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 What is an Asset Management Plan ? 

An Asset Management Plan is a comprehensive document that outlines how 

Council will operate, maintain, renew and dispose of its existing assets together 

with providing for new assets to ensure that: 

 

• Services delivered by assets are sustainably provided to the community 

• Risks associated with service provision are minimised 

• Lifecycle costs are contained 

The Building Asset Management Plan achieves this through analysing costs     

associated with the key lifecycles of an asset being: 

 

 

The Building Asset Management Plan links costs to levels of service and risks  

associated with service provision.  The plan compares funds available via     

Council’s Long Term Financial Plan (LTFP) as the basis for analysis and aims to 

influence future revisions of the LTFP from the analysis. 
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EXECUTIVE SUMMARY 

Our Plans 
Council’s corporate planning is governed by its Strategic Management Plan (Mitcham 2030). This 
identifies the Mitcham community’s vision and long term aspirations for the period 2020-2030 as 
well as Council’s Strategic Initiatives which will bring us closer to the community’s vision and 
achieve its Goals and Objectives. In order to achieve the objectives set out in the Strategic Plan, 
Council is required to develop an Infrastructure and Asset Management Plan. While the Strategic 
Management Plan sets the direction, Asset Management Plans detail the maintenance and   
renewal of Councils Assets, including any proposed new assets to be constructed.  
 
This Building Asset Management Plan addresses built form assets informing Council’s Strategic 
Management Plan, Long Term Financial Plan (LTFP) and Annual Business Plans.  
 

The development of this plan is critical to  
Council achieving the Mitcham 2030 theme: 
T1.3 Services & Facilities  

“We provide convenient access to a diverse range 
of information, services, activities, and facilities for 

our community” 

Further alignment to Mitcham 2030 is documented 
in Annexure B of this plan 
 

Background 
In the last 5 -10 years, Council has improved its financial position significantly. This has allowed 
for an increased and more sustainable level of asset maintenance and renewal.  

An initial Building Asset Management plan was developed in 2009, a second version in 2013 and 
a third draft in 2015.  This 2020 version has been produced following improved data and analysis 
together with an update to Councils budget and valuations.  It is considered that this plan is a 
working document  that is continuously improved over time.  The next version of the plan will 
draw upon improved information detailed in the ‘improvement plan’. 

This plan has been informed by a 2016 ‘defect’ survey conducted of Council’s buildings. The data 
has been updated for annual capital works programs undertaken since  that time.  It is    
acknowledged that the data is dated and is due for recollection in 2021 together with a service 
level review, DDA audit and establishing lifecycle renewal profiles for all building components. 
 

The Buildings Service 

The Buildings network comprises a total of 104 buildings and 130 structures (sheds, shelters,  

pergolas, gazebos, carports, garages, etc) add immense value to the community and support a 

broad range of services and activities. This plan has been prepared to assist Council to allocate 

the resources it needs to ensure the safety, functionality and longevity of its buildings.  
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These building assets have an estimated 2019 replacement value of $89,526,741 and are sum-
marised in the following categories:.  
 

 

 

 

 

 
 
 
 
 
 
 
 
 
 

What does it cost? 
The estimated forecast funds required to provide the services covered by this Building Asset  
Management Plan (BAMP) including operations, maintenance, renewal, upgrade and disposal of 
existing assets over the 10-year planning period is $51,755,616 or $5,175,652 on average per 
year. 

The available budget for this period is $51,614,512 or $5,161,452 on average per year which is 
99.7% of the cost to provide the service. This equates to a funding deficit of only $14,110 on 
average per year. Forecast expenditure required to provide services in the BAMP compared with 
budgeted expenditure currently included in the Long Term Financial Plan are shown in the graph 
below.   

 

Building Type No. of Structures 

Council Office and Garage 2 

Libraries 2 

Depot Operations 5 

Community/Guides/Scout Halls 21 

Emergency Services 1 

Heritage 10 

Houses 7 

Kindergartens 9 

Sports Clubs 32 

Toilets 14 

Commercial 1 

Structures 127 

The next steps 

The actions resulting from this Asset Management Plan are detailed in the improvement plan 
and summarised (in order of priority) as: 
 

• Implementation of Council selected Asset Management System for building component 

condition rating, maintenance and renewal 

• Establish service levels targets with Council for the different categories of buildings 
• Undertake a multi criteria-based service level audit of buildings 

• Reinspect buildings and develop a lifecycle analysis at the component level 

• Complete DDA audit of buildings in accordance with access and inclusion plan 

• Fully integrate the findings of the Sports Strategy into this plan, including costings 

• Clearly outline the new building assets and the funding options to inform the long term 

financial plan 

• Upgrade works scheduling and required budget allocations. 

• Update this Asset Management Plan 
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City of Mitcham Buildings 

 

SERVICES 

PROVIDED 

234 

BUILDINGS 

REPLACEMENT 
VALUE 

 

$89.5m 

LIFECYCLE 

COSTS 

99.73% 

of forecast funds  

in budget: 

$14.1k annual shortfall 

Total forecast over 10 years: 

$51.76m 
Total budget over 10 years:  $51.61m 
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   Levels of Service 
 

Customer Research and Expectations 

Council last undertook significant consultation with its community in relation to the 
services it delivers in 2015. 

An analysis of this research, with particular emphasis on buildings, has been conducted 
as part of the preparation of this plan and is contained in Annexure A. 

 

Strategic and Corporate Goals 

Council’s corporate planning is governed by 
the Strategic Management Plan.  

This identifies the Mitcham community’s 
vision and long term aspirations for the 
period 2020—2030 as well as Council’s 
Strategic Initiatives which will bring us   
closer to the community’s vision and 
achieve our Goals and Objectives. 

The development of this plan is critical to     
Council achieving the Mitcham 2030 theme: 

T1.3 Services & Facilities  

“We provide convenient access to a diverse 
range of information, services, activities, and facilities for our community” 

Further alignment to Mitcham 2030 is documented in Annexure B of this plan. 

A detailed linkage between Councils Strategic Management Plan (Mitcham 2030) and 
this Asset Management Plan has been undertaken and is attached as Annexure B. 

 

   
 

Legislative Requirements 
 

Legislation (which includes regulatory requirements) dictates the minimum service 
levels that can and should be provided. Legislative requirements that impact the      
delivery of building  services are outlined in Annexure C. 

Levels of Service can be considered using 3 main criteria 

    

Customer Values 

 

Customer values indicate: 

• what aspects of the service is important to the customer, 

• whether they see value in what is currently provided and 

• the likely trend over time based on the current budget provision 

 

Customer  
values 

Customer 
satisfaction 
measure 

Current feedback Expected trend based on 
planned budget 

General  
condition of 
facility  

Condition  
assessment  

Nil: condition of overall 
structure is not  
currently assessed; 
however ad-hoc infor-
mal feedback is given 
by occupiers  

 The average condition of 
buildings is expected to 
remain the same across the 
network  

Aesthetics / 
amenity  

Service levels 
relating to 
aesthetics and 
amenity  

Nil:  it is proposed to 
undertake a multi crite-
ria service level assess-
ment of buildings 

Given the current budget 
provisions it is expected 

that the amenity and aes-
thetics of buildings would 

be expected to decline 
since this is not specifically 

funded  

Operationally 
efficient  

Energy usage  What is the current 
performance  

Predicted to stay the same  

Customer values what is valued by the  community in the provision of 

the service 

Customer levels of service / 

measures 

service levels considered from the customers point of 

view in terms of  quality, function, capacity and use 

Technical levels of service to deliver the customer values and impact the cus-

tomer levels of service 
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 Customer Levels of Service 

The Customer Levels of Service are considered in terms of: 

 

 Technical Levels of Service 
 

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

Acquisition – the activities to provide a higher level of  or a new service that did not 
exist previously (e.g. a new library). 

Operation – the regular activities to provide services (e.g. cleaning, energy etc) 

Maintenance – the activities necessary to retain an asset as near as practicable to an 
appropriate service condition. Maintenance activities enable an asset to provide ser-
vice for its planned life (e.g. building and structure repairs), 

Renewal – the activities that return the service capability of an asset up to that which it 
had originally provided (e.g. road resurfacing and pavement reconstruction, pipeline 
replacement and building component replacement). 

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?  

Type of 
Measure 

Level of Service Performance 
Measure 

Current  
Performance 

Expected trend 
based on 
planned budget 

Quality Quantum of ‘defects’ 
established during 
building audit  

High level of 
‘defects’ against 
each building 
correspond to a 
low service level  

Defects established, 
program identified 
and funded for  
rectification 
(renewal program)    

 Planned budget 
fully funds defect 
rectification,      
although this does 
not include full 
component lifecycle 
renewals  

 Confidence levels  Medium - High 
(Professional Judge-
ment supported by 
extensive data, 
although data is 
dated) 

Medium - High 
(Professional Judge-
ment supported by 
extensive data, 
although data is 
dated  

Function Meets user require-
ments and available 
when needed  

Anecdotal       
feedback to staff  

Recent upgrades to 
key facilities have 
increased function  

General function is 
expected to contin-
ue to be adequate 
to high across the 
network  

 Confidence levels  Low (Professional 
Judgement with no 
data evidence)  

Low (Professional 
Judgement with no 
data evidence)  

Capacity Usage of facilities 
based on capacity of 
building and range of 
users able to be   
accommodated  

Anecdotal       
feedback to staff  

Required capacity of 
facilities is at least 
equal to demand 
and in some cases is 
over capacity 

Expected to contin-
ue pending review  

 Confidence levels  Low (Professional 
Judgement with no 
data evidence)  

Low (Professional 
Judgement with no 
data evidence)  

Lifecycle 
Activity 

Purpose of  
Activity 

Activity  
Measure 

Current  
Performance 

Recommended 
Performance 

 To provide new or 
enhanced services via 
the provision of  
facilities  

Acquisition  
planning  

Planning and  
budgeting for  
acquisitions on a 
yearly basis  

Planning and  
budgeting for  
acquisitions on a 5 
yearly windows  

  Budget $1,167,300 pa aver-
age budget 

$1,167,300 pa aver-
age forecast 

 Provision of energy 
and other services to 
buildings  

Planning for  
increased costs  

LTFP is not  
immediately  
updated for increas-
ing costs due to 
new / upgraded 
assets  

LTFP is immediately 
updated for  
increasing costs due 
to new / upgraded 
assets  

  Budget $1,797,433 pa  
average budget  

$1,797,433 pa  
average forecast 

 Undertake planned 
and unplanned 
maintenance activities 
on buildings  

Planning for  
increased costs  

LTFP is not  
immediately  
updated for  
increasing costs due 
to new / upgraded 
assets  

LTFP is immediately 
updated for  
increasing costs due 
to new / upgraded 
assets  

  Budget $ 910,319 pa  
average budget 

$ 910,319 pa  
average forecast  
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   Technical Levels of Service (cont’d) 

 

Note: *      Current activities related to planned budget. 

 **    Forecast required performance related to forecast lifecycle costs.  

 

 

 

 

 

 

Lifecycle 
Activity 

Purpose of  
Activity 

Activity  
Measure 

Current  
Performance * 

Recommended 
Performance ** 

 Undertake planned 
works on buildings to 
maintain service  
levels  

Works are 
planned and 
drawn from  
accurate data  

‘Defect’ audit under-
taken 4 years ago  

Updated audit to 
include lifecycles of 
all key components, 
service levels and 
DDA requirements  
 

  Budget $1,286,399 pa  
average budget  

$1,286,399 pa aver-
age forecast (based 
on existing data 
only)  

 Removal of buildings 
that are underutilised 
or in very poor  
condition  

Planning for  
building disposal  

Not currently 
planned over the 
long term  

Plan and budget for 
building disposal 
over the long term 
and in association 
with Councils other 
strategic planning 
documents  

  Budget $0 pa average budg-
et  

$14,110 pa average 
forecast  

Page 6 



 

 

Levels of Service 

Values 
Condition of Facility 

Aesthetics / Amenity 

Operationally Efficient 

Customer Measures 

 

Quality Function Capacity 

Measure Defects 
Feedback to 

council 

Feedback to 

council 

Trend steady steady steady 

Confidence strong low low 

$1.17m av. $1.17m av. 

Existing $ Required $ 

$1.80m av. $1.80m av. 

$0.910m av. $0.910m av. 

$1.286m av. $1.286m av. 

$0k av. $14.1k av. 

How we can influence the customer LoS What the customer values Minimum levels of service 

Group Legislation 

Industry Local Government Act &  

Regulations  

Access Disability Discrimination 
Act 1992 & Regulations 

Environment Environment Protection Act 
1993 

Food Liquor Licensing Act 1997 

 Food Act 2001 

 Public & Environmental 
Health Act 1987 

Safety Work, Health and Safety 

Building Building Code of Australia 

 Development Act 1993 &  
Regulations 

 Development Plan 

 Water Industry Act (2012) - 
trade waste 



 

 

  

 Lifecycle Management 
 

This section of the plan explores the costs associated with managing and operating the as-
sets at the agreed service levels with due regard to risks associated with this for the follow-
ing stages of an assets life: 

• Operations / maintenance 

• Renewal / replacement 

• Upgrade / new (Acquisition) 

• Disposal 

 

 
 

The modelling behind the development of Councils asset planning increases required 
maintenance and operations commensurate with new assets that are constructed by Coun-
cil together with donated assets through growth. 

Future maintenance and operations expenditure is forecast to trend in line with the value of 
the asset stock as shown in Fig 1.  Note that all costs are shown in current 2019/2020 dollar 
values with no adjustment for CPI. 

Figure 1  Operations and Maintenance Summary  

The rise in operations / maintenance expenditure in 2020/21 reflects the increase in the net 
asset base following significant expenditure on new assets in 2019/20.   

 

Projected future renewal expenditures are forecast to increase over time as the asset stock  
ages.  The costs are summarised in Fig 2. Note that all costs are shown in current 2019/20 dollar 
values. 

Figure 2  Forecast Renewals  

 

 

 

 

 

 

 

 

 

 

 

 

The renewals have been defined from a condition audit undertaken in 2015 and an older audit 
undertaken a few years prior.  These audits have generally focused on identifying and costing 
defects rather than significant renewals associated with poor service levels.  It is proposed to 
undertake a service level review to identify more significant renewals.   

The condition audit has only estimated renewals up to 2025/26.  Beyond that period an average 
renewal of $1.17m has been assumed. 

The red column in Fig 2 represents identified renewals that have been carried forward from 
previous years that have not yet been actioned and are referred to as ‘works backlog’.  These 
backlog works are fully funded within the term of this plan. 

Ideally, Council should be in a position to match renewals with appropriate funds in any one 
year of the plan.  It is recognised however that this is not generally possible from both a      
monetary resourcing perspective but also from a human resourcing perspective when            
considering the volume of renewals that may be required in the ‘high’ years. 
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Upgrade to existing assets and construction of new assets are driven by ‘demand’ factors.  
Opportunities  for management of these factors are identified in the table below: 

Planned upgrade/new asset expenditures are summarised in Figure 3.  All costs are shown in 
current 2020/21 dollar values. 

Figure 3  Forecast & Budgeted Acquisition  
 

 

 

 

 

 

 

 

  

 

 
Figure 3 illustrates the following: 

• Acquisition Constructed: new / upgrades constructed using Council funds  

• Budget: Funds available in Council’s LTFP     

Figure 3 does not include $11,995,380 of contributed (grant) assets in the first year. 

The projects included in the acquisition (upgrade / new) program are as follows: 

• Kingswood Oval Clubroom Redevelopment     

• Karinya Reserve New Clubrooms 

• Hawthorndene Oval New Clubrooms 

• Blackwood Community Hub 

The Blackwood Community Hub project is still subject to endorsement by Council and additional 
grant funding. 

 
 
 

An initial review has been undertaken of Council’s building asset stock and the following      
structures are proposed to be demolished in the near future.  Council approval will be sought 
prior to demolition of any buildings including an assessment of possible alternative uses. 

 

Figure 4  Forecast & Budgeted Disposal 

Demand driver Current  
position 

Projection Impact on  
services 

Demand  
management 
plan 

Level of service  

upgrades 

Many facilities are 

‘dated’ aesthetically 

Current LTFP does 

not allow for  

improvements 

Service levels will not 

improve 

Undertake service 

level review of  

facilities 

DDA access require-

ments 

DDA audit has not 

been undertaken 

Current LTFP does 

not include  

allowance for DDA  

upgrades 

DDA access issues 

will not be addressed 

Undertake DDA audit 

of facilities 

Asset ‘gifting’ and 

grants from other 

tiers of government 

Grants being re-

ceived for asset 

upgrades and new 

assets 

Expected to  

continue 

Additional assets 

require ongoing 

maintenance, opera-

tions and renewal 

Undertake prudential 
review in accordance 
with the LG Act 

Common Name Street Suburb Building Type Demolition Cost ($) Year 

Council House 3 Grange Rd Lower Mitcham Tool Shed 700 2022 

Council House 5 Grange Rd Lower Mitcham Garage 4400 2022 

Batchelor Reserve Harvey Av Westbourne Park House 12500 2022 

Council House 9 Edward St Blackwood Dwelling 29200 2022 

Community  Centre 242 Belair Rd Lower Mitcham Carport 2027 7100 

RAAF Clubrooms 150 Belair Rd Hawthorn Clubrooms 2027 74700 

Rochester Tennis 

Club Lancaster Av Colonel Light Gdns Clubrooms 2026 12500 
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 Lifecycle Management 

Replacement of building components to  

same service levels 

Operations: includes power, cleaning etc 

Maintenance: regular day-to-day work below capital 

threshold including painting minor component re-

placement 

New or substantially upgraded assets 

Driven by ‘demand’ factors, including: 

•Level of Service upgrades 

•DDA requirements 

•Grants from other tiers of Government 

Renewals identified from ‘defect’ audit conducted 

in 2015. An allowance of $1.17m p.a. has been 

made for renewals beyond the 2026. 

Demolition of existing structures 

LTFP (budget) to be modified to incorporate 

identified disposals over the medium / long 

term 



 

 

  Risk Management 

 

Risk is an important consideration in Asset Management for the below reasons: 
 

• Determination about the rehabilitation, replacement or disposal of an asset should 
be based on the ‘critical failure mode’ established from risk management principles. 

• Target maintenance plans, capital plans & investigations. 

• To enable condition assessment to be focused on the critical mode of failure. 

• The reduction or avoidance of risk need to be quantified as a benefit when making 
decisions 

• Cost of actions to reduce risk need to be balanced against benefits achieved 
 

Risks have been identified in workshops by Council staff through predominantly looking at 
risks that may prevent, degrade or delay service delivery. 

The risk assessment process identifies the likelihood of the risk event occurring, the conse-
quences should the event occur, develops a risk rating, evaluates the risk and develops a risk 
treatment plan for non-acceptable risks. It has followed the fundamentals of the process 
documented in International Standard ISO 31000:2018 as detailed below: 
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Critical Risks and Treatment Plans 

Critical risks, being those assessed as ‘Very High’ - requiring immediate corrective ac-
tion and ‘High’ – requiring prioritised corrective action have been identified in Councils 
asset planning and are summarised in the table below. 

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

Climate Change and Adaptation 
The impacts of climate change can have a significant impact on the assets we manage 
and the services they provide. In the context of the Asset Management Planning 
process, climate change can be considered as both a future demand and a risk.   

Council recognises that climate change is likely to affect asset life and functionality. As 
such in future reports and analysis Council will explore how climate change will affect 

assets.  Annexure D contains a list of sustainable development design principles that 

are currently being considered but are not funded. 

Service and Risk Trade-Offs 

Higher service levels and greater expenditure are generally associated with reduced 
exposure to risk and lower service levels higher exposure to risk and lower service lev-
els. 

The objective in this Asset Management Plan is to balance Levels of Service against Risk 
and Funding requirements. 

What we cannot do 

There are some operations and maintenance activities and capital projects that are 
unable to be undertaken within the next 10 years.  These include: 

• Service level review of buildings currently unbudgeted 

• Condition audit currently unbudgeted 

• DDA audit currently unbudgeted 

As previously noted, this plan has been created to inform the development of the LTFP 
(budget).  It is expected that these projects will be funded in the next review of the 
LTFP. 

Service trade-off 

Based on currently available data (4-year-old defect audit) there is no forecast work 
(operations, maintenance, renewal, acquisition or disposal) that cannot be undertaken 
due to unavailable resources.  This may change following an update to the condition 
audit, undertaking a DDA access audit and a level of service review. 

Risk trade-off 

The operations and maintenance activities and capital projects that cannot be 
undertaken may sustain or create risk consequences.  These risk consequences include: 

• Higher than optimal lifecycle costs through renewals not being optimised 

• Distinct service levels not assigned and hence works unable to be prioritised 

• Defects not established and hence renewals & maintenance projects unable to 
be defined 

• DDA audit not undertaken and therefore access upgrades unable to be estab-
lished 

 

These actions and expenditures are considered in the Risk Management Plan. 

 

What can  
happen? 

Risk 
Rating 

Risk Treatment Plan Residual 
Risk* 

Treatment Costs 

Staff resource 
allocation not 
optimised  

H Categorise complaints 
received from tenants/
users against a hierarchy 
to develop optimised 
program of repair  

M Categorise  
complaints  
received from  
tenants/users 
against a hierarchy 
to develop  
optimised program 
of repair  

Renewals are not 
optimised against 
required service 
levels  

H Undertake service level 
review of buildings to 
identify service level 
standards and gaps 
based on building  
hierarchy  

L $30,000 

Renewals are not 
driven by identi-
fied ‘defects’  

H Undertake condition 
audit at the component 
level of buildings to  
develop a lifecycle 
costing model for all 
significant building com-
ponents  

L $80,000 

Upgrades are not 
developed to 
satisfy DDA access 
requirements  

H Undertake DDA access 
audit of buildings  

L  $30,000  

Page 10 



 

 

Risk Management 

Higher service levels and greater expenditure are generally associated with      

reduced exposure to risk and lower service levels higher exposure to risk and   

lower service levels 
 

Key objective: To balance Levels of Service against Risk 

and Funding requirements.  

Risk Assessment Risk Treatment 

Adequate funding is available to  

address existing  risks, however   

further work is required to identify 

additional risks as follows: 

• Not undertaking renewals at 

optimum time 

• Staff resource allocation not 

optimized 

• Renewals not being driven by 

defect identification 

• Upgrades not including DDA 

access issues 

Actions: 

• Categorise complaints received 

against hierarchy of buildings 

(staff resources) 

• Undertake service level review 

($30,000) 

• Undertake condition audit at 

the component level ($80,000) 

• Undertake DDA access audit 

($30,000) 



 

 

 Financial Summary and Improvement 

 

The development of a 10 year long term renewal program for building assets will provide an 
input into Council’s Long Term Financial Plan.  This is a key step in asset management 
development within the City of Mitcham as it provides a forward vision of where the City of 
Mitcham will be over the long term. 
The purpose of an asset management plan is to identify levels of service that the community 
needs and can afford and informs the long term financial plans to provide the service in a 
sustainable manner. 

This section contains the financial requirements resulting from the information presented in 
all the building infrastructure and asset management plan. 

Financial Statements & Projections 

Asset valuations 

The best available estimate of the value of assets included in this Asset Management Plan 
are shown below.    

Current (Gross) Replacement Cost      $89,526,741  
Depreciated Replacement Cost (written down value)   $35,771,680 
Annual Depreciation        $2,064,327 

These figures are based on the CRC method using modern equivalent asset principals.  They 
differ from the figures in Council’s financial statements that use fair value. 

Sustainability of service delivery 

There are two key indicators of sustainable service delivery that are considered in the Asset 
Management Plan for this service area. The two indicators are the: 

• asset renewal funding ratio (proposed renewal budget for the next 10 years / fore-
cast renewal costs for next 10 years), and  

• medium term forecast costs/proposed budget (over 10 years of the planning period). 
This includes all anticipated costs i.e. operations, maintenance, renewal, upgrade & 
disposal. 

Asset renewal funding ratio 

Asset Renewal Funding Ratio  100.0% 

The Asset Renewal Funding Ratio is an important indicator and illustrates that over the next 
10 years we expect to have 100.0% of the funds required for the optimal renewal of assets. 

Medium Term (10 year) Forecast total costs v budget 

This Asset Management Plan identifies the forecast acquisition, operations, maintenance, 
renewal and disposal costs required to provide an agreed level of service to the community 
over a 10 year period. This provides input into 10 year financial and funding plans aimed at 
providing the required services in a sustainable manner.  

This forecast work can be compared to the proposed budget over the 10 year period to identify 
any funding shortfall.   

The forecast acquisition, operations, maintenance, renewal and disposal costs over the 10 year 
planning period is $51,755,616 on average per year.   

The proposed (budget) operations, maintenance, renewal and disposal funding is $51,614,512 
on average per year giving a 10 year funding shortfall of only $14,110 per year.  This indicates 
that 99.73% of the forecast costs needed to provide the services documented in this Asset 
Management Plan are accommodated in the proposed budget. Fig 5 illustrates forecast 
operating (operations and maintenance) and capital expenditure (renewal and upgrade/
expansion/new assets) against funds available via the current LTFP. Note that all costs are 
shown in real values. 

Fig 5. Forecast Operating and Capital Expenditure v current Budget (LTFP)  

 

 

 

 

 

 

 

 

 

 

The difference between the forecast and the budget over the 10 years of this plan is principally 
due to: 

• Costs associated with disposals (beyond the first year of the plan) are currently unbudg-
eted 

It is expected that the next revision of the LTFP will make allowance for the above point. 
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Forecast costs (outlays) for the Long Term Financial Plan 

The table below shows the estimated forecast costs (outlays) for incorporation into Councils 
revised  10 year long-term financial plan. 

 
Forecast Costs (Outlays) for the Long-Term Financial Plan  

 

Annexure E compares the forecast and budgeted expenditure at the individual lifecycle area 
i.e. acquisition, operation, maintenance renewal & disposal. 

Key Assumptions in Financial Forecasts 
In compiling this Building Asset Management Plan, it was necessary to make some assumptions. 
This section details the key assumptions made in the development of this AM plan and should 
provide readers with an understanding of the level of confidence in the data behind the 
financial forecasts. 

Key assumptions made in this Asset Management Plan are: 

• Acquisitions (new / upgrade) are only known for the first year of the plan.  It is likely 
however that Council will continue to construct new assets beyond the first year of the 
plan.  Construction of these assets will inevitably increase the requirement for           
maintenance and operations funds. 

• The renewal forecast has been developed from a ‘defect’ audit undertaken 4 years ago.  
This data has been updated for completed works since that time however it is              
considered less accurate now when compared to its original collection date.   

• Analysis of the identified renewals reveals that the definition between maintenance and 
renewals could be improved. 

• The forecast renewals from 2027 have been estimated by an annual allowance of 
$1.17m since the original ‘defect’ audit did not go beyond 2026. 

Improvement Plan 
A key chapter of the plan is an improvement plan or a list of tasks requiring completion 
between now and the next revision of the plan.  The following table is the proposed 
improvement plan: 

 

Year Forecast  
Acquisition 

Forecast  
Operation 

Forecast  
Maintenance 

Forecast  
Disposals 

Forecast  
Renewal 

2021 11,673,000 1,062,286 538,000  5,551,452 

2022  1,879,116 951,688 46,800 208,062 

2023  1,879,116 951,688  402,967 

2024  1,879,116 951,688  354,706 

2025  1,879,116 951,688  70,960 

2026  1,879,116 951,688 1,580,842 12,500 

2027  1,879,116 951,688 1,173,751 81,800 

2028  1,879,116 951,688  1,173,751 

2029  1,879,116 951,688 1,173,751  

2030  1,879,116 951,688 1,173,751  

Task Resources 
req’d 

Timeline 

Implementation of Council selected Asset Management System for building            

component condition rating, maintenance and renewal  

In house 20/21 

Establish Service Levels targets for the different categories of buildings. In house 20/21 

Undertake a multi criteria-based service level audit of buildings  $30k 20/21 

Reinspect buildings and develop a lifecycle analysis at the component level  $80k 20/21 

Complete DDA audit of buildings in accordance with access and inclusion plan  $30k 20/21 

Fully integrate the findings of the Sports Strategy into this plan, including costings In house 20/21 

Clearly outline the new building assets and the funding options to inform the long term 

financial plan  

In house 20/21 

Upgrade works scheduling and required budget allocations.  In house 20/21 

Update this building asset management plan. $20k 21/22 
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Financial Summary & Improvement 

10 Year Planning Period 

100% of estimated        re-

quired costs are budgeted 
 

$1.3m 
Average annual required renewal  

$5.175m annual average forecast 

$5.161m annual average budget 

$14.11k annual shortfall 

Reason for shortfall: 

• Future disposals not currently budgeted 

 

All Estimated Costs Renewals Only 

All Costs 

Assumptions 
 

• Acquisitions only known for first year 

• Renewal data is ‘old’ 

• Renewal allowance used from 2027 

Improvements 
 

• Establish service level targets 

• Undertake DDA audit 

• Implement asset management system 

• Undertake condition audit 

• Update this AMP 



Appendix A – Customer Research



The Council participated in a 2015 Residents Survey. This telephone survey polls a sample of residents on their
level of satisfaction with the organisation’s services.  The) survey reported importance (resident expectations)
and performance (resident satisfaction) as shown in the graph below for a range of services that Council
provides.

Community Importance / Satisfaction Survey Levels

The services that are of interest in this asset management plan are the ones highlighted. It should be noted
however that the buildings (the subject of this AMP) are only a ‘vehicle’ in the provision of these services.  As
can be seen from this graph there is a gap between resident expectations compared with their satisfaction of
these services, these gaps however are not as profound as the transport asset group.

There are some key performance indicators that are more important than others. It makes sense therefore
that these are the ones which are given the greater priority. Indicators in the top left hand quadrant in graph
3.2 (i.e. those factors that are considered important but also have a below satisfactory performance rating),
should be the ones that are addressed as a matter of priority.



Community Importance / Performance Matrix

A comparison has been made on satisfaction levels that have decreased from 2011 to 2012 and these are
shown on Graph 3.3.

Decreased Levels of Satisfaction 2012-15



Link between Rates and Service Levels

Residents were asked, recognising that the level of rates is directly related to the number and quality of
services provided, if they thought that the Council should concentrate on keeping rates as low as possible even
though this may affect the services provided or if maintaining and improving the present level of services was
more important. Over half (55%, down from 59% in 2012) residents stated that maintaining the present level
of services was more important than keeping rates as low as possible.  These results are illustrated in Graph
3.5:

Graph 3.5: Rates v Levels of Service



Sports Facility Strategy

Council has undertaken the preparation of a sports facility strategy.  This has involved a survey, undertaken in
April 2016 to gather information about the level participation within sports clubs and about the facilities used
by the sports clubs in Mitcham. Information provided during a ‘Lease and Licencing’ survey undertaken in May
2015 was also included.  The surveys contacted 38 sporting clubs and associations within the Mitcham area
that used council facilities; a total of 28 responded to the survey while 10 did not provide a response.

There were a wide range of issues and opportunities that arose through the survey responses.  A number of
key themes were consistently mentioned in the surveys; these included:

 Quality and maintenance of playing surfaces
 Quality and replacement of infrastructure; particularly toilets and car parking
 Capacity and quality of buildings and clubrooms
 High level of use of sports facilities (usually larger facilities catering for multiple sports)
 Willingness of clubs to partner with council and contribute (either financially or in kind) to the

upgrade of facilities
A number of these survey responses included information on work that the club was currently undertaking at
the facility.  While others indicated that they either were or would like to enter into conversations with the
council regarding the future upgrade to the facility.



Appendix B – Linkage with Strategic Management Plan



Ref: - City of Mitcham Strategic Plan 2017-2027

Our vision:

‘We are a welcoming and inclusive community that values its heritage and natural environment’

Accessible & Connected Community - We are an accessible, connected and engaged community.

1.2 Our community has convenient access to a diverse range of information, services, activities and
facilities

1.3 Our community has access to high quality, vibrant, well serviced places and spaces to meet, learn
and recreate.

1.5 Our community has a choice of housing and lifestyle options in locations with easy access to public
transport, parks, local shops, services and educational institutes.

Sustainable City - We continually sustain and improve our natural and built environments for today’s and
future generations.

2.2 Our greenhouse gas emissions are minimised and our uptake of clean and renewable energy
technologies is maximised.

2.6 Developments in our City are sustainable and complement the natural environment.

Dynamic & Prosperous Economy - Our community is economically strong and competitive

3.1 We have attractive and vibrant precincts, places and spaces, supported by a variety of quality
community facilities and retail, commercial and residential development.

Vibrant & Rich Culture - We share a vibrant and rich culture and have a strong sense of identity

4.1 We have special places, spaces and stories that create a strong sense of place and great experiences
for our community.

4.3 We are a City that encourages creativity and innovation in all its forms.

4.4 We have neighbourhoods that are well designed, sustainable, liveable and complement their local
character.



Appendix C - Legislative Requirements



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

Legislative Requirements

Legislation Requirement
Local Government Act &
Regulations

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

Development Act 1993 &
Regulations

Controls type and form of development that can be placed on the land
and the building rules that control design

Disability Discrimination Act 1992
& Regulations

Ensures open access to buildings through access design principles and
standards

Environment Protection Act 1993 Controls site conditions and noise and emissions from buildings

Liquor Licensing Act 1997 An Act to regulate the sale, supply and consumption of liquor; and for
other purposes.

Food Act 2001 An Act to provide for the safety and sustainability of food; and for other
purposes.

Housing Improvement Act 1940 An Act to provide for the improvement of sub-standard housing
conditions, to provide for housing of persons of limited means, to
regulate the rentals of sub-standard dwellings; and for other purposes.

Land and Business (Sale and
Conveyancing) 1994

An Act to regulate the sale of land and businesses and the preparation
of conveyancing instruments; and for other purposes.

Work, Health and Safety Act &
Regulations (2012)

Sets out roles and responsibilities to secure the health, safety and
welfare of persons at work.

Community Titles Act 1996 An Act to provide for the division of land into lots and common property;
to provide for the administration of the land by the owners of the lots;
and for other purposes.

Public & Environmental Health
Act 1987

An Act dealing with Public and environmental health; to repeal the
Health Act 1935, the Noxious Trades Act 1934 and the Venereal Diseases
Act 1947; and for other purposes.

Building Code of Australia Codifies rules for building standards to be applied in construction,
compliance and maintenance obligations for structural and fire safety
and health and amenity.

Development Plan Outlines the objectives and principles of development control for the
whole Council area and individual zones.



Appendix D – Sustainable Development Design Principles



ESD Principle Description

Winter Passive Heating Cooling
and ventilation

 Optimised winter solar gain/summer shading
 Roof/ceiling/wall total R-values above BCA

minimum requirements where added benefit
can be demonstrated through energy
simulation

 Floor plan zoning based on heating needs (i.e.
main occupancy zones faced north)

 Double glazing, heavy window covers and snug
pelmets included to minimise overnight heat
loss during winter/autumn

 Demonstrate integrated thermal massing for
night time heat radiation / enhanced passive
solar gain during day – earth coupled slab /
polished concrete etc.

 High efficiency heat exchanger to achieve 75%
or above ventilation heat recovery

Summer Passive Cooling and
Natural Ventilation

 Fixed or adjustable external shading provided
throughout as appropriate Minimise direct
solar gain Adjustable internal blinds provided
as appropriate

 Effective cross ventilation - openable
windows/clerestorys, ceiling fans, orientation
to capture dominant breeze

 Use of night purge encouraged where secure
solution can be provided.

 Indoor/outdoor spaces to provide summer
heat respite

 Use of deciduous plantings that interact with
the building envelope for shading purposes
encouraged – species selection in accordance
with Landscape Species List

 Pale and reflective roofing/wall and car park
colour palette to minimise summer heat
retention

 Local Indigenous green roofs/walls
encouraged that enhance overall passive
design strategy, are low maintenance and
suitable for local climate, light and wind
conditions.

Passive Design Building
Management System

 Where scale of project warrants an integrated
BMS, passive design strategy to be automated
mixed mode (i.e. ambient temperature set
points to run natural ventilation/cooling
features, auxiliary heating etc.)

Energy Efficiency- Lighting  Employ use of natural light to minimise
artificial lighting – skylights, clerestory, atrium
etc.

 External and internal artificial lighting to
employ occupancy sensors, lux level sensors,
lux/occupancy combined sensor or BMS
shutdown as appropriate to building type and
uses



 Artificial lighting efficiency benchmark – 6W or
less per m2 averaged across the building net
floor area (at maximum wattage)

 LED Technology exclusively for all lighting
including external and car park lighting.

Energy Efficiency – Heating,
Ventilation and Cooling

 Mechanical heating, cooling and ventilation
(HVAC) equipment, settings and sizing
integrated with overall passive design strategy

 Preference gas-boosted solar hot water for
domestic hot water

 Under sink boiling hot water units
programmed to shut down after hours or
according to occupancy schedule

 Consider rainwater integrated solar hot water
system for sports pavillion showers

 Reverse cycle split system AC units within one
star of highest available for output (kW)
required

 Reverse cycle split systems to be provided in
the community area only of Sports Pavillions.

Renewable Energy  100% of electricity demand met via rooftop
solar PV (can include predicted energy grid
export as part of demand/generation
calculation)

 Gas demand minimised via solar thermal where
applicable (Flat Plate)

 Solar PV/battery storage options to be
provided as part of concept design.

Peak Energy Demand
Management

 Passive design, BMS and on-site energy
generation systems optimised for
minimisation of peak energy demand during
summer temperature extremes.

Water Efficient Fixtures and
Fittings

Fixtures and Fittings meet WELS Standards as per the
Water Action Plan
 Shower Heads: 3 Stars, 7.5 L/S
 Shower Taps: Push button time delay variable

temperature
 Toilets: 5 Star
 Urinals: 6 Star, Sensor Operated
 Taps: 6 star WELS, sensor operated
 Public Amenities Taps: Push button time delay
 All appliances: 5 Star WELS

Rain/ Stormwater Harvesting
WSUD

 100% of hard surfaces connected to either rain
/ stormwater harvesting and re-use or water
sensitive urban design (WSUD) treatments
(rain gardens, tree pits, bio-swales suitable to
local climate etc.)



Landscape Irrigations Systems  Where landscape Irrigation is required,
systems are to be automated (rain-shutoff,
time-clock automated) and integrated with
rainwater / storm water storage.

 Mulch should be applied on top of drip-line
irrigation where possible.

Materials Locally sourced, Recycled content, Low Toxicity, Low
Embodied Energy where fit-for-purpose solution exists:

 Cross Laminated Timber (CLT) structure
options to be provided during concept design

 (Lower Embodied Energy)
 - All timber (structural and architectural)

either Forest Stewardship Council (FSC)
Certified (or recycled).

 - Green Start Concrete ( e.g. resourceco).
 - Paints, adhesives, sealants volatile organic

compound (VOC) levels as per Green Star Low
 VOC Tables
 - Preference fit for purpose bamboo or

recycled hardwood for hard flooring
 - Soft flooring – Preference Interface Carpet

Squares or equivalent
 - PVC alternative options to be provided for

plumbing and drainage reticulation
 - All other finishes Good Environmental Choice

Australia (GECA) or Eco-specifier Certified
Waste – During Construction of
Facility

 Waste minimisation plans to be provided to
Council before commencement of
construction –
targeting at least 80% (by weight) of building
waste reused or recycled.

Waste – Operational  All facilities (excluding toilet blocks) to be
provided with comingled, paper and organics
waste recycling facilities. The spatial and
operational requirements of waste reuse and
recycling should be
considered in the design of the building and
where appropriate integrated into the building
fabric and site layout. For example if organics
or comingled waste recycling is identified as
viable for a
facility an appropriate internal or external
space should be allocated and the required
infrastructure included as part of the facilities
equipment schedule.

Transport Connectivity  Connectivity to transport nodes within the
site, adjacent to it and surrounding (bike
paths,

 bike storage, car parks, public transport nodes,
pedestrian networks)



- Connectivity should allow shared
transport modes (paths approx. three
metre width where

 modes likely to converge)
 Way finding included as appropriate directing

to bike/pedestrian networks

End of Trip Facilities -
Buildings

 Bike hoops with capacity and parking space to
handle child trailers, electric vehicles

 Internal charging points with appropriate
berth for e-vehicles (car/bike)

Land Use Ecology Buildings and Landscaping that enhance and add to
existing habitat and
biodiversity values;

 Siting, orientation and view lines take into
account site specific context as per Landscape

 Context Guidelines
- Where site is in proximity of

conservation zone, habitat corridor
links to be included in

 landscape plan
 Landscaping plans and specifications in

accordance with Mitcham Landscaping
Standards and Specifications and Tree Species
list (see Landscape and Urban Design Team)



Appendix E – Comparison of Forecast & Budgeted
expenditure for individual lifecycle areas



Year Forecast
Acquisition

Budget
Acquisition

Forecast
Operation

Budget
Operation

Forecast
Maintenance

Budget
Maintenance

Forecast
Renewal

Budget
Renewal

Forecast
Disposal

Budget
Disposal Total Budget

2021 11,673,000 11,673,000 1,062,286 1,062,286 538,000 538,000 5,551,452 2,024,303 15,297,589

2022 1,879,116 1,879,116 951,688 951,688 208,062 1,259,729 46800 4,090,533

2023 1,879,116 1,879,116 951,688 951,688 402,967 1,257,377 4,088,181

2024 1,879,116 1,879,116 951,688 951,688 354,706 1,254,343 4,085,147

2025 1,879,116 1,879,116 951,688 951,688 70,960 1,250,953 4,081,757

2026 1,879,116 1,879,116 951,688 951,688 1,580,842 1,247,641 12500 4,078,445

2027 1,879,116 1,879,116 951,688 951,688 1,173,751 1,244,142 81,800 4,074,946

2028 1,879,116 1,879,116 951,688 951,688 1,173,751 1,108,502 3,939,306

2029 1,879,116 1,879,116 951,688 951,688 1,173,751 1,108,502 3,939,306

2030 1,879,116 1,879,116 951,688 951,688 1,173,751 1,108,502 3,939,306

10 year total 11,673,000 11,673,000 17,974,332 17,974,330 9,103,190 9,103,190 12,863,993 12,863,994 141,100 0 51,614,514
Annual
average 1,167,300 1,167,300 1,797,433 1,797,433 910,319 910,319 1,286,399 1,286,399 14,110 0 5,161,451
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