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2.2.5 In June 2025, a six (6) residence pilot refurbishment (Pilot) was delivered as a due diligence exercise to 
test local market capability, material availability, logistics, and pricing. Lessons learned have informed 
cost modelling, risk mitigation, and staging strategies for this Project. Critically, the Pilot was timed to 
coincide with the rare availability of off-site leased accommodation in Port Moresby, a market where 
secure housing is extremely limited and highly competitive. This temporary housing solution enabled 
the relocation of residents during works, proving the feasibility of staged delivery without 
compromising security or operational continuity. The experience highlighted the importance of 
aligning refurbishment phases with lease availability, as such opportunities are infrequent and essential 
for maintaining compound occupancy throughout the program.  

2.2.6 This SRC refurbishment is a standard mid-life upgrade essential to preserving the asset value, ensuring 
compliance, and sustaining the compound’s role as a secure, strategic housing solution for 
Commonwealth staff. Without intervention, the property risks falling below Commonwealth (and 
market) standards, triggering costly emergency or reactive works or loss of revenue due to vacancy. 

Need 

2.2.7 The AHC in Port Moresby is critical to advancing Australia’s national interests in PNG. Secure, compliant 
housing for AHC staff and their families is essential to sustain this mission. However, the Konedobu SRC 
residences have deteriorated significantly after more than 30 years of service, having received only 
routine maintenance and repainting. 

2.2.8 The residences are increasingly unfit for purpose, with building services at end-of-life and internal 
fittings and finishes worn or inconsistent. Materials and spare parts to suit the current state are not 
available in-country and contributing to inefficient and costly repairs and maintenance. The tropical 
climate has further contributed to condensation and mould growth. 

2.2.9 Key internal components that are beyond expected service life and require refurbishment include 
kitchens, bathrooms, wall and floor finishes. Additionally, all 39 residences are multi-storey and have 
internal staircases. The stair treads and balustrades require upgrading to improve fall protection and 
ensure compliance with modern safety standards for occupants and their families. 

2.2.10 Condensation and moisture damage has worsened due to ageing air-conditioning units, degraded 
insulation, and deteriorated pipework. Replacement and upgrade of mechanical services are essential 
to address these problems and improve indoor air quality. Electrical, fire, and hydraulic services will 
also be upgraded where they are non-compliant, at end-of-life, or for energy-efficiency improvements. 
Compliant systems will be retained where possible to manage costs without compromising safety. 

2.2.11 The current state of the Konedobu SRC poses risks to staff wellbeing, undermines the attractiveness of 
the Post for families, and imposes rising maintenance costs that are unsustainable. Without 
intervention, the compound will fail to support DFAT and the Commonwealth Government’s 
operational requirements and strategic presence in PNG, given its role as the ‘Family Compound’. 

2.2.12 Retaining and refurbishing the DFAT-owned SRC is the most cost-effective and secure solution for staff 
housing in Port Moresby, given the high-risk security environment. The refurbishment will restore 
functionality, enhance amenity, ensure compliance, and extend the asset’s useful life by at least                          
20 years.   
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2.3 Current Leasing and Owned Arrangements 

2.3.1 The Konedobu SRC is a critical Commonwealth asset that will be retained as part of the long-term 
property portfolio. It is highly sought after by Commonwealth agencies, with occupancy consistently 
at 100%, underscoring its strategic importance and the need to maintain its functionality and appeal. 

2.3.2 To facilitate Pilot refurbishment works, 6 residences were temporarily vacated and occupants relocated 
by the Post to leased accommodation. For this Project, these 6 refurbished apartments will be 
leveraged as staging to enable a rolling program of works. This approach minimises disruption to 
residents, maintains compound security, and significantly reduces the need for additional leased 
housing, a major advantage in the constrained rental market in Port Moresby where secure family 
accommodation is scarce and costly. 

2.4 Proposed Leasing Arrangements  

2.4.1 6 off compound apartments have been leased by the Post for the Pilot. These leased apartments will 
continue to be utilised by Post, where necessary to meet operational requirements. No new additional 
leasing of temporary accommodation is required for this Project.  

2.5 Options Considered  

2.5.1 Three (3) options were identified: 

(a) Option 1 – Business as usual - take no action: Under this option, the Compound would continue 
operating as is, with refurbishment deferred. Deferring critical works would lead to further asset 
deterioration (critical assets already at end-of-life), escalating maintenance costs, declining 
suitability for families, and increased operational risk. Construction costs would rise by about 7% 
annually, making this option financially unsustainable. While temporary accommodation is 
currently confirmed, in a tightening leasing market there may not be sufficient appropriate 
offsite accommodation available in the future if urgent interventions or temporary relocations 
become necessary, adding further risk. 

(b) Option 2 – Refurbish existing residences: Comprehensive refurbishment of the existing 
residences to improve habitability, safety, and maintainability while retaining the current 
compound layout. Refurbishment would address end-of-life building services, resolve legacy 
issues, and ensure compliance with contemporary standards. By improving safety and 
functionality, this option supports staff attraction and retention and mitigates operational risks 
associated with aging infrastructure. 

(c) Option 3 – Redevelopment of existing site: Redevelopment would require demolition and 
replacement of the existing asset. This option is not considered viable due to significantly higher 
costs, major tenant disruption, and a substantial reduction in leased revenue for the 
Commonwealth over a five-year period. The difficult terrain of the site would also require 
extensive and costly preparation works. Furthermore, all residents would need to vacate the 
compound to enable efficient and safe delivery, adding complexity and risk to operations.             
This would necessitate securing many additional offsite leased properties to accommodate 
displaced staff, further increasing costs and logistical challenges. 

2.5.2 Option 2 is the preferred solution as refurbishing the existing residences at the Konedobu SRC is the 
only viable solution to maintain a secure, family-oriented compound that is critical to the 
Commonwealth’s operations in PNG. The refurbishment will extend the asset’s life by at least 20 years, 
address end-of-life building services, and ensure compliance with Australian Building Codes and 
Standards.  
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It will significantly reduce escalating maintenance costs caused by inconsistent finishes and outdated 
systems, while improving environmental efficiency and operational resilience. Safe and secure, 
contemporary and functional housing is essential for attracting and retaining DFAT and partner agency 
staff in a challenging location, directly supporting whole-of-government objectives. Compared to the 
high cost and scarcity of secure leased accommodation in Port Moresby, refurbishment offers the best 
value for money, lowest risk profile, and preserves the strategic integrity of the Commonwealth’s 
property portfolio. 

2.5.3 As a Commonwealth-owned asset, the Project will be fully funded through the DFAT Overseas Property 
Offices’ Overseas Property Special Account (OPSA) with no additional government appropriations 
required. 

2.5.4 Further budgetary detail is provided in the Confidential Cost Estimate (Submission 1.1). 

2.6 Details of Organisations Consulted 

2.6.1 The scope for the Project has involved extensive consultations with key AHC stakeholders and residents 
in Port Moresby. 
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3.3 Codes and Standards 

3.3.1 All works will comply with Australian and PNG building codes and standards, applying the stricter 
standard to ensure safety and performance. DFAT will monitor compliance through technical audits 
and an onsite representative during construction, who will enforce safety and quality protocols and 
address any deviations. Any departures will be documented and justified based on site-specific 
constraints or local requirements. 

3.4 Architecture 

3.4.1 The refurbishment will upgrade existing residences using durable, climate-appropriate materials that 
can be sourced and maintained locally or within the region. The design will standardise layouts and 
finishes, improve maintainability, and apply a repeatable “kit-of-parts” approach to enable 
interchangeable components and efficient repairs. No structural changes are proposed because the 
buildings are structurally sound and functionally adequate. Major alterations were assessed as low 
value for money and are outside the project scope. The focus remains on internal refurbishment to 
improve compliance, safety, and amenity without impacting the existing structural integrity. 

3.4.2 Concept design renders provided at Annexure 6.2 illustrate the intended approach but may evolve as 
the design progresses through development stages. 

3.5 Materials and Finishes 

3.5.1 Materials and finishes will be durable, low-maintenance, and mould-resistant to suit Port Moresby’s 
tropical climate, including moisture-resistant linings, paints, solid benchtops, and tiled floors. Where 
possible/ practical, materials will be sourced locally in PNG or from Australia to ensure quality, timely 
supply, and long-term availability for maintenance. A neutral colour palette with timber accents will 
provide a consistent, practical design that aligns with the compound’s existing character and ensures 
the aesthetic remains contemporary and does not date over time. 

3.6 Mechanical Services 

3.6.1 The design ensures suitability for a tropical climate and prioritises systems that can be maintained 
locally or within the region, reducing reliance on imported components, minimising repair downtime, 
and lowering whole-of-life costs. 

3.6.2 Cooling will be provided by individual wall-mounted, reverse-cycle air conditioning units for cost 
efficiency and redundancy, with programming to limit condensation. A ducted system was ruled out 
due to cost and insufficient ceiling space. New exhaust ventilation will be installed in kitchens, 
bathrooms, and laundries, replacing window-mounted fans with efficient wall or ceiling-mounted 
units. Ceiling fans and controls will also be replaced. 

3.7 Hydraulic Services 

3.7.1 The design ensures suitability for a tropical climate and prioritises systems that can be maintained 
locally or within the region, reducing reliance on imported components, minimising repair downtime, 
and lowering whole-of-life costs. 

3.7.2 In wet areas, new water-efficient fixtures and fittings will be installed. Existing domestic hot water units 
will be replaced with energy-efficient solar systems to reduce running costs and reliance on local power. 
Supply and drainage pipework will be replaced where inconsistent or non-compliant, while compliant 
sections will be retained. 
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3.8 Electrical Services 

3.8.1 The design ensures suitability for a tropical climate and prioritises systems that can be maintained 
locally or within the region, reducing reliance on imported components, minimising repair downtime, 
and lowering whole-of-life costs. 

3.8.2 PNG power supply can be unreliable, so new electrical distribution boards with integrated surge 
protection will be installed to prevent damage to appliances and electronics. All internal cabling will be 
replaced to meet current standards, and equipment will be selected for durability and local availability. 
Energy-efficient LED lighting will be used throughout, with a minimal range of standard fixtures to 
simplify maintenance and reduce costs. All equipment will be selected for longevity and reliability to 
minimise the need for maintenance and with local availability for replacements should repairs be 
required. Internal cabling is being replaced where required, with new power cabling to ensure 
compliance with current standards. 

3.9 Fire Protection 

3.9.1 Key design principle is ensuring it can be maintained locally or within the region, reducing reliance on 
imported components, minimising repair downtime, and lowering whole-of-life costs. 

3.9.2 Each residence is provided with a smoke detection system linked to the main Fire Indicator Panel (FIP). 
Where necessary systems will be updated for compliance, otherwise will remain as is or relocated to 
suit updated layouts. 

3.10 Security 

3.10.1 DFAT security requirements are incorporated into the physical design of the existing Compound.                        
No additional security works are being undertaken as part of the refurbishment works. 

3.11 Civil and Landscape Works 

3.11.1 No civil or landscape works are required for this scope of works. 

3.12 Operations, Maintenance and Warranties 

3.12.1 Operation and maintenance manuals, including equipment data, supplier details, specifications, and 
warranties, will be provided by the contractor as part of the handover documentation. Post will also 
receive operational instructions on the efficient use of air-conditioning and natural ventilation to 
minimise condensation and mould, which are common issues in tropical environments. 

3.13 Environmental Impact Assessments  

3.13.1 As part of the due diligence process, DFAT commissioned contamination studies in 2025 to assess 
environmental and health risks within the Konedobu SRC. The investigation confirmed no evidence of 
hazardous contamination, including asbestos, across the site. Further testing during the Pilot 
reinforced these findings, with all samples returning negative for asbestos. While no additional 
contamination is expected, precautionary measures will be implemented during refurbishment works, 
particularly when handling pipework lagging and removing existing floor finishes to mitigate any 
residual risk and ensure compliance with safety standards. 
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3.14 Ecologically Sustainable Design (ESD) 

3.14.1 The project design aims to achieve best-practice sustainability outcomes, applying Environmentally 
Sustainable Design (ESD) principles across the entire asset lifecycle. DFAT will prioritise energy 
efficiency, reduced environmental impact during construction, and simplified long-term maintenance 
to ensure enduring performance. 

3.14.2 Option analysis confirmed that refurbishing structurally sound buildings delivers significant 
sustainability benefits compared to knock-down and rebuild alternatives. This approach minimises 
waste, conserves embodied energy and reduces carbon emissions. Where possible, spare parts are 
salvaged and stored for reuse across the PNG estate, particularly electrical components no longer 
available locally, extending serviceability until staged refurbishments are complete. Where reuse is not 
feasible, the growing recycling industry in PNG will be leveraged. 

3.14.3 Given the Project location, typology, and delivery method, the design will incorporate practical energy-
efficiency improvements wherever possible, including efficient air conditioning systems, and durable, 
climate-appropriate materials. 

3.14.4 The design incorporates the following ESD principles: 

(a) Consideration of the local climatic conditions. 

(b) Meeting and exceeding Australian building code requirements for energy efficiency where 
applicable. 

(c) Rooftop solar hot water system replacement. 

(d) Installation of modern, energy efficient air conditioning units with control settings to enable 
efficient, cooling and dehumidifying temperature control. 

(e) Where possible, sustainable materials that provide improved indoor air quality and are 
sustainably sourced. 

(f) LED long life lighting solutions. 

(g) New water efficient fixtures, fittings and appliances are being installed to reduce water 
consumption. 

(h) Removal of gas appliances from residences. 

(i) Additional insultation to improve passive efficiency of the buildings. 

(j) Surge Protection to distribution boards to protect appliances and electronics from the power 
fluctuations that are experienced in PNG reducing the number of appliances requiring regular 
replacement. 

3.15 Accessibility 

3.15.1 The existing residences at the compound are not considered accessible by Australian Standards.                    
While OPO endeavours to provide accessible accommodation in all locations, the location and 
topography of the Konedobu SRC make it impractical to adapt the existing residential buildings to 
achieve full accessibility. However, other residences in Port Moresby can accommodate accessibility 
needs, ensuring that staff requiring accessible housing have suitable alternatives. 

3.16 Heritage Issues 

3.16.1 There are no heritage limitations regarding the site or existing buildings on the site. 
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3.17 Work Health and Safety 

3.17.1 Compliance with Work Health and Safety (WHS) standards is of high importance to OPO as the building 
owner.  In accordance with the Work Health and Safety Act 2011, considerable attention has been and 
will be given to this aspect during the detailed planning of the project and continued preparation of 
the contract documentation. 

3.17.2 WHS will be particularly important during the demolition and construction stages of the Project.                   
The Construction Contractor is required to implement a stringent project specific WHS Management 
Plan including safety induction training for all workers and visitors on site and ensure that it is adapted 
to incorporate DFAT policies and requirements.  

3.17.3 Additional Project requirements will be implemented including strict project working hours and limited 
delivery hours to manage and minimise the risk of incidents noting the staged approach to the works 
and limited site access due to the operational nature of the Konedobu SRC. 

3.18 Authorities and Local Industry Consultation 

3.18.1 Given all refurbishment works are internal to the buildings (fit-out works only), no government 
approvals are required during planning, however the Construction Contractor will need to engage with 
PNG Power and Water PNG throughout delivery of the works. 

3.18.2 Local consultant representatives are engaged through the Design Consultant to review and confirm 
design compliance with Australian/ PNG codes and standards where applicable. 

3.18.3 As part of the due diligence process, DFAT undertook a Pilot refurbishment to 6 apartments within the 
Konedobu SRC. This Pilot included an extensive market sounding exercise to identify construction 
companies in PNG with the capability and experience to deliver the works. A key objective was to 
maximise local labour participation, supporting community goodwill, upskilling the local workforce, 
and showcasing Australian construction practices. This approach strengthens local industry capacity 
while ensuring project delivery aligns with DFAT’s sustainability and social responsibility principles. 

3.19 Components that Fall Outside the Scope  

3.19.1 Replacement of external glazing is currently excluded from the forecasted Project budget and scope 
but may be considered later as a below-the-line item, subject to available funding. 

3.19.2 The Pilot refurbishment revealed several latent conditions, most notably the deteriorated state of 
existing windows and glass sliding doors. Evidence of water ingress and damaged frames has led to 
moisture penetration and internal wall damage. Although major external and structural works are 
outside the current scope, incorporating double glazing would deliver significant benefits by 
enhancing thermal efficiency, improving acoustic insulation, and strengthening weatherproofing. 
These upgrades would reduce long-term maintenance costs and provide better protection for newly 
refurbished interiors.  
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