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QUT researcher poses the question: demaolish and rebuild or
refurbish?
Wadnasday, 11 April 2007

A QUEENSLAND University of Technology researcher has come up
with a tool to halp building owners decide whether thay should
demaolish and rebuild or refurbish ageing buildings.

Thausands of buildings in the central business districts of
rmajor Sustralian cities have reached "8 certain age"
when decisiens must be made abaut their fubures,
according ta QUT Associate Professor Jay Yang, from the
Schoal of Urban Development,

Yang sald these ageing buildings were products of the

1970s building baam. Queensland University of
uieing Technology Assodiane

Frofessor lay ¥
"They na lenger mesat tenants' changing requiremsants or ey

resshed enargy EH'-II'.'i-Er'IC',' standards and e quegtinn ig: damalish and build neaw
or re-life through refurbishrment,™ e Said.

Following extensive rassarch with a national team of building industry experts
and researchars from thres univarsities at the Co-oparative Ressarch Centre for
Construction Innevation, headgquarterad at QUT, Yang developad a sat of
quidelines to test the commercial, bachnical and anvironmental viability of "re-
lifing" projects.

"4z buildings age they bacome mora costly to run, ne longar allow the
Functianality for today's wark stybes, and they can potentially make people sick,”
Yang said.

"With tha growing commitment to sustamability, improving axsting building
stack is an attractive option and it is estimated up to 50 percent of annual capital
budgets will go ta re-lifing By the year 2020.°

The research team studied the re-lifing of three government Guildings, sach 30-
4 years old, in Brisbane, Melbourme and Sydney to bring them wp to the
standards of today's office operation and environmental perfarmance.

Accarding to Yang, key cansiderations For re-lifing projects include:

e Integreted anahvsis of market demands by building bype, location and
tanancy';

& Tha optimisation of imtarnal space to cater for changas in tha way we wark
such as the addition of meseting rooms, comman space, hot-desking, ekc;

& The residual service life and condition reports of the bullding o allow
redistripution of office space and services and cater for future maintanance
requirerments;

& Recycling of materials from refitting and waste management; and

& Oneerall project management in terms of work scheduling around existing
tanants, contrectual arrangament, building procuremeant, ansite wark
organisation and improved workplace health and safaky.

Yang said high construction costs, labour shortages, scarce resources and the
increasing amphasis on sustainability had all Bean directing the attention towards
re-lifing.

Ha said different parts of buildimgs had diffarent life spans.

"Whereas the bullding structure may last 80 to 100 years, facades date
aesthetically and physically with a shorter life of 30 to 40 years, while
mechanical systems such as lifts, vantilation and air conditiening last anly 20 to
30 years,” he said.

"But communications and computer Systems need b be changed every three
yEars or 20 while the partitioning and power cabling have a life of five to 10
YEars,

"Bacausa of changes to office work routines, arganisational flexibility,
occupational health standards, and envirenmental rating of bulldings, each of the
ageing bullding's elements presants challenges to bullding owners,”

Yang said re-lifing pravided the opportunity te coordinate all these aspects and
ko rebuild & healthier and better performing building with non-toxic material,
innovative systems and maximum use of natural ventilation and daylight.

"Such wpgrade to office space will help reduca vacancy rata and improwe rencal
returns,” he said,



