure m2 24,404 121 2,958,340
7.0 External Works m2 24,404 136 3,510,425
Subtotal Construction Cost [Excl GST] 35,259,155
ESD Initiatives % 20 35,259,155 710,000
Design Development Contingency % 15.0 35,969,155 5,400,000
Construction Contingency % 10.0 41,369,155 4,140,000
Preliminaries % 17.0 45,509,155 7,740,000
Margin % 5.0 53,249,155 2,670,845
Staging Excluded
Total Current Day Construction Cost - February 2023 [Excl GST] m2 4,320 12,944 55,920,000
Authorities Fees & Headworks Charges % 2.0 55,920,000 1,130,000
Consultant Fees % 100 57,050,000 5700,000 For the Clien.t t.o a.ssess further onc§ ther.e has been. a design put forward t? ;.)r.operLy assess
consultant disciplines and any specialist input required for gallery and exhibition spaces
Project Director Fees Excluded
Warrnambool City Council Internal Costs Excluded
Client / Project Contingency Excluded
Decanting and Relocation Costs Item 1 250,000 250,000 | [Budget allowances only and subject to further investigation
Temporary Site Operation Costs Incl. Leasing Excluded
Total Current Day Project Cost - February 2023 [Excl GST] m2 4,320 14,583 63,000,000
Cost Escalation Excluded

Estimated End of Day Project Cost - February 2023 [Excl GST] 63,000,000

PR-016482 - Estimate No.2 R1 - WAG High Level Budget Estimate - February 2023 2/4 17/02/2023
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WAG | Warrnambool Art Gallery \A /T
Estimate No.2 - Budget Estimate No.2 - February 2023
Cost Plan Summary

Cannon Hill
(Phase 2: Estimate No.1 - FIMT)

Scope of Works Unit Qty Rate Total Comments

We highlight that due to the conceptual nature of the documentation, our Estimate should be viewed as indicative and a preliminary opinion of the probable order of cost. Where WT has not been provided with sufficient information, we have made assumptions
and allowances which will require detailed review once the design is developed. Please review the detail of our Estimate, in particular the many assumptions as to scope, quality, performance and materials of the current design intent to ensure it generally
reflects your requirements. The estimate has been prepared expressly for Warrnambool City Council for the purpose of a Preliminary Budget Cost Review, delivery option discussions and in support of funding application processes and is not to be used for any
other purpose or distributed to any third party

Please note the following items 'specifically EXCLUDED' from this estimate:
1 Demolition in excess of allowances listed in this estimate
2 Contamination and or removal of hazardous materials including site remediation (e.g. Asbestos, PFAS, etc.)
3 Abnormal and unforeseen ground conditions (e.g. rock excavation, poor soil, water table issues, etc.)
4 Piled foundations unless otherwise noted in the estimate
5 Archaeological dig including remediation of indigenous / heritage artifacts
6 Works outside of the site boundary unless noted otherwise
7 Protection of adjoining properties and footpaths
8 Underpinning of adjacent structures
9 Artwork and sculptures (including external public features and street furniture unless noted otherwise)
10 Warm Shell or Fitout to the Bar/Servery and Food & Beverage. The estimate allows only for Cold Shell Provisions with future fitouts to be completed by Tenant
11 Solar PV Panels outside of specifically noted on drawing - assuming 80kW system to be sufficient
12 Gas services to buildings
13 Electrical substation allowances
14 Assume hard/soft landscaping only to Ceremonial Spaces and Public Art Gardens - no roofing or associated structure has been allowed for
15 Allowed only for shaping of mounds and laying of turf to Grassed Ampitheatre - no roofing or associated structure or concrete seating plats have been allowed for
16 Loose furniture, fittings and equipment including window furnishings and street furniture
17 Object conservation works
18 Object acquisition
19 Raised platforms to seminar
20 Removal, modification or trimming of surrounding trees on site
21 Wet or hydraulic fire protection systems. The estimate allows for dry fire protection only
22 Fire protection to external of building
23 LED screening or projections on facades
24 Commercial kitchen or bar equipment
25 Specialist storage racking
26 Traffic management required to facilitate construction or associated infrastructure works
27 Protection, make good or refurbishment works to the Portuguese Explorers Memorail, Aboriginal Soldiers Memorial or Soldiers Memorial
28 Ground anchoring systems required for landscaping works (i.e. into cliff faces) unless otherwise noted in the estimate
29 Allow for removal, modification or trimming of surrounding trees on site
30 Climate controlled humidity HVAC systems to all Gallery spaces. The estimate allows only for the Temporary & Permant Gallery Spaces
31 Roof access and safety protection infrastructure
32 Extra over allowances for working adjacent train lines
33 Smart whiteboards in offices
34 Staging of the works
35 Adjoining owner issues
36 Project Director Fees
37 Warrnambool City Council Internal Costs
38 Client or project contingency
39 Decanting and relocation costs outside of nominated budget allowance
40 Temporary site operation costs and leasing costs outside of nominated budget allowance
41 Work out of normal working hours

PR-016482 - Estimate No.2 R1 - WAG High Level Budget Estimate - February 2023 3/4 17/02/2023
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WAG | Warrnambool Art Gallery \A /T
Estimate No.2 - Budget Estimate No.2 - February 2023
Cost Plan Summary

Cannon Hill
(Phase 2: Estimate No.1 - FIMT)

Scope of Works Unit Qty Rate Total Comments

42 Client insurance and permit fees or charges

43 Finance and legal costs

44 Client or financier contingency

45 Marketing or leasing costs

46 Cost escalation beyond February 2023 (current-day estimate provided)
47 GST

PR-016482 - Estimate No.2 R1 - WAG High Level Budget Estimate - February 2023 4/4 17/02/2023
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WAG | Warrnambool Art Gallery V\/T
Estimate No.2 - Budget Estimate No.2 - February 2023
Structural Risk Sensitivity Analysis

Retention Wall Wings at
Excavation to Buildi Ditto to External Sit In-situ Retaining Wall & Ditto to External Sit Total Adjustment to Project

xcavation to Building 1o to External Site n-situ Retaining Wal 1tto to Extemal Site Retention Wall Forecourt (Allowed at 75% of Bored Piling Basement Drainage Facade Treatment otal Adjustment to Proje
Excavated Depth Footprint Benching at Forecourt Footing Systems Benching at Forecourt $ (Excl GST) Main retention Wall Cost) § (Excl GST) § (Excl GST) § (Excl GST) Cost (Including On-Costs)

$ (EclGST) $ (Excl GST) $ (EXcLGST) $ (ExclGST) e $ (EcLGST)

20m deep Incl in Base Estimate Incl in Base Estimate Incl i Base Estimate Incl.in Base Estimate E - Incl in Base Estimate Incl in Base Estimate Incl.in Base Estimate -
4.0m deep 1,059,000 1,059,000 E - 2,882,000 2,161,000 Incl.in Base Estimate 265,000 (1,585,000) 5,841,000
7.0m deep 1,853,000 1,853,000 - - 5,043,000 3,782,000 Incl.in Base Estimate 265,000 (2.774,000) 10,022,000
Notes / Key

1 WT note that all assumptions are to be treated as preliminary and are not based on any received structural advice or documentation.
2 The presented figures above comprise on-costs as applicable from the 'Cost Plan Summary' (ESD Initiatives, Construction/Design Ds Contingency,
3 The presented figures are based on current day costs (February 2023) and excludes cost escalation

4 Assume excavation / structural requirements are for the entire building footprint (in lieu of say 50% of building footprint to be excavated and 50% to be based on suspended slab above ground, etc.)

5 Assume retaining walls, shotcrete walls and fagade treatment calculations are applicable for entire perimeter of building footprint except for Johnson Reserve (e.g - Johnson Reserve Elevation will be open to site cut)
6 Piling allowance included in base estimate. WT assume that retention wall system and excavation would be constructed first and then piling at this lower level would happen from formation levels

7 Assume that any excavation depth greater than 2m requires shotcrete / shoring system in lieu of convetional reinforced concrete retaining wall system as included in base build estimate

8 Retention wall system comprises precast soldier piles, sprayed reinforced concrete infill walls, including rock anchors, strip footings, tie beams, stabilised sand backfill and strip drainage as required

9 WT has allowed for additional basement drainage on deeper build levels

Margin, Authorities Fees & Headworks Charges & Consultant Fees)

PR-016482 - Estimate No.2 R1 - WAG High Level Budget Estimate - February 2023 71 15/02/2023
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Appendix 4 — Economic Contribution Study
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Polis Partners would like to pay our respects to our ancestors and Elders, past and present who are our knowledge holders. We acknowledge our Aboriginal and Torres Strait

Islander young people who are our future leaders. We acknowledge and pay respect to those who have gone before and recognise their deep and lasting contributions.

Warrnambool Art Gallery - Economic Contribution Study 2



Warrnambool City Council 5 June 2023
Agenda for Scheduled Council Meeting Attachment 7.1.1 Page | 81

Executive Summary

The Warrnambool Museum and Art Gallery (WAG) is owned and » Economic contribution generated by the additional
operated by the Warrnambool City Council and forms an operational expenditure of a new facility

important part of the cultural and recreational make-up of the » Economic contribution generated through additional
city. tourist expenditure

However, the current WAG building and site is too small, limiting The results of the assessment are summavised below.

the effective functionality of the front of house exhibition space Economic Contributions Generate Through Construction

and back of house storage, logistics and working space. This has

significant flow on effects including the inability to meet At the peak of construction (2025), the new build will support:

customer expectations, inefficient use of staff time, ongoing risks > 36 direct construction FTE positions

to the collection and increasing operating costs (with limited » 99 supply chain and consumption FTE positions within
revenue generating activities). As such, a new WAG has been Warrnambool City

proposed for a new site at Cannon Hill. When we consider the effects across the whole of Victoria, the
This study assesses the economic contribution of a new gallery at project will support a total of:

Cannon Hill and how this impacts the Warrnambool City region, » 49 direct construction FTE positions (36 of which will be
the Great South Coast region and the state of Victoria. The from Warrnambool City)

development and expansion of the new WAG site and service » 195 supply chain and consumption FTE positions (99 of
offering will generate three types of economic activity: which will be from Warrnambool City)

» Economic contribution generated through construction

Warrnambool Art Gallery - Economic Contribution Study 3
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Economic Contribution Generated Through Operational Expenditure and Visitor Spending

Contribution to Warrnambool City Contribution to Victoria
The new WAG at Cannon Hill will lead to an increase of visitor The economic contribution of the new WAG on the Victorian

) . . ' . I economy captures the increased operational and visitor
spending and an increase in operational spending within

Warrambool City. As a result: expenditure which will be realised both within Warrnambool city

. " and the rest of the state.
» By 2030, the new WAG will generate an additional $8.5

. . . o » By 2030, the new WAG will generate an additional $15.5
million per year in local economic activity.

) - ) » » million per year in economic activity across the state.
» This additional economic activity supports an additional

51 FTE positions per year in Warrambool City by 2030. » This additional economic activity will support an

additional 79 FTE positions per year in Victoria by 2030.

Table 1 Total Economic Contribution to Warmambool Table 2 Total Economic Contribution to Victoria
Existing New WAG Existing WAG | New WAG at
CONTRIBUTIONTO /A (s FETeE o] CHANGE [eelNIENIe\ RICIRRNESSECase) | Cannon Hill CHANGE
WARRNAMBOOL Case) Hill VICTORIA 2022 2030
2022 2030
Employment f Employment f 79 FTE
1 FIE Number of FTE .
Number of FTE P positions per
n positions per ositions per
positions per ear by 2030 p p year by 2030
annum y y annum
P B 5155
Economic Output $8.5 million Economic Output million
T PP e $5.1 million | $13.5 million EZ?izgfzr; Economic activity | ks EPEREIIERES  expenditure
supported per year by
supported 2030 PP 5030

Warrnambool Art Gallery - Economic Contribution Study 4
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1. Introduction to Warrnambool Museum & Art Gallery

The Warrnambool Museum and Art Gallery (WAG) was originally
established in 1886 by Joseph Archibald, a retired police
inspector, and began with an eclectic mixture of artworks and
museum curios. The majority of the early acquisitions included
European and colonial artworks. However, the collection today
includes more diverse range from modernists Australian and
contemporary art to Aboriginal artefacts and historic items of

cultural significance.

The gallery now houses more than 5,000 historic and artistic

artefacts which are valued at approximately $12 million?.

WAG's mission is to: uphold and transform the cultural life of
Southwest Victoria. WAG promotes social, cultural, and
academic interaction with a focus on external partnerships and
it also maintains a strong commitment to the visceral power of
material experience. The public education and outreach
programs deliver unique experiences of visual art, new media,
and sonic art, design, popular culture, science technology and

art fusions within its five museum standard spaces and in public

art projects and education programs beyond the gallery walls.

1 WAG Feasibility Study 2021,

Warrnambool Art Gallery - Economic Contribution Study

The gallery forms an important part the emerging Warrnambool
cultural and council precinct. The gallery is proximate to the
Civic Green (open space parklands and entertainment area)
located just to the north, the Lighthouse Theatre and
Warrnambool Library located across the road (Liebig Street), and
Cannon Hill lookout and Flagstaff Hill Maritime Village located
200 metres southwest of the facility. A cluster of food and

beverage venues are also located within the area (see Figure 1).

Figure 1 Context Map
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1.1 Operation & Visitation Figure 2 Historic Visitor Statistics

WAG is owned and operated by the Warrnambool City Council
and is positioned within the Council's Recreation and Cultural
Unit. There are approximately 5 FTE positions managing WAG's
day to day operations, with only 3 positions operating full timez2.
WAG also operates an extensive volunteer program with 69
volunteers completing more than 2,951 hours per year.
Volunteers provide a variety of services from Front of House to

Curatorial and Research.

Currently entry to WAG is free. The gallery therefore relies on
other forms of revenue streams including; education and
outreach program fees, gift shop revenues, venue hire,
memberships, private donations, government grants and the

annual gallery operating grant.

In 2018-19, WAG held 29 exhibitions of local, national and
international significance. An additional 751 new pieces were
created. The gallery also attracted 67,000 visitors. Visitation has
been steadily increasing over the last five years with 40 percent
growth between 2015-16 and 2018-19. Visitation drops after this
period due to Covid-19 restrictions with only 55,100 visitors in
2021/22. Figure 2 summarises key visitor statistics for the WAG for
2021/22.

2 Please note within the economic impact assessment, 4 FTE positions are

employed at the Gallery (3 full time positions and 2 part time positions).

Warrnambool Art Gallery - Economic Contribution Study 7
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1.2 Limitations of the current facility

Limitations of the existing WAG site and building were identified
through stakeholder interviews and contributions made through
the Council's 2021 WAG Business Unit Summary. Some of the key

constraints are summarised below.

» The location offers limited visibility and access to passing
visitors which limits the delivery of a cultural hub. The
location does not attract walk-in visitors, is not clearly visible
form the surrounding road network, has no distinct entry and

has limited parking and no coach drop off.

» The building has insufficient space to deliver on its
objectives. For example, the Maar Nation room is too small
to profile local Aboriginal artists, the Family Learning Centre
is too small for peak periods, the total exhibition space is not
big enough for travelling exhibitions and the back of house

area is disjointed and does not function efficiently

» The gallery has minimal connection to and use of the
surrounding landscape which limits outdoor artistic

experiences
» There is no room for out of hours exhibitions

» The building cannot support additional levels to be
constructed on top, meaning expansions may require

demolitions and rebuilds

Warrnambool Art Gallery - Economic Contribution Study

» The building has limited sustainable design elements. There is
no energy saving devises, no water harvesting and reuse
functionality, no museum environment control (preventing
the sourcing of many travelling exhibitions) and the age and
condition of the building means there are unexpected

operating and maintenance costs

» Business management and marketing is ineffective at
capturing the share of regional city visitation. There is also no
current Business plan to innovate or develop additional

revenue growth.

The WAG building and site is too small, limiting the effective
functionality of the front and back of house. There are significant
flow on effects including the inability to meet customer
expectations, inefficient use of staff time, ongoing risks to the
collection and increasing operating costs (with limited revenue

generating activities).

Whilst there are a number of limitations, there are elements of
the WAG which would be beneficial to preserve or enhance
including the Maar Nation Gallery which has strengthened
relationships between the WAG and local Aboriginal people. The
Children’s Learning Gallery also plays a significant role in
introducing and leaning younger generations to artistic
experiences and providing valuable education programs
particularly during holidays. The WAG should look to maintaining

and preserving these elements.
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2. The future of the Warrnambool Art Gallery

The future vision of WAG was developed throughout the
consultation process with key stakeholders. Key strategic drivers
were identified which formed the functional and spatial
requirements of a new gallery space. Key strategic drivers for the

new site and building includes:
» Mitigate Health & Safety risks & liabilities

» Meeting mandatory obligations under the Aboriginal
Heritage Act 2006

» Increased amenity and improved staff amenity

» Optimise how facility is run to maximise staff efficiency and

wellbeing

» Provide a platform for creative industries plus educational

outcomes
» Build with materials to reduce operational life cycle costs

» Cultural tourism destination recognised as a high quality

venue

» Recognised as a South West Regional leader within the Arts

sector

» Environmental conditions to display own collection PLUS

loans and touring collections

Warrnambool Art Gallery - Economic Contribution Study

» First Nations reconciliation strategy
» Increase local engagement

The overall emerging vision outlines a new place which is more
connected to the civic and natural setting of Warrnambool,
embraces Aboriginal culture and is welcoming, highly functional,

flexible and enables space for a range of exhibitions.

Site selection will play an important role in how well the spatial
and functional requirements can be optimised. Optimal
functional relationships are represented in the figure below. It
describes the physical interactions between important spaces in

order to create an efficient layout and maximise flexibility.

2.1 Site options

The figure below shows the multiple sites considered for a new
WAG as part of the 2021 WAG Feasibility Study. A high-level
assessment was undertaken which identified Cannon Hill as the

preferred location.

10
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Figure 3 Site options for new WAG facility

Warrnambool Art Gallery - Economic Contribution Study

2.2 Project Option Description: new building on the

Cannon Hill site

A new build at Cannon Hill comprises of a single floor
construction to maximise the interconnections between galleries
and allows for greater access and connectivity with the
surrounding coastal landscape. The design also offers more

parking options and greater accessibility.

Construction on an alternative site allows the existing Gallery to
continue operations during construction. However, a new site
also requires additional development approvals, may visually
impact residents on Merri Street and also removes carparking at

Cannon Hill to make space for the WAG car parking.

The following assessment focuses on the economic contribution

of the preferred project option.

11
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3. Visitation Assumptions

3.1 Visitation Forecasts

Visitation forecasts were developed based on data collated
from ABS tourism data, Victorian Tourism Reports, and the 2018
Shipwreck Coast Masterplan. Admissions data from WAG,
Flagstaff Hill Maritime Village, the Warrnambool Visitor Centre

and Council were used to develop the following forecasts.

Forecasts were developed for the base case and the project
case (New build at Cannon Hill) for the year 2022 and 2026.

activities, quality Food and Beverage and spaces for objects
and performance. It is also assumed that this investment isn't the
"break-through" in solving the Shipwreck Coast tour structure that

blocks international visitation to Warrnambool.

It is assumed the base case visitors see no growth between 2026
and 2030, while the project case visitors see a ¢.11% percent

growth per year between 2026 and 2030. The economic

These are presented in Table 3 below and assumes the WAG will evaluation has assumed a 1% growth rate in demand post 2030.

offer high quality development with involving exhibitions and

Table 3 Visitor forecasts (base case vs Project Case)3?

Base Case 2022 Yr 12026 Yr 2 2027 Yr 3 2028 Yr 4 2029 Yr 5 2030
International 310 400 400 400 400 400
Interstate 950 1,000 1,000 1,000 1,000 1,000
Victoria (outside of region) 27,100 27,800 27,800 27,800 27,800 27,800
Warrnambool region 25,700 25,900 25,900 25,900 25,900 25,900
Total 54,060 55,100 55,100 55,100 55,100 55,100
Project Case (New Build at Cannon Hill) 2022 Yr 12026 Yr 2 2027 Yr 32028 Yr 4 2029 Yr 52030
International NA 880 1,160 1,440 1,720 2,000
Interstate NA 1,700 3,275 4,850 6,425 8,000
Victoria (outside of region) NA 39,000 48,000 57,000 66,000 75,000
Warrnambool region NA 31,000 31,000 31,000 31,000 31,000
Total NA 72,580 83,435 94,290 105,145 116,000

32022 and 2026 tourism numbers sourced from Environmetrics Visitor Study

Warrnambool Art Gallery - Economic Contribution Study 12
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4. Capital & Operational Costs of New WAG

4.1 Capital Costs

Capital costs have been developed by WT Partnerships and
assume construction will take place over two years starting in
2024 and finishing in 2025. It is assumed the new WAG will be

operational in 2026.

The estimates exclude project director fees, Warrnambool City

Council internal costs, project contingencies and staging costs.

A new build on a greenfield site does not require demolition and
temporary relocation costs. However, the new construction still
requires additional costs associated with new access roads,

parking, footpaths and landscaping.

For the purposes of the economic evaluation these costs

exclude escalation (different from council budget purposes).

Warrnambool Art Gallery - Economic Contribution Study

Table 4 Capital Costs

Demolition

Site Works

Structure

Building Fitout

Extra Over Allowances

Site Services & Infrastructure

External Works

Subtotal Construction Costs

ESD Initiatives

Design Development Contingency
Construction Contingency
Preliminaries

Margin

Total Current Day Construction Costs
Authorities Fees & Headworks Charges
Consultation Fees

Decanting and Relocation Costs

Total Current Day Project Costs

5 June 2023
Page | 91

$77,420
$1,755,650
$6,682,070
$15,249,900
$5,225,350
$2,958,340
$3,310,425
$35,259,155
$710,000
$5,400,000
$4,140,000
$7,740,000
$2,670,845
$55,920,000
$1,130,000
$5,700,000
$250,000

$63,000,000
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4.2 Operational Costs
The operating costs for the project case have been sourced council with respects to the general renewal and periodic
from the WAG Feasibility Study (2021) and have been put maintenance of the new facility.

together based on a number of operating assumptions. The Furthermore it is noted that these values are expressed in real

table below provides the summary of operational costs for the value terms in line with economic theory and guidelines and

preferred option, with direct expenditure refering to expenditure does not incorporate inflation in costs that will likely occur into

in wages and salaries and indirect expenditure referring to all the future with respects to operations and maintenance.
additional expenses (i.e. accounting fees, printing, energy,

building related services etc).

This economic evaluation has also included an assumption that

1% of the capital cost per annum will be expended by the

Table 5 Operational Costs (excluding renewal costs)

New WAG on Cannon Hill 2022 (Current) Yr 12026 Yr 2 2027 Yr 32028 Yr 4 2029 Yr 52030

Total Direct expenses $375,402 $958,329 $1,217,728 $937,779 $1,111,585 $1,007,396
Total Indirect expenses $372,491 $557,947 $605,981 $597,277 $639,625 $639,018
Total Operating Expenditure $747,893 $1,516,276 $1,823,709 $1,535,056 $1,751,210 $1,646,414
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PART 3: ECONOMIC CONTRIBUTION
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5. Economic Contribution of Development Option
The development and expansion of the new WAG site and The total economic contribution will be spread across different
service offering will generate three types of economic activity: regions:
» Economic contribution generated through construction » Warrnambool City
» Economic contribution generated by the additional » Great South Coast Region (includes Warrnambool City)

operational expenditure of a new facilty. » Victoria (Includes Great South Coast Region)

» Economic contribution generated through the additional Figure 4 Economic Impact Assessment Framework
tourist expenditure

Each type of contribution has both direct and indirect effects.

Direct contributions relate to the direct spending (i.e. direct

capital cost of construction and the direct operational

expenditure of the gallery). Indirect contributions refer to the flow

on effects which are realised through spending on supply chains

and consumption (see Figure 4).

This study aims to measure the overall economic impact of a
particular activity, event, or project considering both direct and
indirect economic contributions. Direct economic impacts are
those that can be directly attributed to the activity being studied
(i.e. revenue, wages and salaries paid to workers). Indirect

economic contributions result from the ripple effects of the

activity (i.e. increased demand for goods and services from local

businesses and increased tax revenue for local governments).

Warrnambool Art Gallery - Economic Contribution Study 16
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5.1 Future Economic Contribution of the new WAG

Table 6 shows how the future construction, operational and tourism expenditure contributes to the local, regional and state economies.

Table 6 Future economic contribution of the WAG 2030

EMPLOYMENT (FTE) 2025 2030 ST Cumulative Cumulative

(peak) over 25 years P (el 2030 over 25 years AV (L) 2030 over 25 years

Construction

Direct 36 N/A N/A 43 N/A N/A 49 N/A N/A
Indirect 99 N/A N/A 106 N/A N/A 194 N/A N/A
Operation
Direct N/A 9 225 N/A 9 225 N/A 10 250
Indirect N/A 4 100 N/A 4 100 N/A 8 200
Tourism
Direct N/A 50 1,261 N/A 70 1,757 N/A 69 1,732
Indirect N/A 17 431 N/A 21 537 N/A 40 1,003
Total 135 81 2,017 149 105 2,619 242 127 3,185
Economic Impact Total (2024 2030 Cumulative Total (2024 2030 Cumulative Total (2024 2030 Cumulative
($M) &2025) over 25 yrs &2025) over 25 yrs &2025) over 25 yrs
Construction
Direct $41 N/A N/A $51 N/A N/A $57 N/A N/A
Indirect $50 N/A N/A $55 N/A N/A $109 N/A N/A
Operation
Direct N/A $1 $32 N/A $1 $36 N/A $2 $40
Indirect N/A $1 $27 N/A $1 $25 N/A $2 $60
Tourism
Direct N/A $6 $160 N/A $9 $224 N/A $9 $224
Indirect N/A $5 $119 N/A $6 $148 N/A $12 $310
Total $92 $14 $338 $106 $17 $433 $166 $25 $633
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Table 7 shows the net increase in economic activity from the 2022 base case scenario.

Table 7 Net increase in economic contribution of the new WAG

Net Increase Net increase Net . Net Increase Net increase Net . Net Increase Net increase
EMPLOYMENT (FTE) by 2025 by 2030 Cumulative by 2025 by 2030 Cumulative by 2025 by 2030
(peak) over 25 yrs (peak) over 25 yrs (peak)
Construction
Direct 36 N/A N/A 43 N/A N/A 49 N/A
Indirect 99 N/A N/A 106 N/A N/A 194 N/A
Operation
Direct N/A 5 125 N/A 4 100 N/A 5
Indirect N/A 2 50 N/A 2 50 N/A 4
Tourism
Direct N/A 32 807 N/A 45 1,126 N/A 44
Indirect N/A 11 279 N/A 13 335 N/A 26
Total 135 51 1,275 149 64 1,611 242 79
(E;\%lomic Rt Net Increase Nekt);n;:éggse (;L\iﬁuz%lt;\f Net Increase Neé;nzcsggse %L\J/ﬁujét;\ise Net Increase Neé;nzcéggse
Construction
Direct $41 N/A N/A $51 N/A N/A $57 N/A
Indirect $50 N/A N/A $55 N/A N/A $109 N/A
Operation
Direct N/A $1 $16 N/A $1 $18 N/A $1
Indirect N/A $1 $13 N/A $1 $13 N/A $1
Tourism $0
Direct N/A $4 $104 N/A $6 $141 N/A $6
Indirect N/A $3 $78 N/A $4 $94 N/A $8
Total $92 $8 $211 $106 $11 $265 $166 $16

Warrnambool Art Gallery - Economic Contribution Study

Net

Cumulative
over 25 yrs

N/A
N/A

125
100
0
1,101
650

1,976

Net
Cumulative
over 25 yrs

N/A
N/A

$21
$31
$0
$140
$196
$389
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6.

Cost Benefit Analysis

A CBA has been used in conjunction with the above economic

impact assessment. This includes the following monetised

benefits and compares this against the costs (see section 4). This

analysis also compares the Base Case (existing WAG) with

Project Case: New WAG on Cannon Hill.

6.1

Economic benefits

The economic benefits considered within this study, including the

core and additional evaluation, include the following:

Core economic benefits

>

Amenity benefit of paid educational and venue hiring
services assumed to equal at least as much as the cost to

hire the facility

Visitor spending benefit: The new WAG at Cannon Hill is
expected to see an increase of 17,480 visitors by 2026.

This will see additional visitor spending.

Residual value of new WAG building: This is the value of
the new WAG at the end of the evaluation period. This
assumes a building asset lifespan of 60 years. Assuming a
30-year analysis period, this means that half the capital

costs is realise at year 30.

Warrnambool Art Gallery - Economic Contribution Study

Additional economic benefits

>

Construction spending benefits: Additional economic
activity generated through the spending on construction
(this only includes the flow on effects of the construction
expenditure as a benefit. The direct construction

expenditure is classified as an economic cost).

Operation spending benefit: Additional economic
activity generated through the increase in operational
and renewal expenditure (this only includes the flow on
effects of the additional operational expenditure as a
benefit. The direct operational expenditure is classified as

an economic cost).

Table 8 presents the results of the core CBA for Victoria.

Table 9 shows the results to a number of sensitivities including

excluding construction and operational benefits, an increase

and decrease in costs and benefits, and a 4% and 10%

discount rate.

20
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Table 8 Cost Benefit Analysis Results

Project Benefits

Amenity benefit of WAG paying users (excl
exhibitions)

Visitor spending benefit for VIC
Residual value of new WAG building
Total incremental Benefits

Project Costs

Capital costs

Incremental operational costs (incl. renewal
expenditure)

Total incremental costs
Results
Net Present Value

Benefit Cost Ratio

Warrnambool Art Gallery - Economic Contribution Study

$2,062,331

$66,027,062

$3,614,346

$71,703,739

$56,567,386

$16,420,735

$72,988,121

-$1,284,382

0.98

Table 9 Cost Benefit Analysis Results - Sensitivities

Including indirect
construction and
operational benefits

Including indirect
operational benefits.

Increase Tourism
Benefits +10%

Increase Tourism
Benefits +20%

Increase CAPEX by
+20%

Decrease CAPEX by -
20%

Increase benefits
+20%

Decrease benefits -
20%

4% discount Rate

10% discount rate

$50,915,372

$10,554,580

$57,518,078

$64,120,784

$46,000,500

$67,181,716

$75,696,070

$26,134,673

$31,167,852

-$17,847,732

1.70

1.14

1.79

1.88

1.59

2.22

2.04

1.36

1.37

0.73

Based on the results of the cost benefit analysis, the new

development of the new WAG on Cannon Hill while marginally
not economic viable based on a tourist visitor spend basis only, is
an economically viable project when considering a range of
broader impacts including indirect economic activity and a

reduced discount rate.
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Appendix A - Study Methodology and Process

Introduction

The economic contribution of the Warrnambool Art Gallery is comprised of different elements along the production process. Outputs of
the Warrnambool Art Gallery can include ‘final goods’ including publications and media, ‘final services’ such as performances or

‘intermediate goods and services' such as preparations of sets for film or theatre productions.

A common theme linking the outputs of creative and cultural sectors with other industries is that their production utilises resources of
labour and capital as well as intermediate goods and services. An important component of this sectors’ wealth and job creation

emanates from the creation, utilisation and commercialisation of intellectual property.

The analysis of direct economic contribution of the Warrnambool Art Gallery in this study is based on the following metrics:

» Outputs (Economic Impact) is a measure of the value of goods and services produced by an industry or sector, where the value

reflects the cost of inputs: labour, capital and intermediate inputs of goods and services, including imports

» Value added (factor of income) is equivalent to output less goods and services sourced from other suppliers (including imports)
and is the sector's contribution to gross state product. By excluding goods and service inputs from other domestic industries and

from overseas, 'value added' avoids double counting as it does not include the value-added by other industries.

» Employment refers to the number of people employed. Much of the employment in these industries is part time (including

intermittent and project based), which is accommodated in this study by estimating the Full Time Equivalent (FTE) jobs.
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Note direct output, value add and employment relate to those impacts that are directly realised as a result of the Warrnambool Art
Galllery's operations (as a business or through its alumni). Indirect impacts relate to the flow on economic activity that results from
spending and other activity realised by these related/supporting businesses within the broader economy.

Scope of the analysis

The scope of this study is to determine the economic impact, breadth and reach of the Warrnambool Art Gallery, both in terms of its

general business operations as well as that generated and supported by its alumni.

Assumptions incorporated within the calculation of the economic impact of the Warrnambool Art Gallery's is presented in Appendix C.

Process

An EIA is an analytical approach used to estimate the impacts generated by a particular investment or policy change on the economy.
Four key steps have been taken to prepare an EIA. These include:

1. Base case and investment case definition

2. Modelling scenario definition

3. Direct impact modelling

4. Total economic impact

1. Base case and investment case definition

The value of the economic impacts estimated in an EIA are derived from the incremental changes in economic activity that are
generated from a given policy or investment activity. This approach ensures that only the net impacts on the economy — which can be

reasonably attributed to the policy or investment — are included within the analysis.

For this analysis, the investment case is defined as the status quo; that is, the investment case refers to the ‘real life’ scenario in which all
other investments within the economy are realised with the exception of that and the subsequent operations of the Warrnambool Art

Galllery.
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2. Modelling scenario definition

The incremental changes in economic activity that are generated from an investment activity are not static in nature; rather, they are
realised over time, during which the structure of the economy changes in response to the investment. As such, the modelling of

economic impacts is undertaken over a time period that allows the impacts on the economy to be realised.
This analysis considers three primary modelling scenarios:

» Economic impact of the construction of the Warrnambool Art Gallery — To determine the economic impact associated with the

construction phase of the new gallery.

» Economic impact of the Warrnambool Art Gallery core operations — To determine the economic impact associated with the

expenditure, operation and services provided by the Warrnambool Art Gallery.

» Economic impact of the Warrnambool Art Gallery tourism - To determine the economic impact associated with additional visitors

and therefore additional visitor spending within the Warrnambool region due to the construction of a new gallery.
3. Direct impact modelling

The specification of direct impacts in an EIA involves identifying the sources of economic impact that are directly attributable to the
investment. This generally includes capital expenditure and ongoing maintenance or operational expenditure that is additional to what

would be expected in the base case.

In this study, the direct spending of additional visitors is also included. For the purpose of this assessment, the following visitor spending

assumptions have been made:
» Itis assumed that overnight visitors spend no more than one night per trip in Warrnambool.
» Average spending per trip has been source from Tourism Research Australia

» Itis assumed that local visitors (i.e. those form Warrnambool visiting the New WAG spend only one tenth of the average spend of

someone visiting from outside the region.

Spending per trip and total base case and project spending is outlined in the table below.
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Domestic Day (Locals) 25,700 38 $965,488
Domestic Day (Intrastate) 27,100 188 $5,090,415
Domestic Overnight 950 154 $146,190
International overnight 310 74 $22,928
Domestic Day (Locals) 31,000 31 $976,272
Domestic Day (Intrastate) 39,000 157 $6,141,063
Domestic Overnight 1,700 154 $261,604
International Overnight 880 74 $65,085

4. Total economic impact

To model the economic impacts beyond those that directly relate to the Warrnambool Art Gallery, it is necessary to employ a modelling
technique that makes use of information about the linkages of the industries within the broader economic context. The starting point for

modelling these linkages is the input-output tables published by the ABS.

Input-output tables provide detailed information on the upstream and downstream linkages of each industry in the economy. Upstream
linkages refer to the sources of inputs to the industry in question. These linkages may be in the form of intermediate inputs produced by
other domestic industries, imported intermediate inputs, labour and other factors of production. Downstream refers to linkages to those

economic agents that purchase the industries outputs and sales to other industries that use the outputs.

The calculation of the indirect and total impacts of the Warrnambool Art Gallery has been based on REMPLAN economic impact input-

output analysis. Further information based on these metrics can be seen in Appendix C.

It is noted that while these REMPLAN outputs within the analysis do not fully take into account the potential broader economic shocks
(including transfers etc.), that may occur as a result of the investment within the Warrnambool Art Gallery. Note input-output modelling is

much more suitable for smaller investments (i.e., under a billion dollars)
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Appendix B - REMPLAN methodology

The team at REMPLAN have automated and systematised the process of building and updating region-specific input-output economic
models for more than twenty years. These in-house systems, tools and resources incorporate many checks and balances that ensure the

consistent and timely delivery of economic analysis software and data.

Place of work employment data from the Census is the basis upon which industry size and composition is estimated at the regional scale.
National accounts data is then applied to the employment profile in order to estimate the value of output by industry and the proportions

of output spent on wages and salaries.

Detailed place of work employment by industry data (114 sectors) is the basis in REMPLAN for estimating local demand by industry for

intermediate goods and services as well as the capacity for the local economy to supply a proportion of those goods and services.

This methodology underpins the economic profiling and impact modelling capabilities in REMPLAN Economy. This framework allows
REMPLAN to build and maintain datasets for major capital city CBDs, suburban areas, regional towns as well as rural and remote areas of
Australia. REMPLAN estimates of local government areas’ Gross Regional Product reconciles with the latest ABS estimates of Gross State

Product and Gross Domestic Product.
REMPLAN Economy Software

REMPLAN economic data incorporates an input-output approach and is innovative in that it takes a complex methodology and provides
a software interface that makes it accessible to economic and business development practitioners both with, and without, a formal

background in economics.
Matrices = Understanding Region-specific Industry Sectors and Supply Chain Linkages

The transactions matrix details all the buying and selling interactions between industry sectors in the selected region, the value of sales to
the Household and Government sectors, the value of imports, exports, payments of wages and salaries, payment of taxes and the value

of industry sectors’' gross operating surpluses.
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The transactions matrix (also known as an input/output table or an 10 Table) is the core ‘ingredient’ in REMPLAN and all the graphs,

tables, charts and impact modelling draw from the information contained in these tables.
» The "maftrices” tab is about as complex as REMPLAN gets.
» Shows the data that sits behind the models

The REMPLAN matrix screenshot below illustrates that when selecting a cell, the right-side information pane automatically presents an

explanation of the industry interaction from the demand side as well as the supply side.

Matrix representation of data visually describes supply chain linkages in terms of buying and selling patterns between industry sectors:

Input Output

Since 1999 the team at REMPLAN have automated and systematised the process of building and updating region-specific REMPLAN
input-output economic models. An input-output model is an econometric technique which details the interdependent supply chain links
between different industry sectors in an economy. This modelling approach was developed by Wassily Leontief (1905-1999), for which he
received the Nobel Memorial Prize in Economic Sciences. The input output modelling systems, tools and resources developed by
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REMPLAN incorporate many checks and balances that ensure the consistent and timely delivery of the REMPLAN economic analysis

software and data.
REMPLAN Methodological Approach

» Place of work employment data from the Australian Bureau of Statistics’ (ABS) Census is the basis upon which industry size and

composition is estimated at the state or regional scale

» National accounts data is then applied to the employment profile in order to estimate the value of output by industry and the

proportions of output spent on wages and salaries

» Place of work employment data is the basis in REMPLAN for estimating local demand by industry for intermediate goods and

services

» Place of work employment data is also the basis for estimating the capacity for the local economy to supply a proportion of the

intermediate goods and services.

REMPLAN economic models have been delivered to economic development practitioners and researchers in government agencies,

universities and consulting firms over this 19 year period while being underpinned by a high level of transparency and external review.

Transactions Matrix (IO Table) Structure
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Transactions Matrix Structure
The underlying structure of an input-output model is the transactions table. This table sets out the various economic sectors of a region in a grid or matrix
format with each sector listed in both the rows and columns of the matrix.

The table is able to show both the source of inputs for each sector by reading down the columns and the destination of the outputs for each sector by reading

across the rows.
Inputs can be sourced from within the region in the form of intermediate commodities and labour or beyond the region in the form of regional imports.

Outputs from sectors will either go to other sectors within the region, to consumers in the form of final consumption, used as capital goods as part of

investment or go beyond the region as regional exports.

Itis possible to divide the overall input-output or transactions table into four distinct quadrants.

Q1. Intermediate Sector Q2 Final Demand Sector
20 40 0 0 [ [

20 20 w75 10

o 40 25 5

Q3. Primary Inputs Sector Q4. Primary Inputs Absorbed by Final Demand
45 PLE] [

5 0 [
0 [
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Appendix C REMPLAN Summaury Outputs

Figure 5 Project Comparison (Base case vs Project Case WAG at Cannon Hill)
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Figure 6 Economic contribution by region for the base case vs project case
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Appendix D CBA Methodology & Assumptions

The economic methodology employed in this study is a Cost Benefit Analysis (‘CBA’) approach. CBA is a method used to aid decisions
about the allocation of resources, expressing both costs and benefits in monetary terms where possible to provide a basis for direct
comparison. The method discounts future costs and benefits to a present value, allowing for comparison of alternative courses of action

by reference to the net social benefits that they produce for the community as a whole.

The Figure below outlines our preferred CBA approach, fundamentally comparing alternative project options to a defined base case to

determine the incremental impact of the project. The CBA methodology and key economic assumptions are detailed below.

Figure 7 CBA Methodology

Economic assumptions
The CBA was undertaken in accordance with Infrastructure Australia’s Guide to economic appraisal Technical guide of the Assessment
Framework. The economic assessment was undertaken considering the following assumptions:

> The economic analysis has been undertaken based on Calendar years starting from 2023 and ending at 2055.
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> All values represented in real 2023-dollar terms. All monetary values have been taken from either the outputs of the Economic

Impact Assessment (i.e. the REMPLAN outputs) or have been sourced from the WAG Feasibility Study Final 2021.
> Project construction period will commence in 2024 and finish in 2025.
> Project operations commence within the 2026.
> The evaluation period is 30 years from the commencement of operations.

> A discount rate of 7% was used for the core case and a 4% and 10% discount rates were used to conduct sensitivities as requested

by the client.

> The building asset life is assumed to be 60 years.
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Appendix 5 — Cannon Hill Massing Study
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| / Introduction

This research study evaluates the opportunity for a new Warrnambool Art Gallery situated on Cannon Hill. Fjmtstudio have
prepared this report for the Warrnambool City Council and in conjunction with RP Infrastructure.

The research study is informed by work undertaken during the feasibility phase and workshops directly with the WCC
Project Control Group.

This study summarises and assesses the opportunity for the development of the new WAG on the Cannon Hill site.
Community Consultation to date on the project has identified a particular interest in:
e Thegalleryasa'Keeping Place'

e Sustainability initiatives to reduce energy consumption
e Safe parking for visitors with suitable coach and drop off zones

Image Credit: WAG Strategic Forum 28.6.19
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Cultural Engagement

Consultation with Eastern Marr Corporation occurred in the previous feasibility stage. The Concept
Design phase is an opportunity for further engagement to inform the project. Whilst additional
consultation did not form part of this study it responds to the strengths, constraints and cultural
considerations raised:

/

~

~ N TN

The Maar space is a strength of the Warrnambool Art Gallery and really important for Community.
The profile that the Gallery is building in the Aboriginal Community has increased and is considered a
culturally safe place for the Aboriginal Community to visit.

It's a strength and very important to have Key Aboriginal stakeholders on the steering committee.
Maar Space and cultural gallery should be continued to new gallery.

Could be enhanced by promoting more Indigenous culture. This would increase tourism in the region.

Committee structure needs to continue into the new Gallery. Continue to enhance the working
relationships and partnerships with Community.

The scope for the building needs to be culturally appropriate and respectful to the bio-diversity and
landscape it sits in. The design and structure of the new gallery should reflect the landscape it sits
within. (eg. Whale country, sea, landscape). Cultural reflection in a structural sense.

New Gallery should be a place of Aboriginal excellence — Maar Excellence — incorporated into the
design.

[t’s important to have Aboriginal artefacts being displayed to showcase history and storylines. This
creates awareness of history and culture, improves tourism and inspires the younger generation.

Eastern Maar Aboriginal Corporation & Maar Steering Committee members
Conducted by Wan-Yaari Aboriginal Consultancy Services
18 May 2021
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| / the Pillars - Project Vision
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The Pillars

Warrnambool Art Gallery Vision

In support of the vision we reference the early pre-engagement workshop held by Council and WAG representatives
which identified the project’s four key pillars.

We propose further consideration of ‘revenue streams’ to keep in mind the financial potential offered by the project.

| — Collection

Il — Contemporary Exhibitions
Il — Indigenous Gallery

IV — Education Programme

V — Financial Opportunities

Image Credit: WAG Strategic Forum 28.6.19
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Il / Site Analysis - Warrnambool
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Site Analysis - Warrnambool Region
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Site Analysis - Warrnambool Region
Distances Bicycling
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Site Analysis - Warrnambool Inner City
Bus Infrastructure - Stops + Routes
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Site Analysis - Warrnambool Inner City

Distances Walking
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Site Analysis - Warrnambool Inner City
Key Views + Geography
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11l / Site Analysis - Cannon Hill
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Cannon Hill - Photographs
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Cannon Hill - Planning Overlays
Local Zoning Areas
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Cannon Hill - Circulation
Vehicular & Pedestrian
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Cannon Hill - Environmental Conditions
Solar, Wind, Key Levels
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Cannon Hill - Existing Conditions
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Cannon Hill - SWOT Analysis
Strengths, Weakness, Opportunity, Threats
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Cannon Hill - SWOT Analysis
Strengths, Weakness, Opportunity, Threats
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IV / Brief & Functional Arrangements
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Preliminary Area Schedule_Summary

AREAS + 35% GROSS % OF BRIEF NOTES
1.0  External Spaces 963 - Estimated from total GFA. External spaces excluded from total GFA
2.0 ' Front of House Spaces 607 819 26%
3.0  Maar Spaces 315 425 14%
4.0 : Exhibition Spaces 655 884 29%
5.0 : Staff Spaces & Back Of House 719 971 31%
TOTAL ESTIMATED GFA 2,296 3,100 Excludes External Spaces

fimtstudio / architecture / interiors / urban / landscape / place
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Preliminary Area Schedule - Return Brief

1.0 EXTERNAL SPACES
1.01 ' External Space for Activities/ Public Art Not able to be provided at existing site - assume occasional use of civic green
1.02 | Amphitheatre Not able to be provided at existing site
1.03 ' Coach Parking / Drop-off Bay Not able to be provided at existing site
1.04 ' Car Parking 10 Spaces retained on existing carpark for use by WAG visitors, delivery, DDA
1.05 ' Public art-based playground Not able to be provided at existing site
1.06 ' Public Screen Mounted on Facade
1.07 ' Outdoor Seating / Undercover Area 40 Adjacent to entry and F&B Service
1.08 ' Observation Deck Provided as internal space
1.09 ' Ceremonial Space 60 Adjacent to entry and Maar Nations spaces
SUB TOTAL 100
GROSSING FACTOR 25% 25 Assume 25% for External Circulation Paths (exc. Roads)
EXTERNAL SPACES TOTAL 125
2.0 FRONT OF HOUSE SPACES AREAS CAPACITY BRIEF SQ.M. PER NOTES
PERSON
2.01 ' Arrival & Foyer 150 Includes entry airlock and main public entry to Maar Nation Interpretive gallery. Foyer to host gatherings, exhibition
openings, and small concerts
2.02 ' Ticketing / Reception 12 Assume 2 Staff
2.03 ' Gallery Retail & Function Bar 25 Adjacent within foyer / Permanent Joinery for serving food and drinks
2.04 ' Seminar Space 90 Assume 25 - 30 person capacity. Co-locate with Bar. Av system and operable walls
2.05 : F&B Service - Servery 40 Allow 60m2 at Existing Site - server for catering functions and meetings only
2.06 : Bar - Level 1 30 Bar with adjacent BOH, Store, and servery
2.07 : Visitor Amenities 30 Includes lockers, cloaking, school group bag store
2.08 | Member & Volunteer Lounge / Teapoint 20 Accessible from foyer, also for use by FOH staff
2.09 ' Front of House Store 10 Cloaking, ticketing and retail store
2.10 : Function Area 150 Flexible function space on level 1
2.11 : Observation Area 50 Located internally on Level 1. Can be combined with function area
SUB TOTAL 607 0 . Capacity
GROSSING FACTOR 35% 212
FRONT OF HOUSE SPACES TOTAL 819

25
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3.0

MAAR SPACES

AREAS CAPACITY BRIEF

SQ.M. PER
PERSON

NOTES

3.01
3.02
3.03
3.04
3.05
3.06
3.07

3.08
3.09

Entrance for Connected Outdoor Ceremonies
Interpretive Materials Store

Maar Nation Interpretive Gallery

EMAC Workplace

Conservation Room

Meeting / Community Rooms

Teapoint

OPTIONAL SPACES
Elder’s Room
Artist in Residence
SUB TOTAL (EXCL. OPTIONAL)
GROSSING FACTOR 35%
MAAR SPACES TOTAL

40
200

24
30
12

25
50
315 0 . Capacity
110

Direct access for outdoor ceremonies and entry for Maar meetings after-hours

Specialist storage and managed access

Connected with Foyer

Included and co-located with Staff Workspace

Assume workshop space for 2 staff and storage

Assume 1 medium size room with access from public spaces

For staff and community use

Intermediary space in support of Maar Nations Gallery

Multifunction space to house visiting researchers and artists

4.0

EXHIBITION SPACES

AREAS CAPACITY BRIEF

SQ.M. PER
PERSON

NOTES

4.01
4.02
4.03
4.04
4.05
4.06
4.07

3.08

Permanent Collection Gallery
Temporary Exhibition Gallery 1
Temporary Exhibition Gallery 2
Family Learning Centre (FLC) Gallery
FLC - Wet Space / Makers Space
Project Space

Crates, Chairs, Moveable Walls Store

OPTIONAL SPACES

Children’s Gallery / Spaces

SUB TOTAL (EXCL. OPTIONAL)
GROSSING FACTOR 25%
EXHIBITION SPACES TOTAL

200
100
100
120
40
55
40

55

655 Capacity
164
819

Capacity to be interconnected for 400m2 major ticketed exhibition

Capacity to be interconnected for 400m2 major ticketed exhibition

Capacity to be interconnected for 400m2 major ticketed exhibition

Acoustic and visual screening from other public space (existing - 80m2)

Access from FLC Gallery and Indigenous Cultural Space

Ground floor location and adjacent to FLC Gallery to allow flexible exhibition use

Located adjacent to gallery spaces in BOH zone

Supplementary acoustically separated space to corral children and school groups. Seperate space to maintain user
experience for other visitors. Can also be used for bag storage & lunches.

Assume 25% Grossing Factor for Exhibition Spaces

26
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5.0 STAFF SPACES & BACK OF HOUSE AREAS CAPACITY BRIEF SQ.M. PER NOTES
PERSON
5.01 ' Staff Workplace 100 10 10 Assume 8 WAG staff and 2 Maar staff @10m2 per person allocation
5.02 ' Office 24 2 Assume 2 enclosed offices
5.03 ' Conservation Room 48 With workbenches and plan drawers for print works
5.04 ' Staff Teapoint 12 Dedicated for staff use
5.05 ' Staff Meeting Room 15 Dedicated for staff use
5.06 A Covered / Secure Loading Bay 60 Part external - assume Loading Bay for Medium Rigid Vehicle (TBC)
5.07 ' Crating / Unpacking Space 24 Connected to Loading Bay
5.08 : Workshop 24 Framing, Carpentry, Painting
5.09 : Visible Storage 100 Located to allow public access to viewing space
5.10 ' Secure Collection 240 Area allocation updated
5.11 | Exhibition AV/ Comms 12 Specialised for digital exhibition content
5.12 : Photovoltaic Battery Storage 20 Sustainability initiative
5.13 : Waste 15 Gallery and F&B bins store
2.12 ' Function Space Store 25 Storage adjacent to Seminar Room to support functions
NOT INCLUDED

5.14 Substation / Main Switchboard 50

SUB TOTAL (EXCL. MAIN SWITCHBOARD) 719 Capacity

GROSSING FACTOR 25% 252
STAFF SPACES & BACK OF HOUSE TOTAL 971

Note: Subject to further detail from Client /
User workshops and briefing Process

fimtstudio / architecture / interiors / urban / landscape / place
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Preliminary Functional Brief
Area Schedule Visualisation

SUMMARY OF AREAS
L [Peees | swwenoss |
1.0 External Spaces 963 -
11 Rooftop Photovoltaic Amay | Refer Plans | Refer Plans
20 FrontofHouse Spaces | 607 | 819
30 MaarSpaces | 815 | 25
40 ExhibitionSpaces | e | 819
50  Staff Spaces &Back OfHouse | 719 | o1
' TOTAL ESTIMATED GFA 2,296 3,034

fimtstudio / architecture / interiors / urban / landscape / place

2.0 FRONT OF HOUSE SPACES

TOTAL 607 SQM
+35% GROSS 819 SQM
27% OF BRIEF

2.08
MEMBERS/
VOLUNTEER
LOUNGE +
TEAPOINT
20 SQM
2.09
FOH STORE
2.1 10 SQM
AREA 2.02] | VISITOR GALLERY RETAIL BAR- F+B SERVICE -
50 SQM TICKETING /| | AMENITIES | | + FUNCTION LEVEL 1 SERVERY
RECEPTION 30 sQM BAR 30 sQM 40 sQM
12SQM 25sQM
2.01 2.10 2.04
ARRIVAL + FOYER FUNCTION AREA SEMINAR SPACE
150 SQM 150 SQM 90 SQM
1.01
OUTDOOR
1.01 - EXTERNAL SPACE FOR SEATING /
ACTIVITIES / PUBLIC ART | NDERCOVER
AREA
1.02 AMPHITHEATRE 40 sQM
1.03 - COACH PARKING /| | 4 06 - pyuBLIC SCREEN
DROP OFF BAY
1,04 - CAR PARKING| | 1,08 - OBSERVATION DECK
1.05 - PUBLIC ART-BASED
PLAYGROUND

1.0 EXTERNAL SPACES

TOTAL SQM

APPROX 35% 963 SQM

+ APPROX EXTERNAL COVERED AREAS

4.0 EXHIBITION SPACES

TOTAL 655 SQM
+35% GROSS 819 SQM
27% OF BRIEF

WORKSPACE

3.0 MAAR SPACES

TOTAL 315 SQM

+35% GROSS 425 SQM

14% OF BRIEF

5.06
COVERED /
SECURE
LOADING BAY
60 SQM

5.0 BACK OF HOUSE + STAFF SPACES

5.01

STAFF
WORKPLACE
100 SQM

TOTAL 719 SQM

+35% GROSS 971 SQM

5.02

OFFICE

24 sQM

5.05 5.04
STAFF STAFF
MEETING | TEAPOINT
ROOM 12.5QM
14 SQM

32% OF BRIEF

NG SPACE

PHOTOVOLTAIC
BATTERY STORE
20 SQM

5.13
WASTE
14 SQM

5.11

12 SQM

EXHIBITION AV / COMMS
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Preliminary Functional Brief
Area Schedule - External Covered Areas

For the purpose of this Preliminary Research Study we have allowed for the following:

Integrated to Building
/ North Entry / GF 50m?2
- Roof extension)
- assume 6.0m deep
/ South Canopy / GF 900m?2
- Roof extension)
- assume 6.0m deep
- assume full length of south facade
/ West Entry Canopy / GF 120m?2
- Roof extension)
- assume 6.0m deep
/ Covered Loading Dock / GF 50m?2
/ Observation Deck / L1 100m?2

Free standing External
Ceremonial Space / GF 100m?2

Green Roof

The area indicated in the massing renders as a green roof where the building is partially subterranean is approx 1,600m?2.

Notes:

/ No allowance has been shown for bus or bike shelters or a porte cochere.

/ For review during Concept Design Phase:

- Advice has been provided that the conditions on site can be unsuitable for exposed viewing areas. Further investigation required.
- It should be assumed that the loading dock is a fully air conditioned and enclosed space. A secondary external covered area of 50m2 may also be required

- Ceremonial space to allow for perimeter canopy - will be subject to consultation

fimtstudio / architecture / interiors / urban / landscape / place
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Opportunities of the Functional Brief

Maar Nations

— Elders' Room
— Separate Women's & Mens Business (access and privacy)

— Consultation required with Maar Nations to understand and develop space

Youth / Children's Areas

— Qrientation area for groups when entering (especially school groups).
AssSists to provide an acoustic separation to others user experience

— Lunch area for school groups as would have brought own food

Revenue Opportunities

— Functions, retail / ticketing, cafe and bar areas
— Members Lounge

— Specific conference facilities excluded

Artist Studio

— Artist in residence

— Visiting Researchers

fimtstudio / architecture / interiors / urban /landscape /place 30
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Siting of the building mass on Cannon Hill

Key drivers behind the location shown in the research study:

The form uses the natural contours of the Cannon Hill site to sit into the landscape. This would assist
to reduce the visual building mass from Merri Street.

The levels that have been considered seek to blend the pedestrian walkways from Liebig Street
and Petrobe Road connecting across a southern terrace. This will vary dependent on how deep the
building is inset into the hill. The intention would be to minimise interference with the natural
ground planes, which would be environmentally more appropriate, whilst also providing less
interference with the overland flow

Setting the building back from the Petrobe Road cutaway has multiple benefits

__ avoids the steep drop in the site down to the east

— reduces the necessity for expensive cantilevers or visible piling structures to support the larger
section of the building

— allows the building space to breathe independent from the edge of the site

— creates avisual barrier from the Flagstaff Hill Maritime Village. This will become more important
once engagement with the Maar Nations begins during the concept phase in recognition of the
fresh start opportunity mentioned in the Feasibility discussions prior to this research project.

fimtstudio / architecture / interiors / urban / landscape / place 32
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Massing Study

Clarifications and Assumptions

1/ Artist impressions following test building massing within the site context and are indicative only

2 /| Concept Design is a future phase which would be progressed in conjunction with external stakeholder
consultation

3/ Site survey and assessment of ground conditions are required to determine viability of siting and
section study options included within this report

4 [ Massing represented assumes that site conditions can accommodate building set downs indicated and
are subject to cost analysis

5/ Massing renders assume a single storey facility

6/ Functional arrangement plans assume a double storey configuration set into the ground

fimtstudio / architecture / interiors / urban / landscape / place 33
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Massing Study 01
View 01

Impact of building to residents mitigated by:

— Single storey mass represented

— Minimal set down into landscape
(Subject to Geotechnical Conditions)

— Integration of massing to landscape using a
green roof for partial cover

— Reduce building height where possible in
supporting non-gallery spaces to minimise
amount of area above ground

— Consider separate parking for Cannon Hill
observation and the gallery subject to traffic
engineering (image shows approx. 50% of
current parks for the observation area)

[TTTTTTR
7

fimtstudio / architecture / interiors / urban / landscape / place

A — Single storey on crest of hill
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Massing Study 01
View 02

A — Single storey on crest of hill

fimtstudio / architecture / interiors / urban / landscape / place 35
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Massing Study 01
View 03

A — Single storey on crest of hill

fimtstudio / architecture / interiors / urban / landscape / place 36
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Massing Study 01
View O4a_Roof Option 01

A — Single storey on crest of hill
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Massing Study 01
View 04b_Roof Option 2

A — Single storey on crest of hill

fimtstudio / architecture / interiors / urban / landscape / place 38
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Massing Study 01
View 05

A — Single storey on crest of hill
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Massing Study 01
View 06

A — Single storey on crest of hill
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Massing Study 01
View 07

A — Single storey on crest of hill
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Massing Study 02
View 01

Impact of building to residents mitigated by:

— Single storey mass represented

— Building immersed into landscape (7 metres)
(Subject to Geotechnical Conditions)

— Integration of massing to landscape using a
green roof for building cover & low profile roof

for additional internal height

— Reduce building height where possible in
supporting non-gallery spaces to minimise
amount of area above ground

— Consider separate parking for Cannon Hill
observation and the gallery subject to traffic
engineering (image shows approx. 50% of
current parks for the observation area)

2 -
5B y
= S/
Si5
— —
-

0
— O
R O =
SN - o s /7

or -

2/

fimtstudio / architecture / interiors / urban / landscape / place

A — Single storey immersed into hill
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Massing Study 02
View 02
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A — Single storey immersed into hill
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Massing Study 02
View 03

A — Single storey immersed into hill
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Massing Study 02
View 04
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A — Single storey immersed into hill
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Massing Study 02
View 05

A — Single storey immersed into hill
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Massing Study 02
View 06

A — Single storey immersed into hill
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Massing Study 02
View 07

A — Single storey immersed into hill
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Massing Study 02

Plan - Site
Legend
|_ ] Site Boundary

Discretionary Entry

A Main Entry
AR

Back of House / Service Entry

Note: Levels are approximate and subject to
land survey
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Massing Study 02

Extent of Excavation

Legend

|_ ] Site Boundary
Excavation within site boundary
Potential Excavation outside of
site boundary

| _I Adjacent maritime carpark

Note:

—Levels are approximate and subject to land
survey

—Adjacent Maritime Carpark shown dashed in
blue for comparative purposes

—Car parking shown on Cannon Hill site
approximately equates to existing quantity
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Massing Study

Sections

Legend

' . Site Boundary

Warrnambool - Site (Cannon Hill)

Site Cut

LAKE PETROBE

Note: Diagrams are approximate massing
heights & Indicative
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Massing Study

Section - Options

Legend

Building Mass /_l GALLERY
................................. f A +0M
Q = —— - -

Site Cut
MERRI STREET

=
OPTION A E JOHNSON RESERVE

Massing Options
A — Single storey on crest of hill
B — Single storey set down approximately 2.0 metres from

crest of hill. Optional reduced footprint + Level 1
functions & observation area visible on crest of hill

—_— e e e e et ——————— e — — — — — — — — —

: FUNCTIONS +7.0 M

C — Double storey - refer Functional Arrangement Plan.
Ground Floor set into hill. Level 1 reduced footprint for

function & observation areas visible on crest of hill H
MERRI STREET

Massing Parameters

OPTION B E JOHNSON RESERVE

— Galleries to allow clear internal space of 5.0m

— Green roof over galleries to allow for structural span and
loading to gallery approx. 1.5m + 0.5m for planting

— Storage area clear internal space approx. 5.0m to match
galleries

— Option B & C - Additional storey for functions area would

increase building height approx. 5.0m

— Supporting areas can have lower ceilings

— Massing diagrams and sections are indicative only and =)
MERRI STREET

subject to land survey, geotechnical and supporting

technical consultation to confirm assumed parameters
OPTION C E JOHNSON RESERVE
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Functional Arrangement Plans
Clarifications and Assumptions

|/ Massing diagrams suggest opportunity for visitor arrival as
welcoming and provide natural way finding and orientation
indicated with a glazed insertion

/ Thesouth terrace offers points of connectivity to areas in the
brief such as a retail space, cafe, information and ticketing,
visitor amenities, pop up retail capability, interactive space, an
orientation room for school groups, and a strong frontage and
presence to visitors approaching from the Great Ocean Road
along Petrobe Road.

/ The arrangement of semi-permanent galleries and permanent
exhibition room can support a range of special exhibitions and
form the central component to how the project plan could be
developed. A repetitive gallery infrastructure will support the
exhibition designs flexibility for a range of artist disciplines.

/ Consultants will be required to confirm the site viability including
Geotech, site survey, landscape and arbortist, existing
Infrastructure information and provide clarity on the statutory
approvals process.
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Preliminary Functional Arrangement Plans

Legend
I collection Storage + Conservation LEVEL 1

WAG Exhibition Spaces
Maar / First Nations

MERRI STREET
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Outdoor
Staff Spaces . —
........... Amenities SiEMINAR
eeeee @507 ) SPACE
Plant .5 . VISITOR 90 SQM
m Additional Briefed Areas o s E .| AMENTES )
o S . 30 SQM b |
Circulation / Access > .3 p——————y
o . 2.03 210
. O o FUNCTION BAR <
Outdoor Spaces T vl ERETION
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1.01 e = - 150 SQM
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in future stages will confirm grossing SRR 7 L TIE : E | F+B SERVERY STORAGH
allowances for Structure & Services -
3/ Grossing allowance of 35% to galleries * * * sesee
. N J VAS W,
4 [ Grossing allowance of 25%
5/ Entry options to Maar Nations gallery and

supporting spaces to consider separate access
for Women or Men. Consultation required with

Maar Nations. @

WETLANDS + COSTAL VIEWS N
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Functional Arrangement Axo

Legend

[ ]
1

Notes

Collection Storage + Conservation
WAG Exhibition Spaces

Maar / First Nations

Functions /F+B

Outdoor

Staff Spaces

Amenities

Plant

Optional Spaces

Circulation

1/ Diagrams and areas are approximate only

2 [ Floors in diagram have been separated for clarity
and are for visual purposes only.

3/ Height between floors estimated as 5.0 - 7.0

metres.
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fimtstudio

/ Melbourne

Level 2, 56 Hardware Lane
VIC 3000 Australia

t+61 39604 2500

/ Sydney

Level 5, 70 King Street
NSW 2000 Australia
t+61292517077

/ UK

Level 1, 8 St Aldates
United Kingdom OX 1 1BS
t + 44 1865520 420

Find us on Instagram and LinkedIn: @fjmtstudio
www.fjmtstudio.com

Francis-Jones Morehen Thorp Pty Ltd ABN 28 101 197 219

Nominated architects Richard Francis-Jones ARBNSW 5301, ARBVIC 15505
Elizabeth Carpenter ARBNSW 6141

Francis-Jones Morehen Thorp Ltd Company no 7384142 ARB 078103G
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Warrnambool Art Gallery Research Project_Benchmarking Rev Draft — 25/01/23

fimtstudio

WARRNAMBOOL

CITY COUNCIL
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Benchmarking Selected Projects

/ Auckland Art Gallery | Toi o Tamaki, Auckland New Zealand

/ Auckland War Memorial Museum | Te Ao Marama, Auckland New Zealand
/ Port of Sale Cultural Hub Sale VIC

/ Bunjil Place Narre Warren VIC

[ TMAG Hobart TAS

fimtstudio / architecture / interiors / urban /landscape /place 3
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fimtstudio

fimtstudio (fjmt) is a multi-disciplinary design studio committed
to design excellence, innovation and the enhancement of the
public domain.

“fimt has a reputation as a highly successful, ideas driven
practice with an agenda for strong public engagement and
masterful resolution of tectonics”

Fleur Watson and Martyn Hook, Architectural Design

fimtstudio / architecture / interiors / urban /landscape /place



Warrnambool City Council 5 June 2023
Agenda for Scheduled Council Meeting Attachment 7.1.1 Page | 175

Benchmarking - Selected Projects
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Auckland Art Gallery | Toi o Tamaki, Auckland New Zealand

Architects FJMT + Archimedia

Client Regional Facilities Auckland

Builders Hawkins Construction Ltd
Cost $120 Million

GFA (sqm) 14,370

Completion 2013

Architecture / Interiors / Community /

Scope Culture / Heritage
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 8
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 9
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 10
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 11
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 12
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 13
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 16
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Auckland War Memorial Museum | Te Ao Marama, Auckland New Zealand

Architects FIMT + JasMax + Design tribe

Auckland War Memorial Museum |

Client Tamaki Paenga Hira

Builders -

Cost $100 Million
GFA (sqm) 7,285
Completion 2020

Architecture / Interiors / Community /

Scope Culture / Heritage
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fimtstudio / architecture / interiors / urban /landscape /place 18



Warrnambool City Council 5 June 2023
Agenda for Scheduled Council Meeting Attachment 7.1.1 Page | 189

| Auckland War Memorial Museum | Te Ao Marama

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 19



Warrnambool City Council 5 June 2023
Agenda for Scheduled Council Meeting Attachment 7.1.1 Page | 190

| Auckland War Memorial Museum | Te Ao Marama

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 20
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| Auckland War Memorial Museum | Te Ao Marama

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape /place 21



Warrnambool City Council 5 June 2023
Agenda for Scheduled Council Meeting Attachment 7.1.1 Page | 192

| Auckland War Memorial Museum | Te Ao Marama

Auckland New Zealand

fimtstudio / architecture / interiors / urban /landscape / place 22
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| Auckland War Memorial Museum | Te Ao Marama

Auckland New Zealand
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| Auckland War Memorial Museum | Te Ao Marama

Auckland New Zealand
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fimtstudio / architecture / interiors / urban /landscape /place 24
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Port of Sale Cultural Hub Sale VIC

First Nations The Gunaikurnai & Taungurung Peoples
Architects FIMT
Client Wellington Shire Council

Builders Building Engineering
Cost $14.5 Million

GFA (sqm) 4400

Completion 2020

Architecture / Interiors / Community /

Scope Culture

Visitation increased from 40,000 to

Visitation No. 200,000+ within 1st year of opening
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fimtstudio / architecture / interiors / urban /landscape /place 26
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria
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| Port of Sale Cultural Hub

Sale Victoria

fimtstudio / architecture / interiors / urban /landscape /place 35
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Bunjil Place Narre Warren VIC

First Nations The Bunurong / Boonwurrung Peoples
Architects FIMT
Client City of Casey

Builders Multiplex
Cost $140 Million
GFA (sqm) 24,500
Completion 2017

Architecture / Interiors / Community /

Scope Culture
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| Bunjil Place
Narre Warren VIC
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| Bunjil Place
Narre Warren VIC
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| Bunjil Place
Narre Warren VIC
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| Bunjil Place
Narre Warren VIC
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| Bunjil Place
Narre Warren VIC
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fimtstudio / architecture / interiors / urban /landscape / place 42
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| Bunjil Place
Narre Warren VIC
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| Bunjil Place
Narre Warren VIC

fimtstudio / architecture / interiors / urban /landscape /place 44
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Auckland Art Gallery | Toi o Tamaki, Auckland New Zealand

Architects FJMT + Archimedia

Client Regional Facilities Auckland

Builders Hawkins Construction Ltd
Cost $120 Million

GFA (sqm) 14,370

Completion 2013

Architecture / Interiors / Community /

Scope Culture / Heritage
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand
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| Auckland Art Gallery Toi o Tamaki

Auckland New Zealand
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