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1
1.1

Executive Summary
Overview

This Building Asset Management Plan (BAMP) focuses on the management of the Bass Coast
Shire Council’s building portfolio. This plan specifies the life cycle requirements for effective
management, inspection and replacement of this asset group and outlines the financial
implications and standards to be adhered to. This plan is intended to demonstrate how
Council will achieve this outcome by applying the principles of responsible asset management
planning, the object of which is to uphold a key element in meeting the Corporate Strategy
2014-2018 objective, that being:
“We protect the value of our assets through effective management and use them to deliver
the best outcomes to the community”.
Council plans to operate and maintain the portfolio of community buildings to achieve the
following strategic objectives:
•

Ensure the Council’s buildings are fit for their current use and managed in a way that
meets community expectations

•

Ensure the inspection and maintenance plan and overall management of Council’s
buildings is sufficient to ensure that Council is meeting its legislative responsibilities for
the safety of its employees and users of the buildings in a systematic, efficient, effective
and documented way

•

Improve the integration of the lifecycle management of buildings and the services that
they support

Council’s building assets contribute towards achieving the strategic goals and asset
management objectives by:
•

Ongoing stakeholder consultation with service managers and asset managers to establish
and confirm community, and technical levels of service

•

Implementing a program of inspections and monitoring activities to assess asset
condition, and performance

•

Identifying operational, maintenance, renewal and upgrade requirements and applying
economic analysis to establish the most cost effective works programs

•

Continuously reviewing and improving the quality of Asset Management practices and
updating related asset management plans and documentation as a result.

This Plan has been prepared to assist Council in managing its building assets and to assist the
service managers delivering Council services from these buildings. Council and service
managers need to know the following in order to deliver their services:
•

The true cost of owning and maintaining these buildings

•

The long term financial planning for building renewals, upgrades and new expenditure

•

The roles and responsibilities of asset managers, service managers, users, and other
service areas within Council in relation to buildings

1.2

What council provides

Council provides and maintains 365 buildings in partnership with various community and
user groups to enable Council to deliver its many services to ratepayers and the community
in general.
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Table 1.1 is a summary of the buildings categorised into the services being delivered from
those buildings.
Table 1.1 Building assets
Building Type
Children’s Centres
Commercial Property
Community Facilities
Municipal Facilities
Public Amenities
Recreational Facilities
Tourist Facility
Welfare Facility
Grand Total

Number of
Buildings
20
2
93
63
47
98
39
3
365

Floor Area of
Buildings in m2
2,945
102
14,438
10,861
2,073
11,427
3,028
292
45,166

The value of building assets as at 30 June 2015 covered by this Plan is $118,956,000
represented as Current Replacement Cost, at ‘greenfield rates’.
The building assets used to deliver services to the municipality are significant in both terms
of asset value and asset quantity.
1.3

What does it cost?

The projected capital renewal outlays necessary to provide the services covered by this Plan
have been determined by projections based on the valuation and condition data available
from Council’s building asset database, DeltaS. This is the data set that has been used to
determine the building renewal needs as represented in the 10 year Long Term Financial
Plan (LTFP) Council adopted in 2015. It is a projection of the notional cost of the
degradation of the components of the asset over time. These projections and the cost of
providing reactive, programmed, and renewal maintenance will continue to be better
understood as the technical elements of this Plan are implemented over the life of the plan.
It is expected that the current commitment to building renewal will continue to be
reassessed to better reflect the budget requirements for reactive and programmed works.
From an accounting perspective the annual cost of building depreciation as represented in
the 2014-2015 Financial Statements 30th June 2015, was $2,154,000.
1.4

Levels of service

This plan focuses on clarifying and defining key elements of technical levels of service for
building assets and then identifying and costing future operations, maintenance, renewal and
upgrade works required to achieve these levels of service. Technical levels of service are
only one of the types of levels of service to be considered when planning for assets; the
other is community levels of service.
(1) Community Levels of Service – typically set by the relevant service manager, cover a
building’s quality, function/capacity, safety and service operational cost effectiveness; and
(2) Technical Levels of Service – typically set at asset management level, focus on areas of
condition, function/ accessibility, operational cost effectiveness, and safety; and define
performance targets in these areas.
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This plan is confirming the technical levels of service for the buildings as a first step.
Community levels of service will be reviewed through Council’s ongoing Service Review
processes and incorporated into future revisions of this Asset Management Plan.
1.5 Asset base
Existing assets
Bass Coast Shire Council (BCSC) currently owns a significant portfolio of building assets as
detailed in Table 1.1 Building Assets. The investment in these Council and community assets
has occurred over many generations and largely represents the combined asset portfolios of
6 councils as a result of amalgamation. In the time since amalgamation BCSC has worked
hard on improving the quality of the portfolio by constructing many new buildings, including,
Inverloch Community Hub, Newhaven Visitor Information Centre (VIC), Wonthaggi
Centennial Centre, Phillip Island Children’s Hub, Inverloch foreshore caravan park facilities,
Cape Paterson First Surf Beach carpark and Cape Woolamai public amenities.
Condition and renewal needs
In the 2015-2016 budget, Council committed to a Long Term Financial Plan (LTFP) for 10
years with a commitment to fund building renewal at a level of 100 per cent. This was an
acknowledgement that the building portfolio will continue to need substantial financial
commitment to ensure the existing building stock is maintained at serviceable levels. Capital
renewal costs are focussed on replacing building asset components to ensure the building
assets continue to provide the existing level of service to the community. Any requirement
for additional new or upgrade capital expenditure for buildings needs to be considered in
line with Council’s Capital Investment Framework and considered by the Capital Works
Steering Group, in conjunction with the Annual Service/Business Plans and Budget process.
1.6

Demand projections

Growth
Overall increased population in Bass Coast is likely to increase customer expectations in
relation to new and existing community facilities, aquatic centres and sporting facilities, etc.
Equally, as community and legislative standards change, customer expectations with regard
to the performance and services provided from the existing building portfolio is likely to
change, leading to the possibility of the need to redevelop some sites. Council will need to
respond to the need to increase community facilities in direct response to strategic master
planning and other strategic and service planning that may make a case for providing
additional facilities or changes to existing facilities and buildings.
Changing climatic circumstances and increased environmental awareness is expected to lead
to increased customer expectation in relation to the environmental sustainability of
Council’s building portfolio. This will lead to a greater emphasis on water use reduction and
re-use schemes and efficient energy source use within Council properties.
In general, it is anticipated that existing building assets will be able to cater for the impacts of
growth while still meeting the required levels of service from the community. However this
will need to be confirmed through future service plans and some assets may need to be
redefined to target specific local interests. This may mean that some existing assets will
need to be upgraded and renovated to meet new requirements in the future.
1.7

Conclusion

The main driver of this plan is to determine the ongoing expenditure required to manage the
assets to provide appropriate levels of service for the Community and for visitors to Bass
Bass Coast Shire Council Building Asset Management Plan Adopted 18 May 2016
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Coast Shire Council. The expenditure has been determined using all existing information
regarding the asset base, its condition, and expected service delivery.
This plan is the first step towards an overall integrated management program for Council’s
building portfolio. During the process of developing the Buildings Asset Management Plan a
number of key issues arose that require addressing. These are listed in Section 8 which
forms the Asset Management Improvement Plan. As these actions are completed, related
asset management documentation will be updated. Completing these actions will ensure the
continual improvement in the management of Council’s building portfolio in a systematic and
proactive way over the life of this plan.
The improvements and actions resulting from this initial asset management plan include:
Overall management of risk compliance for council buildings
•

The development, communication and acceptance of roles and responsibilities for all
stakeholders including asset managers, service managers, facility managers and
community groups in relation to the management of all Council buildings. Improvement
opportunity 7.1.3 (1)

•

Undertake a gap analysis which considers all aspects of the management of Council
buildings. From this, develop a specific improvement plan including funding strategy to
address these risks in the most effective and efficient way bringing together all building
management practices to improve on existing systems and processes (e.g. asbestos
management, essential service measure inspections, building condition audits, renewal
programing etc.). Improvement Opportunity 3.5 (1)

Systems and data management
•

Continue to record and update the condition and condition data, including the impact of
upgrade renewal and maintenance and replacement work in DeltaS (or replacement
asset management software). Improvement Opportunity 7.1.2 (1)

•

Implementation of the building component of a new Asset Management System through
Council’s Core System review project, including migration of existing data. Improvement
Opportunity 7.1.2 (2)

•

Ensure new customer request system has the functionality to enable staff to use data
from the system to plan, monitor and maintain building asset activity. Improvement
Opportunity 3.1 (1)

Financial planning
•

Condition assess a third of the Council’s buildings network each year to continue to
refine future building maintenance and building renewal programs and funding strategies.
Improvement Opportunity 5.2.3 (1)

•

Validate asset condition data, building maintenance and renewal needs to review financial
forecasts. Improvement Opportunity 6.1.1 (1)

•

Reconcile the buildings valued by Council’s Valuers with the buildings listed in Council’s
DeltaS database. Improvement Opportunity 5.2.4 (1)

Climate change
•

Develop a Building Climate Change Risk Assessment Report which highlights the risk,
the possible mitigation measures and the estimated cost to implement such mitigation
measures. Improvement Opportunity 4.4 (1)
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•

Ensure Environmentally Sensitive Design (ESD) principles are included in Council’s
building operational and capital works planning and design. Improvement Opportunity 4.3
(1)

2 Introduction
2.1

Scope and purpose of the plan

This Building Asset Management Plan (BAMP) forms a component of a suite of Asset
Management Plans and describes the current management arrangements for Bass Coast
Shire Council’s (BCSC) buildings assets. It seeks to demonstrate the responsive
management of building assets (to provide services from the building assets), compliance
with regulatory requirements, and to communicate funding needed to provide the required
levels of service.
The Plan follows the format for AM Plans recommended in Section 4.2 of the Institute of
Public Works Engineering Australia’s International Infrastructure Management Manual.
As Council moves along its journey to advanced asset management capabilities, separate
service plans will be prepared for each of the services being delivered from buildings
provided by Council.
This Plan is to be read with the following associated planning documents:
•

Asset Management Policy –adopted by Council on the 12 December 2012.

•

Asset Management Improvement Plan 2012-16.

•

Services Asset Management Plan General Information (Part A).

2.2

Background

The assets covered by this Plan are shown in Table 2.2. These assets are used to provide
children’s services, community safety, senior and disabled citizens services, community
development – leisure and recreation, leisure centres, leisure facilities and amenities,
libraries and parks and gardens services to the community.
Table 2.2: Assets covered by this plan

Building Type
Children’s Centres
Commercial Property
Community Facilities
Municipal Facilities
Public Amenities
Recreational Facilities
Tourist Facility
Welfare Facility
Grand Total

1

Number of
Buildings
20
2
93
63
47
98
39
3
365

Floor Area
of Buildings
in m2
2,945
102
14,438
10,861
2,073
11,427
3,028
292
45,166

Replacement
Cost including
those not valued
at the 30 June
20131
$5,207,806
$177,950
$32,246,287
$18,640,339
$6,797,234
$23,232,211
$6,410,422
$502,824
$93,215,073

Source, DeltaS building fabric inspections March 2013
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A detailed listing of all buildings and structures associated with this Plan is held in Council’s
buildings asset register - DeltaS.
Key stakeholders in the preparation and implementation of this Plan are shown in Table
2.2.1.
Table 2.2.1 Key stakeholders in the BAMP
Key Stakeholder

Role in Asset Management Plan

Internal
Councillors

Custodian of the asset, with Councillors representing the residents
and setting strategic direction.

Executive Team

To ensure that Asset Management policy and strategy is being
implemented as adopted, and to ensure that long-term financial needs
to sustain the assets for the services they deliver are advised to
council for its strategic and financial planning processes.

Service Managers

As the designated strategic custodian of building/property assets,
responsible for the overall management of the assets, including setting
community service standards.

Asset Management
Department

To ensure asset management planning meets requirements that
optimise useful asset life and service provision.

Infrastructure
Delivery
Department

To ensure design and construction of assets meets required/agreed
standards.

Infrastructure
Maintenance
Department

To ensure provision of the required/agreed level of maintenance
services for asset components.

Risk Management
Team

To ensure that risk management practices are conducted as per
Council policy and assist operations managers with advice on risk
issues.

Finance Department

To ensure that adequate financial information is provided to Council
and to the relevant asset managers to facilitate sound management of
the assets.

GIS Team

Provision and maintenance of Council’s Geographic Information
System

External
Community User
Groups

Users of facilities that have been dedicated to provision of a specific
service (eg Child Care, Senior Citizens).

State and Federal
Government Depts.

Periodic provision of advice, instruction, grants funding to assist with
the provision of community assets.

Council’s Insurer

Partner in insurance and risk management issues.

Bass Coast Shire Council Building Asset Management Plan Adopted 18 May 2016
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Figure 1: Bass Coast’s organisational structure for service delivery from infrastructure assets
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2.3

Goals and objectives of asset management

Council exists to provide services to its community. Some of these services are provided
from building assets. We have acquired building assets by construction by our staff, by
contract and by donation of assets constructed by developers and others to meet the
service needs of the community.
Our goal in managing building assets is to meet the defined level of service (as amended from
time to time) in the most cost effective manner for present and future users. The key
elements of infrastructure asset management are:
•

Providing a defined level of service and monitoring performance

•

Managing the impact of growth through demand management and infrastructure
investment

•

Taking a lifecycle approach to developing cost-effective management strategies for the
long-term that meet the defined level of service

•

Identifying, assessing and appropriately controlling risks

•

Having a long-term financial plan which identifies required, affordable expenditure and
how it will be financed

•

Continuous improvement in asset management practices

2.4

Plan Framework

Key elements of the plan are:
•

Introduction – why we need a BAMP

•

Levels of Service – what we provide

•

Future Demand – planning for the future

•

Lifecycle Management Plan – how we provide the service

•

Management of Risks

•

Financial summary – what it will cost and how we will pay for it

•

Plan Improvement and Monitoring

2.5

Core and advanced asset management

This Plan is prepared as a ‘core’ asset management plan in accordance with the International
Infrastructure Management Manual. It is prepared to meet minimum legislative and
organisational requirements for sustainable service delivery and long term financial planning
and reporting. Core asset management is a ‘top down’ approach where analysis is applied at
the ‘system’ or ‘network’ level.
Future revisions of this Plan will move further towards ‘advanced’ asset management using a
‘bottom up’ approach for gathering information for individual assets to support the
optimisation of activities and programs to meet agreed service levels in a financially
sustainable manner.
2.6

Community consultation

Future revisions of the asset management plan will incorporate community levels of services
identified through Council’s ongoing Service Reviews and future service planning. This will
Bass Coast Shire Council Building Asset Management Plan Adopted 18 May 2016
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assist Council and the community in matching the level of service needed by the community,
service risks and consequences with the community’s ability and willingness to pay for the
service.

3 Levels of service
3.1 Customer research and expectations
Council does not currently carry out community satisfaction surveys at the individual
building level. Council does however utilise its Customer Request System (CRS) which gives
an indication of customer satisfaction. This system however is very basic and not very useful
for making improvements to building maintenance practices.
At the time of this Plan’s development, Council was in the process of tendering for a new
Customer Request System. An action from this plan is to ensure that during the
implementation of the new Customer Request System, there is the functionality to enable
staff to use data from the system to plan, monitor and maintain building asset activity.
Improvement Opportunity 3.1 (1): Ensure new customer request system will have the functionality to enable staff to use
data from the system to assist in the planning of maintenance, renewal and upgrade expenditure.

3.2 Strategic and corporate goals
This Plan is prepared under the direction of Council’s vision, mission, goals and objectives.
Council’s vision:
“Bass Coast Shire will be recognised as a unique place of environmental significance where
our quality of life and sense of community is balanced by sustainable and sensitive
development, population and economic growth.”
Council’s mission:
“To take a leading role in partnership with other levels of government, businesses,
community groups and individuals to make our community’s vision a reality.”
Council’s key strategic objectives that are considered in the management of Council’s
buildings assets are shown in Table 3.2.
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Table 3.2: Council key strategic activities linked to asset management objectives

Council Key
Strategic
Activities

Goal

Asset Management
Objectives

Natural
Environment

Our unique natural environment
is protected, maintained and
enhanced for the enjoyment of all

Environmentally Sensitive
Design (ESD) principles and
the effects of climate change
factored into the design and
maintenance of Council’s
buildings

Sustainable
Development
and Growth

Our built environment
complements our landscape,
lifestyle and climate

Appropriate infrastructure and
facilities are provided for
communities

Healthy
Communities

Our community feels connected,
safe and strong.

Provision of buildings that are
safe and accessible

Effective
Governance

Our leadership will be achieved
through good governance,
community engagement and
excellence in service delivery

Manage our financial
resources, assets and risks to
deliver the best possible
outcomes for our community

Economic
Development

Our economy is supported by
diverse, local and innovative
businesses and employment

Effective utilisation of Council
buildings
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3.3

Legislative requirements

Council has to meet many legislative requirements including Australian and State legislation
and State regulations. These include:
Table 3.3: Legislative requirements

Legislation

Requirement

Local Government Act 1989

Sets out role, purpose, responsibilities and powers of local
governments including the preparation of a long term
financial plan supported by AMPs for sustainable service
delivery

Building Act 1993

Legislation governing building construction and use of
buildings including essential safety measures requirements

Building Regulations 2006

Legislation governing the construction of buildings and the
maintenance of Essential Safety Measures

Disability Discrimination Act
2004

Sets out the principles for delivering services and
infrastructure so that there is no discrimination in the
delivery of these services

Building Code of Australia
2005

Australian code of building practice

Relevant Australian Standards
and Codes of Practice

Various relevant standards

Occupational Health and
Safety Act 2007

Sets out the requirements for employers to have safe
systems of work and for employees to work safely

Occupational Health and
Safety Codes of Practice
Planning and Environment Act
1987 and Bass Coast Planning
Scheme.

Sets out requirements for development and changes of
use that require planning permits

Environmental Protection Act
1970 and Regulations

Sets out environment protection requirements including
water stormwater quality discharged from buildings

Heritage Act 1995

Protection of historic buildings, structures and precincts

Children’s Services Act 1996

Licensing and regulation of children’s services

Children’s Services
Regulations 1998

Building requirements such as security, safety, hygiene,
facilities, etc

Other State and Federal Acts,
Regulations and Plans:

For example Financial Management Act 1994, Victorian
State Disability Plan, Cultural Heritage Act 2006

The planning scheme sets out requirements for all types of
developments and also specifies stormwater quality
standards
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3.4

Community levels of service

Service levels are defined in terms of both community levels of service and technical levels of
service.
Community Levels of Service relate to how the community receives the service and whether
the organisation is providing community value.
This plan has focused on documenting Council’s technical levels of service, however typical
community service levels that may be used to guide future service plans for each building
category include:
Table 3.4: Target levels of service for each building type

Building category
Municipal facilities, corporate
services

Council operations buildings (minor)

Commercial property

Community facilities, children’s
centres

Recreational facilities, strategic
facilities

Public amenities

Desired Level of Service
To provide customers and staff with
facilities that are appropriately
maintained, comfortable, and safe and
meet the administrative needs and
Council’s corporate goals
To provide staff with facilities that are
appropriately maintained, comfortable,
safe and meet the administrative needs
and Council’s corporate goals
To provide buildings that are
appropriately maintained, safe and meet
the business operation needs
To provide the community with access
to appropriately maintained buildings
that are safe, comfortable and meet the
functional needs of the community
To provide the community with access
to appropriately maintained buildings
that are safe and support the delivery of
community, sport and recreation
activities
To provide the community and visitors
with sufficient access to public toilets
that are safe, clean and appropriately
maintained.

There is further work to be undertaken with service managers to understand and align the
community levels of service with the planning and management of building assets.
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3.5

Technical service levels

Supporting the community service levels are operational or technical measures of
performance. These technical measures relate to the allocation of resources to service
activities that the organisation undertakes to best achieve the desired community outcomes
and demonstrate effective organisational performance.
The technical levels of service defined in this section will be used:
•

To inform customers (internal and external) of the proposed type and level of service
they should expect

•

As a focus for the development of Asset Management strategies to meet these levels of
service

•

As a measure of the effectiveness of Council’s Asset Management practices and the
performance of this plan

•

To identify the costs and benefits of the services offered

•

To enable Council and customers to discuss and assess the suitability, affordability and
equality of the existing service level and to determine the impact of increasing or
decreasing this level in future

Technical levels of service are also linked to annual budgets covering:
•

Operations – the regular activities to provide services such as opening hours, cleaning,
energy usage, inspections, etc

•

Maintenance – the activities necessary to retain an asset as near as practicable to an
appropriate service condition (eg building and structure repairs)

•

Renewal – the activities that return the service capability of an asset up to that which it
had originally (eg building component replacement)

•

Upgrade – the activities to provide a higher level of service (eg extending a building to
increase capacity) or a new service that did not exist previously (eg a new library)

Service and Asset Managers plan, implement and control technical service levels to influence
the community service levels.
Table 3.5 shows the technical level of service expected to be provided under this Building
Asset Management Plan.
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Table 3.5: Technical levels of service
Key
Level of service
performance
indicator
Safety
Essential Safety
Measures

Asbestos Audit

Performance measurement
process

Target
performance

Compliance with the Building Act

100% of
inspections
carried out in
time and
recorded into
log books and
annual report
prepared

Rectification works are completed
within the timelines specified in
Appendix A.

100% compliance

Rectification works requiring
renewal funding are assessed under
the capital renewal Program within
30 days of being identified.
Compliance with Code of Practice

100% compliance

Audit conducted
once every five
years

Provision of
residual current
devices testing
program

Inspections undertaken

100% compliance
with the
requirements of
AS 3760 (2010)

Cleanliness

Buildings are
cleaned to an
agreed level

Cleaning contract in place

Compliance as
per the terms of
any contract in
place

Quality

Building renewal
program funded
and completed

Completion of the program within
the financial year

90% of renewal
program
completed

Quantity

Renewal Program

Development of annual renewal
program

Delivered within
prescribed time
frame

Availability

Buildings available
to provide the
service

Time to undertake maintenance
and other works

95% availability

To understand Council’s performance against these targets, a gap analysis is required to be
undertaken. An improvement plan will then be developed to inform the future management
of Council’s building assets, including timeframes, budgets, systems and processes required
to meet the technical service levels specified above.
Improvement Opportunity 3.5 (1): Undertake a gap analysis which considers all aspects of the management of Council
buildings. From this, develop a specific improvement plan including funding strategy to address these risks in the most
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effective and efficient way bringing together all building management practices to improve on existing systems and
processes (e. asbestos management, essential service measure inspections, building condition audits, renewal programing
etc).

4

Future demand

4.1 Demand drivers
Drivers affecting demand include population growth, our ageing population, visitor growth
during peak periods, consumer preferences and expectations, technological changes,
economic factors, agricultural practices, environmental awareness, etc.
4.2

Demand forecast and impact on assets

The impact of demand drivers that may affect future service delivery and utilisation of assets
are shown in Table 4.2.
Table 4.2: Demand factors, projections and impact on services

Demand
driver

Present position

Projection

Impact on
services

Population
Growth

29,614 (2011
census)

45,257 (2031) increase of
39.67%

Increase in demand
for all services

Long term annual growth
rate of 2.11%
Demographics

Ageing population

Improved Access
to services
required

Customer
Expectations

Higher expectations

Increased
maintenance and
renewal costs

Tourism Visits

Increase in visitors during
peak holiday periods

Increase in demand
for public amenity
buildings and
increased
maintenance and
renewal costs

Population growth
Many people are making lifestyle choices and are moving to Bass Coast to work or retire.
With the steady population growth it is expected that there will be a greater reliance on
Council buildings and services. The services that Council provides need to be relevant and
continue to meet the needs of our community. Services need to continue to be reviewed to
ensure they are delivered efficiently.
Demographics
An ageing population will require continuing investigation of the particular service needs of
this sector of our population.
Tourism
Visitor numbers continue to grow as the Melbourne corridor expands down the Bass
Highway for Melbourne day trippers. Increased visitor numbers creates ongoing challenges
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for creating the balance between a great visitor experience and protecting our assets and
environment.
4.3

Changes in technology

It is anticipated that current technology trends will affect the assets and delivery of services
from Council’s building assets including:
•

Changes in efficiency and viability of solar electricity, solar hot water services, water
saving methods and water storage methods

•

Increased efficiencies of low energy and sustainable practises in building design

•

Changes in building methodology and longer life building materials and building
rehabilitation techniques

These technological factors need to be assessed in determining the scoping requirements for
maintenance works, renewal, upgrade and new building projects.
There will be changes to asset management technology, in particular the monitoring and data
collection roles. These upgrades in technology may require consideration of modifications
to service levels as and when appropriate.
New technology may also allow for non-asset solutions (eg the ability to work from
anywhere or deliver a service in an electronic format) thereby lessening the need for new
buildings or potentially the possibility to reduce the existing building stock.
Improvement Opportunity 4.3 (1): Ensure Environmentally Sensitive Design (ESD) principles are included in Council’s
building operational and capital works planning and design.

4.4

Climate change

Planning for climate change is required to ensure that the impacts of climate change are
minimised as much as possible. This is essential for building assets which can be impacted by
climate change in the following ways:
•

Coastal flooding

•

Increased frequency and extremes of flooding and droughts

•

Increased risks of wildfires

•

Increased exposure to sunlight causing materials to degenerate at faster rates

Areas at particular risk are buildings located on or near foreshores and adjacent to water
courses.
A Building Climate Change Risk Assessment Report which highlights the risk, the possible
mitigation measures and the estimated cost to implement such mitigation measures will need
to be developed as an improvement action to this Plan.
Improvement Opportunity 4.4 (1): Develop a Building Climate Change Risk Assessment Report which highlights the risk,
the possible mitigation measures and the estimated cost to implement such mitigation measures.
Improvement Opportunity 4.4 (2): Ensure Environmentally Sensitive Design (ESD) principles are included in Council’s
building operational and capital works planning and design.

4.5

Demand management plan

Demand for new services will be managed through a combination of managing existing
assets, upgrading of existing assets and providing new assets to meet demand. Demand
management practices include non-asset solutions (such as reviewing levels of service and
increased reliance on mobile technology), insuring against risks and managing failures.
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Council’s Service and Asset Managers will be responsible for the on-going development of a
close working relationship with the community in order to manage expectations and demand
in a planned way. Opportunities identified for demand management are shown in Table 4.5.
Table 4.5: Demand management plan strategies

Impact on service from demand

Demand management plan strategies

Increase in demand for all services

Encourage sharing existing buildings to
maximise the utilisation allows planning for
optimum use of all buildings

Improved access to services required

Upgrade existing building access over time
and ensure new or upgraded buildings are
Disability Discrimination Act compliant

Increased need for maintenance and
renewal costs

Review and document levels of services
after consultation with the Service
Managers and the community

Increase in demand for public amenity
buildings

Review building amenity and improve by
priority over time.

These demand management plan strategies will be reviewed and further strategies will be
developed in future revisions of this Plan.
4.6

Asset programs to meet demand

New assets required to meet growth can be either acquired by donation from land
developments or others or constructed/acquired by Council. New assets
constructed/acquired by the organisation are discussed in Section 5.6.
Acquiring these new assets will commit the organisation to fund ongoing operations,
maintenance and renewal costs for the period that the service provided from the assets is
required. These costs should be identified and considered in developing forecasts of future
operations, maintenance and renewal funding.
5

Lifecycle management plan

The process of lifecycle asset management includes all management options and strategies as
part of the asset lifecycle, from planning to disposal. The objective of managing the assets in
this manner is to look at long-term cost impacts (or savings) when making asset management
decisions. The diagram below provides a graphical representation of the asset lifecycle
including each of the stages an asset passes through during its life.
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5.1

Building management and ownership

A community building may be Council owned and/or managed or non-Council owned and/or
managed. This plan covers the building and facilities assets and structures owned or
controlled by Bass Coast Shire Council. Control relates to the capacity of Council to
benefit from the asset in the pursuit of the Council's objectives and to deny or regulate the
access of others to that benefit.
Community buildings can be considered under the following categories. These categories
assist in defining management arrangements and can be used in future service plans in order
to help define an equitable level of support for community facilities throughout the Bass
Coast Shire:
Category A: Council Owned Facilities on Council Owned/ Managed land which are
directly managed or occupied exclusively by Council.
Category B: Council Owned Community Facilities on Council Owned or Managed Land
under the control of an appointed Section 86 Committee of Management. Annual
maintenance grants are made available through service agreements and capital grants may be
applied for to assist with new or upgrade works.
Category C: Council Owned Facilities on Council Owned or Managed Land (other than
detailed in Category B) as detailed in a lease or occupation agreement.
Category D: Non - Council Owned Community Facilities on Crown Land under the
control of an appointed Department of Sustainability and Environment Committee of
Management.
Category E: Non - Council Owned Community Facilities not listed in Categories A, B, C
or D eg privately owned community facilities or facilities managed by a community
committee.
Category F: Council Owned Facilities on Council Owned or Managed Land (other than
detailed in Category B or C) as detailed in a “development” lease or occupation agreement.
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Procedures for undertaking maintenance and new or upgrade works are detailed in
occupancy agreements.
Where Council is Committee of Management for a crown reserve (eg nominated foreshore
reserve areas), assets located on the reserve are considered “controlled assets” and are
included in Council’s corporate Asset Register.
5.2

Background data

5.2.1 Physical parameters
The assets covered by this Asset Management Plan are shown in Table 2.2.
Council either owns or is responsible for the care and management of 365 buildings. These
buildings are used in the delivery of many Council services. There is an extensive range of
building assets ranging from shelters and small sheds to large community facilities. These
assets have been provided over many decades and as a result, they have been constructed to
different standards and provide levels of fitout depending on the use of the building.
The age profile of Council’s building assets is shown in Figure 2.
Figure 2. Building age profile
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5.2.2 Asset capacity and performance
Council’s buildings are generally provided in accordance with the relevant building standards
applying at the time the building was built. Building standards are continually being refined
through changes in legislation and what was built in the past may not comply with today’s
standards. This may result in service performance deficiencies in some of Council’s
buildings.
Service Performance Deficiencies may include:
•

Not all buildings covered by Essential Services Measures inspections or systems

•

Universal access has not been provided to all Council buildings

•

Asbestos in the building

•

No central register of termite treatments carried out on new buildings which details the
type of treatment used and whether follow up treatments are required
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•

Maintenance and renewal responsibilities not clearly defined and documented for each
building

All Council buildings with the service performance deficiencies will be further identified
through the gap analysis improvement action.
5.2.3 Asset condition
Current building asset conditions were last assessed in 2013. With the condition rating of
each of the building elements having been established, it is possible to attribute a whole of
building condition rating. However, it must be borne in mind that the primary elements that
have structural significance, being the roof, wall frames, floor and foundations will govern
priorities for renewal/replacement.
Following the adoption of this Plan, condition audits of buildings will be undertaken over a
three year cycle with one third of the assets being audited each year. This is to help even
out inspections, budgets and workloads. This has been identified as an improvement action.
Condition of assets are rated using a 0-10 rating system with 0 being new and 10
representing an asset that has failed completely and cannot be used for the purpose it was in
service for.
The condition profile of Council’s building assets is shown in Figure 3.
This building condition profile is for long life structures (useful life set at 120 years) pursuant
to a building assessment snapshot undertaken in 2013. The condition profile shown is
typical of the other building components of structure-short life, roof cladding, mechanical
services and building fit-out.
Improvement Opportunity 5.2.3 (1): Condition assess a third of the Council’s buildings network each year to continue to
refine future building maintenance and building renewal programs and funding strategies.
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Figure 3: Asset condition profile
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Once an asset reaches an intervention level of condition 8 it is then reassessed on an annual
basis. The scoring system adopted is described in Table 5.2.3.
Table 5.2.3: Asset condition description

Condition
Grading

Description of Asset Condition

0

A new asset or asset recently rehabilitated back to a new condition

1

A near new asset with no visible signs of deterioration often moved to
condition 1 based upon the time since construction rather than observed
condition

2

An asset in excellent overall condition. There would be only very slight
condition decline but it would be obvious that the asset was no longer in
new condition

3

An asset in very good overall condition but with some early stages of
deterioration evident but the deterioration still minor in nature and causing
no serviceability problems

4

An asset in good overall condition but with some obvious deterioration
evident and serviceability would be impaired slightly

5

An asset in fair overall condition, deterioration in condition would be
obvious and there would be some serviceability loss

6

An asset in fair to poor overall condition. The condition deterioration
would be quite obvious. Asset serviceability would now be affected and
maintenance cost would be rising

7

An asset in poor condition, deterioration would be quite severe and would
be starting to limit the serviceability of the asset. Maintenance cost would
be high
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Condition
Grading

Description of Asset Condition

8

An asset is in very poor condition with serviceability now being heavily
impacted upon by poor condition. Maintenance cost would be very high
and the asset would at a point where it needed to be rehabilitated

9

An asset in extremely poor condition with severe serviceability problems
and needing rehabilitation immediately. There would be a risk in leaving the
asset in service

10

An asset that has failed is no longer serviceable and should not remain in
service. There would be an extreme risk in leaving the asset in service

5.2.4 Asset valuations
The value of Assets as at 30 June 2015 covered by this Asset Management Plan is shown
below. Assets are valued using Greenfield rates.
Current Replacement Cost

$118,956,000

Accumulated Depreciation

$ 67,891,000

Depreciated Replacement Cost

$ 51,065,000

Annual Depreciation Expense

$

2,154,000

Valuations used to satisfy statutory reporting requirements are currently organised by the
Finance Department of Council by Council’s Valuers. The Valuers have assessed the current
replacement cost as at 30 June 2015 as $118.96 million, whereas the estimated renewal
replacement value, using the condition data collection in 2013, was $93.2 million.
The renewal replacement value is based on field data that is collected during the time
condition inspections are undertaken and are typically based on an accepted industry
schedule of rates, eg Rawlinson’s.
Consideration will be given in the future as to whether valuing Council’s buildings at
component level will more accurately reflect the actual depreciation. This however, will
have an impact on the amount of depreciation Council is required to account for. Council is
considering using a table of replacement rates that can be used to determine the value of the
building in the future. Refer Appendix B for an example.
Improvement Opportunity 5.2.4 (1): Reconcile the buildings valued by Council’s Valuers with the buildings listed in
Council’s DeltaS database.

5.3

Infrastructure risk management plan

An initial desktop assessment of risks associated with service delivery from building assets
has identified risks that could result in loss or reduction in service from infrastructure assets
or a ‘financial shock’ to the organisation. The risk assessment process identifies credible
risks, the likelihood of the risk event occurring, the consequences should the event occur,
develops a risk rating, evaluates the risk and develops a risk treatment for non-acceptable
risks.
This initial risk assessment needs further consideration and has been identified as a future
improvement action (in the form of a gap analysis). This action would lead to the
development of a specific improvement plan which would inform funding, resources, systems
and processes required in order to provide efficient and effective management of Council’s
buildings.
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Critical risks, being those assessed as ‘Very High’ - requiring immediate corrective action and
‘High’ – requiring prioritised corrective action identified in the infrastructure Risk
Management plan are summarised in Table 5.3.
Table 5.3: Critical risks and treatment plans
Service or
asset at risk

What can
happen
(risk)

Risk
rating

Risk treatment plan

Asbestos in
Buildings

Occupants
contaminated
by asbestos
fibres

H

Asbestos Management Plan to be fully
implemented

High use
workplaces eg
Civic Centre

Power
Failure

H

Assess those buildings that should have their
power supply upgraded so they can use the
portable generator at the Wonthaggi Depot
when required.

All buildings
which house
employees or
the public

Fire

H

Ensure all Essential Safety Measures are
managed and evacuation plans are in place for
every workplace or public building

All buildings
located on or
near a
foreshore or
near a river or
water course

Climate
change

H

Develop- and implement a risk mitigation plan
for all buildings at risk

All buildings
located within
the Wildfire
management
Area (Zone)

Climate
change

H

Develop- and implement a risk mitigation plan
for all buildings at risk

Lead based
paints in
buildings

Occupants
contaminated
by lead

H

Hazardous Management Plan to be developed
and implemented

Buildings

Termite
attack

H

Set up a central register for all termite
treatments undertaken for new buildings.
Register to detail type of treatment and what
type of inspection and maintenance regime
should be undertaken

Ensure hazard and risk assessments are
developed and implemented for all buildings
and that these are forwarded to Council’s
insurer for comment prior to adoption
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5.4

Routine operations and maintenance

Operations include regular activities to provide services such as public health, safety and
amenity, eg cleaning, security. Operational activities affect service levels including quality and
function.
Routine maintenance is the regular on-going work that is necessary to keep assets operating,
including instances where portions of the asset fail and need immediate repair to make the
asset operational again.
5.4.1 Maintenance plan
Maintenance includes all actions necessary for retaining an asset as near as practicable to an
appropriate service condition including regular ongoing day-to-day work necessary to keep
assets operational, eg plastering a hole in a wall, but excluding rehabilitation or renewal.
Maintenance may be classified into reactive, planned and specific maintenance work activities.
Reactive maintenance – is unplanned repair work carried out in response to customer
service requests and management/supervisory directions.
Planned maintenance – is repair work that is identified and managed through a
maintenance management system. Activities include inspection, assessing the condition
against failure/breakdown, prioritising, scheduling, actioning the work and reporting what
was done to develop a maintenance history and improve maintenance and service delivery
performance.
Cyclic maintenance – this is predominantly works that may include ESM e.g. on a predetermined program, but may also include items such as gutter/roof cleaning, floor
sanding/sealing
Specific maintenance – is replacement of higher value components/sub-components of
assets that is undertaken on a regular cycle including repainting, replacing air conditioning
units, etc. This work falls below the capital/maintenance threshold but may require a specific
budget allocation.
Council currently predominantly undertakes maintenance on a reactive basis. The
maintenance management process for building maintenance will be reviewed as part of the
gap analysis improvement action.
Reactive maintenance is carried out in accordance with response levels detailed in Appendix
A.
Actual past maintenance expenditure is shown in Table 5.4.1.
Table 5.4.1: Maintenance expenditure trends

Year

Maintenance Expenditure

2011/12

$714,568

2012/13

$616,863

2013/14

$651,377

2014/15

$627,287
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Prior to 2015-2016 some Service Managers of a relevant building facility(s) were responsible
for managing the corresponding maintenance budget in that area. During the development
of the 2015-2016 budget, maintenance budgets for Council managed buildings were
transferred to the Manager of Infrastructure Maintenance for planning and recommending
on-going maintenance funding requirements, managing, allocating and expending this
maintenance funding.
The levels of maintenance expenditure will need to be reviewed upon the adoption of the
recommended technical levels of service.
5.4.2 Operations and maintenance strategies
Council plans to undertake a gap analysis and develop an improvement plan to be in the
position to operate and maintain assets to provide the defined level of service to approved
budgets in the most cost-effective manner. The operation and maintenance activities to be
considered in the gap analysis are:
•

Scheduling operations activities to deliver the defined level of service in the most cost
effective manner

•

Undertaking maintenance activities through a planned maintenance system to reduce
maintenance costs and improve outcomes. Undertake cost-benefit analysis to
determine the most cost-effective split between planned and unplanned maintenance
activities (50-70 per cent planned desirable as measured by cost)

•

Maintain a current infrastructure risk register for assets and present service risks
associated with providing services from building assets and reporting high and very high
risks and residual risks after treatment to management and Council

•

Review current and required skills base and implement workforce training and
development to meet required operation and maintenance needs

•

Review asset utilisation to identify underutilised assets and appropriate remedies, and
over utilised assets and customer demand management options

•

Maintain a current hierarchy of critical assets and required operation and maintenance
activities

•

Develop and regularly review appropriate emergency response capability

•

Review management of operations and maintenance activities to ensure Council is
obtaining best value for resources used

•

Ensuring maintenance activities are recorded in Council’s Building Asset Register

5.4.3 Standards and specifications
Maintenance work is carried out in accordance with the following standards and
specifications:
•

Building Code of Australia

•

Australian Standards relevant to the works being undertaken

•

Manufacturer’s requirements for proprietary products

•

Ensure Environmentally Sensitive Design (ESD) principles are included in Council’s
building operational works planning and design
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Council has also adopted the use of AUS-SPEC Buildings covering planning and design,
tendering and contract preliminaries, renewal, maintenance and operation of buildings and
their associated services. This also includes NATSPEC Building basic package.
5.4.4 Future maintenance expenditures
Future maintenance expenditure is forecast to trend in line with the value of the asset stock
as shown in Figure 4. Note that the projection is based on applying a Consumer Price Index
(CPI) value of 2.5 per cent. The maintenance forecast only relates to building maintenance
expenditure for the Infrastructure Maintenance Team and not expenditure from user groups
such as Section 86 Committees or funding from operators/leases.
Figure 4: Projected Maintenance Expenditure
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Deferred maintenance, ie works that are identified for maintenance and unable to be funded,
are to be included in the building database so that they can continue to be managed.
This planned expenditure needs to be considered throughout the life of this plan as
improvement actions are completed.
5.5

Renewal/replacement plan

Renewal and replacement expenditure is major work which does not increase the asset’s
design capacity but restores, rehabilitates, replaces or renews an existing asset to its original
or lesser required service potential. Work over and above restoring an asset to original
service potential is upgrade/expansion or new works expenditure.
5.5.1 Renewal plan
Assets requiring renewal/replacement are identified from capital renewal expenditure
projections from Council’s Building Asset Register Delta-S.
Building assets or their components requiring renewal are identified from condition
assessments, requests or proposals from building Service Managers, and the investigation of
customer requests. Building asset condition assessments form the basis of the renewal
expenditure forecasts within this Plan.
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The useful lives of assets used to develop projected asset renewal expenditures are shown in
Table 5.5.1.
Table 5.5.1: Useful lives of assets

Building component
Structure Long Life
Structure Short Life
Roof
Mechanical Services
Fitout

Useful life
120 years
75 Years
35 Years
25 Years
25 Years

Renewal works are normally funded within the capital works budget process by a
combination of grant and Council revenue, and are sometimes encompassed as part of
building upgrade project works.
5.5.2 Renewal and replacement strategies
Council plans to improve the methodology currently used to identify capital renewal and
replacement projects. Council will consider the following through the gap analysis
improvement action in order to plan capital renewal and replacement projects to meet level
of service objectives and minimise infrastructure service risks by:
•

Planning and scheduling renewal projects to deliver the defined level of service in the
most efficient manner

•

Undertaking project scoping for all capital renewal and replacement projects to identify:
the service delivery ‘deficiency’, present risk and optimum time for
renewal/replacement
•
the project objectives to rectify the deficiency
•
the range of options, estimated capital and life cycle costs for each options that
could address the service deficiency
•
evaluate the options against evaluation criteria adopted by the organisation
•
select the best option to be included in capital renewal programs
Using ‘low cost’ renewal methods (cost of renewal is less than replacement) wherever
possible
•

•
•

Maintain a current infrastructure risk register for assets and service risks associated with
providing services from infrastructure assets and reporting Very High and High risks and
residual risks after treatment to management and Council.

•

Review current and required skills base and implement workforce training and
development to meet required construction and renewal needs

•

Maintain a current hierarchy of critical assets and capital renewal treatments and timings
required

•

Review management of capital renewal and replacement activities to ensure Council is
obtaining best value for resources used

Page 31 of 55
Bass Coast Shire Council Building Asset Management Plan Adopted 18 May 2016

5.5.3 Renewal and replacement standards
Standards and specifications for renewal of assets and for new/upgrade/expansion of existing
assets are the same as those for maintenance standards shown in Section 5.4.3.
5.5.4 Summary of future renewal and replacement expenditure
Projected future renewal and replacement expenditures are forecast to increase over time
as the asset stock increases from growth. The expenditure is summarised in Figure 5. Note
that all amounts are shown in real values.
Figure 5: Projected capital renewal and replacement expenditure
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Deferred renewal and replacement, ie management of those assets identified for renewal
and/or replacement and not scheduled in capital works programs are to be considered in the
gap analysis improvement action.
The above renewals and replacement expenditure in the organisation’s Capital Works
Program will continue to be included for consideration in the review of Council’s Long Term
Financial Plan.
5.6 Creation/acquisition/upgrade plan
New works are those works that create a new asset that did not previously exist, or works
which upgrade or improve an existing asset beyond its existing capacity. They may result
from growth, social or environmental needs. Assets may also be acquired at no cost to the
organisation from land development.
5.6.1 Selection criteria
New assets and upgrade/expansion of existing assets are identified from various sources
such as community requests, proposals identified by strategic plans or partnerships with
other organisations. Proposals are inspected to verify need and to develop a preliminary
estimate. Verified proposals are ranked by priority and available funds and scheduled in
future works programs.
The projects are assessed under Council’s Investment Framework to determine their
priority for new and upgrade works. All upgrade, expansion or acquisition of new assets are
assessed and prioritised based on a basic and/or detailed business case which assesses an
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investment proposal’s benefit to the community in accordance with the criteria in Table
5.6.1.
Table 5.6.1: New assets priority ranking criteria

Criteria
Council Plan Objectives
Risk Management
Community Impact
Project Justification and
Readiness
Total

Weighting
40
25
20
15
100%

5.6.2 Capital investment principles
The organisation plans capital upgrade and new projects using Council’s Capital Investment
Framework which is underpinned by the following principles:
•

The decision making and evaluation of capital investment proposals will be undertaken
using sound business practice for capital investment

•

Capital works will be evaluated and prioritised against the strategic objectives of the
Council Plan

•

Capital investment proposals will aim to provide improved social, environmental and
economic outcomes for the community

•

Investment of capital for infrastructure assets will be aimed to improve the delivery of
services for as many in the community as possible and to maximise public value

•

The assessment of risk will be considered in the decision making process for the
investment of capital for infrastructure and assets

•

Capital investment proposals will be rigorously evaluated and assessed against the
framework to ensure project feasibility

Standards and specifications for new assets and for upgrade/expansion of existing assets are
the same as those for maintenance standards shown in Section 5.4.3.
5.6.3 Summary of future upgrade/new assets expenditure
The projected capital upgrade/new asset expenditure is based on Council’s Capital Works
Program within the Long Term Financial Plan (adopted June 2015). The Long Term Financial
Plan is being reviewed at the time of this documents development. These figures may
change to meet the service needs of the community and budgetary constraints.
When assets are upgraded or new ones are created, the consequential impact on
maintenance and operations budgets need to be ascertained as part of the evaluation of
capital investment proposals. Allowance must be made for these additional consequential
costs in the Long Term Plan, otherwise levels of service to the other assets will decrease
due to the need to fund the new or upgraded assets.
Projected upgrade/new asset expenditures are summarised in Figure 6.
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Figure 6: Projected capital upgrade/new asset expenditure
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5.6.4 Disposal plan
Disposal includes any activity associated with disposal of a decommissioned asset including
sale, demolition or relocation. This will be informed through future service planning or
property strategies.
The Council is currently preparing a Property Strategy which will assist in informing which
buildings, if any, should be considered for disposal.
6

Financial summary

This section contains the financial requirements resulting from all the information presented
in the previous sections of this Building Asset Management Plan. The financial projections
will be improved as further information becomes available on desired levels of service and
current and projected future asset performance.
6.1 Financial statements and projections
The financial projections are shown in Figure 6.1 for planned operating (operations and
maintenance) and Capital Expenditure (renewal and upgrade/expansion/new assets).
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Fig 6.1: Projected operating and capital expenditure
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6.1.1 Sustainability of service delivery
Key indicators for service delivery sustainability that have been considered in the analysis of
the services provided by this asset category are the asset renewal funding ratio, long term
life cycle costs/expenditures and medium term projected/budgeted expenditures over 10
years of the planning period.
Asset renewal funding ratio
Asset Renewal Funding Ratio = asset renewal funding over a 10 year period / projected
capital renewal expenditure over a 10 year period
Asset Renewal Funding Ratio = 1.0
The Asset Renewal Funding Ratio is the most important indicator and reveals that over the
next 10 years, Council is forecasting that it will have 100 per cent of the funds required for
the optimal renewal and replacement of its assets. This is due to Council’s commitment to
fund 100 per cent of renewal in Council’s Long Term Financial Plan (adopted June 2015).
Long term - life cycle cost
Life cycle costs (or whole of life costs) are the average costs that are required to sustain the
service levels over the asset life cycle.
Life cycle costs can be compared to life cycle expenditure to give an initial indicator of
affordability of projected service levels when considered with age profiles. Life cycle
expenditure includes operations, maintenance and capital renewal expenditure. Life cycle
expenditure will vary depending on the timing of asset renewals.
Life cycle costs will be better understood over the life of this asset management plan as the
funding required to meet projected service levels is identified through the gap analysis
improvement opportunity.
The building asset condition data and assumptions used to develop the building renewal
demand for the development of the Long Term Financial Plan (adopted June 2015) are going
to be reviewed as part of an improvement action of this Building Asset Management Plan.
As previously stated, the planned building maintenance required to meet service levels in this
plan also need to be developed.
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These financial forecasts will continue to be reviewed over the life of this plan and
adjustments made to future budgets as required.
Improvement Opportunity 6.1.1 (1): Validate asset condition data, building maintenance and renewal needs
to review financial forecasts.

Asset management financial indicators – 10 year financial planning period
Providing services from infrastructure in a sustainable manner requires the matching and
managing of service levels, risks, projected expenditures and financing to achieve a financial
indicator of approximately 1.0 for the first years of the Asset Management Plan and ideally
over the 10 year life of the Long Term Financial Plan (adopted June 2015).
Figure 7 shows the projected asset renewal and replacement expenditure over the 10 years
of the Building Asset Management Plan. The projected asset renewal and replacement
expenditure is compared to renewal and replacement expenditure in the capital works
program, which is accommodated in the Long Term Financial Plan (adopted June 2015).

Figure 7: Projected and long term financial plan budgeted renewal expenditure
6,000,000
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4,000,000
3,000,000
2,000,000
1,000,000
0

Providing services in a sustainable manner requires matching of projected asset renewal and
replacement expenditure to meet agreed service levels with the corresponding Capital
Works Program accommodated in the Long Term Financial Plan (adopted June 2015).
6.1.2 Projected expenditures for long term financial plan
Table 6.1.2 shows the projected expenditures for the 10 year Long Term Financial Plan
(adopted June 2015).
Expenditure projections are in 2015-2016 real values.
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Table 6.1.2: Projected expenditures for long term financial plan ($000)

Year

Maintenance
($000)

2015/16
2016/17
2017/18
2018/19
2019/20
2020/21
2021/22
2022/23
2023/24
2024/25

$972,000
$996,300
$1,021,208
$1,046,738
$1,072,906
$1,099,729
$1,127,222
$1,155,403
$1,184,288
$1,213,895

Projected
capital
renewal
($000)
$2,232,316
$3,355,619
$4,181,139
$4,660,903
$4,828,418
$4,770,356
$4,556,205
$4,253,282
$3,913,729
$3,575,460

Capital
upgrade/ new
($000)
$6,579,684
$2,492,381
$320,861
$484,097
$1,274,582
$1,673,644
$858,795
$1,487,718
$974,271
$1,000,822

Council is funding 100 per cent of all renewal demand in its Long Term Financial Plan
(adopted June 2015).
6.2

Funding strategy

Projected expenditure identified in Section 6.1 is to be funded from Council’s operating and
capital budgets. The funding strategy is detailed in the Council’s Long Term Financial Plan
(adopted June 2015).
After reviewing service levels (as appropriate to ensure ongoing financial sustainability)
projected expenditures identified in Section 6.1.2 will be reviewed and incorporated into the
Council’s long term financial planning processes.
6.3

Valuation forecasts

Asset values are forecast to increase as additional assets are added to the asset stock from
construction and acquisition by Council and from assets constructed by land developers and
others and donated to Council. Figure 8 shows the projected replacement cost asset values
over the planning period in real values. This assumes a growth of 1per cent per annum.

Bass Coast Shire Council Building Asset Management Plan Adopted 18 May 2016

Page 37 of 55

Figure 8: Projected asset values
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Depreciation expense values are forecast in line with asset values as shown in Figure 8.1.
Figure 8.1. Projected depreciation expense
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The depreciated replacement cost will vary over the forecast period depending on the rates
of addition of new assets, disposal of old assets and consumption and renewal of existing
assets. Forecast of the assets’ depreciated replacement cost is shown in Figure 9.
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Figure 9: Projected depreciated replacement cost
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6.4

Key assumptions made in financial forecasts

This section details the key assumptions made in presenting the information contained in this
Asset Management Plan and in preparing forecasts of required operating and capital
expenditure and asset values, depreciation expense and carrying amount estimates. It is
presented to enable readers to gain an understanding of the levels of confidence in the data
behind the financial forecasts.
Key assumptions made in this Building Asset Management Plan are:
•

That all building component types have the same useful life

•

All Building Assets deteriorate uniformly

•

That the replacement cost of the components of a building can be determined by a
percentage split of the total cost of the building

•

That the renewal demand determined for each component of the building is an accurate
method of determining the actual renewal works required on any building

The analysis is based upon the number of buildings that existed as at the 30 June 2013. Note
this asset set is under review at the time of writing and therefore there will be inaccuracies
in the data used. It is expected that the error would be in the range of plus or minus 5%.
Renewal programs are based on intervening at Condition 8.
Accuracy of future financial forecasts may be improved in future revisions of this Plan by the
following actions:
•

Reconciling all Council building related databases including the one used to determine
Council’s depreciation

•

Reviewing the useful lives adopted for various buildings given that Council has four
buildings aged over 95 years old which are not near the end of their useful life

•

Reviewing and updating all the building data in the Delta S database

•

Updating the renewal costs of all buildings based on the increase in costs since 2013

•

Upgrading the annual condition assessment inspection sheet to improve the information
collected for developing a detailed renewal program for each financial year
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6.5

Forecast reliability and confidence

The expenditure and valuations projections in this Building Asset Management Plan are based
on best available data. Currency and accuracy of data is critical to effective asset and
financial management. Data confidence is classified on a five level scale in accordance with
Table 6.5.
Table 6.5: Data confidence grading system
Confidence
Grade
A Highly
reliable
B Reliable

C Uncertain

D Very
Uncertain
E Unknown

Description
Data based on sound records, procedures, investigations and
analysis, documented properly and recognised as the best method of
assessment. Dataset is complete and estimated to be accurate ± 2%
Data based on sound records, procedures, investigations and
analysis, documented properly but has minor shortcomings, for
example some of the data is old, some documentation is missing
and/or reliance is placed on unconfirmed reports or some
extrapolation. Dataset is complete and estimated to be accurate ±
10%
Data based on sound records, procedures, investigations and
analysis which is incomplete or unsupported, or extrapolated from a
limited sample for which grade A or B data are available. Dataset is
substantially complete but up to 50% is extrapolated data and
accuracy estimated ± 25%
Data is based on unconfirmed verbal reports and/or cursory
inspections and analysis. Dataset may not be fully complete and
most data is estimated or extrapolated. Accuracy ± 40%
None or very little data held.
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The estimated confidence level for and reliability of data used in this Building Asset
Management Plan is shown in Table 6.5.1.
Table 6.5.1: Data confidence assessment for data used in asset management plan

Data
Demand drivers

Confidence
Assessment
B Reliable

Growth
projections
Operations
expenditures
Maintenance
expenditures
Projected
Renewal
expenses.
- Asset values
- Asset residual
values
- Asset useful
lives

B Reliable

- Condition
modelling
- Network
renewals
- Defect repairs
Upgrade/New
expenditures
Disposal
expenditures

B Reliable

B Reliable
B Reliable
C Uncertain

Comment
Population change is measured and updated,
changes in building numbers are monitored,
consumer preferences and demands are discussed
with relevant Service Mangers
Based on historical records of growth
Based on historical records however not always
separated from maintenance expenditure
Based on historical records however not always
separated from operational expenditure
Renewal expenditure is uncertain when based on
modelling but more accurate when based on
annual inspection of buildings

E Unknown

Not valued

B Reliable

B Reliable

Matches generally accepted industry standards.
These have not been verified based on actual
useful lives achieved in the field
Carried out using Moloney modelling

B Reliable

Carried out using Moloney modelling

B Reliable

Defects identified during condition assessments.
Repairs are programmed
Council has identified these in its Long Term
Financial Plan
To be determined

E Unknown

Over all the data confidence is assessed as medium confidence level for data used in the
preparation of this Building Asset Management Plan.
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7 Plan Improvement and Monitoring
7.1

Status of asset management practices

7.1.1 Accounting/financial systems
The Council’s building asset management system is Delta S and the Council’s financial system
is Finesse.
Council’s Finance Department is responsible for the valuation of all building assets and
ensuring that depreciation is updated on an annual basis.
The Council must comply with AAS 116 Property, Plant and Equipment.
The capital and maintenance thresholds as reported in the Annual Budget are shown below:
Threshold limit
Property
Buildings and land improvements
Land
Land under roads
Land improvements
Buildings
Plant and Equipment
Plant, machinery and equipment
Furniture, equipment and computers
Infrastructure
Roads, Streets and Bridges
Drainage
Other Structures

$10,000
$10,000
$ 2,000
$10,000
$10,000
$ 5,000
$10,000
$10,000
$10,000

7.1.2 Asset management systems
Council has the following building databases:
1. Delta S – This database contains a list of all Council buildings, their condition and a list
of defects.
2. ESIS – This database has a record of all Essential Safety Measures that are in Council’s
building that need to be inspected and maintained.
3. Asbestos register – This database has a record of all Council buildings which contain
asbestos and details of that asbestos, whether it has been tested and what the risk is.
4. Lease register or similar – Database of Council buildings and properties that are
leased.
5. Building valuations – Database used by Council Valuer to value the buildings.
6. Insurance database – This database contains a list of the buildings that Council
insures.
7. Master key register – list all of the keys required to gain entry to a Council building.
8. Carbon metrics register – Electricity usage per building
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None of these databases are linked or have a common asset ID number that would enable
them to be compared to one another. Further there are instances of where the same
building is known by a different name depending upon which database it is located. There
may also be instances where data is duplicated in more than one database. This is something
that needs to be resolved and has therefore been identified as an improvement opportunity.
Council is currently in the process of procuring a new Core System for the organisation.
Included in the specification is the procurement and implementation of a new integrated
Asset Management System. Therefore resolving the above matters will be undertaken as
part of this project.
Improvement Opportunity 7.1.2 (1): Continue to record and update the condition and condition data, including the
impact of upgrade renewal and maintenance and replacement work in DeltaS (or replacement asset management
software).
Improvement Opportunity 7.1.2 (2): Implementation of the building component of a new Asset Management System
through Council’s Core System review project, including migration of existing data.

7.1.3 Summary of asset roles and responsibilities
A sample roles and responsibilities for each of the phases in a building asset lifecycle are
shown in Table 7.1.
Defining roles and responsibilities for the management of buildings is critical because of the
large number of Council departments that use them to deliver a wide range of Council
services. Instead of just having one Service Manager to be responsible for these assets there
is a multitude of them some with different understandings of what their role is in relation to
the care and management of buildings.
An improvement action has therefore been included to determine, refine and communicate
roles and responsibilities with all stakeholders.
Improvement opportunity 7.1.3 (1): The development, communication and acceptance of roles and responsibilities for
all stakeholders including Asset Managers, Service Managers, Facility Managers and Community Groups in relation to the
management of all Council buildings.
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Table 7.1 Building asset data responsibilities (sample)

Asset
Description

Identify
Service and
Assets
Needed

Define
Service
Levels

Demand /
Load
Forecasts

Funding /
Economic
Modelling

Procurement

Construction

Building
Assets Responsible
Officer

Manager
Asset
Management

Manager
Asset
Management

Manager
Asset
Management

Manager
Asset
Management

Manager Asset
Management

Coordinator
Asset
Management
Systems

Coordinator
Asset
Management
Systems

Coordinator
Asset
Management
Systems

Coordinator
Asset
Management
(renewal)

Relevant
Service
Manager

Relevant
Service
Manager

Relevant
Service
Manager

Manager
Infrastructure
Maintenance

Asset
Management
Support
Officer

Coordinator
Asset
Management

Building
Assets Stakeholders

Coordinator
Asset
Management
Assets Officer
– Building and
Open Space

Coordinator
Asset
Management
Assets
Officer –
Building and
Open Space

Commissioning

Operation
Service
Delivery

Deterioration
and
Maintenance

Condition
Performance
and
Monitoring

Decommiss
-ioning

Renewal or
Replacement

Manager Asset
Management

Manager Asset
Management

Manager
Asset
Management

Manager
Infrastructure
Maintenance

Manager Asset
Management

Manager
Asset
Management

Manager
Asset
Management

Coordinator
Asset
Management

Coordinator
Asset
Management

Coordinator
Asset
Management

Manager
Infrastructure
Maintenance

Manager Asset
Management

Coordinator
Asset
Management
Systems

Coordinator
Asset
Management
Systems

Manager
Infrastructure
Maintenance

Manager
Infrastructure
Maintenance

Assets Officer –
Building and
Open Space

Manager
Infrastructure
Maintenance

Senior Asset
Services
Engineer

Senior Asset
Services Engineer

Coordinator
Asset
Management

Coordinator
Asset
Management
Systems
Coordinator
Asset
Management
(Asset
Component)

Asset
Accountant

Assets Officer –
Building and
Open Space

Assets Officer –
Building and Open
Space

Coordinator
Asset
Management

Asset Accountant

Manager Asset
Management

Manager
Infrastructure
Maintenance

Asset
Accountant

Manager
Infrastructure
Maintenance

Assets
Officer –
Building and
Open Space
(Service
component)

Assets
Officer –
Building and
Open Space

Assets
Officer –
Building and
Open Space
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Relevant
Service
Manager

Relevant Service
Manager

Assets Officer –
Building and
Open Space

Asset
Accountant
Relevant
Service
Manager

Coordinator
Asset
Management

Relevant
Service
Manager

8. Improvement plan
The asset management improvement plan was generated from a gap analysis of the current situation and information available for the development
of this plan. The proposed infrastructure and asset management improvement plan tasks are shown in Table 8.1.
Table 8.1 Consolidation of improvement plan

Category/Task

Responsibility Resources Timeline
Required

Management of risk in council buildings

To be commenced through review of Asset Management Policy and
Strategy in 2016. Further improvement plan to inform this action to be
Improvement opportunity 7.1.3 (1): The development, communication and
acceptance of roles and responsibilities for all stakeholders including Asset developed through this project
Managers, Service Managers, Facility Managers and Community Groups in
relation to the management of all Council buildings

Management of risk in council buildings

Undertake a gap analysis which considers all
Manager Asset Estimate
aspects of the management of Council buildings. From this, develop a
Management
$30,000
specific improvement plan including funding strategy to address these gaps
in the most effective and efficient way bringing together all building
management practices to improve on existing systems and processes (eg
asbestos management, essential service measure inspections, building
condition audits, renewal programing etc.)

Improvement Opportunity 3.5 (1):

Completed by 31 December 2017

Systems and data management
Continue to record and update the condition
Manager Asset Built into
and condition data, including the impact of upgrade renewal and
operational
Management
maintenance and replacement work in DeltaS (or replacement asset
budgets
management software)
Improvement Opportunity 7.1.2 (1):
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On-going

Category/Task

Responsibility Resources Timeline
Required

Systems and data management

Implementation of the building component of To be completed through Core System implementation
a new Asset Management System through Council’s Core System review
project, including migration of existing data

Improvement Opportunity 7.1.2 (2):

Systems and data management

Ensure new customer request system has the To be completed through Core System procurement and implementation
functionality to enable staff to use data from the system to plan, monitor
and maintain building asset activity

Improvement Opportunity 3.1 (1):

Financial planning

Condition assess a third of the Council’s
buildings network each year to continue to refine future building
maintenance and building renewal programs and funding strategies

Improvement Opportunity 5.2.3 (1):

Manager Asset Built into
Management
operational
budgets

On-going

Financial planning
Improvement Opportunity 6.1.1 (1): Validate asset condition data, building

maintenance and renewal needs to review financial forecasts.

To be achieved through completion of above improvement action

Financial planning

Reconcile the buildings valued by Council’s
Valuers with the buildings listed in Council’s DeltaS database

Improvement Opportunity 5.2.4 (1):

To be completed through Core System implementation

Climate change
Improvement Opportunity 4.4 (1): Develop

a Building Climate Change Risk
Assessment Report which highlights the risk, the possible mitigation
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To be completed within the life of this plan

Category/Task

Responsibility Resources Timeline
Required

measures and the estimated cost to implement such mitigation measures

$20,000

Climate change
Ensure Environmentally Sensitive Design (ESD)
Relevant
Included in On-going
principles are included in Council’s building operational and capital works budget officers project costs
planning and design
Improvement Opportunity 4.3 (1):

9. Monitoring and review procedure
This Plan will be reviewed during annual budget preparation and amended to recognise any material changes in service levels and/or resources
available to provide those services as a result of the budget decisions.
The Building Asset Management Plan 2016 has a life of four years and will be updated at that time.
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Appendix A: Maintenance response levels of service
An important aspect of any service level agreement is the response times required to be met
when undertaking a maintenance activity. Response times will vary depending upon the nature
of the work required to be undertaken to minimise the risk to the public, the users and to
Council’s investment in the building. The higher the risk the quicker the response time
required.
Recommended response times for the three classes of risk are shown in the table below,
Building Maintenance Team Response times.
Type of Risk

Response time

High Risk (Urgent repairs)

24 hours

Medium Risk (Priority repairs)

1 week

Low Risk (Normal repairs)

1 month or where programmed –
as per program

In some circumstances there will be very high risks that will be responded to quicker than 24
hours as resources allow.
The types of risks regarded as Very High, High, Medium and Low are shown in the table below.
They are examples only rather than a comprehensive, all encompassing list.
Very High

High Risk Tasks

Medium Risk
Tasks

Low Risk Tasks

Burst water main

Making a building
safe eg boarding up
a broken window or
securing a building

Repairing a broken
window after the
building has been
made secure

Programmed
works. Cyclic
maintenance.

Gas leak

Electrical Safety
issues

Repair ceiling
collapse due to
water damage

Structural fire

Immediate risk to
health and safety of
workers, public or
users

Repair storm
damage

Make safe any
Repair damage from
damage resulting
other sources
from storm,
vehicular damage, or
other event causing
structural damage
to building
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Appendix B: Example recommended unit replacement rates
An example of one Recommended Unit Replacement Rates used by another Council and was prepared in 2013. These replacement rates are
based on rates for these types of buildings found in Rawlinson’s. These unit rates can then be used to determine the replacement costs of
the components that are used in the Moloney modelling.
Recommended unit replacement rates

Fitout
Facility Type
Major Venue
Halls/Community
Centres

Fitout

Mechanical
Services
Mechanical
Services

Roof
Structure

Roof
Cladding

Structure
Ceiling

Roof

Structure
Wall

Structure
Floor

Structure
Sub
Structure

Services

Structure

Total $/m2
Replacement
Unit Rate

$271

$331

$245

$120

$135

$332

$166

$245

$400

$2,245

$90

$198

$210

$95

$110

$320

$153

$254

$220

$1,650

Childcare facilities

$244

$190

$210

$95

$85

$355

$135

$260

$320

$1,894

Clubrooms

$244

$110

$213

$95

$110

$460

$153

$310

$500

$2,195

Office

$200

$300

$160

$95

$110

$280

$135

$250

$180

$1,710

Grandstand

$169

$105

$208

$95

$55

$370

$285

$313

$150

$1,750

Amenities

$406

$110

$210

$95

$85

$320

$135

$254

$880

$2,495

Shed large

$213

$55

$175

$95

$0

$332

$135

$310

$75

$1,390

Shed medium

$175

$0

$150

$65

$0

$175

$135

$245

$65

$1,010

Shed small

$101

$0

$136

$65

$0

$78

$135

$135

$45

$695

Shelters

$95

$0

$105

$65

$0

$45

$135

$55

$45

$545

Residential

$109

$160

$216

$65

$85

$355

$135

$260

$255

$1,640

Shade Sails

$95

$0

$55

$0

$185

$135

$55

$45

$570

Basketball stadium

$128

$35

$95

$0

$310

$145

$187

$180

$1,290

$210
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GLOSSARY
Asset class
Asset condition assessment

Asset management

Assets

Average annual asset consumption
(AAAC)

Brownfield asset values

Capital expansion expenditure

Capital expenditure

Capital funding

grouping of assets of a similar nature and use in
an entity's operations (aasb 166.37).
the process of continuous or periodic
inspection, assessment, measurement and
interpretation of the resultant data to indicate
the condition of a specific asset so as to
determine the need for some preventative or
remedial action.
the combination of management, financial,
economic, engineering and other practices
applied to physical assets with the objective of
providing the required level of service in the
most cost effective manner.
future economic benefits controlled by the entity
as a result of past transactions or other past
events (aas27.12).
Property, plant and equipment including
infrastructure and other assets (such as furniture
and fittings) with benefits expected to last more
than 12 months.
the amount of a local government’s asset base
consumed during a year. This may be calculated
by dividing the depreciable amount (da) by the
useful life and totalled for each and every asset
or by dividing the fair value (depreciated
replacement cost) by the remaining life and
totalled for each and every asset in an asset
category or class.
asset (re)valuation values based on the cost to
replace the asset including demolition and
restoration costs.
expenditure that extends an existing asset, at the
same standard as is currently enjoyed by
residents, to a new group of users. It is
discretional expenditure, which increases future
operating and maintenance costs, because it
increases council’s asset base but may be
associated with additional revenue from the new
user group, eg extending a building or road
network, the provision of an oval or park in a
new suburb for new residents.
relatively large (material) expenditure, which has
benefits, expected to last for more than 12
months. Capital expenditure includes renewal,
expansion and upgrade. Where capital projects
involve a combination of renewal, expansion
and/or upgrade expenditures, the total project
cost needs to be allocated accordingly.
funding to pay for capital expenditure.
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Capital grants

monies received generally tied to the specific
projects for which they are granted, which are
often upgrade and/or expansion or new
investment proposals.

Capital investment expenditure
Capital new expenditure

see capital expenditure definition.
expenditure which creates a new asset providing
a new service to the community that did not
exist beforehand. As it increases service
potential it may impact revenue and will increase
future operating and maintenance expenditure.
expenditure on an existing asset, which returns
the service potential or the life of the asset up to
that which it had originally. It is periodically
required expenditure, relatively large (material)
in value compared with the value of the
components or sub-components of the asset
being renewed. As it reinstates existing service
potential, it has no impact on revenue but may
reduce future operating and maintenance
expenditure if completed at the optimum time
eg replacing the roof and gutters of a building,
replacing the mechanical heating and cooling
systems with unit/s of the same capacity,
replacing the fitout within a building. Where
capital projects involve a combination of
renewal, expansion and/or upgrade
expenditures, the total project cost needs to be
allocated accordingly.
expenditure, which enhances an existing asset to
provide a higher level of service or expenditure
that will increase the life of the asset beyond that
which it had originally. Upgrade expenditure is
discretional and often does not result in
additional revenue unless direct user charges
apply. It will increase operating and maintenance
expenditure in the future because of the increase
in the council’s asset base eg widening the sealed
area of an existing road, replacing drainage pipes
with pipes of a greater capacity, enlarging a
grandstand at a sporting facility. Where capital
projects involve a combination of renewal,
expansion and/or upgrade expenditures, the
total project cost needs to be allocated
accordingly.
the amount at which an asset is recognised after
deducting any accumulated depreciation /
amortisation and accumulated impairment losses
thereon.
see asset class definition.
an individual part of an asset which contributes
to the composition of the whole and can be
separated from or attached to an asset or a
system.
the amount of cash or cash equivalents paid or
the fair value of the consideration given to

Capital renewal expenditure

Capital upgrade expenditure

Carrying amount

Class of assets
Component

Cost of an asset
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Current replacement cost (crc)

Current replacement cost “as new”
(crc)

Depreciable amount
Depreciated replacement cost (drc)

Depreciation / amortisation

Economic life
Expenditure
Fair value

Greenfield asset values
Impairment loss
Infrastructure assets

acquire an asset at the time of its acquisition or
construction, plus any costs necessary to place
the asset into service. This includes one-off
design and project management costs.
the cost the entity would incur to acquire the
asset on the reporting date. The cost is
measured by reference to the lowest cost at
which the gross future economic benefits could
be obtained in the normal course of business or
the minimum it would cost to replace the
existing asset with a technologically modern
equivalent new asset (not a second hand one)
with the same economic benefits (gross service
potential) allowing for any differences in the
quantity and quality of output and in operating
costs.
the current cost of replacing the original service
potential of an existing asset, with a similar
modern equivalent asset ie the total cost of
replacing an existing asset with an as new or
similar asset expressed in current dollar values.
the cost of an asset, or other amount substituted
for its cost, less its residual value (aasb 116.6).
the current replacement cost (crc) of an asset
less, where applicable, accumulated depreciation
calculated on the basis of such cost to reflect the
already consumed or expired future economic
benefits of the asset.
the systematic allocation of the depreciable
amount (service potential) of an asset over its
useful life.
see useful life definition.
the spending of money on goods and services.
Expenditure includes recurrent and capital.
the amount for which an asset could be
exchanged, or a liability settled between
knowledgeable willing parties in an arm’s length
transaction.
asset (re)valuation values based on the cost to
initially acquire the asset.
the amount by which the carrying amount of an
asset exceeds its recoverable amount.
physical assets of the entity or of another entity
that contribute to meeting the public's need for
access to major economic and social facilities
and services eg buildings, roads, drainage,
footpaths and cycle-ways. These are typically
large, interconnected networks or portfolios of
composite assets. The components of these
assets may be separately maintained, renewed or
replaced individually so that the required level
and standard of service from the network of
assets is continuously sustained. Generally the
components and hence the assets have long
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Level of service

Life cycle cost

Life cycle expenditure

Loans / borrowings

Maintenance and renewal gap

Maintenance and renewal
Sustainability index

Maintenance expenditure

Materiality

Modern equivalent asset

lives. They are fixed in place and often have no
market value.
the defined service quality for a particular service
against which service performance may be
measured. Service levels usually relate to
quality, quantity, reliability, responsiveness,
environmental, acceptability and cost.
the life cycle cost (lcc) is average cost to provide
the service over the longest asset life cycle. It
comprises annual maintenance and asset
consumption expense, represented by
depreciation expense. The life cycle cost does
not indicate the funds required to provide the
service in a particular year.
the life cycle expenditure (lce) is the actual or
planned annual maintenance and capital renewal
expenditure incurred in providing the service in
a particular year. Life cycle expenditure may be
compared to life cycle cost to give an initial
indicator of life cycle sustainability.
loans result in funds being received which are
then repaid over a period of time with interest
(an additional cost). Their primary benefit is in
‘spreading the burden’ of capital expenditure
over time. Although loans enable works to be
completed sooner, they are only ultimately cost
effective where the capital works funded
(generally renewals) result in operating and
maintenance cost savings, which are greater than
the cost of the loan (interest and charges).
difference between estimated budgets and
projected expenditures for maintenance and
renewal of assets, totalled over a defined time
(eg five, 10 and 15 years).
ratio of estimated budget to projected
expenditure for maintenance and renewal of
assets over a defined time (eg five, 10 and 15
years).
recurrent expenditure which is periodically or
regularly required as part of the anticipated
schedule of works required to ensure that the
asset achieves its useful life and provides the
required level of service. It is expenditure,
which was anticipated in determining the asset’s
useful life.
an item is material if its omission or
misstatement could influence the economic
decisions of users taken on the basis of the
financial report. Materiality depends on the size
and nature of the omission or misstatement
judged in the surrounding circumstances.
a structure similar to an existing structure and
having the equivalent productive capacity, which
could be built using modern materials,
techniques and design. Replacement cost is the
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Operating expenditure

Programmed maintenance

Rate of annual asset consumption

Rate of annual asset renewal

Rate of annual asset upgrade

Reactive maintenance

Recoverable amount
Recurrent expenditure

Recurrent funding
Rehabilitation
Remaining life

Renewal
Residual value

Risk management

Section or segment

basis used to estimate the cost of constructing a
modern equivalent asset.
recurrent expenditure which is continuously
required excluding maintenance and depreciation
eg power, fuel, staff, plant equipment, on-costs
and overheads.
repair work that is identified and managed
through a maintenance management system
(mms). Maintenance management system
activities include inspection, assessing the
condition against failure/breakdown
criteria/experience, prioritising scheduling,
actioning the work and reporting what was done
to develop a maintenance history and improve
maintenance and service delivery performance.
a measure of average annual consumption of
assets (aaac) expressed as a percentage of the
depreciable amount (aaac/da). Depreciation may
be used for aaac.
a measure of the rate at which assets are being
renewed per annum expressed as a percentage
of depreciable amount (capital renewal
expenditure/da).
a measure of the rate at which assets are being
upgraded and expanded per annum expressed as
a percentage of depreciable amount (capital
upgrade/expansion expenditure/da).
unplanned repair work that is carried out in
response to service requests and
management/supervisory directions.
the higher of an asset's fair value, less costs to
sell and its value in use.
relatively small (immaterial) expenditure or that
which has benefits expected to last less than 12
months. Recurrent expenditure includes
operating and maintenance expenditure.
funding to pay for recurrent expenditure.
see capital renewal expenditure definition above.
the time remaining until an asset ceases to
provide the required service level or economic
usefulness. Age plus remaining life is economic
life.
see capital renewal expenditure definition above.
the net amount which an entity expects to
obtain for an asset at the end of its useful life
after deducting the expected costs of disposal.
the application of a formal process to the range
of possible values relating to key factors
associated with a risk in order to determine the
resultant ranges of outcomes and their
probability of occurrence.
a self-contained part or piece of an infrastructure
asset.
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Service potential

Service potential remaining

Specific maintenance

Strategic management plan (sa)

Sub-component
Useful life

Value in use

the capacity to provide goods and services in
accordance with the entity's objectives, whether
those objectives are the generation of net cash
inflows or the provision of goods and services of
a particular volume and quantity to the
beneficiaries thereof.
a measure of the remaining life of assets
expressed as a percentage of economic life. It is
also a measure of the percentage of the asset’s
potential to provide services that are still
available for use in providing services (drc/da).
replacement of higher value components/subcomponents of assets that is undertaken on a
regular cycle including repainting, building roof
replacement, replacement of air conditioning
equipment etc. This work generally falls below
the capital/ maintenance threshold and needs to
be identified in a specific maintenance budget
allocation.
documents council objectives for a specified
period (3-5 years), the principal activities to
achieve the objectives, the means by which that
will be carried out, estimated income and
expenditure, measures to assess performance
and how rating policy relates to the council’s
objectives and activities.
smaller individual parts that make up a
component part.
either:
a)
The period over which an asset is
expected to be available for use by an
entity, or
b)
The number of production or similar units
expected to be obtained from the asset by
the entity.
it is estimated or expected time between placing
the asset into service and removing it from
service, or the estimated period of time over
which the future economic benefits embodied in
a depreciable asset are expected to be
consumed by council. It is the same as the
economic life.
the present value of estimated future cash flows
expected to arise from the continuing use of an
asset and from its disposal at the end of its useful
life. It is deemed to be depreciated replacement
cost (drc) for those assets whose future
economic benefits are not primarily dependent
on the asset's ability to generate new cash flows,
where if deprived of the asset its future
economic benefits would be replaced.
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