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BUILDING ASSETS 
 

1.0 INTRODUCTION 
 

Mount Alexander Shire Council’s buildings support the delivery of a wide range of community services 
and activities. These building facilities act as focal points for community life and contribute to the social, 
cultural and economic development. There are a high proportion of significant historical and locally 
iconic buildings across the Shire dating prior to 1900’s that reflect the goldfields heritage and earlier 
settlements that now constitute the Shire. 
 
1.1 Legislative Requirements 
 
The Buildings Asset Management Plan (BAMP) is directed by the following Acts & Regulations but not 
limited to: 
• Building Act 1993 
• Building Regulations 
• Building Code of Australia 
• Health Act 1958 
• Health Regulations 
• Disability Discrimination Act 1992 
• Occupational Health and Safety Act 2004 
• Occupational Health and Safety Codes of Practice 
• Occupational Health and Safety Regulations 
 
1.2 Goals and Objectives 
 

The current Council Plan states that the objective for its Built Environment is to provide and maintain 
infrastructure assets including quality landscapes and public spaces that meet community needs and 
expectations with a long-term focus. 
 
The development of a Buildings Asset Management Plan – BAMP, is to formalise a process to 
responsibly manage Council’s building assets and hence optimize their benefits to the community now 
and for future generations. 
  
The BAMP provides a framework through which Council demonstrates its management of infrastructure 
to achieve the desired outcomes and expectations. It is a tactical approach that translates broad 
strategic goals and plans into specific targets and objectives relevant to a particular activity/facility for 
the organisation. It provides clear direction and information for Council to manage building facilities 
within Councils Asset Management policy and strategies.  
 
The BAMP combines management, financial, technical and practical processes to ensure the level of 
service indicated by users is achieved at a realistic cost to the community.   
 

This BAMP includes or references the following information: 
• An up to date database of Buildings in Councils current portfolio  
• Definitions of the current levels of service of the Buildings 
• Definition of the building group of each of the Buildings  
• Determination of the current condition of the Buildings 
• Definitions of the desired levels of service of each Building groups 
• Broad description of lifecycle management activities 
• Demand projections and forecasts for each Building group 
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Note: the detail and accuracy of these referenced points reflects the current level of records, experience 
and anecdotal information about the buildings. It is anticipated that the detail will be refined and updated 
through the implementation of the BAMP. 
 
This plan covers buildings and ancillary facilities and features that aid in utilising the building. It does not 
include swimming pools, sports’ playing surfaces or playgrounds. 
 
1.3 Specific outcomes  
 

• Demonstrate responsible governance 
• Define and articulate how the infrastructure is and will be managed to achieve Council’s 

objectives 
• Provide a basis for customer consultation to determine the appropriate levels of service 
• To manage assets to ensure Public safety & well being 
• Optimise asset life 
• Manage risk of asset failure 
• Achieve savings by optimising whole of life costs 
• Support long term financial planning.  

 

1.4 Key Stakeholders 
 

This plan demonstrates that Council is managing its assets responsibly. Collectively, State and Federal 
Governments, councillors and the community, insurers, service providers and key interest groups, have 
various responsibilities and interests in this asset group. 
 
 

1.5 Council Policies/Plans/Strategies 
 

Relevant Council policies and strategies include: 
• MASC Asset Management Strategy and policy 
• MASC Buildings Asset Management Strategy  

 
1.6 Council Plan 
 
Infrastructure Assets 
 
Many of the services delivered to our community depend on the infrastructure developed and 
maintained by Council. Infrastructure assets includes our roads, footpaths, storm water drainage, waste 
sites, swimming pools, recreation facilities, buildings, parks and various community facilities throughout 
the municipality. Reducing grant income from the State and Commonwealth governments requires the 
effective management of our infrastructure assets. 
Council’s asset management strategy includes the development of management plans for each 
infrastructure category that includes service levels, replacement, appropriate rationalisation, and 
development of new infrastructure in line with not only community needs but also financial capability. 
As the infrastructure ages there will be an increasing need for greater funding to replace and maintain 
the assets we currently have. This will need to be considered in the context of infrastructure growth 
generated by ongoing development. 
 
1.7 Budget and Funding 
 
Funding sources available to Council include:  
• Council funds allocated from budget 
• External grant monies where available. 
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2.0 LEVELS OF SERVICE 
 
2.1 Community Expectation  
 
The community expectation is that a building shall be fit for purpose. That it meets the users 
requirements. That it is clean, safe, comfortable and of an acceptable appearance with sufficient 
capacity. The users would also expect that defects are attended to promptly.  
 
2.2 Risk and Safety 
 
A building may have large numbers of both regular users and visitors unfamiliar with the building. The 
building should comply with the relevant Acts and Regulations; maintain its structural integrity and be 
kept in a safe condition without potential likelihood of accidents, falls, hazards, tripping and obstacles. 
The safety of the building users is of the highest importance and the integrity of the building should be 
maintained.  
 
2.3 Asset Preservation 
 
The building integrity can be enhanced by attendance to regular maintenance activities. These generally 
relate to the prevention of moisture entry, maintenance of ventilation to avoid dampness and foundation 
maintenance. Regular periodic maintenance such as exterior painting, cleaning of gutters can assist. 
 
The BAMP will provide sound data to Service Managers to assist them in gauging the adequacy of a 
building asset against the level of service required by the community.  
  
2.4 Hierarchy  
 
2.4.1 Functional Hierarchy 
 
To more accurately reflect the function of buildings and better match function with responsibility and 
use, all buildings will be placed into one of the nine functional classes.  
 

2.4.2 Functional Classes 
 

Commercial 
 
1. Facilities that are leased, or used by others with payment to Council. Facilities were historically 

vested/owned by Council and are surplus to Council service delivery purposes at this point. 
2. Commercial buildings are non-core activity. 
3. Levels of service are driven by specific demands from potential clients and what is required to 

attract them. The number of buildings in the portfolio, its amenity, size and condition are variable. 
 
Municipal Services 
 
1. Those buildings that support the provision of council’s delivery of activities and services to the 

community. Council Services may be either a core or non-core. Activities/Uses are:  
• Maternal & Child Health (M&CH)  
• Health & Community Care (HACC)  
• Senior Citizens 
• Library  
 

2.  The size, condition and facilities provided are diverse and variable. 
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Municipal Operations 
 
1. Municipal Operations are a core business. Activities/Uses are: 

• Offices for administration 
• Works depots 

2. Purpose is to support the provision of council services. 
3. The demand for operations buildings is dependent upon: 

• Range of services delivered by Council, 
• Council expenditure and works programs, and 
• Staff numbers required   
• Depots must also consider the efficiency of operation and the need for machinery protection. 

4. The main work depot operates at Castlemaine. A smaller depot is at Maldon and unmanned depots 
for storage of materials and machinery are located at Metcalfe, Newstead and a storage area at 
Castlemaine. 

5. Administration offices must be of a high standard to ensure staff comfort and customer access and 
amenity. Key requirements are for heating, cooling, lighting 

 
Parks 
 
1. Parks are a core business. Activities/Uses include: 

• Shelters 
• Toilets 
• Other 

2. Purpose is to provide buildings to support passive recreation, open space facilities. 
3. The demand for parks buildings is diverse and variable, dependent upon: 

• Community demand 
• Amenity and environment, 
• Visitor interaction and potential attraction. 

4. The main parks area, Castlemaine Botanical Gardens, Victory Park and Maldon Gardens have 
significant historical importance. 

5. Generally buildings are of a basic, less complicated or one-off nature suitable for an outdoor 
location. 

 
Halls and Community Centres 
 
1. The purpose is to provide a meeting place for community groups and a venue for functions and 

performances. 
2. Halls and Community Centres are a non-core activity.  
3. The demand for these facilities is dependent upon locality, population and range of other facilities. 
4. Council will support halls in each main population centre and a community centre in small 

population centres. 
5. Council will support buildings that are associated with open public use. 
6. Halls shall typically consist of a main hall, foyer, kitchen, toilets and store. Additional components 

such as a stage, change rooms and supper rooms are optional at the discretion of the Building 
manager. 

7. Community centres consist of a main room, basic kitchen facilities and toilets. 
8. There is a reasonable expectation of a comfortable environment in regards to heating, cooling, 

lighting and space for meetings and functions. 
9. There is a high expectation of user safety, particularly with the possibility of visitors. Essential 

services, access and fire safety are of high importance. 
10. Local committees, who have a significant influence on the standard of the facility, generally run 

Halls and Community Centres. 
 
 



                                                                                                                        Mount Alexander Shire Council 2009  

 
Buildings Asset Management Plan   

 

7 

Public Toilets 
 
1. Public Toilets are a core activity 
2. To provide sanitary facilities to residents, visitors and the travelling public. 
3. The demand for public toilets is dependent upon: 

• The size of population centres and areas of congregation eg shopping centres, parks.  
• Traffic volumes on major roads. 

4. Toilets located at recreations reserves and halls are deemed as a part of that asset unless 
specifically installed as a public toilet. 

5. Public toilets shall be provided in key locations at or within a short walk of the main shopping area 
and or close to the major road. This toilet should be of a high standard with an expectation of 
cleanliness, good ventilation, finished surfaces, no odour with male, female, disables and baby 
change facilities. 

6. Elsewhere public toilets should be provided in major parks, at the major rural towns or on major 
roads at a frequency of no greater than 30 minutes driving between locations. These toilets may be 
of a lesser standard but still clean with no odour. Universal access and baby change facilities 
should be provided and the use of unisex all purpose units should be considered for renewal 
projects. 

7. Access requirements are of high importance. 
 
Recreation  
 
1. Recreation facility buildings are a non-core activity. Activities/uses include:  

• Change rooms, equipment storage  
• Pavilions or clubrooms, (social rooms/kitchen/bar) 
• Toilets blocks (non public toilets) 
• Grandstand  
• Kiosk, office, plant-room at swimming pools 

2. The purpose is to provide active and passive recreational facilities for the general public and assist 
to promote community well-being. 

3. The demand for recreation buildings is dependent upon:  
• Population and demographics 
• Community health 
• Community building 

4. Council will support buildings that service multiple user groups, associated with open public spaces 
or facilities that are not subject to fees for use. This would refer to, on a recreation reserve, a main 
pavilion with change, toilets and social facilities associated with the free-to-use public playing field. 
Council may also support additional smaller pavilions where the facility is free-to-use. 

5. Council will not support buildings associated with pay-to-use facilities. Eg golf, bowls, some tennis 
clubs. 

6. Additional buildings and components such as other meeting rooms, storage sheds, shelters are 
optional at the discretion of the Building Manager. 

7. The grandstands are either required for crowd numbers or of high local interest value and are 
supported by Council. 

8. Most buildings are under the control of local committees who have a significant influence on the 
standard of the facility. 

9. Council has a Building’s Responsibility document for user groups and committees etc to better 
define aspects of maintenance, repair and servicing of buildings and fixtures.  
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Residential Housing 
 
1. Residential Housing is a non-core activity. 
2. The purpose was traditionally to provide community refuge housing.  
3. Council is investigating disposal of these properties, possibly to another housing agency. 
4.  The property in Chewton has been vacant for some time and has been recently boarded up. 
 
 
Tourism & Cultural Centres 
 
1. Visitor and Tourist Centres are a non-core activity. Activities/use include: 

• Visitor centres (accredited with Tourism Victoria) 
• Museums 
• Performing Arts/ theatres 

2. The purpose is to provide venues to promote tourism and visitation activity in the region and for 
cultural activities and pursuits: these activities are often located in iconic or historically significant 
buildings. 

3. Council will support a regional tourist information centre at Castlemaine and Maldon. 
4. The facilities should be of a very high standard in regards to user comfort, presentation, cleanliness 

etc. 
5. Local committees, who have a significant influence on the standard of the facility, generally run 

museums. 
6. There is a high expectation of user safety, particularly with the possibility of visitors. Essential 

services, access and fire safety are of high importance. 
 

Notes: 
1. Some buildings may be used for multiple functions.  
 

2. The Activity/Use provides additional information related to Council operations within the functional 
classification. 

 

3. An activity/use may be described as core or non-core, where: 
Core: Core business/service that Council is obligated to provide under legislation 
Non-core: A service Council is not obligated to provide but is provided at its discretion based on 
some developed community need.  
 

4. A further breakdown of the asset components is described below and will be used in recording 
details of inspections. This detail will aid in achieving accurate maintenance, renewal and 
replacement costs across functional classes: 

• Site Property, land or complex of buildings 
• Building Asset Individual building. May be a collection of contiguous Component Areas 
• Component Area. Parts of a Building constructed at a separate time or of differing  
        construction that may impact on condition, service life etc. 
• Sub-components Rooms within a component area 

 
 
 
 
 
 
 
 
 
 
 

Building #1 
Building #2 

Building #3 

Component Area #2 Component  
Area #1 

Site ( Property, land or complex of buildings ) 

Room #1 

Room #2 Room #3 

Room #1 
Room #1 Room #1 

Room #2 
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2.4.3 Maintenance Hierarchy 
 

1. The criterion for determining maintenance demands of buildings includes a building’s; 
importance or significance within the Shire or its locality, usage patterns and its relevance to 
the delivery of services. 

2. A classification indicates priority for maintenance routines at all buildings. 
 

CLASSIFICATION DESCRIPTION OF USE / IMPORTANCE / SIGNIFICANCE 

 
 
 
A    High 
 
 
 

• Very high use 
• Significance at municipal level 
• Critical to Council operations 
• Critical to service delivery 
• Must meet stringent, special requirements  
• National, State or Shire heritage significance 

 
 
B    Medium 
 
 

• High use – open to the public on a regular basis 
• Significance at township level 
• Important to Council operations or service delivery  
• Need to meet special requirements 
• Shire or township heritage significance. 

 
 
C    Low 
 
 

• Low use – Open to the public only 1 day or as required on an hourly basis 
• Significance at locality level 
• Non-critical to Council operations or service delivery 
• Ancillary to main function 
• Can operate in basic conditions 
• Township or local heritage significance 

 
 
D    Minor 
 

•  Very Low use Open to public casually or on hourly basis only 
• Significance at locality level 
• Non-critical to Council operations or service delivery 
• Ancillary to main function 
• Can operate in very basic conditions 
• Local heritage significance. 

 
 
E    Obsolete 
 
 

• Not used by Public 
• Exceeds nominated level of service 
• Exceeds Committee of Management requirements or capacity to replace it. 
• Not critical to the delivery of services  

 

2.4.4 Functional Standards 
 
Common Standards 
1. Service standard criteria which applies to all buildings includes: 

• The building is fit for purpose ( as determined with Service Managers ) in regards to:  

- Amenity 

- Meeting the user requirements  

- Comfort of the environment  

- Aesthetics 
• The building complies with all relevant regulations and statutory requirements, including: 

- Building Regulations 

- Access 

- Disability  
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- Health, and  

- Safety 
 

Specific Standards 
 
1. Service standards that relate to specific functional classes are described below. 
2. The provision of buildings is often in response to the demands of the service to be provided. Eg 

Municipal depots are of a size to accommodate the equipment needed to complete the works 
programs. Therefore decisions on buildings can only be considered as a part of Council’s policy of 
the service to be provided. Eg a Recreational Study may describe the number of playing fields and 
therefore the number of pavilions.  

 
 

2.4.5 Maintenance Standards  
 
As a base level maintenance standard the Council will take immediate action to make safe building 
faults or failures in order to prevent certain injury to the community or where public safety and comfort is 
compromised. Similar action will be taken to prevent any further damage to buildings. The actual 
delivered standard is aimed higher. 
 
 

2.2 Inspections and Surveys 
 
4.4.2 Condition Surveys  
 
A complete survey of all buildings is planned over a 48 week period to better inform and record the 
status of Council’s building assets. A regime of ongoing inspections will be defined that relates to the 
building class, current condition and the various components of the structure, fittings and regulatory 
requirements.  
 
Sample Frequency 
 

 

SURVEY 
 
 
CRITERIA 

FREQUENCY OF SURVEY / RESPONSIBILITY 

CLASS 

      HIGH         MEDIUM              LOW               MINOR           OBSOLETE 

 
 

Component 
Area 

Condition 
 

Structure Eg 6mthly Eg 12mthly Eg 24mthly Eg 36mthly Reactive only 

Roof Eg 6mthly    Reactive only 

Mechanical Essential 
Service* 

Essential 
Service* 

Essential 
Service* 

Essential 
Service* 

Reactive only 

Fit-out Eg 6mthly Eg 12mthly Eg 24mthly Eg 36mthly Reactive only 

Fixtures Reactive only Reactive only Reactive only Reactive only Reactive only 

Site Eg 6mthly Eg 12mthly Eg 24mthly Eg 36mthly Reactive only 

Essential Safety 
Measures 

As per 
required 

As per 
required 

As per 
required 

As per 
required 

As per 
required 

 Other Eg 6mthly Eg 12mthly Eg 24mthly Eg 36mthly Reactive only 

 
* Essential service requirements of mechanical features to be detailed on Occupancy Permit. 
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Component Area – External and Internal 
 
To record and assess building components the following rating system will be utilized and this 
information will better inform future maintenance, renewal programming.    
 
Criteria Scoring / Condition Rating – Sample  
 

 
RATING 

% DESIGN 
LIFE  

GONE 

DESC TYPICAL CRITERIA 
STRUCTURAL ROOF MECHANICAL FIT-OUT 

0 = 

GOOD 
0% New asset 

 
Foundation 
movement, 

Cracks (bricks) 
Displacement, 
alignment 

Loose boards, 
bricks, panels 

Pest 

 
 
Leaking 
Corrosion 
Loose 

 
 

Noise 
Vibration 
Service 
history 
Age 

Wear 
 

1 12% Near new, no visible signs of deterioration 
2 24% Excellent, very slight condition decline 
3 36% Very good. Early, minor stage of deterioration 
4 48% Good. Some obvious deterioration. 
5 60% Fair. Obvious deterioration. Some serviceability loss 
6 71% Fair to poor. Obvious deterioration. Serviceability 

effected. 
7 82% Poor. Severe deterioration. Serviceability limited. 

High maintenance costs. 
8 93% Very poor. Serviceability heavily impacted. Very 

high maintenance costs. Rehabilitate. 
9 98% Extremely poor. Severe serviceability problems. 

Risk to remain in service. 
10 = 

POOR 
100% Failed. No longer serviceable. Extreme risk. 

 
 
Building Rating 
Whole Building Condition Rating = Sum Facility Area Condition Rating x weighted area. 
 

2.5.2 Essential Safety Measures   
 
Essential safety measures are the fire, life safety and health items installed or constructed in a building 
to ensure adequate levels of safety. 
 
Essential safety measures include all traditional building fire services such as sprinklers and mechanical 
services etc., but also include passive fire safety such as fire doors, fire-rated structures and other 
building infrastructure items such as paths of travel to exits. 
 
The maintenance of essential safety measures involves:– 
• Ensuring the service is maintained at a level of performance specified by the relevant building surveyor 
(RBS) (usually to the BCA or an Australian Standard); 
• Periodical inspections and checks in accordance with an Australian Standard or other specified 
method; and 
• Maintaining a record of the maintenance inspections and checks in the form of an annual ’essential 
safety measures report’. 
 
Essential services requirements vary depending on the construction date of the building and are 
categorised as: 

• .Buildings constructed post 1 May 2004 

•  Buildings constructed between 1 July 1994 and 30 April 2004 

•  Buildings constructed prior to 1 July 1994 

Notes 
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A large proportion of Council buildings are managed by a Committee of Management on behalf of 
Council. Council is obligated to ensure that the essential services at all its buildings are checked and 
recorded appropriately to meet the ESS Audit Report requirements for that building. There is a need to 
review the Committee of Management agreements to ensure clear defined responsibilities are set in 
relation to Essential Safety Measures. 
 
2.5.3 Responsibility for Works and Service Level Agreements 
 

Principles 
 
1. Council shall aim to achieve equity between similar functional classifications and uses.  
2. Council may delegate responsibility of a non-core activity to a Committee of Management.  
3. For all High/Medium/Low buildings Council will provide a fit-for-purpose structure/roof/mechanical 

building in accordance with the Levels of Service. 
 

Responsibilities  
 
1. The responsibility for the undertaking of works and meeting building costs is not clearly defined 

across the portfolio. The Building Manager is either Council, Council’s Section 86 Committees, 
Lessees or other nominated Committees of Management ( eg DSE) 

2. Service Managers will need to be involved with the Buildings Asset Manager to formalise a clear 
level of responsibility for care of assets. 

3. Council is responsible for any New/Upgrade works at its buildings.  
4. Council is responsible for the structural nature of a building including the roof, walls, floors and fit –

out. 
5. The fixtures, daily operations, cleanliness, minor maintenance etc issues related to the user groups’ 

activities in a building are items that the relevant Committees of Management should be 
responsible for.   

 
 

 
 
 

COST ITEM 
 

WORKS RESPONSIBILITIES 

BUILDING MANAGER 

COUNCIL COMMITTEE OF MANAGEMENT OTHER 

ALL HIGH, MED, LOW MINOR ALL 

Structure  
 
 
 

MASC 

MASC 

Roof MASC 

Mechanical MASC 

Fit-out MASC 

Fixtures Building manager* 

Site Building manager* 

Operations Building manager* 

Maintenance Building manager* 

Essential Safety Building manager* 

New / Upgrade                          MASC 

 
 

1. Building Manager is defined as the organisation who manages the building operation. Eg  
• Council, or 
• Committee of Management, or 
• Other: Not controlled or managed by Council but provides a service supported by Council. 
 

2. In some circumstances ‘other’ buildings are not owned by Council.  Whilst Council may decide to 
have no responsibility for the building it will have a potential liability and will need to ensure that no 
potential risks are present to the public. All committees of management have responsibilities for 
operations and maintenance (as the Building Manager). 
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3. Where cost items are defined as:  

• Structure: Including foundations, walls, external cladding, roof framing. Internal linings, 
building access, doors and windows, wiring, plumbing, sanitary fixtures, etc 

• Roof: Cladding, skylights and gutters. 
• Mechanical: Fixed heating and cooling systems. 
• Fit-out: Including floor coverings, electrical wiring, internal painting, sanitary fittings, taps 

and pipe-work, permanent fixtures. 
• Fixtures: Including curtains, tables, chairs, equipment, whitegoods, appliances, flywire 

screens. 
• Site: Car parking, lawns and gardens, playgrounds, signage, paths and ramps. 
• Operations: Utility charges, administration, inspections and audits. 
• Maintenance: Repairs, cleaning, servicing and minor adjustments. Retention of existing. 

To prevent premature deterioration. 
• New/Upgrade: Work which upgrade or improve an existing asset beyond its original 

provision or performance or the creation of new assets that extend the existing asset 
portfolio to new customers.  

 
4. Responsibilities to complete condition surveys and defect inspections are defined within this 

section. In summary: 
• Defect Inspection: Building Manager   
• Condition Survey: High/Medium/Low class buildings:  Structure/roof/mechanical/fit-

out : Council 
 
 

Service Level Agreements 
 
The responsibilities as listed above form the basis of a Service Level Agreement. 
A model agreement is included in Appendices 
 
 

3.0 DEMAND FORECAST 
 

3.1 Population and Demographics 
 
The Mount Alexander Shire is located in Central Victoria.  It comprises a number of small and medium 
sized townships.  The largest township is Castlemaine (8,288 residents).  Other sizeable townships 
include Maldon (1,232 residents), Newstead (527 residents), Harcourt (422 residents), Guildford (192 
residents) and Taradale (174 residents).   
 
A summary of the Shire’s key demographic characteristics from the 2006 census is as follows:  
 
• The Shire’s population is 17,067 people.  This figure is anticipated to grow to about 21,400 

people by 2021.  About 50% of this estimated growth is expected to take place in Castlemaine. 
• The population is ageing.  The median age was 44 years, higher than the average age for 

Australia of 37 years.   
• The largest age group - 50 and 54 years (8.2%) and 45 and 49 years (8.1%).  The smallest 

age cohorts were between 24 and 29 years (3.5%) and 20 and 24 years (3.8%).  These age 
groups are poorly represented in the age structure because many young people leave the 
Shire to study or work in Melbourne or the larger provincial towns (i.e. Bendigo, Ballarat, 
Geelong, etc). 

• The average individual and household incomes in the Shire are lower that those for Melbourne 
and the neighbouring shires. 
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• 65% of residents aged 15+ have an annual income of less than $31,200.  Only 9.8% earn 
more than $52,000 per annum. 

• 48% of families have a household income of less than $52,000.  8.9% earn a household 
income in excess of $104,000. 

• 31% of the Shire’s population attend educational institutions – 20% attend schools and 11% 
tertiary facilities.  25% have tertiary qualifications 

 
The implications of the Shire demographic characteristics for leisure provision are as follows:   
 
• Demand for services and facilities will increase as the Shire’s population grows, particularly in 

the Castlemaine.   
• The ageing of the community will increase usage demand for facilities that provide various 

community services and social interaction. 
• The cost of accessing leisure facilities and the ability to will need to be affordable in order to 

optimise participation by individuals and families on low incomes. 
• The community’s expectations about the quality of Council’s leisure facilities will remain high.  
 
Conclusions  
 

• The above trends closely mirror other communities in rural and regional Australia. 
• There is a likely trend for lower utilisation of childcare and maternal health facilities, sporting 

pavilions and clubrooms, from dwindling numbers of the below 50 age groups.  
• There is a likely trend for higher utilisation of buildings that have significant proportions of 

senior citizens activities and services such as community halls, cultural spaces, libraries and 
passive recreational spaces. 

• Building infrastructure and functional use of buildings may need to adapt to the changing 
demographics. 

 
 
 

4.0 LIFE CYCLE MANAGEMENT PLAN 
 
 
4.1 Existing Asset Portfolio 
 
4.1.1 Building Inventory 
 
1. A detail survey of all sites needs to be undertaken that lists all potential buildings for which Council 

may have a responsibility.  
2. An analysis of each building to be undertaken to determine Council’s responsibilities or obligations. 

. 
3. An individual electronic file is created for each building site ( nb there will be combinations or 

clusters at some sites) which includes photographs, occupancy permit and plans if available. 
 
 
 
 
 
 
 
 
 
4.1.2 Building Numbers 
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Currently there are 179 buildings located at 111 sites within the Shire. 
 
 

Buildings by Component Activity/Use 
 
 

Count of BUILDING Sites Total Total 

FUNCTIONAL CLASS Sites Components 
Commercial Total 9 9 

Municipal Services Total  11 15 

Municipal Operations Total 8 12 

Parks Total 8 12 

Halls & Community Centres Total  13 23 

Public Toilets Total 25 25 

Recreation Total 35 66 

Residences Total 3 3 

Tourism & Cultural Total 9 14 

Grand Total 111 179 

 
 
 

Facility Area Functional Class v Maintenance Class 
 
 

Count of BUILDINGS MTCE CLASS 
A 

MTCE CLASS 
B 

MTCE CLASS 
C 

MTCE CLASS 
D 

 

FUNCTIONAL CLASS Grand Total 

Commercial 2 4 2 1 9 

Municipal Services 8 7 - - 15 

Municipal Operations 3 5 2 1 11* 

Parks - - 3 9 12 

Halls & Community Centres 3 7 6 7 23 

Public Toilets 1 11 7 4 24* 

Recreation - 3 21 41 65* 

Residences - - 1 - 1* 

Tourism & Cultural 3 3 3 5 14 

Grand Total 20 40 45 69 174 

Nb * 5no. Obsolete buildings; reactive maintenance only.  
 
 

4.1.3 Buildings Replacement Value 
 

Each building that is listed in the database as being in the ownership of Council, are re-valued on a two 
year cyclical basis. The last valuation was undertaken in 2009 and carried out in accordance with the 
requirements of the Valuer General Department. Any changes resulting from a review of property 
movement, sales and CPI, will be applied to the values for the intervening year. 
 

The total valuation is approximately $36M 
 

It is anticipated that detailed valuation figures will be available in a version of the Moloney Asset 
Management System that covers General Assets.  
 
 

4.2 Asset Condition/Capacity/Performance 
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Once a detail survey of all buildings has been undertaken there will be sufficient information to better 
inform the condition, capacity and performance of Council’s building infrastructure.  
 
4.3 Summary of Works Programs 
 
Operations & Maintenance 

• Operations  
• Response Maintenance – Emergency Works 
• Routine Maintenance 
• Periodic Maintenance 

 
Capital Renewal 

• Replacement of materials, components 
 
Capital New & Upgrade 

•  Major building works 
 
Disposal 
 
4.4 Operations and Maintenance Programs 
 
4.4.1 Operations 
 
Responsibility of Building Manager 
 
Services charges 
Insurances 
Essential services 
 
 
4.4.2 Response Maintenance 
 
Emergency Works 
 
1. Works as defined in the Service Standards. 
 
4.4.3 Routine Maintenance 
 
1. The current budget includes a maintenance component that is generally reactive. With better asset 

condition information a proactive routine maintenance works will be established. 
2. A routine maintenance regime will assist to extend the lifecycle of building components. 
 
4.4.4 Periodic Maintenance 
 
1. Defined as recurring works at known approximate intervals less than life of the structure. 
2. Works include: 

• Painting internal & external 
• Replace guttering 

 
4.5 Capital Renewal Programs 
 

1. Relates to Structural, Roof and Mechanical components. 
2. Projects will be identified during maintenance inspections.  
3. Projects will primarily be identified during condition surveys. 
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4.6 Capital New and Upgrades Programs 
 
4.6.1 Upgrade Program 
 
1. A more structured approach with a comparison of the building against the nominated levels of 

service, deficiencies noted and referred to the Upgrade Program. 
 
       Priority 
Priority order based on Maintenance Hierarchy (building importance) Condition, Type of works (safety, 
regulations, amenity), Cost, External funding opportunities 
 
      Works Program 
1. Smaller cost projects may be referred to the annual budget program. 
2. Major projects may be referred to Council’s capital projects evaluation. 
 
4.6.2 DDA Access Improvement Program 
 
1.  Access Audits need to be completed at all buildings; it is part of the building maintenance and 

condition survey to highlight inadequacies in this area. Priority should be directed to high usage 
buildings as indicated on the Maintenance Hierarchy.  

 
 
4.7 New Program 
 
New projects are those initiated from within Council through budget process or grant fund allocations 
etc. The BAMP will require all such programs be coordinated in conjunction with the assets 
management process. Any new assets must be incorporated into the BAMP. 
 
 
4.8 Disposal Programs 
 
Assets may become obsolete or identified as surplus to requirements and need to be disposed.   
 
5.0 RISK MANAGEMENT 
 
 
5.1 Risk Events and Risk Environments 
 
The overall objectives of a formal risk management approach are to: 

• outline the process by which Council will manage risk associated with its assets, so that all 
risks can be identified and evaluated in a consistent manner,  

• identify operational and organisational risks at a broad level, 
• allocate responsibility for managing risks to specific staff to improve accountability; and, 
• prioritise the risks to identify the highest risks that should be addressed in the short to medium 

term. 
 
 
 
This section follows the process outlined in AS/NZS 4360:1999, illustrated in the figure below.   
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Risk Analysis

Determine consequence of failure
Assess probability of failure

Risk Analysis

Determine consequence of failure
Assess probability of failure

Risk Identification

FMECA-  Failure Modes, Effects &
Criticality Analysis

Risk Identification

FMECA-  Failure Modes, Effects &
Criticality Analysis

Risk Context

Establish risk evaluation criteria

Risk Context

Establish risk evaluation criteria

Risk Treatment

Select  treatment options-  ODRM
Implement preferred treatment option

Risk Treatment

Select  treatment options-  ODRM
Implement preferred treatment option

Risk Evaluation

 Determine risk cost of exposure
Identify risk reduction opportunities

Risk Evaluation

 Determine risk cost of exposure
Identify risk reduction opportunities
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Assess Risks

 
 
The subject of risk as related to Buildings, utilizes and applies a similar philosophy to that applied to 
roads (detailed in Council’s Road Management Plan). As Council re-examines its overall risk 
management plan, a strategy that will include Building assets will be determined 
 
 
 
6.0 FINANCIAL PROJECTIONS 
 
The objective for Council is to identify the life cycle costs to operate and maintain the buildings assets in 
its current portfolio. The costs will reflect the desired level of service expected of each asset and 
compare this with the funding available. Any gap in this funding can then be indentified. 
 
 
 
 
 
 
 
 
 
 


