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1. EXECUTIVE SUMMARY

1.1 The Purpose of the Plan 

This asset management plan (AMP) details 
information about Council’s building infrastructure 
assets. The plan outlines the management approach 
to: 

▪ Describing and aligning the assets to services 
by identifying building assets and 
documenting levels of service and 
performance measures (as informed by the 
community vision and service planning) 

▪ Managing the future demand for assets to 
achieve and maintain financial sustainability 
and community outcomes 

▪ Optimising the lifecycle management of 
assets (achieving service demand at the 
lowest lifecycle cost); 

▪ Identifying and managing risks associated 
with the relevant assets (including criticality 
and condition); 

▪ Identifying what funds (operating and capital) 
are required to operate the asset portfolio in 
alignment with the Asset Management Plan 
over a 10-year planning period; and 

▪ Continual improvement in the management 
of the assets and performance monitoring. 

1.2 Asset Description 

Council’s building assets contribute to the community 
through: 

▪ The provision of built facilities that support 
social, educational, sporting, and 
recreational, services.  

▪ Supporting social connectedness and 
wellbeing by serving as community focal 
points. 

This Asset Management Plan has a focus on buildings 
which are owned by Council and used to support 
Council administration or Council services, or they are 
provided by Council to support other service providers 
and community groups to extend service provision 
within Mitchell Shire. Council’s buildings are in 
commercial and residential districts, and recreation 
and sporting reserves. The building network supports 
the following services 

▪ Civic administration 
▪ Libraries 
▪ Community Services 
▪ Emergency Service  
▪ Community Halls and Meeting Spaces 

▪ Kindergartens 
▪ Maternal & Child Health  
▪ Public Toilets 
▪ Residential Housing 
▪ Visitor Centres/Youth Services 
▪ Heritage  
▪ Bus Shelters 
▪ Shade Structures 
▪ Sheds (storage and community use) 
▪ Leisure Centres 
▪ Sporting and Social Club Rooms 
▪ Grandstands/Pavilions 
▪ Swimming Pools 
▪ Resource Recovery Centres 

Council’s swimming pools are included as part of this 
asset management plan (as a built structure) and will 
be reported on as part of the building asset portfolio 
but will be discussed separately within the plan given 
both the social and financial value of swimming pools. 

The following chart demonstrates the summary results 
of current portfolio condition audits. According to 
analysis of Council’s asset information, most of the 
building assets is in ‘fair’ condition or better. 

 

A summary of condition is also provided for our 
swimming pool assets. Most of our pools are moving 
toward or are in “poor” condition. 
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Council’s building asset portfolio has an estimated fair 
value replacement cost of $148.95 million dollars (as 
at 30 June 2021).  

The building asset plan will report using the following 
categories. 

At the asset hierarchy we report on buildings as  

▪ Type A; buildings with internal fit out 
▪ Type B; buildings with no internal fit out 
▪ Type C; simple buildings (some external walls or 

posts 
▪ Type D; specialised buildings  
▪ Type E; heritage buildings 

Aquatic facilities (pools) are included in this Asset 
Management Plan under of Type D, specialised 
buildings. 

1.3 Levels of Service  

Council owns buildings to facilitate its own service 
functions internally and to the community and to 
extend service delivery with the support of not for 
profit and community organisations. Our mission is to 
work with community to ensure all life stages are 
considered in the planning and delivery of services 
and supporting infrastructure.  

Council is in the process of developing levels of service 
for our buildings. Council will engage with the 
community in this process commencing in 2022/23 as 
part of our deliberative engagement process seeking 
community input to levels of service. 

At present, management of building assets, including 
intervention points and chosen treatment method is 
based upon: 

▪ Available budget and resource allocation 
▪ Feedback from service providers and service 

participants 
▪ Monitoring of condition and addressing 

maintenance issues as reported in our 
building condition and compliance audits. 

▪ Reactive responses to building issues based 
on a response hierarchy/criticality 

Our present funding levels are insufficient to continue 
to provide existing services at the current levels in the 
short-term. 

The main services consequences are: 

▪ Deteriorating assets which will impact service 
quality. 

▪ An increasing asset renewal gap impacting 
long term financial sustainability 

▪ Generational cost shifting where future 
residents will inherit the cost of renewing 
current day assets. 

▪ Inability to meet demand for new services 
through provision of new, expanded or 
upgraded facilities. 

▪ Poor satisfaction with Council service 
facilities. 

This Asset Management Plan, and future revisions, will 
inform the long-term financial planning to fund the 
future renewal and upgrades necessary to meet the 
capacity demand and levels of service. 

1.4 Future Demand 

Council’s southern areas of Beveridge and Wallan fall 
inside the metropolitan Urban Growth Area (UGA) and 
are clearly driving demand for new services. Council 
will have a significant challenge to fund new 
infrastructure to meet this service demand while 
needing to maintain existing services where service 
level expectations of the wider community are also 
rising. 

Kilmore, Seymour and Broadford are also growing, and 
their services are being stretched by population 
pressures and aging assets. Other townships within 
the Shire vary regarding existing services, and levels of 
growth, but are all characterised by aging 
infrastructure that may no longer be fit for purpose 
creating its own service challenges. 

The main demands for new or upgraded services are 
created by: 

▪ Increasing population 
▪ Meeting demands from differing community 

groups for services 
▪ Changing demographics, and diverse 

geographical areas throughout the Shire. 
▪ Expectations that the quality of facilities 

being established in new estates will be 
replicated in the older townships. 

▪ Aging and inadequate buildings that are no 
longer fit for purpose or do not meet current 
standards or facility guidelines. 

▪ Delivering buildings that promote accessibility 
and inclusivity. 

▪ A need to provide assets that are resilient to 
the impacts of climate change. 

▪ Policy changes at other levels of government 

These demands will be managed through a 
combination of managing existing assets, upgrading of 
existing assets and providing new assets to meet 
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demand. Demand management practices also include 
non-asset solutions, insuring against risks and 
managing failures. 

Demand management practices include: 

▪ Formal planning and community consultation 
to identify where demand is greatest and of 
highest priority. 

▪ Regular inspection of buildings and structures 
to ensure they remain in good condition and 
are fit for purpose while they are in service. 

▪ Advocacy efforts to attract external funding 
through Government Grants, or user group 
contributions, to increase the available 
sources of funding for upgrade and new 
buildings. 

▪ Continue to work on shared use of facilities 
and sustain relationships with non-Council 
asset owners to ensure we can provide as 
many services as possible and optimise 
utilisation of building assets across the 
municipality. 

These issues will be managed through a combination 
of managing existing buildings, upgrading of existing 
buildings and providing new buildings to meet 
demand and demand management as well as non-
asset-based solutions.  

1.5 Lifecycle Management Plan 

Lifecycle planning describes the approach to 
maintaining an asset from construction to disposal. It 
involves the prediction of future performance of an 
asset, or a group of assets, based on investment 
scenarios and maintenance strategies. 

Council is maturing in its approach to life-cycle 
management of buildings and is working on having 
better informed maintenance and renewal 
programming and more proactive building inspections. 
Council will also look to dispose of buildings at the 
right point in time through appropriate levels of 
community and stakeholder consultation. 

1.6 Financial Summary 

Based on our current forecasting, the projected 
outlays necessary to provide the services covered in 
this Asset Management Plan covering operations and 
maintenance, renewal and upgrade of existing assets 
and new assets to meet the future demand over the 
next 10 years is $169 million or $16.9 million on 
average per year. This includes Council’s own works 
and programs and projected developer contributions. 

The estimated available funding for the next 10 years 
for building operating and capital expenditure is 
$116.4 million or $11.6 million on average per year as 
per our Long-Term Financial Plan. This is 69% of the 
cost to sustain the current level of service at the 
lowest lifecycle cost. 

Projected Operating and Capital Expenditure 

 

Figure values are in current (real) dollars. 

Allocated funding contained in our Long-Term 
Financial Plan leaves a shortfall of $5.2 million on 
average per year of the projected expenditure 
required to maintain current levels of service. 

If this shortfall is left unaddressed, the quality of our 
buildings will decline leading to a deterioration in 
community service levels and will impact Council’s 
long-term financial sustainability. 

1.6.1. What we will do with constrained 
funding 

We plan to provide the following services: 

▪ Continue to inspect and proactively maintain our 
building assets to ensure they are safe and 
functional within current levels of service as 
accepted by the community. 

▪ Renew/upgrade/new building assets according to 
priorities and annual budget allocations. 

▪ Ensure building assets comply with any relevant 
regulatory requirements and Australian 
Standards. 

▪ Manage the life cycle of buildings including 
disposal of buildings once their economic life 
expires. 

1.6.2. What we cannot do with 
constrained funding 

We currently do not allocate enough funding to 
sustain all services at the desired standard or to 
provide all new services being sought. 
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Works and services that cannot be provided under 
present funding levels are: 

▪ An increased overall level of service delivered by 
building assets. 

▪ Upgrade of all identified functional and capacity 
deficiencies related to our buildings. 

▪ Proactively replace degrading assets that present 
some risk of incident. 

▪ Bring all buildings up to current standards to meet 
accessibility and inclusion for all. 

Council will continue to work with its partners and 
stakeholders within the community and in 
Government to advocate for more funding to ensure 
Mitchell Shire can continue to grow and service 
existing and growing communities 

1.6.3 Managing the Risks 

Our present funding levels are insufficient to continue 
to manage risks in the medium term. 

The main risk consequences are: 

▪ Community safety where assets fall below 
acceptable service standards. 

▪ Community dissatisfaction with Council where 
unrepaired damage to buildings may render them 
unusable by service providers or the public 

▪ Community dissatisfaction with the timeliness of 
new facilities and service provision  

▪ Impacts to buildings and user comfort due to a 
changing climate 

We will endeavour to manage these risks within 
available funding by: 

▪ Carrying out maintenance or other actions to 
ensure public safety is a priority. 

▪ Work with community, Not for Profit and user 
groups to receive information about service levels 
and Council’s performance. 

▪ Incorporating design principles for building assets 
to reduce their impact on the environment and 
are more resilient to a changing climate as per 
Council’s Environmentally Sustainable Design for 
Council Buildings Policy. 

▪ Using information from our Integrated 
Community and Social Infrastructure Plan for 
decision making  

▪ Preparation of detailed strategies to inform future 
service and asset needs, service gaps and levels of 
service. 

▪ Through communicating openly and effectively 
with stakeholders 

1.7 Asset Management Practices 

Our systems to manage assets include: 

▪ Finance and Accounting - Technology One 
▪ Asset Management System - Conquest III 
▪ Geographical Information System - Exponare and 

MapInfo 
▪ RapidMap – Building Maintenance 

Council utilises asset data, inspections, and 
determines priorities based on both documented and 
undocumented levels of service to drive its asset 
management practices in conjunction with the 
systems that support capture and management of 
asset information. 

1.8 Monitoring and Improvement 
Program 

The next steps resulting from this asset management 
plan to improve asset management practices include 
but are not limited to: 

▪ Complete service planning to inform building 
asset requirements for the future. 

▪ Undertake an audit of Council building occupancy 
and usage and clarify the service manager 
responsible for each building. 

▪ Develop levels of service for buildings that match 
requirements of the service plan. 

▪ Undertake detailed condition and fit for purpose 
assessments of all Council buildings. 

▪ Formalise a building hierarchy based on demand, 
criticality, utilisation, and cost.

▪ Develop an evidence based and prioritised 10-
year capital works program for renewal, upgrade 
and new buildings. 

▪ Ensure the Long-Term Financial Plan and Asset 
Management Plans are consistent, acknowledging 
there is currently a shortfall between requirement 
and available funding.   

▪ Improve asset data sets such as year of 
acquisition, useful life, functionality, and 
componentisation information. 

▪ Continue the development of a maintenance 
management system to improve the management 
of building maintenance defects and expenditure 

▪ Service Agreements to be put in place with 
occupants of building to measure the achieved 
LoS. 

▪ Update Council’s Holding, Acquisition and 
Disposal Policy 

▪ Implement a Strategic Properties 
Working group
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2.  INTRODUCTION 

2.1 Background 

This Asset Management Plan communicates the actions required for the responsive management of building assets 
(and services provided from assets), compliance with regulatory requirements, and funding needed to provide the 
required levels of service over the next 10 years. 

Mitchell Shire Council’s asset management plans are developed for five (5) asset groups. These are as follows: 
▪ Roads Asset Management Plan 
▪ Bridges Asset Management Plan 
▪ Buildings Asset Management Plan 
▪ Parks and Open Space Asset Management Plan 
▪ Drainage Asset Management Plan 

The Building Asset Management Plan has been developed in accordance with our Asset Management Policy and 
principles of the Asset Management Strategy. 

The infrastructure assets covered by this asset management plan are shown in Table 2.3. These assets are used in 

▪ The provision of built facilities that support social, educational, sporting, and recreational, services.  
▪ Supporting social connectedness and wellbeing by serving as community focal points. 

2.2 Purpose of this Plan 

The specific purpose of this plan is to: 

▪ Improve the understanding of building service level standards and options, 
▪ Identify minimum long-term life cycle costs to provide an agreed level of service from building assets, 
▪ Better understand and forecast asset related management options and costs, and the ability to balance 

out peak funding demands, 
▪ Clearly justify forward works programs and expenditure on Council buildings, 
▪ Manage risk associated with building asset failure, and 
▪ Improve decision making based on costs and benefits of alternative approaches to building services. 

The contribution of building assets to Council’s vision and AM objectives will be achieved by: 

▪ Demonstrating responsible building stewardship, 
▪ Providing a basis for community consultation to determine appropriate levels of service, 
▪ Implementing a program of inspections and monitoring activities to assess building condition and 

performance, 
▪ Undertaking a risk-based approach to identify operational, maintenance, renewal and capital 

development needs, and applying economic analysis techniques to select the most cost-effective works 
program, 

▪ Ensuring services are delivered at the right price and quality,  
▪ Supporting long term financial planning, and 
▪ Continuously reviewing and improving the quality of Council’s AM practice 

Council’s asset management plans will be used to guide the decision-making process for the management and 
renewal and delivery of new assets. Over time, these documents will serve as an effective mechanism in 
communicating to the public the agreed levels of service for each asset class within the portfolio and will provide an 
outline of how Council intends to achieve best value of investment. 

This Asset Management Plan is intended to demonstrate how Council will support its vision in the provision of 
community (building) assets to plan, develop and maintain a network of sustainable infrastructure by applying the 
principles of responsible asset management (AM) planning, the objective of which is to deliver the required level of 
service to existing and future customers in the most cost-effective way. 
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2.3 Scope of this Plan 

The infrastructure assets covered by this asset management plan are shown in Table 2.3. These assets are used to 
provide numerous buildings required for delivery of Council services. 

Table 2.3:  Assets covered by this Plan 

Asset Category 
No# Replacement 

Cost ($) 
Depreciated 

Replacement Cost ($) 

Accumulated 

Depreciation ($) 

Average 
Useful Life 

Building Type A (with 
internal fit-out) 

96 
88,854,815 51,940,526 36,914,289 100 

Building Type B (no internal 
fit out) 

125 
14,199,742 7,787,266 6,412,477 50 

Building Type C (Posts or 
some external walls)  

193 
4,662,034 2,804,432 1,857,601 20 

Building Type D 
(specialised) 

17 
36,756,671 21,011,546 15,745,125 50 

Building Type E (Heritage) 10 1,117,874 356,509 761,365 200 

Mechanical Services NA 3,360,694 1,972,144 1,388,550 20 

Grand Total 441 148,951,831 85,872,423 63,079,408 

 

Council values its buildings at its highest level of component hierarchy; being the building level. This provides a 
replacement value for each building, along with its overall condition and useful life measure which represents the 
economic life to disposal.  

The problem with using the building level to determine building life cycle costs - maintenance and renewal, is that 
each part of a building, i.e., the roof, the timber floor, or windows degrade at different rates over time. For example, 
roof cladding might be replaced twice within a building’s economic life. Using an overall building condition score to 
determine renewal requirements, based on a unit rate to replace the building provides for little accuracy about what 
part of a building is in poor condition, and how much Council needs to set aside to repair a component of the building 
which is all that is required to restore the buildings service potential for the time being. 

This Building asset management plan will use building component condition, the estimated unit rate to replace the 
component and estimated useful life for the component in its evaluation of maintenance and renewal demands, not 
the overall building condition score. 

The component values are estimates based on the replacement cost of the overall building, and depending on the 
building type (type A, Type B etc) the building is broken into value percentages for structure, fit-out, external finishes, 
etc. While this is not an absolutely accurate methodology, it is a close measure that improves our estimation of 
renewal as we now use the building component, its replacement rate and useful life, instead of using the overall 
building. 

The component parts that Council measures are as follows: 
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Table 2.3.1:  Buildings by Component Assets 

Component Category Component  Value of network 
Component 

UL 

Structure 
▪ Wall Frame 
▪ Roof Frame 
▪ Floor 
▪ Sub-Floor 

$37,213,451 50 to 100 

Roof Cladding & Plumbing 
▪ Roof Cladding 
▪ Roof Plumbing 

$11,543,184 50 to 100 

External Finishes 
▪ Wall Cladding 
▪ External Windows 
▪ External Doors 
▪ External Finish (Painting/Cladding) 
▪ External Staircase 

$36,072,449 20 to 100 

Internal Fit Out and Finish 
▪ Fixed Partitions and Cabinetry 
▪ Floor Coverings 
▪ Internal Doors 
▪ Internal Glazing 
▪ Internal Finish (Painting) 
▪ Internal Lining 

$38,393,168 10 to 60 

Mechanical 
▪ Hot Water Service 
▪ Air Conditioner 
▪ Switch board 
▪ Heater 
▪ Generator 
▪ Electrical Services 

$5,550,545 10 to 40 

Building Type C (Basic Construction 
▪ At Building Level 

$4,662,034 20 years 

Pool Structure 
▪ Pool Shell 
▪ Pool Stairs 
▪ Pool Wet Deck 
▪ Top end wall finishes 
▪ Grab Rails 
▪ Filters 
▪ Balance/soiled water pit 

$11,044,500 5 to 50 

Pool Flooring 
▪ Concourse Structure 
▪ Concourse Finish 

$1,435,000 10 to 50 

Pool Plant 
▪ Grates 
▪ Chemical Controllers 
▪ Tanks 
▪ Bunding 
▪ Filtration 
▪ Heating Units 

$3,037,500 5 to 40 

Total  $148,951,831  

This method of using component information will be further refined over time, commencing with the 2022/23 
building portfolio condition audit. As we improve this process, we expect to see it used in maintenance and renewal 
programming. Further refinements will include unit rates and useful lives based on building component materials (tile 
roof V a Colourbond roof) as these also impact both cost and longevity of the component. 

This asset plan only reports against buildings, sheds and structures (including pool shells). Other assets, often referred 
to as site improvements, such as pathways to and from the building, fencing on the property boundary, carparks and 
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any outdoor furniture within the grounds of a building are not included in the scope of this document and are 
otherwise considered in separate asset management plans that we have prepared for Transport and Parks & Open 
Space. 

2.4 Key Stakeholders 

Our assets are utilised by Council departments and a broad cross section of the community. 

There are 14 departments within Council that have Building Asset Management responsibilities. These departments 
are important stakeholders in the management of Council’s buildings. They are responsible for defining the services 
delivered from these buildings and the level of service the building should offer. 

The relevant internal Council stakeholders by department are shown in the figure 1 below: 

Fig. 1 – Council Stakeholders (Internal) 

 

Council departments either deliver services “in-house” to Council or directly to the community, or Council 
departments work with not-for-profit groups and community groups to facilitate a wider range of community services 
from Council buildings. Figure 2 identifies our buildings by the services they support. 
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Fig. 2 – Supported Service (from Council Buildings) by Building Type 

 

With many different services delivered from Council buildings, Council departments must work with a wide range of 
stakeholders who either support Council services or participate in services. The following table 2.3.2 provides 
information on the key stakeholders Council departments engage with. 

Table 2.3.2:  Buildings by Component Assets 

Council Department Internal Stakeholders External Stakeholders 

Advocacy & Social 
Planning 

▪ Recreation & Open Space 
▪ Children Services 
▪ Finance and Assets 
Strategic Planning  

▪ Dept Education & Training 
▪ Victorian Planning Authority (VPA) 
▪ Dept Families Fairness & Housing 
▪ Dept of Justice 
▪ Community Partners – Not for Profit Groups 

Children’s Services 
▪ Advocacy and Social Planning 
▪ Early Childhood Staff 
▪ Maternal & Child Health Staff 
▪ Facilities Management 
▪ Strategic Planning 

▪ Kindergarten Children & their families 
▪ External Health Professionals 
▪ Dept Education & Training 
▪ Community Families (Family support 

programs) 
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Council Department Internal Stakeholders External Stakeholders 

Community Development 
& Youth Services 

▪ MSC Children’s Services 
▪ MSC Recreation & Open Space 
▪ Maternal Child Health  
▪ MSC Libraries 
▪ Facilities Management 
▪ Parks and Gardens 

▪ Community service providers 
▪ Neighbourhood Houses  
▪ Senior Citizens Clubs and other special 

interest groups 
▪ Incorporated Community 

Groups/Committees of Management 
▪ Auspiced Community Groups  
▪ Education Providers 
▪ Local small businesses 
▪ Community landowners 
▪ Private residents and service users 

Environmental Programs 
▪ MSC Planning 
▪ Facilities Management 

▪ Incorporated Community Groups 
▪ Dept Land Water Environment & Planning 
▪ Heritage Victoria 
▪ Landcare Groups 
▪ Community Groups and Volunteers 
▪ Environmental and Sustainability experts 
▪ Environmental Reserve users 

Facilities Management 
(Contracts Management)  

▪ Supports all Council depts 
operating buildings or using 
buildings 
Service Managers 

▪ Supports all service recipients from Council 
owned and controlled buildings as 
highlighted in Fig. 2 

▪ Committees of Management and Lessees 

Leisure Services 
▪ Recreation & Open Space 
▪ Community Development & 

Youth Services 
▪ Facilities Management 

▪ Facilities are open to all MSC residents and 
visitors 

▪ Life Saving Victoria 
▪ Royal Lifesaving 
▪ Aquatics and Recreation Victoria 
▪ Fitness Australia 
▪ Sports and Recreation Victoria 
▪ Other sporting associations 

Maternal & Child Health 
▪ Children’s Services 
▪ Facilities Management 

 

▪ All residents' families & children 
▪ Family Social Workers 
▪ Supported Playgroup Facilitators 
▪ Immunisation Nurses and Support staff 
▪ Dept Health 
▪ Dept Families Fairness & Housing 

Recreation & Open Space 
▪ Parks & Gardens  
▪ Facilities Management 
▪ Property Services 
▪ Advocacy and Social Planning 
▪ Strategic Planning 
▪ Statutory Planning 
▪ Environmental Programs 
▪ Risk 
▪ Asset management 
▪ Capital Works 

▪ All Community members who have access to 
recreational buildings  

▪ Committees of Management 
▪ Sport and Recreation Victoria 
▪ State sporting associations 
▪ Sports and Recreation clubs and user groups 
▪ Developers 
▪ DELWP 
▪ Taungurung 
▪ Wurundjeri 

Waste Services 
▪ Facilities management 
▪ Environmental Programs 

▪ Customers of Recovery Resource Centres. 
▪ Community 
▪ DEWLP 

Risk 
▪ Asset Management 
▪ Hall hirers, user agreements 

and leases 
▪ Incident management 

▪ Insurers – property and public liability 
▪ Security providers 
▪ Event and hall hirers 
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The community’s needs and expectations are subject to change frequently and are becoming more demanding 
manifested by demands for services that provide better quality, value for money, environmental awareness and 
relevant value adding. This plan will demonstrate to the various stakeholders that Council has some competing 
priorities and challenges in the medium to long term to effectively managing its building assets in a responsible 
manner. 

2.4.1 Department Building Stewardship 

Our Council departments have custodianship over $148 million of building assets. A breakdown of custodianship of 
buildings by asset value is provided in the below figure. 3.  

Fig. 3 – Department Stewardship by dollar value ($;000,000) 

 

Buildings are essential to Council service success and stewardship is vested in each department to manage its building 
level of service and performance. In some respects the stewardship is shared across Council in that the Departments 
do not have full autonomy to act on matters such as capital works, inspections and maintenance. Improvements to 
building management can be made following a thorough exercise to produce service plans and to define levels of 
service which will empower service managers further and improve alignment of building performance and service 
expectations for service managers and the public. 

2.5 Goals and Objectives of Asset Ownership 

Our goal in managing infrastructure assets is to meet the defined range and levels of service in the most cost-effective 
manner for present and future consumers. 

By achieving the most cost-effective approach, we will contribute to affordability and liveability contributing to a 
vibrant, growing, and connected community. 

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 that meet the defined levels of 

service; 
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▪ Identifying, assessing, and appropriately controlling risks; and  
▪ Linking to a long-term financial plan which identifies required, affordable expenditure and how it will be 

allocated. 

These will be elaborated on further in this Asset Management Plan. 

2.6 Core and Advanced Asset Management 

Asset Management at Mitchell Shire Council is guided by the National Asset Management Strategy (NAMS) 
framework, which is provided by the Institute of Public Works Engineering Australasia (IPWEA). 

This asset management plan is prepared as a ‘core’ asset management plan in accordance with the International 
Infrastructure Management Manual (IIMM). It is prepared to meet 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 asset management plan will move towards ‘advanced’ asset management using a ‘bottom up’ 
approach for gathering asset information for individual assets to support the optimisation of activities and programs 
to meet agreed service levels. 

3. LEVELS OF SERVICE 
This section defines the level of service or performance criteria that are required and the basis of the decision behind 
their adoption. The levels of service support Council’s strategic goals and are based on reasonable customer 
expectations and statutory requirements. 

3.1 Customer Research and Expectations 

3.1.1. Community Consultation  

At this stage targeted customer research is undertaken for some of Council’s various building assets in line with the 
services they support. 

Council is committed to transparent and informed decision making in relation to the management of its building 
assets and services through engagement with the community and other stakeholders. Council undertakes inclusive 
community consultation to define levels of service and performance measures through: 

▪ Preparation of the Community Vision (Mitchell 2050) 
▪ Development of the Council Plan 
▪ Annual budget planning and adoption processes 
▪ Annual Local Government Community Satisfaction Survey 
▪ Community consultation in forming strategies and plans for new community services and community 

infrastructure 
▪ Community consultation for specific capital projects 
▪ Community Consultation through Expressions of Interest for new services from Council facilities 
▪ Community input is sought when leasing or licencing facilities to partner service providers 
▪ Analysis of requests received from customers 
▪ Staff knowledge of their customers’ expectations 
▪ Spot surveys with customers on service satisfaction 

Wherever practicable, community input is sought on appropriate aspects of planning for services by way of 
consultation. However, Council acknowledges that it needs to do more work with its community in developing levels 
of service and it will target discussions when making decisions which influence the way that Council delivers its 
services and manages its buildings to complement customer expectations for services. 

Once service levels and budget funding issues have been properly reconciled, it is appropriate that Council should 
consult with the community to ensure that these service levels are meeting community expectations. 

Some of the community consultation Council departments facilitate to improve services and support infrastructure 
include; 
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▪ Partner consultations (key external service providers) 
▪ Use community and stakeholder engagement in the planning of new facilities to include, staff, children, parent 

committees, partner organisations, neighbours and Councillors, and other Councils 
▪ Utilises help of user reference groups (Broadford Living and Learning Centre, Greater Beveridge Community 

Centre) 
▪ Perform an annual survey of their service seeking user feedback to inform service improvements 
▪ Engage frequently with user groups through Committee of Management (CoM) meetings 
▪ Community engagement in the preparation of site Master Plans 
▪ CoM and user group engagement in facility design and capital works programs 

3.1.2. Community Satisfaction  

Council participates in the Local Government Community Satisfaction Survey coordinated by the Department of 
Environment, Land, Water and Planning on behalf of Victorian councils. 

This survey measures community views towards, and satisfaction with, the services delivered by Council. The results 
from the survey conducted in 2021 are summarised in the table below. 

Table 3.1:  Community Satisfaction Survey Levels 

Performance Measure 

Mitchell Shire Council Large Rural Councils 
Group 

Statewide Average 

2020 2021 2021 2021 

Family Support Services 60 63 75 76 

Recreational facilities 63 63 73 74 

Waste management 56 58 81 82 

Population Growth 48 49 74 76 

Community & Cultural 57 56 63 64 

The results of the 2021 satisfaction survey indicate that the community are moderately satisfied with community 
services. The level of satisfaction has changed across some services with slight improvements, or slight declines in 
satisfaction. These surveys do not directly seek opinions on building assets, but where services are predominately 
delivered from buildings, the quality, capacity, and functionality of the building will influence peoples experience of 
that service. Customer service, regularity, affordability, open times, and service range will also influence these 
outcomes. 

Council is actively working to develop and deliver on a range of strategies aligned to the construction of new buildings 
for expanded/new services to the community. These strategies have been prepared with participation from the 
community and will enable Council to target investment in services and facilities. Many elements of these strategies 
and plans have been delivered over recent years which demonstrates an ongoing commitment from Council to listen 
and act on community values. 

3.1.2.1 Community Feedback 

Feedback can be both direct and indirect about Council’s building assets. Building user groups will provide feedback 
directly about the service, and that may indirectly relate the building performance. For example, groups may state 
they do not have enough space to participate effectively, or they may want more natural light. It is important this 
feedback is captured formally to be addressed as part of future service planning. 

Some of the feedback mechanisms currently being used by Council departments includes; 

▪ Attending user group or Committee of management meetings 
▪ Having formal processes to receive and deal with customer complaints and requests 
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▪ Utilise expertise from peak industry bodies such as State and Regional sporting associations, or Aquatics 
Associations who audit facilities and provide feedback and recommendations 

▪ Allow those experts who deliver services (such as Maternal Childcare Nurses) to provide feedback  
▪ Use OH&S reviews to make changes and building/service improvements 
▪ Services who have regular face to face interaction with the public can document informal feedback from clients 

(such as childcare users, youth service users) 
▪  Share knowledge and information with peers in other Local Government organisations and use benchmarking to 

lift service/building standards. 

Capturing as much community feedback as possible is integral to the process of setting levels of service to meet the 
reasonable expectations of the public. 

3.2 Strategic and Corporate Goals 

This Asset Management Plan is prepared under the direction of the Mitchell Shire’s vision, mission, goals and 
objectives. 

Council’s vision is that: 

As we grow, we will be leaders in protecting the environment and preserving the country feel and liveability of our 
unique communities, with visionary planning for a cohesive, prosperous, safe, and healthy future. 

Relevant goals and objectives and how these are addressed in this asset management plan are: 

Table 3.3:  Goals and how these are addressed in this Plan 

Strategic Objective Key Priority Council Indicators 

Nature 

Our natural environment is 
protected, cared for and enhanced. 

▪ Show leadership to prevent or 
mitigate the increasing impacts 
of climate related weather 
events on our communities and 
environment 

▪ All new Council buildings 
incorporate environmentally 
sustainable design initiatives.  

▪ Percentage of greenhouse gas 
emissions as CO2 from sites 
where Council pays the energy 
bill, including fuel purchases 
from fleet and plant. 

Built Environment 

Our history is protected and 
embraced, our present is enriched, 
our future is well planned to retain 
our country feel. 

▪ Respect our past and preserve 
our heritage structures and sites 

▪ Plan and partner to deliver open 
spaces, community facilities, 
recreation and aquatic facilities 
where needed 

▪ Percentage of community 
satisfied with heritage protection 

▪ Community utilisation and 
satisfaction with Shire facilities 
and infrastructure 

▪ The timely delivery of 
community infrastructure 

▪ Utilisation of Shire facilities 

Community 

Our communities are welcoming, 
engaged, prosperous, safe and health 

▪ Enhance health and wellbeing 
outcomes through collaboration 
with community and partners. 

▪ Percentage of Maternal and 
Child Health key ages and stages 
participation rates. 

▪ Percentage of increased uptake 
in kindergarten services and 
participation in funded 
kindergarten. 

Council Departments will refer back to The Community Vision 2050, and the Council Plan and Health and Welling Plan 
as part of their development of recommendations for building investment. 

3.3 Legislative Requirements 

Council acknowledges and complies with the various Acts and Regulations that relate to and affect Council’s buildings 
and structures. These are listed in the below table. 
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Table 3.4:  Legislative Requirements 

Legislation Requirement 

Local Government Act 2020 Sets out role, purpose, responsibilities, and powers of Council including the 
preparation of a long-term financial plan supported by Asset Management 
Plans for sustainable service delivery. 

Building Act 1993 Legislation governing building construction and use of buildings including 
essential safety measures requirements. 

Building Regulations 2018 Legislation governing the construction of buildings as well as provision of 
Essential Safety Measures (ESM), ESM maintenance and exits and paths of 
travel relating to buildings 

Disability and Discrimination Act 
1992 

Legislation providing for safe and efficient access to and within buildings. 

Occupational Health and Safety 
Act 2004 

Legislation governing the requirement to have safe systems of work to 
protect employees and the public and to provide safe work places. 

Environment Protection Act 1970 Code of Practice Managing Asbestos in Workplaces. 

Crown Land (Reserves) Act 1978 Requires that tenancy agreements must be in place for groups occupying 
facilities on Crown land 

Australian Accounting Regulations Sets out the financial reporting standards relating to the re-valuation and 
depreciation of infrastructure assets 

Heritage Act 2017 The purpose of the Act is to provide for the protection and conservation of 
the cultural heritage of Victoria 

Gender Equality Act 2020 The purpose of the Act is to improve workplace gender equality in the 
Victorian public sector, universities, and local councils.  

Native Title Act 1993 Legislation to provide a national system for the recognition and protection 
of native title and for its co-existence with the national land management 
system. 

Public Health and Wellbeing Act 
2008  

Legislation to protect public health and prevent disease, illness, injury, 
disability or premature death. The Act regulates public aquatic facilities. 

Public Health and Wellbeing 
Regulations 2019 

Outline the registration requirements, general duties of aquatic facility 
operators, the minimum water quality requirements for aquatic facilities. 

3.4 Customer Levels of Service 

Service levels are defined as customer levels of service and technical levels of service. 

Customer Levels of Service measure how the customer receives the service and whether value to the customer is 
provided. 

Customer levels of service measures used in the asset management plan are: 
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Quality How good is the service?  What is the condition or quality of the service? 

Function Is it suitable for its intended purpose?  Is it the right service? 

Capacity/Use Is the service over or under used?  Do we need more or less of these assets? 

The following indicators have been developed as an expression of service levels in measurable terms. 

Table 3.4:  Customer Level of Service 

Key 
Performance 

Measure 

Level of Service 
Objective 

Performance Measure 
Process 

Current 
Performance 

Target 
Performance 

Quality 
Provision of quality 
buildings and facilities 

Community satisfaction 
with family support services 

63 
To be determined 
following further 

analysis 

Community satisfaction 
with provision and 
maintenance of 
recreational facilities 

63 
To be determined 
following further 

analysis 

Community satisfaction 
with waste management 

58 
To be determined 
following further 

analysis 

Community satisfaction 
with population growth 

49 
To be determined 
following further 

analysis 

Percentage of buildings 
assets in ‘Fair’ condition or 
better 

82% 
To be determined 
following further 

analysis 

Function 

Buildings comply with 
the National 
Construction Code 
Class 9 Buildings 

Percentage of new or 
existing buildings comply 
with BCA Class 9 (% of 
existing that would comply 
if measured against this 
standard) 

To be determined 100% 

Buildings meet State 
Sporting Association 
facility Guidelines 

The number of new or 
existing buildings that meet 
State Sporting Association 
Guidelines rated as 
excellent, very good, good, 
or poor.  

To be determined To be determined 

Buildings meet 
requirements of Spatial 
and Design Community 
Hub Guidelines 

Percentage of new or 
existing buildings that 
comply with Community 
Hub Guidelines 

To be determined 100% 

Buildings appropriately 
equipped with ICT to 
meet expectations of 
building users 

Percentage of new and 
existing buildings required 
to have ICT for service 
delivery. 

To be determined 100% 
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Key 
Performance 

Measure 

Level of Service 
Objective 

Performance Measure 
Process 

Current 
Performance 

Target 
Performance 

Capacity/ 
Utilisation 

Council Buildings and 
Facilities are adequate 
to meet the service 
needs of the 
population wanting to 
utilise those facilities 
including equality of 
access.  

Percentage of buildings (by 
service type) addressing 
service demand 

To be determined 
To be determined 
following further 

analysis 

Percentage of buildings that 
meet the Community 
Infrastructure Provision 
Ratios  

To be determined 
To be determined 
following further 

analysis 

Council Buildings and 
Facilities meet required 
safety/accessibility 
standards (beyond 
regulated standard), 
and aesthetic 
standards of relevant 
Council Department 

Number of buildings (by 
service type) addressing 
service demand (all abilities 
access, ease of navigation, 
suitable parking, well 
maintained, required space, 
suitably clean…) 

To be determined To be determined 

3.5 Technical Levels of Service 

Technical Levels of Service - Supporting the customer service levels are operational or technical measures of 
performance. These technical measures relate to the allocation of resources to service activities to best achieve the 
desired customer outcomes and demonstrate effective performance. 

Technical service measures are linked to the activities and annual budgets covering: 

Operations  

(Reliability, Safety, and 
Responsiveness) 

The regular activities to provide services (e.g., opening hours, cleaning, utilities paid, 
inspections, etc. 

Maintenance 

(Reliability, Safety, and 
Responsiveness) 

The activities necessary to retain an asset as near as practicable to an appropriate 
service condition. Maintenance activities enable an asset to provide service for its 
planned life (e.g., repair to damaged carpet, plumbing repairs). 

Renewal 

(Condition and Cost) 

The activities that return the service capability of an asset up to that which it had 
originally (e.g., replacement of roof cladding, cabinetry, air-conditioning or 
exterior/interior painting). 

Upgrade/New 

(Availability, Function, and 
Capacity) 

The activities to provide a higher level of service (e.g., building extensions, 
kitchen/bathroom refurbishment, or a new service that did not exist previously (e.g., a 
new aquatic centre, new park shade structure). 

Service and asset managers plan, implement and control technical service levels to influence the customer service 
levels.1  

Table 3.5 shows the technical levels of service expected to be provided under this AM Plan. The ‘Desired’ position in 
the table documents the position being recommended in this AM Plan. 

 

1 IPWEA, 2015, IIMM, p 2|28. 
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Table 3.5: Technical Levels of Service 

Key Performance 
Measure 

Level of Service 
Objective 

Performance Measure 
Process 

Current 
Performance 

Target 
Performance 

Reliability 

To maintain function 
and serviceability of 
Council buildings and 
facilities 

Maintenance inspections – 
Percentage of routine 
inspections completed per 
annual schedule 

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Buildings and facilities 
are well maintained and 
presented 

Planned maintenance 
activities completed as per 
annual program 

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Responsiveness 
Timely response to 
maintenance and 
repairs service request 

Percentage of requests 
responded to within 
agreed timeframes 

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Condition 
Preserving the 
condition of public 
building assets 

Percentage of condition 
inspections completed 
every 4 years  

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Safety 
Buildings are managed 
to maximise community 
safety 

Percentage of buildings 
inspected and comply with 
relevant Australian 
Standards 

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Number of reported safety 
related incidents per 
annum 

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Capacity 

Community/residents 
have access to Buildings 
and service demand is 
met. 

Provision of buildings that 
meet requirements for 
services as defined by 
Council service plans 

To be 
determined 

following further 
analysis 

To be determined 
following further 

analysis 

Council’s buildings provide a wide range of services. It is difficult to condense customer and technical levels of service 
into a simple chart as per table 3.5. Instead, Council must work to establish customer and technical levels of service 
specific to each service and the building which is provided to facilitate those services.  

Council does have some existing documents that will guide more focused levels of service. These include: 

▪ Mitchell Open Space Strategy 2013-2023 (being reviewed) 
▪ Sports Field Feasibility Study 
▪ Kindergarten Infrastructure Service Plan 
▪ Community Infrastructure Provision Ratios 
▪ Spatial and Design Community Hub Guidelines 
▪ Council Maintenance specifications (Tier 1 & 2 buildings), designated defect response times 
▪ Environmentally Sustainable Design (ESD) for Council Buildings Policy 
 

Note the Rec and Open Space Provision Ratios are currently being developed (March 2022)  
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4. FUTURE DEMAND 

4.1 Demand Drivers 

Drivers affecting demand include things such as population change, regulations, new guidelines, changes in 
demographics, seasonal factors, vehicle ownership rates, consumer preferences and expectations, technological 
changes, sociological changes, economic factors, agricultural practices, environmental awareness, etc. 

4.2 Demand Impact on Assets 

The impact of demand drivers that may affect future service delivery and use of assets are shown in Table 4.3. 

Table 4.2:  Demand Drivers, Projections and Impact on Services 

Demand drivers Present position Projection Impact on services 

Population Change The current population 
within the Mitchell Shire is 
48,969. 

Mitchell Shire is Victoria’s 
fastest growing municipality 
and home to Victoria’s 
second fastest growing 
growth corridor. The Shire’s 
population is projected to 
increase to 170,830 by 2041. 
This is an average annual 
growth rate of 6.31%. 

▪ Rapid population 
growth will bring about 
an increase in the scale 
and demand for 
services and facilities. 

▪ Need more ability to 
measure how 
population is impacting 
services through 
analytics (IoT) to 
ensure services can be 
sustainable. 

Demographic Change The median age of the 
current population of 
Mitchell is 37 which is 
consistent with the Victorian 
average. 

Forecasts indicate that those 
within the life stages of 
Young People (12 to 24) and 
Adults (25 to 64) are 
projected to decrease as a 
proportion of the population. 
Infants to Preschool, 
Childhood (5 to 11), and 
Older People (65 and older) 
are all forecast to increase as 
a proportion of the 
population. 

▪ Change in age 
demographics will 
impact demand for 
different types of 
services and associated 
built facilities such as 
early learning and 
childcare facilities. 

▪ A broad range of built 
facilities will continue 
to be required to meet 
demand from a diverse 
population. 

Changing Building 
Standards and 
guidelines (e.g. SSA) 

▪ Building construction 
and maintenance is 
required to comply with 
both National and State 
codes, Acts and 
Regulations.  

▪ Under the National 
Construction Code 
buildings must meet 
design and construction 
specifications relating to 
the function the building 
will perform, i.e., Class 9 
Public Buildings  

▪ Building construction 
and maintenance 
regulations more likely 
to become more 
rigorous as health, 
safety and comfort 
requirements are further 
improved. 

▪ Council will lift 
requirements of new 
buildings to meet the 
Environmentally 
Sustainable Design for 
Buildings Policy 

▪ Potential for increased 
costs to meet more 
rigorous standards. 

▪ Pressure placed on 
Council to improve 
existing facilities to 
meet standards of 
construction of 
Council’s newer 
facilities 
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Demand drivers Present position Projection Impact on services 

Trends in use of 
indoor Recreation, 
Leisure & Aquatics 
facilities 

Community service user 
expectations are changing in 
line with other social changes 
– increased working hours, 
flexible working hours, 
improved transport, changing 
demographic – which also 
change expectations around 
access times to facilities to 
participate in services. 

Projections include…  
▪ Demand for more 

indoor leisure/aquatics 
facilities to meet 
growing community 
demand  

▪ Increase in opening 
times to meet demand 

▪ Existing facilities cannot 
meet capacity demand 
as they were designed 
for smaller populations 

Shared use of 
buildings by Service 
Providers 

▪ Very high rates of 
utilisation of Council’s 
public buildings means 
new services may 
struggle to find suitable 
accommodation which 
would then limit the 
growth and availability of 
community service 
offerings 

▪ Council does have shared 
use agreements/mixed 
tenancy of buildings to 
encourage optimal 
utilisation and ensure 
more service offerings 
are available 

▪ Council will rely on 
availability of short to 
medium term spaces to 
attract and incubate 
emerging services 
delivered via satellite 
arrangements with 
metropolitan and major 
regional service 
providers 

▪ Council will need to rely 
on shared arrangements 
for limited facilities 
which would still require 
negotiated agreements 
and formal licencing 
arrangements in place 

▪ Shared arrangements 
between building 
tenants (service 
providers) may 
compromise the optimal 
potential of each service 
as part of the 
compromise for space. 

▪ More demand for 
integrated facilities that 
can accommodate 
multiple service streams 
rather than have a single 
service focus 

▪ Lack of permanent 
ongoing 
accommodation for 
both Not for Profit 
providers and 
community groups puts 
greater pressure on 
existing services 

▪ Shared use of buildings 
can increase the range 
of services offered to 
the public without 
requiring the 
immediate 
construction of new 
buildings. 

▪ Integrated facilities 
address limitations on 
land and if planned 
well, the building can 
be economically 
refurbished over time 
to meet changing 
service needs. 

Land for Public 
Buildings 

Council is struggling to access 
new land for community 
infrastructure at the right 
point in time to ensure new 
services are available when 
demand is high 

Land availability and 
affordability will continue to 
impact Council’s ability to 
provide for new services in a 
timely was to meet growing 
demand. 

Services not keeping pace 
with population growth and 
service demand which 
impacts quality of life of the 
public. 

Climate Change The Bureau of Meteorology 
and CSIRO 2016 State of the 
Climate report outlines the 
following impacts of climate 

▪ Assets are impacted by a 
range of changing 
climate conditions: 

o Impacts on energy 

▪ Increase demand for in-
door activities to avoid 
weather related 
discomfort and 
disruption 
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Demand drivers Present position Projection Impact on services 

change in Australia: 

 Australia’s climate has 
warmed by around 1°C 
since 1910 

 The duration, frequency 
and intensity of extreme 
heat events have 
increased 

 

consumption of 
buildings 

o Buildings require more 
climate change 
resilience increasing 
costs of construction 

o Buildings to be self-
sufficient in energy from 
renewable sources 

o Water harvesting 
o Selection of appliances 

to reduce overall energy 
and water demands on 
the building 

▪ People expecting more 
shade associated with 
public facilities such as 
playgrounds and Parks 

▪ Increased cost of 
construction of Council 
facilities (that may be 
offset by lower future 
operating costs). 

▪ Open space services 
will need to include 
more shade structures 
as part of service 
delivery 

Federal and State 
Govt Policy Reforms 

▪ Council services are 
required to conform to 
either Federal and State 
Policy and subsequent 
regulations for funded 
services 

▪ Federal immigration 
policies see new arrivals 
to Australia settle in MSC 

▪ Expect more 
government regulation 
into the future to meet 
changing social policies. 

▪ New estates in MSC 
south (Wallan and 
Beveridge) will see a 
substantial increase in 
new home 
buyers/renters who 
have recently 
immigrated to Australia 

▪ While seeking to 
benefit more service 
users, policy reform 
can also increase 
service costs which 
limits Council’s overall 
capacity to meet 
service needs. 

▪ Council’s services need 
to be designed to assist 
all cultural groups. This 
may require additional 
interpreter services. 

Gender equity  Council and community 
sporting groups are looking 
to utilise existing facilities, or 
need new facilities to cater 
for increased participation of 
women in historically male 
dominated sports. 

There has been an increase 
in female participation in 
sports historically played by 
males; especially cricket, 
soccer and AFL football. At 
the same time, male 
participation rates are 
decreasing.  

Council will be faced with 
challenges with respect to 
future recreation facility 
provision, including: 

 Achieving equitable 
distribution of 
resources and the 
provision of facilities. 

Leasing and Licencing 
of Council Buildings 

Preparing community 
agreements is a timely and 
resource hungry process 
meaning there are time 
delays to finalise agreements, 
or agreements are falling into 
over-holding arrangements 

As more community facilities 
are constructed for 
community services, many of 
which will be occupied by 
partner service providers, 
more leasing and licencing of 
properties will occur 

Finalising leasing and 
licencing arrangements may 
impact the activation of 
new spaces, or new 
arrangements in existing 
buildings, which means 
Council may not be meeting 
present demand for 
services. 
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Demand drivers Present position Projection Impact on services 

Shifting Governance 
Arrangements for 
Building/Property 
Management 

The Committees of 
Management model for 
management of Council 
facilities may not be 
appropriate for some major 
new community facilities 
delivering services in growth 
areas. There is also the issue 
of declining 
numbers/capacity of 
volunteers. 

Alternative management 
models will need to be 
determined 

To be determined 
depending on model/s 

Council Financial 
Sustainability 

Council is required to provide 
its projects, programs, and 
services within in an 
environment of constrained 
revenue control resulting 
from rate capping. 

Rate capping, has the 
potential to affect effective 
asset management if 
sufficient funds are unable to 
be secured to manage 
existing assets to agreed 
levels of service, or to 
provide new assets desired 
by the community 

Making sure that the 
community receives 
maximum benefit from the 
investment in recreation 
facilities and programs 

Child Safe Standards Council must meet the 
obligations of the child safe 
standards – i.e. consider 
children in services and 
building design and use 

Give children a voice in the 
design, use and services and 
the buildings that will 
facilitate them. 

Extends to Committee of 
management role 

 

Mitchell Shire is experiencing significant changes within its population centres. The south of the Shire falls within the 
Urban Growth Area of metropolitan Melbourne and is experiencing rapid growth. This growth is occurring around the 
old population centres of Beveridge and Wallan. These two townships have limited built community facilities and the 
rate of growth has seen service demand rise to exceed what is currently available to accommodate both new and 
existing residents. Across the board, built recreation facilities, aquatics facilities, and community services such as 
childcare, early learning, youth services and senior citizens facilities are not available to a level that can meet the 
projections of population growth for the next two decades. 

The other larger townships of Kilmore, Broadford and Seymour are also experiencing growth at a lesser rate but have 
long standing services where the building assets are beginning to age. At the same time the expectations of these 
communities are changing with communities wanting existing services maintained and enhanced. The Shire also has 
several small townships who have expectations that service buildings will continue to be provided and improved over 
time. 

The combination of growth, changing demand and aging assets provide for a challenging set of circumstances to 
manage service buildings immediately and into the medium- and long-term future. 

4.3 Demand Management Plan 

Demand for new services will be managed through a combination of existing assets, upgrading of existing assets and 
providing new assets to meet demand.   

Demand management practices can include non-asset solutions, insuring against risks and managing failures.  
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Opportunities identified to date for demand management are shown in Table 4.3.  Further opportunities will be 
developed in future revisions of this asset management plan. 

Table 4.3:  Demand Management Plan Summary 

Demand Driver Impact on Services Demand Management Plan 

Population Change Reduced capacity of existing 
services and over utilisation 
of existing services 

Plan to identify and develop strategically 
located assets to accommodate growing 
communities. 

Demographic Change Pressure on existing 
facilities to provide more 
capacity for additional user 
groups and usage types. 

In the first instance, undertake strategic 
planning to identify change in service 
demand across all services, who will use 
the services, and identify the best location 
for future services. 

Changing Building 
Standards and 
guidelines 

▪ Regulations will 
determine if buildings 
comply with the types 
of services proposed to 
be offered from them. 

▪ Community service 
expectations are 
increasing as they are 
exposed to other 
service offerings in and 
around the Shire or 
other large regional of 
metropolitan centres.  

▪ Demand for more 
service facilities as 
utilisation rates rise 
and not all those that 
want to participate can. 

 

▪ Servicing planning must be 
undertaken and include the required 
specifications for service buildings 
such as Spatial and Design Community 
Hub guidelines. 

▪ Continue to develop documents such 
as the Mitchell Open Space Strategy, 
Aquatics Strategy, Kindergarten 
Infrastructure Service Plan and the 
Integrated Community Services and 
Infrastructure Plan to guide levels of 
service including quantity of facilities 
required, to assist MSC in delivering 
consistent outcomes to the 
community based on defined service 
levels. 

▪ Continue to seek external funding 
towards upgrades of facilities to meet 
current Standards and guidelines. 

▪ Continue to work with State sporting 
associations on priorities for renewal 
and upgrading of existing facilities, 
where required. 

Trends in use of indoor 
Recreation, Leisure & 
Aquatics building 
facilities 

Population increase 
coupled with changing 
lifestyle patterns puts 
emphasis on building 
facilities to meet recreation 
and leisure demands and 
service availability both 
through the week and 
through the seasons. 

Service Planning is used to identify best 
mix of provision and development to 
provide best possible services at a 
sustainable level which can include some 
shifts in service levels, both up and down 
across the municipality. 

Continue to closely monitor participation 
trends and issues in sport and active 
recreation and ensure that the Mitchell 
Open Space Strategy review addresses to 
major shift towards  informal physical 
activity in built spaces. 
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Demand Driver Impact on Services Demand Management Plan 

Shared use of buildings 
by Service Providers 

▪ Provide additional 
availability for services 
without requiring large 
investment in new 
buildings. 

▪ Services may be 
constrained or not 
reach full potential and 
maximise benefit to the 
public when having to 
share space 

▪ Engagement (Partner Consultation) 
with community service providers to 
find best alignment of shared services 
and facilities.  

▪ Development of integrated facilities to 
accommodate multiple service 
streams in the one building, where 
feasible. 

Land for Public 
Buildings 

Changing Urban Growth 
Areas with Wallan, 
Beveridge and Kilmore all 
experiencing significant 
growth meaning existing 
community services 
facilities will have more 
demand placed on them. 

Planning Scheme to ensure provision of 
adequate land for Public Use Zone (PUZ) 
land to allow for creation of new 
public/community facilities. 

Federal and State Govt 
Policy Reforms 

Changing regulations will 
aim to raise standards for 
public facilities, which 
includes better construction 
and /or improved amenity 
that will increase overall 
service delivery costs 

Continue to monitor and comply with 
Federal and State Government policy 

 

Gender equity/child 
safe 

Facilities of the past were 
not adequately provided to 
accommodate large uptake 
of women participating in 
traditional male sports 
(football, cricket, soccer) 
nor have adequate security 
to meet changed use.  

 

Council Financial 
Sustainability 

The requirement to provide 
more buildings for new 
services coupled with an 
existing asset base which is 
aging, will see Council 
struggle to effectively 
maintain equity of service 
levels across the Shire  

Community sequencing of infrastructure 
can be planned alongside improved asset 
renewal programming to allow for priority 
allocation and timely intervention as 
required. 

4.4 Asset Programs to meet Demand 

Demand for increased provision and accessibility to community services will continue to be a significant challenge for 
Council. The new building assets required to meet demand for services may be acquired, donated, or constructed by 
Council. Additional assets are discussed in Section 5.4. 

Council has many strategies and masterplans that provide the means to continually assess future needs and to identify 
opportunities to enhance or upgrade its buildings assets to meet growth and changes in demand. This also includes 
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current Development Contributions Plan and Infrastructure Contributions Plans which are used as a mechanism to 
partly fund growth related projects. 

In recent years Council has been dependent on external grant funding to renew and/or upgrade or build new 
community facilities, particularly through the Victorian Government’s Growing Suburbs Fund, the Department of 
Education and Training, and Sport and Recreation Victoria. It remains vital for Council to advocate for and seek grant 
funding to deliver service improvements, noting that acquiring new assets will commit the Council to ongoing 
operations, maintenance and renewal costs for the period that the service provided from the assets is required. These 
future costs are identified and considered in developing forecasts of future operations, maintenance and renewal 
costs for inclusion in the Long term Financial Plan (refer to Section 5). 

4.5 Strategic Direction 

There are several existing strategies and plans that have been developed (or are under development) to provide a 
strategic response to the demands, challenges, and opportunities for the ongoing management of Council’s building 
assets. These documents include: 

 
▪ Council Vision 2050 
▪ Council Plan 
▪ Council Health and Wellbeing Plan 
▪ Integrated Community Services and infrastructure Plan 
▪ Kindergarten Infrastructure Service Plan 
▪ Life Stages Strategy 
▪ Aquatics Strategy 
▪ Dept Health Child Development Information System (Report) 
▪ Township Structure Plans 
▪ Mitchell Shire Planning Scheme 
▪ Community Infrastructure Sequencing Report 
▪ Community Leasing and Licencing Policy 
▪ Holding, Acquisition and Disposal Policy 
▪ Environmentally Sustainable Design for Council Buildings Policy 
▪ Open Space Strategy  
▪ Play Space Strategy 
▪ Sports Field Feasibility Study 
▪ Sports Development Plan  
▪ Goulburn Park Master Plan 
▪ Kings Park Master Plan 
▪ Chittick Park Master Plan (under development) 
▪ JJ Clancy Reserve Master Plan (under development)-  
▪ Harley Hammond Reserve Master Plan (under development) 
▪ Mitchell Shire Building Condition Audits 
▪ Aquatics Asset Audits  

Council’s Integrated Community Services and Infrastructure Plan (ICSIP) is a key information resource that brings 
together data from across Council to present a needs-based picture to inform future service-based plans and 
strategies. 

4.6 Supporting Community Groups 

Council offers a wide range of Council buildings to Not for Profit and Community Groups to lease or licence to 
optimise the use of public buildings and to encourage more community services throughout the Shire.  

Community groups are often willing to help Council maintain and improve our public buildings. Council will aim to 
continue to support community groups to improve the buildings they occupy. However, requirements of the 
Community Leasing and Licencing Policy are that Council and tenants must reach agreement at the outset of a tenancy 
to ensure clear understanding of roles and responsibilities for building and property maintenance. The agreement will 
take the form of a maintenance schedule that specifies what Council will maintain and what the tenant will maintain.  
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Tenants of Council properties also agree that renewal, upgrade or new works they wish to perform must be done with 
Council’s approval as the building owner. 

4.7 Partnerships 

Forming partnerships with community service providers is one way in which Council can improve access to services 
through its buildings, either where Council owns the building and invites in service partners, or where Council shares a 
partner’s building. 

Care must be taken when developing partnership agreements to ensure that there are overall community benefits 
and that the responsibilities of all partners are clearly defined. 

4.8 Climate Change Adaptation Strategies 

The impacts of climate change have the potential to impact on the assets that Council manages and the services that 
are provided. 

In the context of the asset management planning process, climate change can be considered as both a future demand 
and a risk. How climate change will impact on assets can vary significantly depending on the location and the type of 
asset and services provided, as will how Council responds and manages these impacts. 

As a minimum, the Council should consider both how to manage existing assets given the potential impacts of climate 
change and how to create resilience to climate change in any new works or acquisitions. 

Opportunities that have been identified to date to manage the impacts of climate change on existing assets are shown 
in Table 4.8.1. 

Table 4.8.1: Managing the Impact of Climate Change on Assets  

 

Climate Change 
Description 

Projected Change 
Potential Impact on Assets and 

Services 
Management 

Temperature  Higher maximum 
temperatures  

▪ Increased demand for 
structures providing shade 
(recreation/play areas, 
spectators. 

▪ Impact on building energy 
consumption through use of 
air-conditioning. 

▪ Investigate increasing shade 
structures where tree 
planting is not an option. 

▪ Use of renewable energy 
sources for cooling in 
summer. 

▪ Insulation, window covers, to 
reduce heat coming into 
building 

▪ New buildings meet 
Environmentally Sustainable 
Design requirements  

Storm intensity  Increase rainfall intensity 
during rainfall events  

▪ Capacity of building storm 
water to ensure water does 
not impact roof and building 
footings  

▪ Exposure of low-lying 
buildings to flood water such 
as Kings Park Seymour 

▪ Improved stormwater 
management through water 
harvesting options. 

▪ Cycle of maintenance to 
ensure gutters and 
downpipes can 
accommodate heavy rainfall 
events for a sustained 
period. 

▪ Emergency Management 
Procedures are documented, 
and training is available to 
building managers/users 

Rainfall  Reduced annual rainfall  Increased water costs where 
supplies may be impacted by 

▪ Investment is water efficient 
building fit out (taps, toilets) 
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Climate Change 
Description 

Projected Change 
Potential Impact on Assets and 

Services 
Management 

water restrictions ▪ Water harvesting for re-use 
in the building and on 
building grounds. 

Council buildings 
as emergency 
centres 

Council community 
buildings are relied on as 
gathering points, or as 
temporary shelter if 
power outages occur 

Community buildings need 
greater resilience (such as 
generators/water supply) where 
these services may be cut off to 
domestic homes. 

Hierarchy of facilities for 
emergency means some 
buildings may require additional 
maintenance and infrastructure 
to suitable accommodate 
community members in an 
emergency (based on facility 
catchment area) 

 

The way in which Council constructs new assets should recognise that there is opportunity to build in resilience to the 
impacts of climate change. Building resilience has a number of benefits including: 

▪ Assets will be able to withstand the impacts of climate change. 
▪ Services can be sustained. 
▪ Assets that can endure the impacts of climate change may potentially lower the life-cycle cost and reduce their 

carbon footprint. 
▪ Potentially increasing asset life and protecting financial investment returns. 

Table 4.8.2 summarises some asset climate change resilience opportunities. 

Table 4.8.2: Building Asset Resilience to Climate Change 

 

New Asset Description 
Climate Change Impact These 

Assets? 
Build Resilience in New Works 

Buildings Higher maximum temperatures 
▪ Orientation of the building to be north facing 
▪ Accommodate renewable energy capability such as 

solar panels 
▪ Design to reduce sun exposure such as use of green 

roofs/walls 

Water Tanks  Reduced annual rainfall  
▪ Invest in capture and reuse of stormwater for 

buildings  

 

5. LIFECYCLE MANAGEMENT PLAN 
The lifecycle management plan details how the Mitchell Shire Council plans to manage and operate the assets at the 
agreed levels of service (defined in Section 3) while managing life cycle costs. 

5.1 Background Data 

5.1.1 Physical parameters 

The assets covered by the Asset Management Plan are shown in table 2.3. 

While the buildings in Table 2.3 have been broken down into five broad categories (Type, A, B, C, D and E), these 
categories reflect the complexity of the building componentisation. Buildings of Type A, and D are ones Council and 
Community groups occupy and use to deliver services from. They will consist of a sound overall structure, but also 
have internal fit outs to include kitchens, bathrooms, floor coverings, multiple rooms and so forth. 



- 25 - 

 

Mitchell Shire Council – BUILDINGS ASSET MANAGEMENT PLAN  

Type A buildings include civic centres, neighbourhood houses, club rooms, community centres and halls. Type D 
buildings (specialised buildings) are those that have been built for a limited specific function, such as an aquatic centre 
or sports stadium. They will also contain bathrooms/kitchens; however, they are not buildings that can easily be used 
for anything else other than their intended built purpose.  

Type B buildings are generally sheds (four walls and a roof), and Type C buildings are basic structures such as BBQ 
shelters, bus stop shelters or coaches boxes that are not closed in by four walls. 

5.1.2 Functional Hierarchy 

An asset hierarchy provides a framework for structuring data in an information system to assist in collection of data, 
reporting information and making decisions. The hierarchy includes the asset class and component used for asset 
planning and financial reporting, and service level hierarchy used for service planning and delivery. 

Each portfolio has an asset hierarchy that reflects the function and asset types for each asset class. The hierarchy 
groups similar assets and can be used to assign ownership, responsibilities, inspection requirements and other 
planning mechanisms that are aligned with service delivery. 

Council’s hierarchy or classification system for its building assets is detailed below. 

Table 5.1.2.1: Asset Hierarchy 

The asset hierarchy reflects how Council invests in its building assets for both capital and maintenance spending. Type 
A and D buildings are those most accessed by Council staff and the public and represent most of Council’s supported 
service facilities. From a building maintenance perspective Type A and D buildings are the Tier 1 for maintenance 
spending and Type B and C are Tier 2.  

Council only has a small number of Heritage Buildings, only one of which is used for community services at this point 
in time (Kilmore Old Town Hall), but Council has an obligation to ensure the integrity is maintained for the benefit of 
our local history. 

The use of Buildings for service delivery, by Building Type can be seen in Fig. 2 above. 

The purpose of the building hierarchy is to be able to identify the different types of buildings that Council provides to 
the community; the types of building assets that Council maintains; and how much it costs Council to provide them. 

To do this, there needs to be an understanding of the different levels (hierarchy) and functions of buildings Council 
provides. The provision of assets may differ due to higher use (increased pressure due to higher use and therefore 
maintenance requirements), higher profile services, or unique requirements associated with the function of the 
building. 

The defined function types for Council’s Building assets are detailed below. 

Table 5.1.2.2: Building Function Types 

 

Function type Description 

Bus Shelter  Shelter to support users of public transport services 

Priority Classification Functional Definition  

1 
Type A 

Significant but non-specialised building with long life structure and internal fit-
out. 

1 Type D Significant and specialised building with long life structure and fit-out 

2 
Type E 

Heritage Buildings – long life buildings (life extended because of Heritage 
value), may contain a fit-out 

3 Type B Medium life building with fully enclosed structure with no fit out  

4 
Type C 

Short Life building with basic structure consisting of posts or some external 
walls and no fit out 
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Function type Description 

Council Administration Council civic centres to provide internal services and external services 

Council Operations Depots and storage facilities for Council equipment 

Communication Communication Infrastructure – Council operations 

Community Centre Various community service such as playgroups, scouts, snr Citizens, multi-
purpose centres, Childcare, Living and Learning Centre, Maternal Child 
Health, Men's Sheds 

Community Halls Band Halls, Exhibition Buildings, Community Halls, Mechanics Institutes, 
Shire Hall 

Emergency Services State Emergency Service  

Heritage - Community Historic Cottage, Historical Museum, Kilmore Old Town Hall 

Kindergarten Kindergarten Services 

Pool Kiosk Pool Kiosks – Aquatic services 

Leisure Centre - Dry Stadiums, Leisure Centres sport and recreation service 

Leisure Centre - Aquatics Aquatic Centre, sport and recreation services 

Library Libraries, Reception and services 

Maternal & Child Health Centre Maternal and Child Health services 

Public Toilet Public Amenity 

Resource Recovery Centre Waste recovery and recycling and waste disposal services 

Residential Housing Public Housing services 

Scoreboard Sport and recreation services 

Shade Structure - Community Public Recreation and Open Space services 

Social Club Rooms Sport and recreation services and community use 

Sporting Club Rooms Sport and recreation services and community use 

Sporting Grandstand Sport and recreation services 

Sporting Pavilion Sport and recreation services and community use 

Storage Shed Community sports, recreation and community service centre storage 
facilities 

Swimming Pool Sport and recreation services/Health and fitness  

Ticket Booth Sport and recreation services 

Visitors Centre Tourism and community services 

Youth Centre Youth Hubs, Youth Rooms 

5.1.2.1 Building Component Hierarchy 

Council also uses a hierarchy to manage its building asset components. In this instance the hierarchy is prepared not 
to prioritise spending, but to compartmentalise different components based on their useful life, and replacement rate. 
In this way building expenditure for renewal and maintenance can be better planned to target specific problems. The 
component hierarchy can be seen in table 2.3.1. 
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5.1.3 Asset condition 

Asset condition is a measure of the health of an asset and is a key consideration in determining remaining useful life, 
as well as predicting how long it will be before an asset needs to be repaired, renewed, or replaced. 

Asset condition is also an indicator of how well it can perform its function. Condition data is valuable for developing 
long term funding scenarios for strategic planning of Council’s budget. 

Condition is measured using a 0 – 10 grading system2 as detailed in Table 5.1.3. 

Table 5.1.3: Simple Condition Grading Model 

 

Rating Description 

0 New New or an asset recently rehabilitated back to new condition. 

1 Near New 
No visible signs of deterioration often based upon the time since construction rather 
than observed condition decline. 

2 Excellent Very slight condition decline obvious, no longer in new condition. 

3 Very Good Early stages of deterioration minor no serviceability problems. 

4 Good Some obvious deterioration evident slightly impaired serviceability. 

5 Fair Obvious deterioration some serviceability loss. 

6 Fair to Poor Quite obvious deterioration serviceability would be affected and rising maintenance cost. 

7 Poor Severe deterioration serviceability limited high Maintenance cost  

8 Very Poor Serviceability heavily impacted. very high Maintenance cost needed to be rehabilitated. 

9 
Extremely 

Poor 
Severe serviceability problems needing rehabilitation immediately. Could also be a risk to 
remain in service 

10 Failed No longer serviceable and should not remain in service extreme risk  

 

The level of confidence in the condition data held in Council’s asset register is medium to high. Buildings are a long-life 
asset that generally degrade at a slow rate. Comprehensive condition audits of Council’s building portfolio are 
undertaken once every four years. Council’s last complete condition audit was undertaken in February 2019. Council’s 
Building Asset Plan will be revised after the next audit, however for this Asset Management Plan revision, the data is 
still considered to be current. 

It is important that Council’s condition data remains accurate as possible as this information is intrinsic to the 
management of the entire asset portfolio at a strategic, tactical, and operational level. This information: 

▪ Is the basis for developing long term funding scenarios for input into Council’s Long Term Financial Plan and 
annual budgets. 

 
2 IPWEA, 2015, IIMM, Sec 2.5.4, p 2|80. 
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▪ Helps informs the prioritisation of Council’s investment in asset renewal for development of the annual 
capital works program. 

▪ Supports the valuation of Council’s building assets and assessment of remaining useful life. 

Asset condition is only one dimension in measuring overall performance. Consideration should also be given to 
assessing building assets for functionality (i.e., is the asset fit for purpose), capacity (i.e., does that the asset meet 
demand), and risk (i.e., is the asset safe). Measuring these additional dimensions improve the determination of an 
assets capacity to satisfy service-based standards.    

As noted above in 5.1.1, the condition data of buildings when provided as a single condition score for the entire 
building, must be treated with extreme caution. When condition is aggregated across varying building components, it 
can mask “very poor” condition assets if the remainder of components are in good condition. Instead, we model 
condition based on building components to drive a more accurate program of asset renewal and maintenance.   

The calculated condition profile for Council’s building asset portfolio, at component level, is shown in the figures 4 and 
5 below. 

Fig. 4 - Condition Profile: Buildings 
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Fig. 5 - Condition Profile: Building Components 

 

Across all Building components the majority of assets are in “fair” condition, however 17% are “fair to poor” condition 
(6) and “poor” (7) which is driving a high renewal demand figure over the next 10 years as those components start to 
reach end of life and fail, and those assets in “fair” condition (5) start to spill into condition 6 and 7 over this time. 

5.1.3.1 Aquatics Assets (Pools) 

For this Asset Management Plan it was considered important to demonstrate the current condition of Council’s pool 
assets. Pool assets refer to the pool shell, the concourse and pool plant. Pools make up about 10% of Council overall 
building repacement value and due to their age, they are becoming a high risk asset. Council is preparing an Aquatics 
Strategy that will manage the long term service offered from pools, but for the purpose of providing decision makers 
better context of our building asset condition, pools condition is reported below to understand how they are having 
an overall impact on Council’s renewal requirements. 
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Fig. 6 - Condition Profile: Pools 

 

Fig. 7 - Condition Profile: Pool Components 

 



- 31 - 

 

Mitchell Shire Council – BUILDINGS ASSET MANAGEMENT PLAN  

Council has an immediate backlog of demand for the renewal of pool asset components with 8.6% in condition 8 and 
8.6% in condition 9 & 10 combined. Council should be spending $6.7 million in asset component replacement for 
pools alone in the next three years. Over the next 10 years this figure is $11.7 million to maintain pools at an adequate 
level of service to the public. The information used to establish this renewal back log comes from Council’s recent 
2021 pool structural audit report. 

5.2 Operations and Maintenance Plan 

Council’s objectives in maintaining and operating building assets are to: 

▪ Maintain buildings in a safe, serviceable, hygienic, and aesthetic condition to the satisfaction of Council and the 
community. 

▪ Maintain the functionality and value of existing buildings. 
▪ To provide and maintain a safe environment for the community within the constraints of Council’s financial 

capacity and resource capability, while displaying a reasonable ‘duty of care’. 
▪ To ensure the provision of excellent customer service and that customer (internal and external) requests are 

responded to quickly and efficiently. 

Operations and maintenance plans are designed to enable existing assets to operate to their service potential over 
their useful life. This is necessary to meet service standards, achieve target standards and prevent premature asset 
failure or deterioration. 

Operations are those activities that keep an asset appropriately utilised.  Operations are considered to have no effect 
on asset condition and include tasks such as cleaning, building inspections, provision of utilities such as water and 
electricity, etc. 

Maintenance of assets is carried out to ensure that Council’s building infrastructure achieves its service potential while 
meeting the needs of users. This is achieved by providing an optimum level of maintenance and care in a financially 
and environmentally sustainable manner. Typical maintenance activities include repair of building components such as 
roof repairs, window repairs, plumbing repairs, and servicing and air-conditioning, etc. 

Both operations and maintenance can be planned or reactive activities. Planned or cyclical tasks are programmed to 
occur at set times or frequencies throughout the year, while reactive tasks are undertaken in response to service 
requests or because of unforeseen asset failures or system interruptions. 

5.2.1 Operations and Maintenance Arrangements 

Operations and maintenance activities for Council’s building assets is managed by the Engineering and Major Projects 
department and is delivered using primarily external contractors facilitated by a small team of inhouse staff with 
expertise in facilities management. 

Council’s aquatic facilities utilise some of their own staff with subject matter expertise, and perform operational tasks 
(regular inspections, cleaning, waste collection) in addition to support provided by Council’s Facilities Management 
Team. 

Council has many community facilities operated by Committees of Management. Each of these committees has (or 
should have) a maintenance agreement as part of their tenancy agreement which specifies what they can and should 
maintain, and what they must seek Council approval for before they undertake works. Committees of Management 
often have own source revenue that can contribute to maintenance costs of Council buildings. 

Buildings with substantial grounds are maintained by Council’s Parks and Gardens team, however for this Asset 
Management Plan, these maintenance and operating costs have not been included in this plan; instead they have 
been captured in the Parks and Open Space Asset Management Plan. 

5.2.2 Operations and Maintenance Standards 

Decisions relating to the maintenance of building facilities is primarily made by Council’s Facilities Management Team. 
Service priority is made on a two-tiered system being Tier 1 buildings - high public use facilities, such as childcare 
centres or aquatics centres, and Tier Two facilities that have low utilisation by the public or are support facilities for 
other service building like storage sheds.  
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On top of this, maintenance decisions are based on defect criticality and then provided a response time as follows; 

▪ Emergency – 4 hours  
▪ Urgent – Same business day 
▪ Standard – Inspect and Evaluate 

o Program for maintenance 
o Program for Capital Work 

Council’s 4 yearly condition audit captures wear and tear of Council buildings and prepares a list of tasks that include 
priority works to be done immediately, urgent works to be done within 12 months, and medium to long term works 
which includes mostly minor defects, cosmetic and aesthetic improvements that extend beyond a 12-month 
timeframe. 

Council currently does not proactively inspect all its buildings based on a level of service: however, documents are 
being developed that would create a schedule of inspections to drive a proactive maintenance program.  

Council recently completed an internal audit of its building’s maintenance practices. The audit found that 
maintenance practices are not fully developed due to a lack of proactive building inspections, and (at the time of the 
audit) limited performance of an Asset Maintenance Management System to manage inspections and repairs. Many 
maintenance tasks had to still be captured in notebooks or reported via telephone, and not being recorded and 
reported through the maintenance system. Work is still underway to have this system operating to meet the needs of 
Facilities Management and Building Users. 

The following specific issues were noted as part of the review: 

▪ Difficulty in tracking performance against service levels due to a lack of systemised recording of activities. 
▪ Manual recording of cyclical tasks makes it difficult to track ongoing or emerging issues. 
▪ A legacy of a range of assets that receive limited maintenance or are inspected infrequently. 
▪ No inspection program or a developed inspection criteria to capture defects of building elements 
▪ Better process required for closing building work orders 
▪ Better access to lodging defects from building users and subsequent defect status enquiries. 

Council has committed to commencing a business improvement process that will incorporate all the 
recommendations of the review of its building maintenance practices, this should also include the establishment of 
organisationally agreed levels of service which would be developed in partnership with Service Managers and building 
user groups. 

Other operational improvements will be made as the implementation of Council’s new maintenance management 
system (Rapid Map) progresses. This system, once properly implemented, will enable the capture of important spatial 
data and maintenance information such as up to date inventory information, recording of inspections, and registering 
defects or work requests against assets including status tracking and response history. Status reporting and feedback 
for building users will also be a necessary part of an improved maintenance management solution. 

5.2.3 Asset Inspections 

Building users are currently relied upon to undertake inspections of facilities and report maintenance matters. This is 
not an ideal situation as building users do not always possess the right skills and knowledge to assess building defects 
and their potential impacts. In some circumstances building users track maintenance issues which may not align with 
wider organisational priorities leading to unmatched expectations. 

As one of the primary recommendations of the February 2021 Internal Audit of Building asset maintenance 
practices/processes, some steps have been made to create an inspection program including criteria of what is to be 
inspected. Council does currently lack sufficient internal resources to deliver a consistently applied inspection 
program, and this will form an improvement action for this Asset Management Plan. 

5.2.4 Summary of Future Operations and Maintenance Expenditures 

Future operations and maintenance expenditure is forecast to trend in line with the value of the asset stock as shown 
in Figure 8 in the short term, but expectations are that required maintenance will surpass funding based on current 
LTFP projections.  Note that all costs are shown in current 2021/22 dollar values (i.e., real values). 
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Fig. 8:  Projected Operations and Maintenance Expenditure 

 

Figure 8 outlines the forecast operations and maintenance budget for building assets over the next 10 years. It is 
assumed that the total operations and maintenance budget will increase in line with Council’s Long Term Financial 
Plan as it evolves. At present it is anticipated that Council will budget a total of $31.19 million over this period for the 
care of its building assets (average of $3.1 million per annum). 

The total required operations and maintenance over the next 10-years starting 2022 is predicted to be approximately 
$35.4 million (average $3.4 million per annum). The projected operations and maintenance funding requirements are 
forecast to trend in line with the future building asset base based on current levels of service. This increase is a result 
of minor growth in building assets through both Council’s own capital works programs. 

Council is projected to underfund operations and maintenance by a total of $4.22 million over the next 10 years or an 
average of $420,000 per annum.  

As Council’s building assets age and deteriorate and major renewal or refurbishment works are deferred, this will 
place additional increased pressure on the maintenance effort to ensure that these facilities are safe, compliant, and 
meet basic functionality needs. Council needs to review its building service levels and operations and maintenance 
funding allocations so that long term financial sustainability can be achieved. 

5.3 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 service potential.  Work over and above restoring an 
asset to original service potential is considered to be an upgrade/expansion or new work expenditure resulting in 
additional future operations and maintenance costs. 

5.3.1 Renewal Ranking Criteria 

Asset renewal and replacement is typically undertaken to: 

▪ Ensure the reliability of the existing infrastructure to deliver the service it was constructed to facilitate (e.g., 
replacing a damaged pool water pump). 

▪ To ensure the infrastructure is of sufficient quality to meet the service requirements as defined by service 
managers. 

▪ To respond to legislative changes or changes in published standards. 
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It is possible to get some indication of capital renewal and replacement priorities by identifying assets or asset groups 
that: 

▪ Have a high consequence of failure, 
▪ Present a safety risk for service users 
▪ Have high use and subsequent impact on users would be greatest, 
▪ Have a total value representing the greatest net value, 
▪ Have the highest average age relative to their expected lives and are still likely to be needed in the future 
▪ Are identified in the AM Plan as key cost factors, 
▪ Have high operational or maintenance costs, and 
▪ Have replacement with a modern equivalent asset that would provide the equivalent service at a savings.3 

The ranking criteria used to determine priority of identified renewal and replacement proposals is detailed in Table 
5.3.1. 

 

Table 5.3.1:  Renewal and Replacement Priority Ranking Criteria 

Criteria Weighting 

Asset Condition Not presently weighted 

Risk Not presently weighted 

Asset Hierarchy Not presently weighted 

Asset Capacity Not presently weighted 

Asset Function Not presently weighted 

Strategic Goals and Objectives Not presently weighted 

Total  

While Council has been developing more stringent decision-making processes around renewal, it has yet to formally 
adopt specific criteria to determine the priority of candidate renewal projects. 

Ranking criteria along with the applicable evaluation methodology will be developed as part of future revisions of this 
Asset Management Plan. 

Council’s Infrastructure renewal demand forecasts are developed using captured data from the Asset Management 
Information System. These forecasts are annually reviewed and updated as new information (e.g., condition 
assessments) becomes available.  

Departments also put forward renewal projects from their experiences working with services from specific buildings 
and noting deficiencies that require rectification. These projects are also considered in the mix of annual renewal 
programming. 

These forecasts and the underlying assumptions are further reviewed to factor in specific projects and any upgrade 
projects that include a renewal component to provide the best available guide to renewal requirements. These 
forecasts are then referred for consideration in the development of the Long-Term Financial Plan which provides a 
specific allocation for the renewal of assets for each year of the Plan. 

5.3.2 Summary of future renewal and replacement expenditure 

Projected future renewal and replacement expenditures are forecast to increase over the next 10 years as the asset 
stock ages. The expenditure required is shown in Figure 9.  

 
3 Based on IPWEA, 2015, IIMM,  Sec 3.4.5, p 3|97. 
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Fig. 9:  Projected Capital Renewal and Replacement Expenditure 

 

According to Council’s Long Term Financial Plan, the total allocation for building renewal (including pools) planned 
over the next 10 years is $11.4 million or an average of $1.14 million per annum. This figure includes an amount from 
projects that are designated as upgrade that is considered to contribute towards asset renewal. 

Based on Council’s current condition and age data, the total expenditure required to renew Council’s building assets 
over the next 10 years is predicted to be $59.88 million or an average $5.98 million per year. This means that there is 
an average shortfall, or renewal gap, of approximately $4.84 million per year. 

When considering the funding projections made in the Long-Term Financial Plan, Council’s spending on renewing or 
replacing existing building assets is not expected to keep pace with their rate of deterioration. This will result in a 
cumulative renewal gap that grows year upon year that will impact the condition and functionality of Council’s 
building assets. 

If this gap is left unaddressed in the mid to long-term Council will be faced with significant risks relating to: 

▪ Continued deterioration of building assets. 
▪ Poor performing assets. 
▪ Asset failure. 
▪ Declining in community satisfaction and public confidence. 
▪ Public safety and associated liability. 
▪ Increased impact on maintenance resourcing and programs 
▪ Loss of financial and economic viability. 

This effect of the projected shortfall in renewal funding can be measured by the percentage of the building asset base 
that is above the renewal intervention level. This represents a weighted average of the whole of building asset 
portfolio above the renewal intervention level based on the condition and age of their various components. 

From figure 3 above, the percentage of the asset base above the intervention level measured after the first year of the 
analysis (2022) is just over 5.0%. Using Council’s projected renewal expenditure matched with standard rates of asset 
deterioration, the percentage increases to 32.5% at year 10 of the analysis period (2031). This means that above a 
third of Council’s building asset components by value will be unserviceable and no longer fit for purpose. 

Council needs to understand what having a portfolio of buildings in declining condition means for users and the 
community. This would include clearly defining affordable levels of service so that the investment in asset renewal can 
be optimised to achieve agreed community outcomes. 

Council will also need to ensure that it takes a balanced approach to investing in its building assets.  Council is faced 
with increasing pressure to fund asset improvements and new assets to meet demand in growth areas. At the same 
time existing assets (which is most assets) require consistent allocations to responsibly manage its ongoing renewal 
liabilities. 
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These renewal funding projections are based on the following assumptions: 

▪ The renewal costs are based on the asset data register as at 30 June 2021. 
▪ Asset quantities within the asset register are assumed to be correct. 
▪ Modelled outcomes are derived using the Moloney Renewal Model and are therefore subject to the 

limitations of that model and data used within, which includes assumed performance of the asset types 
and trigger intervention levels. 

▪ Useful Service Lives derived from the asset register are assumed to be a reasonable estimate of the life 
of the assets. 

▪ Condition data has been derived from calculation according to the relationship between recorded asset 
age and degradation using standardised condition profiles. 

▪ Service levels are based on a technical assessment and may not reflect community expectations or the 
organisations goals and objectives. 

▪ All projections are in present dollar value. 
▪ There is no growth in asset base. 
▪ Renewal funding is based on current renewal expenditure levels contained in Council’s Long Term 

Financial Plan. 
▪ Any current projects underway, which have not been capitalised, will not have been factored into the 

modelling and the condition of that building will remain as it was before the project commenced. 
▪ Confidence Grade: Reliable – Data based on sound records, procedures, investigations and analysis, 

documented properly but has minor shortcomings, for example the data is almost four years old, some 
documentation is missing and/or reliance is placed on unconfirmed reports or extrapolation. Data is 
complete and estimated to be accurate ± 10%.  

The information presented in figure 10 provides a breakdown of renewal by asset component;  

Fig. 10:  Projected Capital Renewal by building component 

 

As discussed above in 5.1.3.1, this Asset Management Plan provides further information on the impact of pools on 
renewal funding. The following figure 11 provides a high-level summary of renewal required for our 432 buildings 
against our nine pools (including minor/toddler pools). 
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Fig, 11:  Projected Capital Renewal by Building or Pool 

 

Note: The spike in budget at 2023 includes some budget that will address renewal backlog that also contribute to upgrades totalling $1.74 million. 

5.4 Creation/Acquisition/Upgrade Plan 

New works are those that create a new asset that did not previously exist or works which will 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. 

5.4.1 Selection Criteria 

New assets and upgrade/expansion of existing assets are identified from various sources such as 
documented/forecast population growth, community requests, proposals identified by strategic plans or partnerships 
with others. 

Candidate proposals are inspected to verify need and to develop a preliminary estimate. 

Verified proposals are prioritised against all Council projects and are subject to available funding and scheduled in 
future works programmes. As noted in table 5.3.1 Council is not utilising a thorough methodology to rank projects on 
weighted criteria for building assets, and this will be an improvement action. However, there is project ranking as part 
of the capital works selection process (which is different to prioritising projects for buildings).  

5.4.2 Summary of Future Upgrade/New Assets Expenditure 

New and upgraded asset requirements include works required to cater for growth or higher levels of service. This may 
include the creation of a new asset or upgrades to increase the capacity of an existing asset. New assets are 
constructed to provide new services or higher levels of service. An upgrade to a building is an enhancement to meet 
the demand for an increased level of service or to make a facility fit for purpose. 

Funding of new and upgrade works fall into the following categories depending upon the extent and type of works: 

▪ Council funded. 
▪ Externally funded including government grants. 
▪ Donated assets resulting from property development. 
▪ Shared contribution to the cost by Council and an outside interest. 
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A significant issue that affects demand for new buildings or upgrades to existing buildings is whether existing buildings 
are fit for purpose in supporting the services that are provided to the community. In some cases, legislative and 
regulatory changes will drive such works. In other cases, it will be feedback from asset users. The ongoing 
development of Service Strategies for each service will guide Council’s investment in new and upgraded building 
assets. 

When Council considers discretionary capital expenditures for new or upgraded assets, it is essential to establish the 
consequential recurring operational and maintenance costs that will occur once the new or upgraded assets become 
operational. Understanding life cycle costs is part of being fully informed of future liabilities. As new projects are 
brought forward for consideration in annual budget deliberations, they will have to include an assessment of these 
ongoing operational (recurrent) costs to be presented to Council as part of the overall cost projections. 

Fig. 12:  Projected Capital Upgrade/New Asset Expenditure 

 

5.4.3 Service Strategies  

Council recognises that each of the various classes of building assets have different requirements and provide 
different services to the community. To inform future planning, a range of Service Strategies have been prepared to 
reflect the specific nature of various building asset types linked with the needs of users and current standards or 
regulatory requirements. 

A number of plans and strategies have also been developed to guide the management of specific building facilities, 
including: 

▪ Integrated Community Services and Infrastructure Plan 
▪ Kindergarten Infrastructure Service Plan 
▪ Life Stages Strategy 
▪ Aquatics Strategy 
▪ Dept Health Child Development Information System (Report) 
▪ Township Structure Plans 
▪ Council’s Health and Wellbeing Plan 
▪ Mitchell Shire Planning Scheme 
▪ Community Infrastructure Sequencing Report 
▪ Community Leasing and Licencing Policy 
▪ Holding, Acquisition and Disposal Policy 
▪ Environmentally Sustainable Design for Council Buildings Policy 
▪ Open Space Strategy  
▪ Play Space Strategy 
▪ Sports Development Plan  
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▪ Goulburn Park Master Plan 
▪ Kings Park Master Plan 
▪ Chittick Park Master Plan (Under development) 
▪ JJ Clancy Reserve Master Plan (Under development) 
▪ Harley Hammond Reserve Master Plan (Under development) 
▪ Mitchell Shire Building Condition Audits 
▪ Pool facility audits 

Such strategies and master plans provide a service-driven assessment of asset performance, levels of service, and 
future needs. 

Service Strategies provide for broad future planning and guide key funding decisions concerning:  

▪ Optimised asset renewal 
▪ Asset upgrade requirements 
▪ Provision of new assets 
▪ Adaptive reuse or rationalisation of assets 

The role of Service Strategies is to identify the need for new building assets or upgrades to existing assets based on 
service performance or fit-for-purpose requirements. The critical principle behind Council’s Service Strategies is the 
recognition that some assets will require refurbishment to ensure that they continue to meet service needs for the 
community. These strategies also enable ‘early’ renewal works to be considered together with other planned 
renewals based on poor asset condition, community needs and value for money. 

The general focus for Council’s building assets is to develop a long-term approach to identifying and programming the 
renewal and upgrade of assets. 

While the provision of new and upgraded assets is important in maintaining and enhancing services to the community 
there must be a clear business justification for the investment in capital improvement projects that is aligned with 
Council’s strategic and service objectives. 

5.4.4 Summary of Asset Expenditure Requirements 

The financial projections from this asset plan are shown in Figure 13 for projected operating (operations and 
maintenance) and capital expenditure (renewal and upgrade/expansion/new assets). Note that all costs are shown in 
real values. 

The bars in the graphs represent the anticipated budget needs required to achieve lowest lifecycle costs, the budget 
line indicates what is currently available. The gap between these informs the discussion on achieving the balance 
between services, costs, and risk to achieve the best value outcome. 

Fig. 13:  Projected Operating and Capital Expenditure 
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Figure Values are in current (real) dollars. 

According to the forecasts taken from the Long-Term Financial Plan and the 10-year capital works program there is 
insufficient funding to accommodate building asset lifecycle costs. Over the long term, Council is projected to 
underfund building assets. 

Council has a reasonable level of confidence that the four years (2022 to 2025) reflect what is planned, and it is 
expected there will be State and Federal Government funding provided to achieve any shortfalls. Council has been 
working hard to form solid relationships with Government stakeholders and has achieved considerable success in 
gaining support for new capital works projects considering the rapid growth of the Shire and Council’s challenge to 
provide new services to growing communities. 

As indicated previously, Council faces a shortfall in funding the predicted asset renewal and maintenance demand. 
Council should review and update the costs and funding allocation between capital renewal and upgrade work, and 
operational budgets as this is considered as a key input in informing Council’s Long Term Financial Plan and Asset Plan. 

Maintenance and operation requirements will increase as Council’s building asset base grows contributing significantly 
to the gap in funding of lifecycle costs. Council needs to undertake further planning of building services to determine 
levels of service that are to be provided. Establishing service levels needs to consider their long-term affordability and 
both Council’s and community’s ability to fund them. 

5.5 Disposal Plan 

The strategy for the development of a building asset disposal plan is to first identify those facilities that are either: 

▪ Surplus to requirements; 
▪ Technologically obsolete; 
▪ No-longer meeting community needs; or 
▪ Have reached the end of their useful life and there is no demand for renewal or replacement. 

Where appropriate, such assets should also be considered for consolidation and rationalisation based on service 
needs and community benefit prior to being placed in the Disposal Plan. 

When disposal does occur, recognition needs to be made in the recurrent/operating budget of the reduction of 
associated operating or maintenance costs of the decommissioned assets, as well as any disposal costs. Costs 
associated with the sale, demolition or relocation of decommissioned assets and any associated works are to be 
included as part of the Disposal Plan. Associated works could include any necessary site remediation or rehabilitation. 
Disposal of building facilities within Mitchell Shire Council is guided by Councils Holding, Acquisition and Disposal 
Policy and Accounting for Assets Policy. Strategic documents such as the Integrated Community and Social 
Infrastructure Plan, along with service plans should provide the mechanism to identify assets that no longer support 
core service delivery and should be assigned a more appropriate use or be considered for disposal. 

Assets currently identified for disposal include: 

▪ Asset Id 62293 – Apex Club Rooms, Chittick Park 
▪ Asset Id 11991 Football Social Club Rooms, J J Clancy Reserve 
▪ Asset Id 12010 Bar, J J Clancy Reserve 
▪ Asset Id 97268  Netball shed, J J Clancy Reserve 

 
A new shared use integrated community facility is being built at J J Clancy Reserve to meet new service requirements 
plus broader community use. 

6. RISK MANAGEMENT PLAN 
The purpose of infrastructure risk management is to document the results and recommendations resulting from the 
periodic identification, assessment and treatment of risks associated with providing services from infrastructure, using 
the fundamentals of International Standard ISO 31000:2018 Risk management – Principles and guidelines. Risk 
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Management is defined in ISO 31000:2018 as: ‘coordinated activities to direct and control an organisation with regard 
to risk’4 

The risk assessment process identifies, evaluates and identifies mitigation processes based on the likelihood of the risk 
event occurring, the consequences should the event occur, and its related risk rating, evaluates the risk and develops 
a risk treatment plan for non-acceptable risks using Mitchell Shire’s Risk Management Framework. 

6.1 Critical Assets 

Critical assets are defined as those which have a high consequence of failure causing significant loss or reduction of 
service. Similarly, critical failure modes are those which have the highest consequences. 

By identifying critical assets and failure modes investigative activities, condition inspection programs, maintenance 
and capital expenditure plans can be targeted at the critical areas. 

No critical assets and their typical failure modes and the impacts on service delivery have been identified for this AMP. 
A future risk assessment of the building asset class will identify and prioritise critical assets. This is included as an 
improvement action. 

Table 6.1 Critical Assets 

 

Critical Asset(s) Failure Mode Impact 

Nil identified at this time   

 

By identifying critical assets and failure modes investigative activities, condition inspection programs, maintenance 
and capital expenditure plans can be targeted at the critical areas. 

Council needs to conduct a review of its building assets to identify and record critical assets or components. This 
review should involve operational and technical staff. 

Additionally, the ability to deliver service remotely has made Council less reliant on office buildings, Council meeting 
spaces and service counters in order to deliver services rather is able to use technology for business continuity 
removing the label of critical assets from many buildings.   

6.2 Risk Assessment 

Mitchell Shire’s Risk Management Framework is used in this project to identify, analyse and treat risks and is shown in 
Figure 14 below. 

Risk assessment is a technique designed to provide a logical process for the selection of treatment plans and 
management actions to protect the Council and the community against unacceptable risks. 

The process is based on the fundamentals of the ISO risk assessment standard ISO 31000:2018. 

 

 

 

 

 

 
4 ISO 31000:2018, p 1 
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Fig 14.  Risk Management Process – Abridged 
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The risk assessment process identifies 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 plan for non-acceptable risks. 

Risks are classified as Low, Medium, High and Very High.  A ‘Very High’ risk requires immediate corrective action and a 
‘High’ risk requires corrective action with robust controls – these are identified as Critical risks s in the Infrastructure 
Risk Management Plan.  The residual risk and treatment cost after the selected treatment plan is implemented is 
shown in Table 6.2.   

Table 6.2:  Critical Risks and Treatment Plans 

Note * The residual risk is the risk remaining after the selected risk treatment plan is operational. 

Risk Event and Cause 
Risk 

Rating 
Risk Mitigation Practice 

Residual 
Risk* 

Lack of funding resulting in 
reduced levels of service High 

▪ Current asset register 
▪ Asset Management Plans identify lifecycle 

management strategies and future financial needs to 
inform Long Term Financial Plan. 

Medium 

Lack of quality of processes, 
accurate asset data, and 
supporting systems resulting in 
poor decision making. 

Very 
High 

▪ Current asset register 
▪ Asset Management Information System 
▪ Lifecycle management plans 
▪ Continuing staff development 
▪ Programmed audits to refresh data/information 

collected by subject matter experts 

Medium 

Failure to deliver and maintain 
assets that are safe and 
sustainable 

High 

▪ Regular condition and performance assessments 
▪ Reactive and proactive maintenance programs, 
▪ Maintenance standards and KPIs  
▪ Staff training 

Medium 

Building asset components non-
compliant or fail earlier than the 
expected useful life High 

▪ Staff training 
▪ Use of external advice and resources 
▪ Standard processes and procedures 
▪ Industrial Special Risk Insurance policy 
▪ Public Liability Insurance policy 

Low 

Failure to deliver and maintain 
assets that are safe and fit for 
purpose 

High 

▪ Regular condition and performance assessments 
▪ Reactive and proactive maintenance programs,  
▪ Maintenance standards and plans  
▪ Staff training 
▪ Ongoing performance monitoring through 

measurement of community satisfaction  
▪ Lease and Licence arrangements 
▪ Safety in Design considerations 

 

Medium 
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Risk Event and Cause 
Risk 

Rating 
Risk Mitigation Practice 

Residual 
Risk* 

Accidents and injuries to users  

High 

▪ Current asset register 
▪ Existing routine inspections and response procedures 
▪ Prioritisation of maintenance and renewal activities 
▪ Public Liability Insurance policy 
▪ Committee of Management Public Liability insurances 
▪ Hall Hirers Insurances 
▪ Contractor Management – approval to work and 

insurances 

Medium 

Impacts to services and assets due 
to a changing climate 

High 

▪ Environmentally Sustainable Design for Council 
Building Policy 

▪ Emission Reduction Action Plan 
▪ Staff training and awareness 
▪ Community Vision actions 

Medium 

Services or assets do not meet 
expectations due to limited 
understanding of future demands, 
and change in service use and 
expectations 

High 

▪ Integrated Community and Social Infrastructure Plan 
▪ Service Plans 
▪ Document Levels of Service with community input 
▪ Community engagement 

 

Medium 

Supply of quality land for Public 
Use Zone purposes does not meet 
projected demand 

High 

▪ Integrated Community and Social Infrastructure Plan 
▪ Open Space Strategy 
▪ Planning Scheme 
▪ Development Contributions Plan and Infrastructure 

Contributions Plans 
▪ Advocacy efforts 
▪ Kindergarten Infrastructure Service Plan 
▪ Life Stages Strategy 
▪ Aquatics Strategy 

Medium 

6.3.  Critical Assets 

Critical assets are defined as those which have a high consequence of failure causing significant loss or reduction of 
service. Similarly, critical failure modes are those which have the highest consequences. 

Critical assets have been identified and their typical failure mode and the impact on service delivery are as follows: 

Table 6.3 Critical Assets 

 

Critical Asset(s) Failure Mode Impact 

Nil identified at this time   

 

By identifying critical assets and failure modes investigative activities, condition inspection programs, maintenance 
and capital expenditure plans can be targeted at the critical areas. 

Council needs to conduct a review of its building assets to identify and record critical assets or components. This 
review should involve operational and technical staff. 
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7. FINANCIAL SUMMARY 
This section contains the financial requirements resulting from all the information presented in the previous sections 
of this 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. 

7.1 Financial Statements and Projections 

7.1.1 Asset valuations 

The best available estimate of the value of assets included in this Asset Management Plan are shown below.   Assets 
are valued at fair value at cost to replace service capacity. 

Gross Replacement Cost   $148,951,831 

Depreciable Amount   $148,951,831 

Depreciated Replacement Cost5  $85,872,423 

Annual Average Asset Consumption $3,248,474 

 

7.1.2 Sustainability of service delivery 

Two key indicators for service delivery sustainability that have been considered in the analysis of the services provided 
by this asset category, these being the: 

▪ asset renewal funding ratio, and  

▪ medium term budgeted expenditures/projected expenditure (over 10 years of the planning period). 

7.1.3 Asset Renewal Funding Ratio 

Asset Renewal Funding Ratio6 19% 

The Asset Renewal Funding Ratio is the most important indicator and indicates that over the next 10 years of the 
forecasting that we expect to have 19% of the funds required for the optimal renewal and replacement of assets. 

7.1.4 Long Term Financial Planning 

This asset management plan identifies the projected operations, maintenance and capital renewal expenditures 
required to provide an agreed level of service to the community over 10 years. 

These projected funding requirements may be compared to the allocations projected from the Long-Term Financial 
Plan to determine possible funding shortfalls. 

The projected operations, maintenance and capital renewal expenditure required over the 10-year planning period is 
$9.5M on average per year.   

 
5 Also reported as Written Down Value, Carrying or Net Book Value. 

6 AIFMM, 2015, Version 1.0, Financial Sustainability Indicator 3, Sec 2.6, p 9. 
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Estimated (budget) operations, maintenance and capital renewal funding is $4.26M on average per year giving a 10-
year funding shortfall of $5.26M per year.  This indicates 45% of the projected expenditures needed to provide the 
services documented in the asset management plan. This represents Council’s efforts in maintaining existing levels of 
service and excludes the provision of new and upgraded assets. Providing services from infrastructure in a sustainable 
manner requires the matching and managing of service levels, risks, projected expenditures, and financing. 

7.1.5 Projected Expenditures for Long Term Financial Plan 

Table 7.1.5 shows the projected expenditures for the 10-year long term financial plan. Expenditure projections are in 
2021/22 real values.  

Table 7.1.5:  Projected Expenditures for Long Term Financial Plan ($000) 

Year Renewal 
Upgrade/New 

/Expansion 

Maintenance and 
Operations 

2022 $1,441,000 $306,000 $2,754,078 

2023 $1,036,000 $11,290,000 $2,909,608 

2024 $734,000 $12,194,000 $2,978,217 

2025 $612,000 $19,533,905 $3,093,366 

2026 $782,000 $14,437,905 $3,180,347 

2027 $906,000 $4,041,905 $3,201,407 

2028 $912,000 $169,000 $3,209,134 

2029 $928,000 $1,088,856 $3,249,964 

2030 $944,000 $2,011,856 $3,305,709 

2031 $980,000 $10,848,903 $3,317,471 

Total $9,275,000 $75,922,331 $31,199,300 

7.2 Funding Strategy 

Funding for assets is provided from the budget and long-term financial plan. 

The financial strategy of the entity determines how funding will be provided, whereas the asset management plan 
communicates how and when this will be spent, along with the service and risk consequences of differing options. 

7.2.1 Funding Sources 

Funding for assets is provided from Council’s annual budget and Long-Term Financial Plan. Council’s financial strategy 
determines how funding will be provided, whereas the Asset Management Plan communicates how and when this will 
be spent, along with the service and risk consequences of differing options. 

Council uses several different funding sources to maintain, renew and improve its building assets. These are: 

Table 7.2.1 – Asset Funding Sources 

Activity Funding Source 

Operations and Maintenance 
Expenditure 

Council’s own source (revenue funds) 

Renewal Expenditure Council’s own source (revenue funds) 
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Capital Improvement  

(i.e., new, upgrade, and expansion 

▪ Council’s own source (revenue funds) 
▪ External grant opportunities 
▪ Developer contributions and Reserve  
▪ Donated assets 

7.3 Key Assumptions Made in Financial Forecasts 

This section details the key assumptions made in presenting the information contained in this asset management plan. 
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 asset management plan are:  

▪ Financial projections are forecast on present day dollars as at 30 June 2021. 
▪ Staffing needs are resourced adequately. 
▪ Current levels of service reflect the current community needs. 
▪ No known legislative changes or other influences that will impact on or demand a change in level of service and 

associated funding throughout the period of the plan. 
▪ Current operating budget is at the optimal level to required operational and maintenance activities, i.e., no 

perceived gaps for the operating budgets meeting existing asset portfolio needs. 
▪ Increases in operations and maintenance budgets are consistent with the Long-Term Financial Plan. 
▪ Projected renewal required to achieve overall asset condition grade of ‘Poor” or better. 
▪ Average growth in the replacement value of the asset base of 3.9% per annum (based on the forecasts for capital 

new and expansion in the Long-Term Financial Plan and projected developer contributions) over the period of this 
Asset Management Plan. Provision for new works is based on phased implementation of new and upgrade needs 
to meet future growth.  

7.4 Forecast Reliability and Confidence 

The expenditure and valuations projections in this AM 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 5 level scale7 in 
accordance with Table 7.5. 

Table 7.5:  Data Confidence Grading System 

Confidence 
Grade 

Description 

A Highly reliable Data based on sound records, procedures, investigations and analysis, documented properly and 
agreed as the best method of assessment. Dataset is complete and estimated to be accurate ± 2% 

B  Reliable 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% 

C Uncertain 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% 

 

7 IPWEA, 2015, IIMM, Table 2.4.6, p 2|71. 



- 47 - 

 

Mitchell Shire Council – BUILDINGS ASSET MANAGEMENT PLAN  

Confidence 
Grade 

Description 

D Very Uncertain 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% 

E Unknown None or very little data held. 

 

Table 7.4.2:  Confidence by Data Type 

Plan Quality Attribute Assessment Grade 

Levels of Service and performance measures C 

Demand forecast analysis and projections B 

Performance data (asset degradation) C 

Condition data B 

Asset inventory data B 

Lifecycle Management Plan  

Operations and maintenance B 

Renewal C 

Upgrade B 

New and Expansion B 

Disposal C 

Risk management B 

Overall assessment B 

The estimated confidence level for and reliability of data used in this Asset Management Plan is B – Reliable. Budget 
projections used in this Asset Management Plan have been taken directly from Council’s Long Term Financial Plan. 

No sensitivity analysis has been applied to the analysis assumptions used to inform this Asset Management Plan (e.g., 
asset useful lives, unit rates, etc).  A full range of analyses, incorporating alternatives (such as cost profiles, decay 
/replacement trends, renewal and upgrade allocation and funding, service level changes or more robust condition 
data etc.) has not been carried out for this Asset Management Plan. 

Such advanced tactics should be incorporated into future Asset Management Plans. The implementation of the 
improvement actions identified will result in increased levels of confidence in future revisions of this Asset 
Management Plan.
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8. PLAN IMPROVEMENT AND MONITORING 

8.1 Status of Asset Management Practices 

8.1.1 Accounting and financial data sources 

Accounting and Financial data has been collected from the following sources; 

▪ TechnologyOne Finance System 
▪ Conquest III Asset management System 

8.1.2 Asset management data sources 

▪ Conquest III Asset Management System 
▪ Integrated Community Services Infrastructure Plan 
▪ Mitchell Shire Council 4 Year Capital Works Program 

8.2 Improvement Plan 

The asset management improvement plan generated from this asset management plan is shown in Table 8.1. 

Table 8.1:  Improvement Plan 

Task 
No 

Task Responsibility Resources Required Timeline 

 Undertake service planning to inform future 
budget and asset requirements. Service 
Planning will reflect adopted Levels of 
Service for building assets. 

Service Managers Internal/Consultant 
Support 

June 2024 

 Undertake Level of Service planning to 
inform capital and maintenance service 
delivery requirements. Start with simple LoS 
templates and as MSC matures, then moved 
to more advanced LoS planning 

 

Service Managers 

 

Internal/Consultant 
Support 

 

June 2024 

 Continue to implement the new 
maintenance management system (Rapid 
Map) to enhance data capture and activity 
tracking. 

Manager Engineering 
and Major 

Projects/Coordinator 
Strategic Assets 

Internal/Consultant 
Support 

December 
2022 

 Prepare a formal asset renewal program, in 
conjunction with Service Managers to 
inform the annual capital works program 
and Long-Term Financial Plan. 

Service 
Managers/Coordinator 

Strategic Assets 

Internal September 
2022 

 Finalise establishment of maintenance 
performance standards for building assets 
and have these organisationally endorsed. 

Manager Engineering 
and Major Projects 

/Coordinator Strategic 
Assets 

Internal December 
2022 

 Develop a condition assessment manual for 
building components 

Coordinator Strategic 
Assets 

 

Internal June 2023 
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Task 
No 

Task Responsibility Resources Required Timeline 

 Undertake a review of Conquest structure 
for building assets and determine if building 
components should be recorded as financial 
assets and periodically revalued. 

Coordinator Strategic 
Assets 

Internal June 2023 

 Review and update building asset 
component useful lives to reflect their 
expected performance and level of service 

Coordinator Strategic 
Assets 

Internal/Contractor 
Support 

June 2023 

 Provide absolute clarity regarding Roles and 
Responsibilities of Teams with regard to the 
development of levels of service and capital 
works planning and the delivery of 
maintenance and operational functions for 
service buildings. 

Service 
Managers/Coordinator 

Strategic Assets 

Internal June 2023 

 Implement service agreements with service 
managers for the maintenance and 
inspection of buildings used for each of the 
respective services.  This will set out key 
responsibilities of occupiers / tenants, time 
frames for response and expectations for 
more significant works 

Manager Engineering 
and Major Projects 

Internal/Contractor 
Support 

June 2024 

 Review all existing and outstanding 
strategies, master plans, improvement plans 
and the like for currency, status, 
completeness and incorporate all building 
related actions, initiatives and intentions 
into service plans such that summary 
information can populate this Building AMP. 

Service Managers Internal June 2024 

 Develop a criticality framework for Council’s 
assets and apply to the building asset 
portfolio to inform lifecycle management 
decisions. 

Coordinator Strategic 
Assets 

Internal June 2023 

 Establish program for proactive 
maintenance inspections of buildings based 
on building hierarchy 

Manager Engineering 
and Major Projects 

/Coordinator Strategic 
Assets 

Internal June 2023 

 

8.3 Monitoring and Review Procedures 

To support a continuous planning and improvement process, on-going monitoring and review of key initiatives and 
performance measures will be essential. 

The Asset Management Plan is a living document. To ensure the plan remains useful and relevant the following on- 
going monitoring and review activities will be undertaken. 
▪ Formal adoption of the Asset Management Plan by Council. 
▪ Council will undertake a service level review to obtain an accurate understanding of the current and future needs 

and expectations of customers. The levels of service and performance measure so defined will be formally 
adopted by Council. 
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▪ Review the Asset Management Plan annually and incorporate outcomes and any new knowledge resulting from 
the Asset Management improvement program. 

▪ Quality assurance audits of asset management information and processes and systems to ensure the integrity and 
cost effectiveness of data collected. 

▪ Periodic annual internal audits will be undertaken to ensure the Asset Management Plan meets corporate 
objectives and to assess the adequacy of asset management processes, operations and maintenance and capital 
expenditures, systems, and data. External performance review will be undertaken every 4 years. 

▪ The Asset Management Plan is a 4-year plan with a 10-year outlook. The Asset Management Plan will be formally 
updated every 4 years to align with the Council Plan and the Long-Term Financial Plan. 

8.4 Performance Measures 

The performance of the Asset Management Plan will be monitored against the following criteria in accordance with 
the process detailed below. 
▪ Maintenance and renewal programs - to confirm that allocated budget projects were delivered on time, within 

budget and to the specified level of service (see following item on delivery performance). 
▪ Inspection programs - to confirm that they were undertaken as specified in the Asset Management Plans and any 

other service level agreements which may be in operation including Council’s. 
▪ Scheduled condition surveys – to confirm that they were undertaken as required. 
▪ Maintenance of asset information systems - to ensure that stored data is current and accurate. 
▪ Implementation of lifecycle management processes as outlined in this Asset Management Plan. 
▪ Achieving the levels of service identified in this Asset Management Plan. 
▪ External factors - including legislative requirements, ongoing development of Council policies, plans, and other 

major system implementations, that may affect the contents of the Asset Management Plan. 

The Strategic Assets Coordinator will ensure that the above processes are being performed as required and audited at 
least annually and the audit outcome will be reported to the Executive Leadership Team.
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