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1 PURPOSE OF THE WORKS 

1.1 Australian War Memorial Mission 

The Memorial forms the core of the nation's tribute to all those Australians who served in 

conflict and operations including honouring the sacrifice of the more than 103,000 

Australian men and women who died serving their country.  Its mission is to help 

Australians to remember, interpret and understand the Australian experience of conflict 

and operations and its enduring impact on Australian society.   

1.2 The Australian War Memorial Development Project 

The Australian War Memorial (the Memorial) Development Project (the Project) involves 

the construction of new works, the refurbishment of the Main Memorial Building (Main 

Building) and the Bean Building, new and upgraded galleries, and improvements to the 

public realm. The proposed works will enable the Memorial to meet its obligations to 

Government and the Australian people as detailed in the Australian War Memorial Act 

1980 (the Act). The new build and refurbishment works will provide additional and 

improved space for galleries, visitor circulation and amenity, storage of National 

Collection objects including archives, and support services.  

1.3 Project Vision  

The Project will construct additional exhibition capacity to enable the Memorial to 

effectively tell the stories of Australian experiences of conflict and operations, in a manner 

that preserves the national significance of the Memorial whilst enhancing the visitor 

experience. 

1.4 Objectives of the Development Project 

The Memorial has established seven objectives for the Project.  These objectives are: 

a. maintain the Memorial’s national significance; 

b. remediate existing constraints; 

c. enhance gallery spaces; 

d. improve the visitor experience; 

e. improve the connection between the Australian War Memorial and community 

memorials; 

f. create information and reflective spaces for service men and women and their 

families; and 

g. protect and showcase the National Collection. 
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2 SCOPE OF WORKS 

2.1 Outcomes  

The Project will deliver the following outcomes as defined in the Function Design Brief: 

a. total new space in Anzac Hall and Glazed Link of 13,297 square metres consisting of: 

i. Lower gallery area of 3,085 square metres; 

ii. Main level gallery area of 3,604 square metres; 

iii. Mezzanine gallery and viewing area of 799 square metres; 

iv. Glazed link public space of 2,308 square metres; 

v. Respite areas, amenities, circulation, back of house support and plant across 

all levels of 3,501 square metres. 

b. total new space for the New Southern Entrance consisting of public entrance and  

cloaking, bookshop, theatre and function room, flexible gallery and plant of 3,450 

square metres. 

c. total new space for a new research centre, archive and collection support functions 

Bean Building Extension of 1,036 square metres; 

d. total refurbished space for collection support functions in the Bean Building of 

6,009 square meters; 

e. total refurbished space in the Main Building for galleries, educational functions and 

enhanced circulation of 7,689 square meters.  

2.2 Works Packages 

The Memorial considered that the duration and multi-stage nature of the works to be 

undertaken should be progressed as a “program” rather than being considered a single 

“project”.   This decision enabled an individual design, construction and contracting 

strategy to be considered for each package of works, noting this places greater risk and 

responsibility on the Memorial team. 

These Works Packages are described in detail below and in summary are: 

a. Main Works Package 1 New Southern Entrance and Parade Ground;  

b. Main Works Package 2 Bean Building refurbishment, extension and Research 

Centre; 

c. Main Works Package 3 New Anzac Hall and Glazed Link; 

d. Main Works Package 4 Main Building refurbishment; 

e. Main Works Package 5 Public Realm and car parking; and 

f. Galleries to Anzac Hall and the Main Building 
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2.2.1 Design Outcomes 

Design work for Main Works Packages (MWP) 1-3 is complete and concept designs for the 

other packages have also been prepared.  

The images below show the overall view of the Memorial Campbell Precinct at the 

completion of the Project in 2028. 

  

 

Australian War Memorial – Development Project view from Anzac Parade 
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Australian War Memorial – Plan View of Project at completion in 2028  
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2.2.2 Anzac Hall and Glazed Link 

A new two-level Anzac Hall will be a purpose-built facility to house and display exhibitions, 

including large technology objects. The new Anzac Hall is to be constructed in the location 

of the previous Anzac Hall and will approximately double the area of the purpose-built 

gallery in the existing Anzac Hall. The new Glazed Link is proposed to make use of the 

high-value space between the rear of the Main Building and new Anzac Hall. The link will 

strengthen and improve connectivity between the Main Building and Anzac Hall, thereby 

improving the visitor experience and enhancing circulation. The link is proposed to contain 

non-light sensitive large technology objects such as the existing HMAS Brisbane Bridge, 

RF111C Reconnaissance Aircraft, various armoured vehicles, an additional café, and 

additional space to support the Memorial’s educational programs.    

 

Main Building and Glazed Link view from New Anzac Hall 

2.2.3 New Southern Entrance 

The New Southern Entrance is located below the previous forecourt, and will improve the 

visitor arrival experience, support enhanced visit planning and orientation, and improve 

accessibility. The previous forecourt hard-stand, stairs and entrance will remain as an 

option for visitors as it is now. The new Level 1 entrance will enhance visitor orientation 

by improving security screening capability and providing added visitor functions including 

a 250-person theatre, function areas and public amenities.  The entrance will be accessed 

from both the east and west, have direct path access from the western surface carpark, 

and be immediately connected to the underground carpark to the east.  The entrance will 

be integrated into the parade ground to provide ‘street level’ access into the Memorial, 

thereby enhancing accessibility and connectivity. Visitors will enter the lower level of the 

Main Building through a set of central stairs and two flanking lifts.   Two new stairwells 

will be constructed either side of the top of the stairs in the lower level of the Main 
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Building. The intent of the stairwells is to provide an option to circulate visitors to the Pool 

of Reflection and Roll of Honour to maintain the connection to the Commemorative Area.  

 

New Southern Entrance - Oculus 

2.2.4 Bean Building Refurbishment Extension and Research Centre 

The Bean Building refurbishment and extension will enable operational and non-critical 

administration functions to be relocated out of the Main Building.   The extension and 

refurbishment will enable the relocation of the National Collection Branch to an area 

closer to the archives and loading dock, and will directly connect to the new Research 

Centre.  This package of works also includes the Central Energy plant to support 

reticulation of services to other projects within the program of works. This will 

significantly improve the function of the National Collection Branch. The new Research 

Centre will relocate from the northern end of the Main Building into a new area adjacent 

to the Poppy’s Café (to the east). It will integrate with the Bean Building to provide 

efficient and secure access to the National Collection, and create a light filled area more 

attractive to the public, which will promote the Memorial’s research function.    
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Dome of the Hall of Memory viewed from Research Centre public reading room 

2.2.5 Main Building Refurbishment 

The Main Building works will address existing compliance limitations, refurbish existing 

modern conflict galleries, strengthen the existing structure and convert some areas that 

are used for support functions such as staff lunch facilities and the security control room 

into gallery spaces. The areas most important to convert to galleries are primarily near the 

main circulation spine, close to and underneath of the Hall of Memory.  Importantly the 

structural work and rectifications to the building will be done as part of the Development 

Project with the amount of Gallery Fitout determined by the funding available once 

rectifications have been completed. The works will address the areas of non-compliance 

in the existing buildings such as egress, accessibility, work health and safety and improved 

lift access.   

2.2.6 Galleries 

The galleries work will be a combination of new and upgraded galleries, with the majority 

of new galleries to be in Anzac Hall.  As described throughout this document the focus of 

the additional galleries will be on recent conflicts. Due to the budget limitation, the 

number of galleries that are to be refreshed in the Main Building will be a function of a 

budget reallocation exercise after the tendered prices for the works included in Design 

Packages 3, 4 and 5 are known.  This is in a similar manner to the amount of column 

removal and floor levelling that has been documented.  The Project does not include any 

allowance for refreshing the First World War or the Second World War galleries, or Level 

one galleries for Vietnam and Korea, etc. The priorities for the gallery development are: 

a. Afghanistan; 

b.  Iraq and Northern Syria; 

c. East Timor; 

d. Peacekeeping Operations; and 
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e.  Humanitarian Operations. 

 

 

New Anzac Hall – Concept Design for Afghanistan Gallery 

2.2.7 Public Realm  

The Public Realm works include a range of works to improve the visitor experience from 

the time of arrival through to entering the Building. This includes landscape, precinct 

security and parade ground works that address accessibility constraints and servicing. The 

focus for the Public Realm is to improve connectivity around the site and includes 

improved pedestrian access links from the main car parking areas around the site and bus 

parking to the new Southern Entrance. There is no intent to construct any significant 

vertical structures within the Public Realm, with any external furniture limited to seating 

and small shade structures.   
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3 Project Funding 

3.1 Project Budget 

In 2018 the Australian Government allocated a total project allocation of $498.7 million for 

the project over nine years from 1 July 2019 to 30 June 2028.  The budget included all 

costs required for the delivery of the Project including internal staffing costs, 

contingencies, cost escalation and associated professional fees.    

3.2 Estimates Variation 2022 

In March 2022 the Memorial sought additional funding to mitigate an estimated funding 

shortfall across all Base Building construction and Gallery fit out works.  

Consequently an additional $50.0m in funding was provided by the Australian 

Government through an Estimates Variation in April 2022 bringing the total Australian 

Government funding for the Project to $548.7m.  

The $50m has been applied to the Main Works Packages 1, 2 and 3. 

3.3 Australian War Memorial Capital Contributions 

The Memorial has made limited capital contributions for works that are additional to the 

2018 Detailed Business Case scope that can be completed in parallel with the Project to 

provide increased value for money outcomes through reduced management overheads, 

preliminaries and establishment costs. 

Examples include the extension of the underground car park in 2019 and the planned 

upgrade of smoke extraction systems in the Main Building.  

Several parallel project have also been initiated as a result of building deficiencies 

uncovered during investigation works. 

Examples include waterproofing rectification to the Commemorative area, replacement of 

the Level 1 sewerage system and addition of fire rating to structural elements. 
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4 COST EFFECTIVENESS AND PUBLIC VALUE 

4.1 Expenditure and Commitment to date 

From commencement to start October 2022 the Project has committed $250m in 

contracts and expended $120m.  

During this time, and through to completion of Early Works (Q4 2022) the Project 

expenditure has remained largely within the Detailed Business Case (DBC) P80 cost plan. 

This required close control of budget, careful value management of Enabling and Early 

Works and judicious use of contingency funds. 

Budget has also been significantly impacted by issues such as COVID-19 and unexpected 

hazardous materials finds beyond regular contingency planning that have been required 

to be absorbed by the Project contingency. 

The project is managed in accordance with our Cost Management Plan and the 

Contingency Management Plan previously agreed with the Department of Finance. 

 

Overall Precinct Works Progress (July 2022) 

4.2 Design Phase Scope Control 

The Project has been conducted in line with a detailed Design Management Plan to ensure 

that ‘scope creep’ does not occur during the design process. Verification of the 

effectiveness of this plan has been carried out through detailed assessment of each MWP 

against the 2018 Functional Design Brief in a Functional Design Brief Compliance report.  
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5 MARKET CONDITIONS 

Since the Memorial completed its 80% Detailed Design cost review, the final pre-tender 

‘gateway’, the construction market has seen unprecedented disruption and price 

increases.  

These increases have been driven by a number of factors including COVID-19, the Ukraine-

Russia conflict and macro-economic factors such as high growth in construction demand 

due to Australian Government construction industry support measures in 2020-22 and the 

collapse of companies such as Probuild over the past year.  

Industry capacity was also an issue and was particularly visible during the tender process 

when several ‘Tier 1’ contractors pulled out of the process citing a lack of resources to 

deliver the works.  

5.1 Materials Price Increases 

Australian Bureau of Statistics (ABS) data shows that supply costs for construction rose 

+17.3 percent over the previous Financial Year (FY21-22); the ABS also notes that non-

residential construction costs, such as the Memorial’s works, increased at even higher 

rates for the year. The ABS attributes this rise to both supply shortages and strong 

demand.  

The ABS graph, from the Producer Price Index June 20221, below clearly shows this 

movement: 

 

                                                           

 

1 Australian Bureau of Statistics, retrieved 6 October 2022, <www.abs.gov.au/statistics/economy/price-indexes-and-inflation/producer-

price-indexes-australia/latest-release#construction> 
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The timing of this steep upwards movement coincided with the Memorial’s release of 

works packages to market for tender in September 2021 leading to significant and 

unexpected cost growth during the tender period.  

The ABS data is supported by more detailed reporting from the Master Builders NSW in 

May 20222 reporting building materials have increased at highest rate since 1980. They 

report materials increased 4.2% during March 2022 alone and were 15.4% up over the 

past year at that point; this assessment aligns closely Australian Bureau of Statistics (ABS) 

data on construction activity. 

They note the following materials as having the highest increases over this period: 

• Reinforcing steel (+43.5 percent) 

• Steel beams/sections (+41.5 percent) 

• Structural timber (+39.2 percent) 

• Plywood and board (+29.8 percent) 

• Electrical cable and conduit (+27.1 percent) 

• Plastic pipes and fittings (+26.5 percent) 

• Copper pipes and fittings (+25.7 percent) 

• Terracotta tiles (+21.5 percent) 

• Metal roofing and guttering (+19.9 percent) 

• Insulation (+14.0 percent) 

Additionally key construction elements such as formwork (+23.5 percent) and civil works 

(+40.3 percent) have also experienced significant increases.  

5.2 Wages Price Increases 

The ABS reports that wages growth averaged 2.8% in FY21-22, this number however does 

not fully reflect increases in the construction sector where skilled trades labour costs rose 

by +9.5 percent for the year3.  The graph below, from the Housing Industry Association's 

(HIA) trades report 2022 visually demonstrates these rises across the industry. 

Wage pressure is expected to remain high, at +4-6 per cent, in the medium term.  

 

                                                           

 

2 Master Builders NSW, retrieved 6 October 2022 <www.mbansw.asn.au/media/industry-news/building-material-costs-

increasing-their-fastest-pace-

1980#:~:text=Master%20Builders%20NSW%20can%20report,ago%20(see%20charts%20below).> 
3 Housing Industry Association's (HIA) trades report 2022 
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Anecdotal evidence from the Project Quantity Surveyor, tenderers and the broader 

market indicates that Canberra in particular has seen wages growth that outstrips the 

national construction industry due to high demand and a limited labour supply.  

In some instances trades simply aren’t available in the ACT and must be imported from 

NSW at a significant premium. Formworkers for the New Anzac Hall works package for 

example are being hired in from the Sydney market with an estimated additional cost of 

$1.7m. 

5.3 Pricing Uncertainty 

Pricing uncertainty has also been a major factor in the market response to tenders. 

Uncertainty has existed at all levels of industry relating to supply costs and availability and 

shipping/transport costs including high fuel prices. 

Uncertainty grew further for trades and subcontractors in particular following several 

major construction company collapses in 2021-22 including Probuild, Condev and 

Langford Jones.  

The Project Quantity Surveyors note that pricing uncertainty has hit lump sum based 

projects especially hard in 2021-22 as the market has had to price in current trends over 

multi-year projects, such as the Memorial’s, to avoid the fate of companies such as 

Condev.  

The Australian Constructors Association (ACA) produced a case study of the impact of 

double digit inflation on lump sum contracts held by Condev, a graphic summary of the 

ACA study is provided below.  
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Pricing uncertainty has also been reflected in the short tender validity periods offered by 

tenderers, in some cases as short as just 30 days.  

5.4 Other Factors 

Beyond general industry trends the Memorial has been exposed to a number of project 

specific cost issues. These issues have, in many cases, been exacerbated by market 

conditions leading to tenderers pricing in a significant risk factor above that expected and 

budgeted when the Project budget was set in 2018. 

5.4.1 Heritage Sensitivities 

The Development Project is more complex than the majority of projects, especially in 

Canberra, and has a number of specific requirements for works. Heritage requirements 



 

Australian War Memorial Development Project 

18 | P a g e  OFFICIAL 

  

are a particular project driver and the market has priced in higher than average project 

risk to accommodate this.  

An example is the re-use of the Forecourt pavers required under the Project 

Environmental Protection, Biodiversity and Conservation Act (EPBC Act). This work 

requires the removal of asbestos contaminated material from the underside of each of 

the thousands of tiles before each is re-laid in a specific manner and location.   

Heritage restrictions also create productivity challenges for the Project. Construction of 

the New Southern Entrance features a 1.5m ‘heritage buffer zone’ around the original 

Main Building sandstone façade. Within this zone no large excavation machinery can be 

used, instead all works must be done by hand to avoid damage to the iconic silhouette of 

the Memorial. This increases both the time required to complete the works and the 

number labourers required for the works and leads to additional cost growth over non-

heritage project costs. 

5.4.2 Design Complexity 

The intricate and bespoke nature of some of the design components such as the ‘Oculus’ 

in the New Southern Entrance, necessary given the Memorial’s national prominence, with 

a decreased quantity of global manufacturers available to provide pricing and the quality 

expectations of works, have also influenced tender results.  

The Oculus provides a key sense of connection to the Commemorative Area upon arrival 

in the New Southern Entrance through a unique glazed dome and requires highly detailed 

and complex façade and glazing work to build. Whilst this challenge was known and 

understood by the design teams it appears that the cost of constructing these unique 

elements has been underestimated as tenderers have included higher than expected costs 

for some of these items to account for the practicalities of construction and limited 

suppliers.  

Other factors, such as the need for a ‘column free’ lower level of the New Anzac Hall to 

maximise exhibitions capacity and flexibility for the next 50 years, also increase design 

complexity for the Project compared to a standard office or residential build.  

The New Anzac Hall for example requires the use of large ‘T-beams’ to create the floor of 

the upper level. These beams are essentially bridges similar to freeway overpasses and are 

a major technical challenge to fabricate and install, something that in the current market 

has attracted additional price premiums with restricted availability of key trades such as 

formworkers exacerbating this issue further still. 

5.4.3 Operational Issues 

Remaining open to the public during works also appears to have influenced market results 

with tenderers including higher than expected preliminaries to account for this risk in 

their bids.  
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These challenges include productivity impacts (for example all work on site stops daily for 

up to 45 minutes to allow the Last Post Ceremony to be carried out) noise restrictions and 

additional traffic and pedestrian management to account for visitors on site. 

Additionally contractors are required to limit or stop works around major ceremonies to 

ensure they are carried out in an appropriately dignified manner. Anzac Day for example 

requires a shutdown of works for approximately 5 days each year to allow the 

establishment and break down of equipment to support the ceremony such as seating, 

screens and sound equipment. 

Access and egress provisions to maintain the maximum possible capacity for visitors also 

require significant management on a regular basis.  

5.4.4 Contract Methodology 

The Project procurement strategy was established in 2019 and called for the use of ‘Fully 

Documented Lump Sum’ contracts for MWPs. When this strategy was approved in 2019 it 

was clearly the best approach to obtain price certainty and ‘value for money’ from the 

market.  

In Q1 FY21-22, prior to the scale of supply and wage cost increases becoming known, the 

Memorial released its MWP tenders to market under this approach. By Q3 FY21-22 when 

tender pricing came in the market was including significant premiums on prices on not to 

exceed contracts to account for the high level of risk and uncertainty around supplier 

pricing and materiel availability in both the short and medium term.  

These trends were amplified in February 2022 when the Ukraine-Russia conflict 

commenced and added additional volatility to the market, especially for metallic materials 

and shipping costs.  
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The current budget allocation to complete these works has been re-estimated, based on 

current designs and (Q3 2022) market prices, at a value of $245.0m; this is forecast as 

being achievable within the current $548.7m budget (excluding abnormal market 

movements).  

MWP3 is currently in the final stage of commercial negotiations and is intended to be let 

under a lump sum with full risk transfer contract in November 2022. 

Design work is well advanced on MWP 4 Main Building refurbishment works and final 

EPBC Act approval will be sought for these works in Q4 2022.  

MWP 5 Public Realm works are not scheduled to commence until 2026 and are a relatively 

small scope of works relating to hostile vehicle mitigation, pedestrian pathways and 

modifications to the existing roads inside the Memorial precinct. This is expected to go to 

public consultation through the National Capital Authority prior to the end of 2022. 

Gallery Development works are also well advanced with 100% Concept Design due for 

New Anzac Hall exhibitions at end 2022. Detailed Design will commence in Q1 2023 for 

these works.  

Each of these packages is subject to regular cost review and cost gates are in place to 

ensure designs do not progress to tender without Quantity Surveyor assessment they are 

within the approved budget. 

7.3 Contingency 

The remaining project contingency funding amounts for uncommitted works are in place 

as determined by the Contingency Management Plan and are considered appropriate for 

the remaining design and construction usage (excluding abnormal market movements). 


