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1. INTRODUCTION 

This plan is dedicated to the management of Buildings assets of the Yarrabah Aboriginal Shire 
Council. 

Yarrabah is located 53 km south-east of Cairns, Queensland on the east coast of Australia. The 
Council covers an area of 154 square kilometres  

1.1 Purpose and Scope of Plan 

Council’s primary goal in managing assets is to meet the required Level of Service in the most cost 
effective manner for present and future residents, and visitors.  

The key elements of asset and services management are therefore:  

 Providing defined Levels of Service for all services, (linked with the relevant asset class); 

 Taking a ‘whole of life’ costing approach; 

 Developing cost-effective management strategies for assets and services for the long term; 

 Understanding and meeting the demands of growth through management and infrastructure 

investment; 

 Continuous improvement in asset and services management practices; 

 Forecasting the renewal and maintenance costs for the next 10+ years, and understanding the 

affordability and sustainability of the assets and services to the current levels. 

 

 

The purpose of this dedicated Buildings assets plan is to: 

 Improve understanding of the Buildings assets and associated services; 

 Improve budgeting and forecasting of asset related management options and costs, particularly in 

understanding the long term investment in capital renewal; 

 Afford a level of  confidence in forward works programs, maintenance and provide support for any 

business cases associated with securing the necessary funding requirements; and 

 Provide the guidance for elected members and the organisation in taking positive steps toward 

advanced asset management planning. 
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1.2 Corporate and Strategic Goals 

As part of the Council Corporate Plan 2011-2014, Council has the following objectives which impact 
on the buildings assets: 

 Community Development , Recreation and Culture  – Provide community, cultural and social 
services within a safe healthy environment which encourages community ownership, 
commitment, participation and investment 

 Municipal Services – Ensure that core services provided are planned and designed to an 
appropriate and sustainable standard and essential and routine maintenance to Council 
infrastructure is programmed and delivered 

1.3 Overview of Yarrabah Buildings Assets 

Council is the custodian of a wide range of corporate and community buildings and other 

structures that facilitate the delivery of services to the community and visitors.  The Council also 

accounts for community providing accommodation to community residents. The maintenance and 

renewals for these are funded by other agencies.   

The buildings assets are mostly recorded with regular revaluations.  There are 40 buildings as 

listed below that were inspected and a condition assessment undertaken.  It should be noted that 

there are a number of other buildings that are leased to other organisations and they have 

responsibility for the ongoing maintenance.  As a result they were not considered as part of this 

asset management plan.  Their future inclusion will be subject of Council review if their lease 

status changes and Council resumes responsibility for the ongoing maintenance. 

 

 

 

Building Classification
Replacement 

Value by Class

Number of 

Buildings

Community Facilities (General) 3,863,200$              12

Community Halls 1,209,200$              1

Municipal Buildings 5,725,400$              23

Sporting Facilities 2,781,600$              4
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Table 1.0: Building and facility assets valuation 2014 

Building Name Building Classfication
Building Replacement 

Value

Administration Building (M/Block) Municipal Buildings $1,930,000

Aquatic Centre Canteen And 

Changerooms Sporting Facilities $810,000

Aquatic Centre Dosing House Sporting Facilities $37,000

Arts & Crafts Centre Community Facilities (General) $284,200

Chlorination Shed (M/Block) Municipal Buildings $58,000

Community Hall (M/Block) Community Halls $1,209,200

Day Care 6 X 3 X 2 Zincalume Shed Community Facilities (General) $4,800

Day Care Centre - Garden Shed 6 X 3 Community Facilities (General) $2,400

Day Care Centre - Nusery - (M/Block) Community Facilities (General) $260,800

Day Care Centre - Nusery - Garden 

Shed 6 X 3 Community Facilities (General) $3,000

Day Care Centre (M/Block) Community Facilities (General) $813,600

Depot-(Ex) Plumbers Shed 

(Steel/Iron) Municipal Buildings $157,900

Depot-12X6X2.7 Roadgang Shed 

(Steel/Iron) Municipal Buildings $57,000

Depot-18X30 Cdep Crafts Shed 

(Steel/Iron) Municipal Buildings $113,700

Depot-Amenities Block Municipal Buildings $93,000

Depot-Depot Dog Pound Municipal Buildings $32,000

Depot-High Clearance Bowser Cover Municipal Buildings $2,400

Depot-Hygiene Shed (Steel/Iron) Municipal Buildings $29,000

Depot-Hygiene Shed Carport Municipal Buildings $23,000

Depot-Mechanical Workshop 

#1(M/Block/Stl) Municipal Buildings $420,900

Depot-Mechanical Workshop #2 

(M/Block) Municipal Buildings $665,600

Depot-Oil Waste Shed Community Facilities (General) $14,000

Depot-Plumbers Shed (Steel/Iron) Municipal Buildings $157,900

Depot-Roadgang Donga Municipal Buildings $13,000

Depot-Sawmill Shed (Steel) Municipal Buildings $317,300

Depot-Stores Building (Steel/Iron) Municipal Buildings $475,100

Depot-Stores Building 2 (Steel/Iron) Municipal Buildings $475,100

Depot-Wh&So Donga Municipal Buildings $13,000

Depot-Wh&So Donga Shade Cover Municipal Buildings $34,000

Depot-Works Office (M/Block) Municipal Buildings $427,000

Depot-Works Office Carport Municipal Buildings $31,000

Depot-Works Office Side Awning 

Roof Municipal Buildings $11,000

Menmuny Kiosk (M/Block) Community Facilities (General) $42,000

Menmuny Museum (M/Block) Community Facilities (General) $764,500

Multi-purpose Sports Court Sporting Facilities $400,000

Museum - 7X12X3.5M Shed With 

Mezzanine Community Facilities (General) $55,700

Museum Dining Facility (Timber) Community Facilities (General) $203,900

Sports Complex Sporting Facilities $1,534,600

Rangers Station (M/Block) Municipal Buildings $188,500

Rural Transaction/Training Centre Community Facilities (General) $1,414,300

TOTAL $13,579,400
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1.4 Stakeholders 

Key stakeholders in Council’s Buildings Assets in Yarrabah Aboriginal Shire Council are: - 

 Council 

 Community 

 Traditional Owners 

 Council Staff 

 Government Agencies including emergency services, (specifically identified within the asset class 

plans); 

 Suppliers of services 

 State Government agencies and regulators (i.e. DILGP,) – approvals, legislation etc 

 

1.5 Customer Research and Regional Issues 

The location of Yarrabah in the Coral Sea means that it is potentially exposed to storm events as 
part of the annual cyclone season.  Indeed Cyclone Yasi, inflicted significant damage to the 
infrastructure in February 2011.  The Council has received funding under the Natural Disaster Relief 
and Recovery Arrangements, (NDRRA) to undertake repair works.   Management of buildings needs 
to take into account the potential threat from cyclonic conditions during the annual wet season.  
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2. LEVELS OF SERVICE 

The Levels of Service for the buildings assets are based on the framework as described in Part A of 
this plan.  The Levels of Service definitions provided in this report are at a basic level and intended 
to provide a basis for staff and community discussion related to ongoing improvements to the plan 
and management processes. 

The following tables record the ‘first draft’ of the Service Standards for the Buildings assets. 

2.1 Current Levels of Service 

The following tables record the ‘first draft’ of the Service Standards for the Buildings assets based 
on the hierarchy of: 

 Corporate Buildings 

 Community Buildings 

2.1.1 Corporate Buildings 

Service Statement Corporate buildings provide accommodation for Council business and 

services plus staff and equipment. 

 

Service Factors Customer Service Standards Technical Service Standards 

Function  

Location Easy to find for public attendance, 
(physical location as well as clear 
signage and marking) 

Housing provided within the 
communities where staff are 
employed 

Typically within the town centre 

Functional premises which offer 
liveable conditions to tenants, 
commensurate with needs and 
position 

Features Attractive premises which offer a 
range of civic and public services for 
the community 

Building style can be specific for the 
occupancy, plus be attractive to the 
occupants and users 

 

Distribution Aligned with population centre and 
demand 

Aligned to employment of Executive, 
professional, para professional or 
identified ‘needed’ skills within branch 
communities. 

Facilities provided at appropriate 
intervals across townships to match 
typical demand 

A mix of housing types shall be 
provided to suit the needs of staff. 

Accessibility Well located to offer convenient 
access for total community 

Accessible from major transport 
routes 

Parking is available in near proximity 

Disabled access is provided 

 

 

 

Design 
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Building Layout 

 

May cater for individual services or a 
mixture of public and civic services 

 

Space and design match needs 

 

Internal layout is practical and liveable 

Minimum Size: 

Accommodation for recognised 
customer and public access, service 
provision, for public meetings and 
functions according to industry 
standards 

Service growth and extensions 
factored into building form 

Acknowledge any seasonal needs 

Internal Fitout: 

Attractive and appealing to customers 
and staff – fit out matches building 
period 

Operational:  

Multi-use facilities as far as 
practicable 

May require emergency power back-
up 

Reception area / 
Directory 

Welcome / greeting / reception area 

Clearly signed facilities and directions 

Staffed reception during normal hours 
or communication available for after 
hours 

Security Community and staff feel safe and 
confident accessing building and 
services 

 

Security provided matches standards 
for the building, service types and 
location 

Extensive external and internal 
lighting for feature and security 
lighting 

Protocols / policies developed and 
implemented to contain potential 
nuisances in public areas 

High standard alert systems and 
monitoring, e.g. fire, threats, etc 

Compliance Occupiers are aware of relevant 
compliance / fire service / evacuation 
procedures and can work with public 
in an emergency 

Meets all current regulations for 
occupancy and service types 

Constant fire / electrical protection 
and monitoring 

Heating / Cooling Building is maintained at a 
comfortable temperature and 
conditions 

High standard of air-conditioning to all 
public spaces and service areas with 
little variation in temperature ranges 

Environmental 
Issues 

Building construction, maintenance 
and operation are consistent with 
contemporary standards for low  
environmental impact 

Low energy consumption building and 
low carbon footprint 

Includes optimised natural features to 
contribute to sustainable outcomes 

Communication Building communication capacity 
matches needs 

Excellent data and communication 
capacity throughout building 

Toilets Toilets are conveniently accessible 
and maintained / operated to high 
standards according to building 
occupancy and needs 

Toilet categories align with adjacent 
use categories and occupation 

Toilets located conveniently for all 
major users and public areas 

Showers provided with staff facilities 
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May include baby nursing / change 
facilities 

Wheelchair access available to public 
toilet facilities 

Staff Facilities Staff have access to good quality 
facilities during normal occupancy 

Adequate areas and facilities for staff, 
e.g. lunch rooms 

Storage Reasonable capacity storage 
available to cater for most 
occupancies 

Storage provided in proximity and 
contained areas according to 
occupancy and service type needs 

 

Cleaner’s 
Facilities 

Cleaner facilities available in building Cleaner’s facilities and equipment / 
storage provided according to 
occupancies and services provided 

May be required on different levels 

Carparking Carparking internal to or in near 
proximity to building to cater for all 
occupancies during and after hours 

Carparking capacity to cater for full 
occupancy of building within 100 
metres of building 

Landscaping / 
Surrounds 

Landscaping and surrounds 
complement building image and 
character and functional areas of 
space 

Low maintenance treatments used as 
far as is practicable to maintain the 
theme of the building / precinct 

Low water use plants used wherever 
practicable 

Cultural Features Natural or made features added  
according to building design and 
character 

Cultural / heritage or modern artefacts 
add to building space theme and 
character 

Good representation of artwork  
throughout public spaces 

Amenity / Presentation 

Image and 
Character 

Stand-out buildings reflecting the 
image and character of the town 
precinct  

Building and features suit streetscape 
and town theme. 

No visible graffiti All graffiti removed  High response level for graffiti 
removal 

No free rubbish or 
litter 

Well maintained surrounds 

No free litter; 

Routine inspections and attention 

Quick response times for reactive 
activities 

Maintenance and 
operational 
activities 

No disruptions to major events from 
maintenance and operational 
activities 

 

Maintenance / operational activities 
typically undertaken outside normal 
office hours 

Major maintenance / repairs and 
improvements undertaken by Council 
engaged contractors. 

Table 2.11: Draft Service Standards – Corporate Buildings 
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2.1.2 Community Buildings 

 

Service Statement Community buildings contribute positively to community lifestyle and 

services, and are readily accessible 

 

Service Factors Customer Service Standards Technical Service Standards 

Function 

Location Easy to find, (physical location as 

well as clear signage and 

marking) 

Typically within public precincts or town 

centre 

Features Offer a range of civic and public 

services for the community 

Style reflects usage and is attractive to 

the occupants and users 

May be historical buildings 

Distribution Aligned with population centre 

and demand 

Facilities provided at appropriate intervals 

across region to match typical demand 

Accessibility Well located to offer convenient 

access for total community 

Accessible from major transport routes as 

far as is possible 

Access to parking in proximity 

Access for disabled persons 

Design 

Building Layout May cater for individual services 

or a mixture of active and passive 

community and civic services 

Space and design match needs 

Minimum Size: 

 Accommodation for recognised 
customer and public access, service 
provision, major events and sporting 
activities / carnivals, public meetings 
and functions according to industry 
standards and demand 

 Service potential and growth  factored 
into building form 

 Acknowledge major sporting / festival / 
events potential or seasonal needs 

Internal Fitout: 

Attractive and appealing to customers and 

staff – fit out matches building period 

Operational:  

Multi-use facilities as far as practicable 

May require emergency power back-up 

Reception area / 

Directory 

Welcome / greeting / reception 

area  according to occupancy 

Clearly signed facilities and 

directions 

May be staffed reception during normal 

hours and / or communication available 

for normal hours and after hours 

Security Community feel safe and 

confident accessing building and 

Security matches standards for the 

building, service types and location 
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services Patrols and security cameras used as 

appropriate 

Extensive external and internal lighting for 

feature and security lighting 

Protocols / policies developed and 

implemented to contain potential 

nuisances in public areas as applicable 

High standard alert systems and 

monitoring, e.g. fire, threats, etc 

Compliance Occupiers are aware of relevant 

compliance / fire service / 

evacuation procedures and can 

work with public in an emergency 

Meets all current regulations for 

occupancy and service types 

Constant fire protection and monitoring 

Heating / Cooling Building is maintained at a 

comfortable temperature and 

conditions 

High standard of air-conditioning to all 

public spaces and service areas with little 

variation in temperature ranges 

Environmental 

Issues 

Building construction, 

maintenance and operation are 

consistent with contemporary 

standards for low  environmental 

impact 

Low energy consumption building and low 

carbon footprint 

Includes optimised natural features to 

contribute to sustainable outcomes 

Communication Building communication capacity 

matches needs 

High standard data and communication 

capacity throughout building 

Toilets Toilets are conveniently 

accessible and maintained / 

operated to high standards 

according to building occupancy 

and needs 

Toilet categories align with adjacent use 

categories and occupation 

Toilets located conveniently for all major 

users and public areas 

Showers included at staffed areas 

May include baby nursing / change 

facilities 

Indoor Activities / 

Exhibitions 

Convenient, accessible space 

available for indoor activities and 

exhibitions 

Activity spaces with good public and 

access and  vehicle parking 

Catering Catering facilities available to 

service normal needs 

Basic kitchen facilities provided 

Kiosk / Café Kiosk or café facilities may be 

available internally or within 

reasonable distance 

Provided according to needs and local 

shopping / precinct proximity 

Staff Facilities Staff have access to good quality 

facilities during normal occupancy 

Adequate areas and facilities for staff, e.g. 

lunch rooms 

Storage Reasonable capacity storage 

available to cater for most 

occupancies 

Storage provided in proximity and 

contained areas according to occupancy / 

service needs 

Cleaner’s 

Facilities 

Cleaner facilities available in 

building 

Cleaner’s facilities and equipment / 

storage provided according to 

occupancies and services provided 
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Carparking Carparking internal to or in near 

proximity to building to cater for 

all occupancies during and after 

hours 

Carparking capacity to cater for full 

occupancy of building within 200 metres 

of building 

Landscaping / 

Surrounds 

Landscaping and surrounds 

complement building image and 

character and functional areas of 

space 

Low maintenance treatments used as far 

as is practicable to maintain the theme of 

the building / precinct 

Low water use plants used if practicable 

Cultural Features Natural or made features may be 

added  according to building 

design and character 

Cultural / heritage or modern artefacts 

add to building theme and character 

Good representation of artwork  

throughout public spaces 

Amenity / Presentation 

Image and 

Character 

Stand-out buildings reflecting the 

image and character of the town 

precinct – may include historical 

buildings; 

Optimise building and features through 

quality display standards 

No visible graffiti All graffiti removed  High response level for graffiti removal 

No free rubbish or 

litter 

Well maintained surrounds 

No free litter; 

Routine inspections and attention 

Quick response times for reactive 

activities 

Maintenance and 

operational 

activities 

No disruptions to major events 

from maintenance and 

operational activities 

Maintenance and operational activities 

timed to optimise low impact interference, 

e.g. cleaning after normal occupancy 

hours 

Table 2.1.2: Draft Service Standards – Community Buildings 

2.2 Agreed Levels of Service 

Agreement should be reached with the community and other stakeholders on the standards and 
costs of future services.  These can then be formally endorsed by the Council as ‘agreed’ Levels of 
Service.   The agreed Levels of Service are applied going forward, with regular monitoring and 
review to maintain their validity. 

Where the agreed Levels do include reductions from existing or current Levels of Service, then the 
changes should be implemented incrementally to allow adjustments to be made by all stakeholders.   
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3. FUTURE DEMAND 

3.1 Demand Planning 

The future demand for this Asset and Services Management Plan is targeted primarily at the 
renewal and maintenance of the buildings assets to sustain the Levels of Service.  Historically, the 
major assets of the Yarrabah Aboriginal Shire Council have been provided on a relatively “ad hoc” 
basis through federal and state government grants.  Sometimes the provision of assets is based on 
the availability of special purpose grants rather than meeting potential needs of the community.   

The grants rarely, if ever, provide for the ongoing maintenance and renewal of the assets.  Over 
time many assets are “run to failure” before being prematurely taken out of service.  Alternatively 
funds may need to be sacrificed from other services and assets to perform necessary and urgent 
maintenance and repairs. 

For building assets, the demand drivers include: 

 growth in the number of people living on the community; 

 increasing age of existing buildings and deteriorating condition; 

 increased community expectation of the quality of services provided and; 

 the ability (or otherwise) of the Council to fund the renewal and expansion programs required to 

meet the Current Levels of Service. 

3.2 Current Issues Influencing Service Demand 

It is noted that there has only been modest population growth with an average of  1.6% population 
growth.  This is expected to remain consistent into the future.   

3.3 Asset Utilisation 

It is assumed that all existing building assets are being utilised at their optimal level. 

3.4 Demand Management Strategy 

The Demand Management Strategy has considered the following key drivers with respect to 
building assets. 

For building numbers and capacity, the demand drivers include: 

 low population growth; 

 Ensuring the current level of service is appropriate; 

For capital and maintenance works, the demand drivers include: 

 removal of ‘non feasance’ as a public liability defence; 

 stable asset development; 

 increased age of assets; 

 increased community expectation of accountability of asset maintenance; 

 increased community expectation of, for example, quality of fitout to support services offered: 

 remaining useful life of existing infrastructure; 

 early failure of some assets; 
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3.5 Current Issues Influencing Service Demand 

The relatively low population growth and commentary on service demand previously mentioned 
indicates that the emphasis will be on managing the existing assets. 

  



Yarrabah  Aboriginal Shire Council 

Asset Management Plan – Buildings 
 

Page 17 of 30 

 
 

4. RISK MANAGEMENT 

As is common with remote communities, the most likely four primary risks across all classes of 
assets and services that the Council faces are namely:  

 funding sustainability to support consistent Levels of Service;  

 loss of key personnel; 

 the need for improved skills and the ‘whole of organisation’ approach to the management of assets 

and services effectively; and 

 failure of an asset due to inappropriate asset management. 

4.1 Risk Assessment 

Table 4.1 describes the typical risks and proposed treatments for the Building assets based on the 
risk criteria nominated.   

Currently the operational risks are adequately managed with day to day operations.  However, this 
management is predominantly reactive on an ad hoc basis and done in the absence of formal 
corporate direction due to the nature and timing of the grants process. Addressing the corporate 
and external risks would enable the organisation to devise and enact more appropriate treatme nts 
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Risk Assessment and Treatment Plan – Buildings 

 

Asset at Risk Incident Cause Likelihood Risk Rating Risk Treatment Plan 

Buildings Destruction of 

Corporate building 

Fire /Storm Possible Very High Maintain adequate insurance 

Disaster Management Plan updated and 

current 

Offsite storage of data backups 

Buildings Damage to buildings 

causing closure of 

infrastructure   

Vandalism 

Act of God 

Possible High Staff undertake temporarily repair damage.  

Contractor engaged. 

Routine maintenance inspections. 

Buildings Increased injury risk to 

users due to age and 

condition 

Inadequate 

maintenance program. 

 

Very Likely Medium Capital works and maintenance program 

with adequate funding to be developed. 

Communication with users. 

Buildings Capacity issues with 

existing corporate 

buildings and facilities 

Increase in staffing 

levels in response to 

community demand for 

services 

Likely Low Adequate strategic planning for  future 

accommodation needs 

Recreational 

Facilities 

Damaged or degraded 

facilities or equipment 

presenting a risk of 

injury to public 

Natural deterioration or 

deliberate damage to 

equipment  or facilities   

Very Likely High Inspection and condition monitoring of 

buildings carried out on a regular basis 

Timely repairs undertaken once defects are 

identified 

 

Table 4.1 Risk Assessment & Treatment for the Buildings Assets 
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5. LIFE CYCLE MANAGEMENT PLAN 

Life Cycle Management is recognised by Yarrabah Aboriginal Shire Council as an essential 
component of the provision and management of assets and services.  Life Cyc le Management is 
primarily about using the data and processes to effectively provide, manage, maintain, renew, (and 
upgrade), existing building assets. 

Lifecycle asset management means considering all management options and strategies as part of 
the asset lifecycle, from planning to disposal, (whole of life analysis).  The objective of managing the 
assets in this manner is to look at long-term cost impacts, (or savings), when making asset and 
services management decisions. 

5.1 Physical Parameters 

Lifecycle management planning for buildings assets and services needs to contend with a range of 
life spans for the groups, types and components of assets as described in Table 5.1 below.  The 
intention is to progressively review those criteria to verify that they align with real conditions for 
Council. 

Table 5.1 compares the current useful lives used in the financial valuations with a proposed useful 
life based on the observations of the CT Management Group in working with remote communities.  
Although it is clear in the anecdotal evidence that some useful lives have been set too high in the 
past, it is not yet possible to precisely determine a proposed useful life by reference to data in all 
cases. 

As Council’s proficiency in asset and services management increases, it is recommended that in 
appropriate cases a point is set based on condition that is used as a flag for rehabilitation of the 
asset to restore serviceability.  This is known as an “intervention point”.  

Asset Group 

Typical Useful 

life 

Condition at 

intervention 

Years to 

intervention 

Community Housing 50 N/A N/A 

Major Building (Structure) 50 8 20 

Major Building (Roof) 25 8 20 

Major Building (Finishes) 15 8 7 

Major Building (Fittings) 20 8 10 

Major Building (M & E services) 20 8 10 

Major Building (external infrastructure) 30 8 20 

Corporate Building 50 8 15 

Community Building  Varies 8 15 

Other Structures Varies 8 15 

Furniture & Misc Equipment Varies Varies Varies 

Table 5.1 Building asset Life Spans (Source CT Management Group) 
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5.2 Current Condition 

A Condition assessment of the council buildings was undertaken in December 2014 and the data 
was utilised to underpin this asset management plan. 

The analysis of the condition data used condition rating 5 as the ‘break point’ for  detailed analysis. 

In comparing the buildings asset portfolio, the condition profile is compared two ways to give a 
clearer overview of the condition profile as follows:  

 Asset Condition by Number of Buildings (Count).  This indicates the overall condition profile 
of buildings by number assessed at each condition rating from 0-10.   

 The above profile is limited in that it only represents the number of buildings by each 
condition rating, it does not indicate the replacement value of buildings assessed at each 
condition rating from 0-10.   

 

 

Table 5.2 Buildings Condition Profile 
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Of the 40 buildings and facilities inspected, 30% have an assessed condition rating score of 5 or 
worse by count of buildings, indicating that the majority of the assets are in above average 
condition.  Council has received NDRRA funding over the past number of years and the consequent 
relatively good condition of the buildings in terms of roofing, cladding plus the robust construction 
(core-filled blockwork) of a number of the buildings shows in the results.   

The following table highlights buildings in condition 6 or worse which need specific attention by 
Council in terms of maintenance and determination of future service levels.  

 

Table 5.2.1 – Buildings in Poor Condition 

5.3 Operations and Maintenance Plan 

5.3.1 Background Criteria 

The following background criteria are relevant to the plan:  

 With low growth, the major focus of the Buildings and facilities service delivery strategy is to 

maintain and operate the existing services to meet the adopted standards at the lowest whole of 

life cost; 

 Council has limited resources to provide maintenance to the current building stock.  

 Generally only minor reactive maintenance is occurring  

 Limited documented maintenance procedures are currently available. 

 Limited recording of maintenance activities is currently undertaken. 

It is noted that in the order of $60,000 per anum is spent on buildings maintenance. 

5.3.2 Operations and Maintenance 

As a rough guide, a small regional council with relatively non-complex buildings would expect to 
spend between 1.0% and 4% of the replacement value of Buildings and Facilities on maintenance 
depending on current condition of the assets portfolio.  In the case of new buildings the 
maintenance needs build up gradually over time.  For the purpose of calculatin g future 
maintenance requirements, a minimum figure of 1.0% is utilized as it reflects the State Government 
Buildings maintenance benchmark and the relatively basic nature of the buildings. 

Utilising this benchmark, this would indicate an average expenditure on maintenance and renewals of in 
the order of $136,000 per anum based on the total buildings replacement value of $13,579,400. 

It is understood that currently that the budget for Council buildings repair and maintenance is approx. 

$60,000 and the emphasis is on reactive maintenance.   

Building Name
Replace 

Value

Condition 

Score
Building Life

Depot-Hygiene Shed Carport $23,000 9 Short Life

Day Care 6 X 3 X 2 Zincalume Shed $4,800 8 Short Life

Day Care Centre - Garden Shed 6 X 3 $2,400 8 Short Life

Depot-(Ex) Plumbers Shed (Steel/Iron) $157,900 8 Short Life

Depot-Roadgang Donga $13,000 7 Short Life

Depot-Oil Waste Shed $14,000 6 Short Life

Sports Centre $1,534,600 6 Long Life
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Given the current condition of the building stock, the current levels of maintenance expenditures 
are not sustainable in the longer term and the Council buildings will continue to deteriorate further 
particularly given the harsh coastal environment which promotes corrosion of metallic structures 
and finishes.   

5.3.3 Forecast Maintenance and Renewals Expenditure 

The current condition profile of the buildings are generally in average to good condition.  However, 
there is significant backlog maintenance required over the next 4-5 years.  On-going cyclic 
maintenance will also be required to maintain them in an acceptable condition to meet a 
reasonable service provision.  There is an amount of both cyclic and operational maintenance 
identified over the initial 3 year period, it is therefore critical that the buildings asset portfolio is 
well understood to enable the management framework to be effective.  The management 
framework needs to account for the implementation of the project recommendations to optimise 
the results for the buildings, the future allocation of maintenance responsibilities for budget 
purposes.  For instance, increased scheduled maintenance will obviously make a difference in long 
term financial and operational outputs. 

The expenditure forecasts identified by type and organised by annual periods is presented in Chart 
5.3.  The model has identified that there is substantial funding demand up until 2019, primarily 
represented by the volume of backlog items, ongoing need for cyclic maintenance and renewal 
replacements in 2017-2019 which should be further refined by risk assessment to determine and 
confirm priorities.   

 

 

Chart 5.3  Maintenance Expenditure Forecast by Maintenance Category 

Consideration of any smoothing of the expenditures across any number of periods must have regard 
for the criticality of maintaining adequate service levels and managing risk.  This will require a 
closer inspection of the individual work items to assess the implications of any changes in  the 
timing.   

Current 

Maintenance 

Expenditure 
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Table 5.3.1 provides the estimated cost of the renewal / maintenance program for the ten year period for 
2015/16 to 2024/25. 

 

Table 5.3.1: Estimated Cost of Renewals and Maintenance Program for a 10 year Period 

5.3.4 Inspection Intervals 

At this stage there are no significant operations and maintenance plans developed for major 
buildings and facilities.  Activities are mostly reactive.  It is also noted that compliance driven 
maintenance inspections for items such as fire extinguishers and safety lighting is not currently 
occurring. 

Now that Council has the building condition audit information, it is recommended that it be used as 
the basis to prioritise a planned approach to maintenance activities over the next few years given 
that Council has limited funds available to carry maintenance activities.  

Task 

Maintenance / 

Defect Inspections 

Condition 

Inspections 

Safety/Compliance Inspections (fire services etc) 6 months Annual 

Servicing air conditioning systems 6 months Annual 

Roofs – cleaning of gutters, repairing broken tiles, fixing leaks, 
etc 

12 months 
Annual 

Termite and pest control 12 months Annual 

Plumbing – unblocking drains, fixing leaks, replacing washers, etc On demand Annual 

Electrical – repairs to electrical systems On demand Annual 

Internal and external walls – patching, painting and repairing, etc Program Annual 

Windows and doors – patching and painting, repairing and 
replacing locks, etc 

Program 
Annual 

Floors – general repairs, sanding, resurfacing Program Annual 

Inspecting and maintaining essential services, (fire and security 
safety equipment) 

12 months 
Annual 

Repairing vandalism, (graffiti, broken windows, etc) On demand Annual 

Repairing fixtures and fittings On demand Annual 

Table 5.2.2 Inspection Cycles for Defect and Condition Assessments for Building Assets 

 

Expenditure Type 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Capital Renewal $22,504 $11,500 $141,000 $207,000 $68,000 $6,500 $6,000 $7,000

Cyclic Program $42,300 $90,300 $192,300 $71,800 $153,800 $138,300 $59,300 $26,800 $65,300 $117,300

Operational $135,151 $93,150 $17,150 $12,500 $22,500 $2,500

TOTAL $199,955 $194,950 $350,450 $291,300 $244,300 $147,300 $59,300 $32,800 $72,300 $117,300
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5.4 New, Upgrade & Disposal 

5.4.1 New and Upgrade Assets 

As Council is highly dependent on external grant funding, it is difficult to plan and attract funds for 
new and upgrading of current building assets.  It is recommended that Council consider prioritising 
funding on operations, maintenance and renewals.  This is also an appropriate strategy given that 
that the demand for new or increased services is not significant as noted previously. 

There are a number of new or upgrade works for which grant funding is being sought including:  

 Shade Structure for existing Basketball Court   $700,000 

 New performance stage    $   2,000 

 

These have not been included in the long term forecasts for capital or upgrades as they rely fully on 
external special purpose grant funding sources and will not impact on the Council funded capital 
works. 

 

5.4.2 Disposal of Assets 

Buildings and Facilities assets will only be disposed of during the life of this plan where grant 
funding is made available for their replacement or if the assets have deteriorated to a condition 
where they are no longer economical to repair/renew.  When considering the decommissioning of 
existing assets an appraisal should be made of the costs to dispose.  In some cases these costs are 
substantial due to the demands of properly removing and disposing of contaminated building 
waste. 

6. FINANCIAL PROJECTIONS 

6.1 General 

Initial capital cost for assets constitutes a significant up-front cost and often dominates the decision 
making process when acquiring new assets. However, ongoing recurrent expenses, (including 
depreciation), usually represent a high portion of the total life cycle costs of many assets. It is 
important that they be included in the financial analysis to evaluate asset investment optio ns. There 
may also be substantial costs associated with disposal at the end of the assets useful life (e.g. 
demolition costs). 

 

6.2 Funding Options and Strategy (10 year projections) 

The focus of this Asset and Services Management Plan is to identify the optimum investment level 
for the maintenance of Council’s assets to deliver the desired Level of Service.  

There are limited funding sources available to Indigenous Councils due to limited ability to generate 
rate income:- 

• Rates (General, Special, Differential) - Limited; 

• Federal Government Funding - Financial Assistance Grants, Direct tied Grants  

• State Government Grants - Financial Assistance Grants, Direct tied Grants, 
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Projects that a number of these funding sources support may not necessarily contribute to asset 
renewal. Generally, government grants may cover the capital costs of new assets but do not contain 
recurrent components for operations and maintenance.  New works will therefore effectively 
increase maintenance and renewal responsibilities to Council. This must be taken into consideration 
under the whole of life cost approach before such projects are undertaken.  

6.3 10 Year Projections 

Figure 6.1 indicates the predicted 10 year expenditure required for Council’s Buildings.  

 

 

Chart 6.1: 10 Year Expenditure Forecast by Building Category 

 

Table 6.2 – 10 Year Maintenance and Renewal Forecasts for Building Assets by Asset Type 

6.4 Valuations 

A revaluation was recently undertaken.  The asset register utilised for the valuation when compared 
to that utilised for the recent Buildings Condition Assessment identified a small number of 
discrepancies.  The buildings asset register requires a validation review to ensure that all assets are 
recorded correctly and that this register then becomes the main source of data for future 
valuations, condition assessments etc . 

 

Building Class 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024Community 

Facilities (General) $66,000.00 $69,300.00 $97,600.00 $27,100.00 $101,100.00 $57,600.00 $14,600.00 $16,600.00 $13,600.00 $77,600.00

Community Halls $25,000.00 $39,900.00 $46,400.00 $1,900.00 $400.00 $400.00 $4,400.00 $400.00 $25,400.00 $400.00

Municipal Buildings $100,755.00 $52,650.00 $188,350.00 $227,700.00 $135,700.00 $63,200.00 $35,700.00 $6,200.00 $21,700.00 $35,200.00

Sporting Facilities $8,200.00 $33,100.00 $18,100.00 $34,600.00 $7,100.00 $26,100.00 $4,600.00 $9,600.00 $11,600.00 $4,100.00

TOTAL $199,955.00 $194,950.00 $350,450.00 $291,300.00 $244,300.00 $147,300.00 $59,300.00 $32,800.00 $72,300.00 $117,300.00
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6.5 Assumptions 

The assumptions for the forecasts and condition information are set out in the 2014 Building 
Condition Assessment Report.   
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7. ASSET MANAGEMENT PRACTICES, PERFORMANCE 
AND IMPROVEMENT PLAN 

7.1 Asset Management Practices 

This is the first Buildings Asset and Services Management Plan to be prepared for the Yarrabah 
Aboriginal Shire Council.  An Asset Services and Management Policy has not yet been adopted by 
Council.  Responsibility for the Buildings and Facilities assets is not clear but will likely lie with the 
Works Manager.  Council has not yet reviewed staff responsibilities for asset and services 
management processes and practices for these assets.  These responsibilities, once determined, 
should be incorporated into position descriptions.  

 

Figure 7.1: Buildings and Facilities asset staff responsibility. 

 

CEO 

 Executive Manager, 
Works & 

Infrastructure 

Works Supervisor 



Yarrabah  Aboriginal Shire Council 

Asset Management Plan – Buildings 
 

 
 

 

Table 12.2: Infrastructure Management Systems 

Issue Tasks/Process Timeframe Responsibility Status 

Governance Implement Whole of Life Costing requirements when considering 

new (or renewal) Buildings and Facilities. 

Jun 2015 CEO,EMW&I  

Develop a maintenance program & budget based on risk/priority of 

building and allocate realistic funding to implement the program 

Jun 2016 CEO/ EMW&I /Works 

Manager 

 

Review services provided by existing building portfolio to determine 

whether some buildings can be demolished or de-commissioned 

Sept 2015 CEO/ EMW&I /Works 

Manager 

 

Develop and implement simple maintenance program and reporting 

template to monitor maintenance works planned and completed 

Dec 2015 CEO/ EMW&I /Works 

Manager 

 

Data Implement annual data validation process (stocktake) to ensure 

completeness and accuracy of the Asset Register. 

May 2016 CEO/ EMW&I /Works 

Manager 

 

Processes Develop and train staff to ensure Asset Register is updated with 

Buildings and Facilities data. 

Jun 2015 CEO/ EMW&I /Works 

Manager 
 

Develop and train staff to maintain adequate records of 

maintenance and the cost of maintenance performed on Buildings 

and Facilities assets. 

Dec 2015 CEO/ EMW&I Works 

Manager 
 

Table 7.1: Yarrabah Aboriginal Shire Council – Buildings and Facilities Improvement Plan.
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8. GLOSSARY OF TERMS 

 

The following definitions and assumptions have been used in the compilation of this 
report: 

Asset Management Plan: 

A plan developed for the management of one or more infrastructure assets that combines 
multi-disciplinary management techniques (including technical and financial) over the lifecycle 
of the asset in the most cost-effective manner to provide a specified level of service 
(function/purpose).  A significant component of the plan is a long-term cash-flow projection for 
the continuation of the asset to function at its level of service. 

Asset Management Team: 

A team appointed by an organisation to review and monitor the corporate asset management 
improvement program and ensure the development of integrated asset management systems 
and plans consistent with organisational goals and objectives. 

Asset Data: 

A record of asset information considered worthy of separate identification including inventory, 
location, age, condition, history, financial, construction, technical and financial information 
about each individual asset. 

Current Replacement Cost: 

The cost of replacing the current service potential of an existing asset with an asset of 
equivalent capacity, built to current community standards and expectations. 

Cyclic Maintenance: 

Maintenance carried out on a programmed basis that ensures the asset is protected against 
deterioration and enhances appearance (e.g. cleaning of gutters). 

Gap Analysis: 

A method of assessing the gap between the Council’s current asset management practices and 
the future desirable asset management practices.  Also called “needs analysis” or 
“improvement planning”, and for buildings, the financial gap between current renewal and 
maintenance funding and the existing asset or asset’s components required renewal and 
maintenance funding needs. 

Improvement /Upgrades: 

Works required to an existing asset that changes the current functional level of service to a 
revised, improved or upgraded function to meet user’s expectations. 

Operational maintenance:  

Un-programmed maintenance, carried out to ensure the asset or element remains serviceable 
(e.g. remove grass from down pipes). 
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Renewal: 

Works to refurbish or replace an existing asset or asset component with facilities of 
equivalent capacity or performance capability. 

Replacement: 

The complete replacement of an asset or asset component that has reached the end of 
its life in order to provide a similar or agreed alternative level of service. 

 

 


