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EXECUTIVE 
SUMMARY
The objective of infrastructure asset 
management is to ensure that assets provide 
their required levels of service in the most cost 
effective manner to cater for both present and 
future customers. This Asset Management 
plan focuses on the management of the City of 
Burnside’s building assets. This plan specifies 
the requirements for effective management of 
this asset group and the corresponding financial 
implications. The figures (condition and financial 
data) in this plan are reviewed annually, with a 
full update completed every 4 years.

Effective asset management of the City of 
Burnside’s building assets will contribute 
towards achievement of the following strategic 
objectives:

• Fit for purpose and cost-effective infrastructure 
that meets community needs

• A financially sound Council that is accountable, 
responsible and sustainable

• Conservation and enhancement of the historic 
character of the City

• Environmentally sustainable development 
which complements the City’s character

• Sustainable, engaging, healthy and functional 
public spaces and streetscapes

• Sustainable use of natural resources and 
minimisation of waste to address climate change

• A safe community that values and supports its 
people

• A range of high quality sport and recreational 

facilities that foster heathly lifestyle pursuits

The contribution towards achievement of these 
strategic goals and asset management objectives 
will be achieved by:

• Community and stakeholder consultation to 
establish and confirm service standards

• A regular program of inspections and 
monitoring activities to assess asset condition 
and performance

• Application of a systematic analysis to prioritise 
renewals and establish the most cost effective 
works programs

• Continuously reviewing and improving the 
quality of Asset Management practices

The total current replacement cost of the City 
of Burnside’s building assets is around $125.6m. 
The projected renewal expenditure necessary 
to meet the service standards for these building 
assets averages around $1.1m per year over 
the next 10 years. This is the average annual 
level of spend required to ensure all assets are 
maintained in accordance with current standards 
and service levels, and renewed at appropriate 
times. Actual annual expenditure requirements 
will differ from year to year as specific assets are 
due to be renewed.

Glenunga Hub
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What is an asset?
An asset is an item of property owned by the 
Council regarded as having value. Council’s assets 
range from roads and footpaths to buildings, 
playgrounds, stormwater infrastructure and 
street furniture.

What is an asset management plan?
The purpose of an asset management plan is to 
help an organisation effectively manage their 
infrastructure and other assets to an agreed 
standard of service. The plan outlines what 
needs to be invested in each asset group in order 
to meet these defined service standards over the 
next ten years.

What is an asset group?
An asset group refers to a set of assets that have 
similar characteristics or purpose. For example, 
‘transport assets’ all help to contribute towards 
enabling transport and movement across the 
city.

What is a service level?
A service level (or level of service) refers to a 
defined level of quality against which service 
performance can be measured. Service levels 
can relate to quality, quantity, reliability, 
responsiveness, environmental, acceptability and 
cost. 

How do we determine service levels?
Service levels have been developed based on 
legislative requirements, customer research and 
feedback, and strategic goals.

What are the objectives of asset management?
The basic premise of infrastructure asset 
management is to intervene at strategic 
points in an asset’s life cycle to extend the 
expected service life, and thereby maintain 
its performance. Generally speaking, the 
cost of maintaining an asset decreases with 
planned maintenance rather than unplanned 
maintenance, however, excessive planned 
maintenance increases costs. An objective 
of asset management is to strategically time 
infrastructure renewals before unplanned 
maintenance costs become excessive, but not so 
soon that assets are renewed before it is really 
needed.

Council’s goal in managing infrastructure assets 
is to meet the required levels of service in the 
most cost effective manner for present and 
future customers. 

How do we determine when renewals are 
required?
Renewals are determined by considering the 
ability of an asset to meet an agreed standard of 
service. This is done by regularly reviewing the 
condition and performance of assets and using 
that information as a basis to prioritise renewals.

FREQUENTLY 
ASKED 
QUESTIONS

Why does Council need an Asset Management 
Plan?
Under section 122 of the Local Government Act, 
the City of Burnside has a legislative requirement 
to develop Asset Management Plans. In addition 
to the legislative requirement, there is a need 
for the Council to ensure effective investment in 
assets which need it most by having a planned, 
systematic approach to Asset Management.

How does Council include community feedback 
into the Plan?
Council includes community feedback into Asset 
Management Plans in a number of ways:

• Through information provided via our annual 

community survey

• Through review of common customer requests 
and complaints in our Customer Request 
Management (CRM) system, and

• Through a formal community engagement 
process where the community is invited to 
provide feedback on draft Asset Management 
Plans, which is then incorporated into the final 
documents.

Further information on other terms used within 
this Asset Management Plan can be found in the 
glossary section of this document.

Pepper Street Art Gallery
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BUILDING 
INFRASTRUCTURE 
SUMMARY
QUANTITIES OF BUILDINGS:

AVERAGE CONDITION:

PROJECTED CAPITAL EXPENDITURE:

amenity
business
community
heritage
special
sport
utility

REPLACEMENT VALUE:
$1.9m
$3.0m
$21.3m
$63.6m
$3.3m
$8.3m
$24.2m
$125,603,707

0% 25% 50% 75% 100%

Very Good Good Fair Poor Very Poor

The total value of 
building assets 
within the City 
of Burnside is 
$125,603,707

 $-
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INTRODUCTION
The City of Burnside’s building assets provide 
valuable services to the area, comprising 
149 individual buildings with a range of uses 
including community centres, restrooms, 
sporting clubrooms, operational buildings and 
more. These assets must be properly maintained 
and developed to allow the continued provision 
of valuable services and benefits for the City of 
Burnside community. This plan demonstrates 
Council’s responsive management of building 
assets (and services provided from these assets), 
compliance with regulatory requirements and 
proposed funding requirements to provide 
required levels of service.
This plan demonstrates how Council will achieve 
this outcome by applying the principles of 
responsible Asset Management Planning, the 
object of which is to deliver the required level of 
service to existing and future customers in the 
most cost effective way.
The key elements of infrastructure asset 
management are:
• Taking a life cycle approach
• Developing cost-effective management 
strategies for the long term
• Providing a defined level of service and 
monitoring performance
• Understanding and meeting the demands 
of growth through demand management and 
infrastructure investment
• Managing risks associated with asset failures
• Sustainable use of physical resources

• Continuous improvement in asset management 
practices
The contribution of open space asset services 
towards the strategic goals and Asset 
Management objectives will be achieved by:
• Stakeholder consultation to establish and 
confirm service standards.
• A regular program of inspections and 
monitoring activities to assess asset condition 
and performance.
• Application of a systematic analysis to prioritise 
renewals and establish the most cost effective 
works programs.
• Continuously reviewing and improving the 
quality of Asset Management practices.
The Asset Management Plan is to be read in 
conjunction with the Asset Management Policy, 
Long Term Financial Plan and Annual Business 
Plan and Budget.
The key elements of the asset management plan 
are:
• Levels of service
• Future demand
• Asset management practices
• Life cycle management
• Financial management
• Improvement and monitoring

Assets must be 
properly maintained 
and developed to 
continue to provide 
service and benefits 
for current and future 
generations

Burnside Ballroom
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LEVELS OF 
SERVICE 
INPUTS
COMMUNITY SURVEY FEEDBACK:

95% considered provision and maintenance 
of infrastructure important 

88% considered provision and maintenance 
of community buildings important

93%
considered provision of recreation 
facilities and community centres 
important

ASSET MANAGEMENT PLAN COMMUNITY 
CONSULTATION FEEDBACK:

LEGISLATIVE:

Q I believe Council's buildings are easily 
accessible for all people 

Local Government Act 1999
Local Government (Financial Management and 
Rating) Amendment Act 2005
Disability Discrimination Act 1992
Disability Services Act 1993
Work Health and Safety Act 2012
Building Code of Australia
Building Act 1975
Building Regulation 2003
Building Work Contractors Act 1985
Electrical Safety Act 2001
Fire and Emergency Services Act 2005
Heritage Act 1993
Heritage Places Act 1993

CITY OF BURNSIDE STRATEGIC PLAN 2016-2026:
• Fit for purpose and cost-effective infrastructure 
that meets community needs
• High quality sport and recreational 
opportunities and facilities that foster healthy 
lifestyles
• A financially sound Council that is accountable, 
responsible and sustainable
• Conservation and enhancement of the historic 
character of the City
• Environmentally sustainable development 
which complements the City’s character
• Sustainable, engaging, healthy and functional 
public spaces and streetscapes
• Sustainable use of natural resources and 
minimisation of waste to address climate change
• A safe community that values and supports its 
people

figures tbc 
following 2019 
AMP community 
consultation

1,2

1 City of Burnside Annual Community Survey 2018
2 City of Burnside Annual Community Survey 2017

3 Asset Management Plan Community Consultation Feedback 2016, 2019

87%
satisfaction with provision of the Regal 
Theatre as a cinema and community 
venue

2016 2019
strongly agree
agree
neutral
disagree
strongly disagree

0%
2%

30%
41%
27%

xx%
xx%
xx%
xx%
xx%

32%

Q I believe Council owned buildings within the 
City of Burnside are:

well maintained
clean
accessible
safe

97%
98%
98%
98%

xx%
xx%
xx%
xx%

Q Which City of Burnside buildings do you use 
and how often?

0% 100%

Library

Public Toilets

Community Centres

Pepper Street Art Gallery

Sporting Facilities

Never Once a year Few times a year Monthly Weekly Daily

98% of the 
community believe 
council owned 
buildings are clean, 
accessible and safe3

3
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LEVELS OF 
SERVICE
The levels of service defined in this section will be used to:
• Clarify the level of service that our customers should expect.
• Identify works required to meet these levels of service.
• Enable Council and customers to discuss and assess the suitability, affordability and equality of the 
existing service level and to determine the impact of increasing or decreasing this level in future.
The adopted levels of service for building assets are based on legislative requirements, customer 
research and expectations, and strategic goals.
These levels of service will take into account factors including quality, reliability, responsiveness, 
sustainability, accessibility and cost.
While the services delivered within each building are a primary driver of Building levels of service, 
they are not of themselves considered Building Services (e.g. how well a customer is treated is not a 
reflection of the level of service of the building, whereas the level of comfort that customer felt in the 
building is a service level that can be measured). The building levels of service relate to how well the 
building and its operation meet the needs of the community and Council.

BUILDING HIERARCHY
Levels of service reflect the hierarchical importance of a building, with an A1 building having the 
highest level of service & A4 the lowest. Council’s Property Strategy provides the following hierarchy.

PERFORMANCE 
CATEGORY

COMMUNITY SERVICE 
EXPECTATION

PERFORMANCE 
MEASURE PROCESS

PERFORMANCE TARGET CURRENT 
PERFORMANCE

Quality Building fixtures that are 
in good condition

Internal assessment 
annually; independent 
assessment every 5 
years

Condition ratings of ≤4 Will be achieved 
by end of 21/22 
financial year in 
accordance with 
Property Strategy 
priority list timeline

Function Buildings and fixtures 
that suit their use

Annual facility 
inspections and 
incoming complaints 
highlight issues

Less than 3 complaints annually from a third party; 
less than 3 breach notices per issue; less than 3 
complaints by users per issue

Met

Safety Building and fixtures 
compliant with legislation

Building services are 
contracted externally 
to specialists in 
each field; buildings 
assessed annually

100% compliance Current shortfalls 
in DDA compliance 
being addressed (to 
be completed by 
21/22 FY)

TABLE 2: LEVELS OF SERVICE

Indications of desired levels of service are obtained from formal surveys, residents' feedback to 
Councillors and staff and service requests.

BUILDING TYPE BUILDING INFORMATION DESCRIPTION AND EXAMPLES

A1 owned and operated Strategic importance
High visibility
High expectation in presentation

Assets that showcase Council to the public
Eg. Civic Centre, Library, Community Centres, Regal 
Theatre, Swim Centre

A2 owned and operated Strategic importance
Medium visibility
Function and safety are critical

Assets that provide for public use
Eg. Public toilets, Recreational assets

A3 owned and operated Strategic importance
Low visibility
Function and safety are critical

Assets that maintain the operational activities of 
Council; normally occupied
Eg. Works depot, Biodiversity nursery

A4 owned and operated Operational importance
Low utilisation

Assets that contribute to Council operations; not 
normally occupied
Eg. Sheds etc.

B1 owned and managed; 
operated by others

Medium visibility
Low use
Function and safety are important

Assets that are Council owned but used by others 
under various leases and agreements
Eg. Sporting and Recreational Clubs, Community 
Centres, Kiosks

TABLE 1: BUILDING HIERARCHY

BUILDING TYPE BUILDING INFORMATION DESCRIPTION AND EXAMPLES

B2 owned; managed and 
operated by others

Low visibility
High use
Risk is outsourced

Assets that are fully leased to another entity and 
then sub leased by that entity.
Eg. Hospital, Housing Assets, Sporting Facilities, 
Community Halls

B3 Owned, managed and 
operated by others

Various visibility
High use, cultural or heritage significance
Risk is outsourced

Assets that are completely outsourced include all risk 
in the commercial terms.
Eg. Shops and retail/commercial/industrial spaces, 
kindergartens or sporting complexes

C1 Not owned but on council 
land

Land on Asset Register
Buildings not owned or maintained

Assets where the entity has a stake by means of land 
ownership.
Eg. Telecommunications shed

Safety Safety issues raised are 
responded to promptly

Time taken to respond 
to reported safety 
issues

98% of hazards made safe within 2hrs for urgent 
safety issues. Less urgent issues actioned within 7 
days.

On track

Safety Essential services 
function

Audits of essential 
services; planned 
maintenance program

100% compliance On track

Quality Community buildings that 
are in good condition

Independent condition 
assessment every 5 
years

Condition ratings of ≤4 Community centre 
average 3.15
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Desired levels of 
service are informed 

through formal 
surveys, community 

feedback and 
customer service 

requests

FUTURE 
DEMAND
This section of the plan analyses potential factors 
effecting demand including population growth, 
social and technology changes. The impact 
of these trends is examined and strategies 
recommended as required to modify demand 
without compromising customer satisfaction.

DEMAND FORECAST
Factors affecting demand include (but 
are not limited to) population change, 
changes in demographics, seasonal factors, 
vehicle ownership, consumer preferences 
and expectations, economic factors and 
environmental awareness. The population 
for the City of Burnside was 45,491 in 2017 
and is projected to grow to around 47,766 by 
2031, which may realise a small increase in 
maintenance of our building assets.
Emerging technologies and influences such as 
machine learning, the Internet of Things, virtual 
reality, artificial intelligence, smart technologies, 
mobility solutions and data warehousing all 
have the ability to affect demand and practices, 
however it is not anticipated that these will 
produce a significant impact within the 4 year life 
of this asset management plan.
Council rate capping, should it proceed, also 
has the potential to affect effective asset 
management if insufficient funds are able to 
be secured to manage existing assets to agreed 
levels of service, or to provide new assets 
desired by the community. 

Demand for new services will be managed 
through a combination of managing existing 
assets, upgrading of existing assets and 
providing new assets to meet demand.  Demand 
Management practices include non-asset 
solutions, insuring against risks and managing 
failures.
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DEMAND MANAGEMENT PLAN

SERVICE ACTIVITY DEMAND MANAGEMENT PLAN

Utilisation Increase functionality and multiple use focus for assets to support increased utilisation

Corporate policies Develop meaningful strategies to guide future planning, particularly in relation to any new building assets

TABLE 3: DEMAND MANAGEMENT PLAN SUMMARY

Technology Continue to ensure best practice and new technologies are anticipated and accommodated

NEW ASSETS FROM GROWTH
The City of Burnside is principally a fully developed urban area with relatively few opportunities 
for new assets as a result of growth. However, the Council Property Strategy provides a means 
to continually assess the current utilisation condition and utilisation of buildings to identify 
opportunities to reconfigure, enhance or repurpose buildings to meet changes in demand.

ASSET 
MANAGEMENT 
PRACTICES
This section identifies the strategies, practices 
and guidelines supporting Asset Management at 
the City of Burnside.

STANDARDS AND GUIDELINES
Asset Management practices and processes are 
guided by a number of legislative requirements 
and assisted by developed guidelines and 
standards.
• Local Government Act 1999 (sets outs Councils 
Asset Management responsibility and the 
requirement to develop asset management 
plans)
• Australian Accounting Standard 27 Financial 
Reporting by Local Governments 1996 (sets out 
the asset accounting requirements)
• International Infrastructure Management 

Manual, NAMS (Provides guidance and 
direction on asset management policy and plan 
development)
• AS ISO 55000:2014 Asset Management - 
Overview, principles and terminology (Provides 
guidance around frameworks for effective asset 
management)

ACCOUNTING/FINANCIAL SYSTEMS
Council utilises 'TechnologyOne' software as 
Council’s financial management and accounting 
system. Incorporated into 'TechnologyOne' 
are facilities to manage fixed assets across the 
organisation with extensive functionality and 
reporting for the full lifecycle of assets providing 
full transparency from acquisition to disposal.  
The system also offers a total and comprehensive 

Pepper Street Art Centre

FIGURE 1: ASSET MANAGEMENT INFORMATION FLOWCHART

ASSET 
MANAGEMENT

PLAN

Asset register data on size, 
age, value, remaining life 

of the network

Unit rates for categories of 
work/material

Adopted levels of service

Projections of various 
factors affecting future 

demand for services

Correlations between 
maintenance and renewal, 

including decay models

Data on new assets 
acquired by Council

Forecast works programs

Budget, valuation and 
depreciation projections

Useful life analysis

Long Term Financial Plan

Strategic Plan

Annual business plan and budget

Departmental business plans 
and budgets

community feedback
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purchasing solution encompassing controlling, 
maintaining and streamlining of purchasing 
activities across the organisation. 

ASSET MANAGEMENT SYSTEMS
Council utilises 'TechnologyOne' software 
as Council’s asset management system. This 
ensures there is full integration between 
operating and financial functions. Council utilises 
a combined Financial / Operational Asset register 
that avoids any reconciliation issues that arise 
from two separate registers.
TechnologyOne IntraMaps is the corporate 
GIS. The GIS is predominantly used to show 
information such as cadastral, topographic, aerial 
information and asset location. It is a computer 
mapping system that graphically represents the 
geographic component of data that is housed 
within TechnologyOne.  Assetic myData and 
Predictor are used for extended data capture and 
predictive modelling of Council’s asset network.

RISK MANAGEMENT
The objective of the risk management process 
with regards to building assets is to ensure that:
• All significant operational and organisational 
risks are understood and identified
• The highest risks that need to be addressed in 
the short to medium term are identified
• Strategies and treatments to address risks are 
identified and applied
An assessment of risks associated with service 
delivery from infrastructure assets has identified 

the most critical risks to Council. The risk 
assessment process identifies and assesses 
risks, develops a risk rating and develops a risk 
treatment plan for non-acceptable risks.
The key risk management criteria relating to 
Council’s building assets include:
• Public health and safety
• Service provision
• Environmental and legal compliance
• Security, theft and vandalism
• Business interruption
• Financial risk (escalating costs in deterioration)
• Asset damage through storms, flooding, water 
damage or events such as accidents.

Owing to increased rainfall and temperatures 
associated with climate change, there is a risk 
that assets will fail or need to be maintained 
earlier than expected. However, it is still unclear 
as to the exact impact of these changes. 
According to the World Bank Group, “asset 
management, when undertaken according 
to best practice, is already one of the most 
significant climate adaptation strategies”. 
By continuing to ensure that the City of Burnside 
has the best possible information about its 
assets, the Council is able to better predict 
future demand and account for any potential 
required changes as a result of climate change.

Risk identification for building assets can be identified from a number of resources such as:
• Routine inspections 
• Reports and complaints from general public
• Information obtained from incidents
• Advice from professional bodies
• Past experience.
Risk ratings are determined using the City of Burnside’s risk matrix:

TABLE 4: RISK RATING MATRIX

Once risks have been assessed and rated, the most significant risks (those rated as high or extreme) 
are isolated for treatment/control. Those identified as moderate or low will continue to be monitored 
and reviewed if circumstances change.
Options to treat risk posed by building assets include (but not limited to):

• Risk elimination
• Reduction in the cause or likelihood of the 
event occurring
• Reduction in the consequence or severity of 
the event if it were to occur

• Increasing maintenance
• Initiating improvements, which could include 
amending operating processes or procedures
• sharing risk through insurance or contracts
• accepting the risk as-is
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RISK CONSEQUENCE LIKELIHOOD RISK 
RATING*

TREATMENTS IN PLACE

TABLE 5: MAJOR RISKS RELATING TO BUILDING ASSETS

RESPONSIBILITY DUE DATE

Strategic targets 
and objectives not 
aligned to community 
expectation

Moderate Possible Moderate Community Engagement (Public Consultation) 
Policy. Dedicated human resources to advise 
on consultation and engagement.  Bi-annual 
community survey. Documented strategic plan 
consulted upon every 4 years.

Community 
Engagement
Strategic Planning & 
Delivery

Ongoing

Worker or member 
of the public injured 
as a result of  Council 
activities or using 
Council assets/
facilities

Moderate Unlikely Moderate Asset management plans, Internal and 
external condition assessments. Audited WHS 
Management System, Workplace Inspections, 
SOP's/SWMS/JSA, Job Dictionaries, training 
and education, procurement evaluation 
criteria (licences, certifications etc), site 
inspections / monitoring, site risk assessments

Assets & Infrastructure
WHS and Risk 
Coordinator
Operations & 
Environment
Finance & Strategy

Ongoing

Significant breach of 
legislation, Council 
policies or frameworks

Moderate Unlikely Moderate Training and education, Legal and LGA 
Updates.  Delegations register. Security 
protocols and levels within corporate systems, 
Liability Insurance policy, memberships of 
professional bodies/ Local Government 
Networks, Internal and external audit program.

Assets & Infrastructure
Finance & Strategy
WHS and Risk 
Coordinator

Ongoing

Extreme weather 
events which result 
in requirement for 
significant unplanned 
capital renewal works

Low Disaster recovery plans, crisis management 
plans, stormwater capacity study / 
preventative works - SEP clearance 
programme, asset insurance

Assets & Infrastructure
WHS and Risk 
Coordinator
Operations & 
Environment

Ongoing

Poor quality data 
within Asset 
Management systems

Moderate Independent asset valuations, compliance 
with AASB, fully integrated financial and 
non-financial asset information, Strategic 
Asset Management system, regular condition 
monitoring programs, AMPs, work order 
system integration

Assets & Infrastructure Ongoing

Failure to deliver 
and maintain 
infrastructure that is 
safe and adequately 
fits the needs of users

Low Asset Management Plans, condition 
assessments, reactive and proactive 
maintenance programs, staff training, 
community survey, customer feedback, 
community engagement, strategic planning, 
Specifications reference Australian Standards

Assets & Infrastructure Ongoing

Injury sustained 
during construction of 
infrastructure project 
(public / staff or 
contractor)

Moderate Risk assessments undertaken prior to 
construction. Daily monitoring programs. 
Traffic control plans and security for sites. Staff 
training, procurement processes (requirement 
of licences etc)

Assets & Infrastructure
Finance & Strategy
Operations & 
Environment

Ongoing

Insufficient resources 
secured to deliver 
Asset Management 
Plan requirements

Moderate Asset management plans reviewed every 
4 years, costing of maintenance regimes, 
budgetary processes, LTFP

Assets & Infrastructure
Finance & Strategy

Ongoing

Climate change 
impact

High Delivery of the Adaptation Plans associated 
with ERA Resilient East Program

Operations & 
Environment

Ongoing

*Risk rating = residual risk rating with treatments in place

LIFECYCLE 
MANAGEMENT 
PLAN
This section outlines asset performance 
and condition information, and uses Asset 
Management principles to develop broad 
strategies and specific work programs to achieve 
the service standards previously outlined.
It presents an analysis of available asset 
information and the life cycle management plans 
covering the three key work activities to manage 
the building network
• Maintenance Plan - Activities undertaken to 
ensure efficient operation and serviceability of 
the assets. This will ensure that the assets retain 
their service potential over the course of their 
useful life.
• Renewal Plan - Provides a program of 

progressive renewal of individual assets. 
Deteriorating asset condition primarily drives 
renewal needs, with increasing maintenance 
costs also considered.
• Enhancement Plan - Provides a program of 
works to create new assets or substantially 
upgrade existing assets. Primarily driven by 
community, growth, social and/or environmental 
needs/desires. 

City of Burnside Works Depot
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PHYSICAL PARAMETERS
Buildings are general defined as being a roofed structure with at least 2 enclosed walls. This definition 
covers the majority of assets in Council’s Building Register. 
Council has 149 buildings in its Building Register. These range from significant buildings such as the 
Civic Centre to storage sheds and shelters.  It also includes buildings over which Council exercises 
little or no control such as the Burnside Memorial Hospital Building.

COMPONTENTISATION
The majority of Council’s habitable buildings have been componentised to the Following Levels:
Structure
• Sub Structure (Below Floor elements)
• Super Structure (Floor to underside of Roof)

Roof

Fitouts & Fittings
• Floor Coverings
• Fixtures Fittings & Screens

Services
• Electrical
• Hydraulic
• Fire
• Mechanical
• Transport (Lifts)
• Security

Kensington Park Grandstand

ASSET CONDITION
Asset condition has been determined for Council’s building assets. Council is committed to regular 
condition data collection in order to mitigate risk and make informed decisions when formulating 
forward Capital Works Programs. 
Building asset conditions are measured using a 1-5 rating system, as follows: 
1: Very Good; only planned maintenance required
2: Good; Minor maintenance required in addition to planned maintenance
3: Fair; Maintenance required
4: Poor; Renewal / upgrade required
5: Very poor; Significant renewal / upgrade required

0% 25% 50% 75% 100%
Very Good Good Fair Poor Very Poor

0

1
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3
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Amenity Business Communty Heritage Special Sport Utility

FIGURE 2: RELATIVE BUILDING CONDITIONS

FIGURE 3: AVERAGE BUILDING CONDITION BY BUILDING TYPE
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USEFUL LIVES AND UNIT RATES

Asset Group Asset Sub-Group Useful Life (years)

Structure Sub structure 56-146

Super structure 48-111

Roof Roof cladding 15-125

Fitouts and fittings Floor coverings 15-45

Fixtures, fittings and screens 45-65

Services Electrical 50-151

Hydraulic 50-151

Fire 10-40

Mechanical 10-81

Transport (lifts) 152

Security 10-20

TABLE 6: COMPONENT USEFUL LIVES

Useful Life and Unit Rate Calculation 
Methodology
Building values, useful lives and accumulated 
depreciation have been calculated by APV as at 1 
July 2018.  
Unit rates are not used for this valuation 
method.
The useful life ranges shown in the table are a 
weighted average useful life as calculated by APV 
for valuation.
Note, the number of Buildings excludes buildings 
below the valuation threshold. There a four 
such buildings currently on the register: Laurel 
Ave Nursery shade house, Newland Park toilets, 
Newland Park storage shed, and Conyngham St 
Depot storage areas.

ASSET VALUATIONS
The value of Council’s Building assets as at 1 July 2018 is summarised in the table below. The 
derivation of these figures is described within the Financial Summary section.

TABLE 7: ASSET VALUATION FIGURES

Asset Group Current Replacement Cost Depreciated Amount Depreciated Replacement Cost Annual Depreciation

Amenity $5,115,430 $1,591,159 $3,524,271 $92,729

Business $1,411,700 $517,025 $894,675 $26,118

Community $19,659,586 $5,229,830 $14,429,756 $360,154

Heritage $11,641,300 $2,981,613 $8,659,687 $229,982

Special $1,549,990 $590,733 $959,257 $30,604

Sport $5,261,571 $1,198,571 $4,063,000 $92,220

Utility $26,392,050 $8,585,677 $17,806,373 $451,620

TOTAL $71,031,627 $20,694,610 $50,337,017 $1,283,428

FIGURE 4: ASSET VALUATIONSEastwood Community Centre
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Routine maintenance is the regular on-going work necessary to keep assets operating. Maintenance 
includes reactive and proactive work activities.
Reactive maintenance is unplanned repair work carried out in response to service requests and 
management/supervisory directions. 
Proactive (planned) maintenance is work that is planned and scheduled often as a preventative 
measure against failure, activities include inspection, servicing of plant and equipment and cleaning, 
this may include cyclical maintenance activities (undertaken on a regular cycle) such as replacing air 
conditioning filters or repainting.
Maintenance expenditure trends are shown below. 

MAINTENANCE 
PLAN

MAINTENANCE EXPENDITURE

FIGURE 5: MAINTENANCE EXPENDITURE TRENDS
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RENEWAL 
PLAN
Renewal expenditure is major work that restores, rehabilitates, replaces or renews an existing asset 
to its original service potential. 
Currently, assets requiring renewal are identified from estimates of remaining life and building 
inspections from which cost estimates for renewal are prepared, prioritised and scheduled in future 
works programmes.  Predictions are based on building component condition, treatment costs and 
component degradation profiles.  Modelling has been undertaken using condition measures derived 
from current asset valuation figures. While these results are the most accurate figures available at 
this stage, these figures will be revised after a full physical condition assessment of the buildings has 
been undertaken.

RENEWAL PRIORITISATION
Prioritisation of renewals is based on asset importance and cost benefit. 

RENEWAL STANDARDS
Renewal work is generally carried out to current standards and capacity (or modern equivalent), 
unless there is solid justification and data to support a change.

REQUIRED RENEWAL EXPENDITURE
Required renewal expenditure is shown below. Note that identified investment may change based on 
the outcomes of a full physical condition assessment of buildings.  

IMPACT OF DEFERRING RENEWAL WORKS
Renewal works may be deferred if the cost (or aggregate cost) is beyond the current financial ability 
to fund. This can occur when there are short term renewal profile peaks, or higher priority works are 
required on other infrastructure asset groups.
When renewal works are deferred, the impact of the deferral on the assets ability to still provide 
the required level of service will be assessed. Although the deferral of some renewal works may not 
impact significantly on the short-term operation of the assets, repeated deferral will create a liability 
(backlog) in the longer term, and this needs to be taken into account before making a decision to 
defer.

FIGURE 6: FORECAST RENEWAL EXPENDITURE
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ENHANCEMENT 
PLAN
New works are those works that create a new asset that did not previously exist, or which significantly 
upgrade an asset beyond it's existing capacity. They may result from growth, social or environmental 
needs. Assets may also be acquired at no cost to the Council from land development or through ‘gifts’ 
provided to the Council. 

FORECAST NEW ASSET EXPENDITURE
Planned new/upgrade asset expenditure is summarised in Figure 7. All costs are shown in current 
2019/20 financial year dollar values. In 2019/20 there is a large amount allocated for the Conyngham 
Street Depot redevelopment. After this time the majority of investment planned for buildings at this 
stage is in renewal.

FIGURE 7: FORECAST NEW EXPENDITURE

DISPOSAL OF ASSETS
Council has no building assets currently proposed to be decommissioned. As such, there is no funding 
required or expected from the decommissioning of any assets at this point in time.
The process to identify potential disposal of building assets is considered through the City of Burnside 
Property Strategy.
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FINANCIAL 
SUMMARY
This section contains the financial requirements resulting from all the information presented in the 
previous sections of this infrastructure and asset management plan. 

FINANCIAL PROJECTIONS
Figure 8 highlights the financial projections for planned operating (maintenance) and capital 
expenditure (renewal and new) for building assets. The target is to retain relatively stable levels of 
operating expenditure for all asset types. The average projected asset renewal requirement over the 
10 year planning period is calculated by determining the year of renewal by extrapolating from the 
current condition to a defined intervention condition. 
Projected expenditure is to be funded from Council’s maintenance, operating, and capital budgets. 
The funding allocation is detailed in Council’s 10-year Long Term Financial Plan (LTFP).

FIGURE 8: TOTAL FORECAST EXPENDITURE - BUILDING ASSETS
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Figure 8 shows that, over the entire Building asset category there are spikes of infrastructure 
requiring renewal in 2025, 2028 and 2029. As it is not practical to address these all in those given 
years, funding has been distributed over the next 10 years to address these requirements and 
prevent accumulation of any backlog. 

KEY ASSUMPTIONS
This section details the key assumptions made in presenting the information contained in this 
infrastructure and asset management plan and in preparing forecasts of required operating and 
capital expenditure and asset values, depreciation expense and carrying amount estimates. It is 
presented to enable readers to gain an understanding of the levels of confidence in the data behind 
the financial forecasts.
Key assumptions made in this infrastructure and asset management plan are:
• All costs are shown in 2019/20 financial year dollar values. 
• The required renewal expenditure assumes that the community is content with the current levels 
of service across the entire asset category, which is confirmed through the consultation process 
for asset management plans. Should these levels of service be refined through future community 
consultation, it could have a significant impact on the intervention levels used and funding required. 
• Replacement works will be valued based on actual costs of work, the brownfield cost.

George Bolton Swim Centre, Hazelwood Park



[38] City of Burnside Buildings Asset Management Plan 2020-2029 City of Burnside Buildings Asset Management Plan 2020-2029 [39]

PLAN IMPROVEMENT 
AND MONITORING
MONITORING AND REVIEW PROCEDURES
This figures within this infrastructure and asset management plan will be reviewed annually as part 
of Council's long term financial plan review process and amended to recognise any changes in service 
levels, valuations, conditions and/or resources available to provide those services.
The Plan has a life of 4 years and is due for full revision and updating within 2 years of each Council 
election.

IMPROVEMENT PLAN
Council is committed to working to continuously improve the quality and rigour of Asset Management 
practices. The asset management improvement plan generated from this infrastructure and asset 
management plan is shown below.

Item Task Responsible Department Target Date Funded By

1 Import level 2 condition data 
into strategic asset management 
software

Assets and Infrastructure Dec 2019 Internal resources

2 Use strategic asset management 
software to use level 2 condition 
data to confirm forward works plan

Assets and infrastructure Dec 2019 Internal resources

TABLE 8: IMPROVEMENT PLAN

The City of Burnside 
is committed 

to continuously 
improving the quality 

and rigour of asset 
management practices
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GLOSSARY
Term Definition
Annual Required Renewal 
Expenditure (ARRE) 

The amount needed to be spent in a given year to maintain assets 
to their agreed level of service.

Annual service cost (ASC) The Annual Service Cost includes operating, maintenance, 
depreciation, finance/ opportunity and disposal costs, less 
revenue

Asset condition assessment The process of continuous or periodic inspection, assessment, 
measurement and interpretation of the resultant data to indicate 
the condition of a specific asset so as to determine the need for 
preventative or remedial action

Asset group Grouping of assets of a similar nature and use in an entity's 
operations (AASB 166.37)

Asset management The combination of management, financial, economic, 
engineering and other practices applied to physical assets with 
the objective of providing the required level of service in the most 
cost effective manner.

Assets Resources owned by the organisation which have future 
economic value (AAS27.12). 

A

Term Definition
Average annual asset 
consumption (AAAC)

The value of asset base consumed during a year. This may be 
calculated by dividing the Depreciable Amount (DA) by the Useful 
Life and totalled for each and every asset OR by dividing the Fair 
Value (Depreciated Replacement Cost) by the Remaining Life and 
totalled for each and every asset in an asset category or class.

Backlog Refers to renewal work that has not been carried out, which is 
required to bring the condition of the asset up to a standard that 
will enable it to meet agreed service levels.

Brownfield asset values Asset (re)valuation values based on the cost to replace the asset 
including demolition and restoration costs.

Capital expenditure Expenditure which contributes to or results in a physical asset. 
Also referred to as Capital Investment Expenditure.

Capital grants Monies received from another party, which are generally tied to 
the specific projects for which they are granted.

Capital new expenditure Expenditure which creates a new asset that is additional to 
Council’s previous asset complement.

Capital renewal expenditure Expenditure to replace or rehabilitate an existing asset.

Component An individual part of an asset which contributes to the 
composition of the whole and can be separated from or attached 
to an asset or a system

Componentisation The practice of considering the components of a fixed asset 
individually, to account for the fact that these components have 
unique physical and economic lives.

Cost of an asset The amount of cash or cash equivalents paid or the fair value 
given to acquire an asset at the time of its acquisition or 
construction, plus any costs necessary to place the asset into 
service. This includes one-off design and project management 
costs

B

C
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Term Definition
Current replacement cost (CRC) The cost the entity would incur to acquire the asset on the 

reporting date. The cost is measured by reference to the lowest 
cost at which the gross future economic benefits could be 
obtained in the normal course of business or the minimum it 
would cost, to replace the existing asset with a technologically 
modern equivalent new asset with the same economic benefits 
allowing for any differences in the quantity and quality of output 
and in operating costs

Current replacement cost ‘as 
new’ (CRC)

The current cost of replacing the original service potential of an 
existing asset, with a similar modern equivalent asset.

Cyclic maintenance Replacement of higher value components/sub-components of 
assets that is undertaken on a regular cycle. 

Depreciable amount The cost of an asset, or other amount substituted for its cost, less 
its residual value (AASB 116.6)

Depreciated replacement cost 
(DRC)

The current replacement cost (CRC) of an asset less, where 
applicable, accumulated depreciation calculated on the basis 
of such cost to reflect the already consumed or expired future 
economic benefits of the asset

Depreciation / amortisation The systematic allocation of the depreciable amount (service 
potential) of an asset over its useful life

Economic life Refer useful life

Fair value The amount for which an asset could be exchanged, or a liability 
settled, between knowledgeable, willing parties, in an arms-
length transaction

Greenfield asset values Asset (re)valuation values based on the cost to initially acquire the 
asset

Group of assets Refer asset group

Heritage asset An asset with historic, artistic, scientific, technological, 
geographical or environmental qualities that is held and 
maintained principally for its contribution to knowledge and 
culture and this purpose is central to the objectives of the entity 
holding it.

D

E
F

G

H

Term Definition
Infrastructure assets Physical assets of the entity or of another entity that contribute 

to meeting the public's need for access to major economic and 
social facilities and services, eg. roads, drainage, footpaths and 
cycleways. The components of these assets may be separately 
maintained, renewed or replaced individually so that the required 
level and standard of service from the network of assets is 
continuously sustained. Generally the components and hence the 
assets have long lives. They are fixed in place and are often have 
no market value

Level of service The defined service quality for a particular service from an 
asset. Service levels usually relate to quality, quantity, reliability, 
responsiveness, environmental, acceptability and cost.

Maintenance and renewal gap Difference between estimated budgets and projected 
expenditures for maintenance and renewal of assets, totalled 
over a defined time (eg 5, 10 and 15 years)

Maintenance expenditure Recurrent expenditure, which is periodically or regularly required 
as part of the anticipated schedule of works required to ensure 
that the asset achieves its useful life and provides the required 
level of service. 

Modern equivalent asset A structure similar to an existing structure and having the 
equivalent productive capacity, which could be built using modern 
materials, techniques and design. 

Non-revenue generating 
investments

Investments for the provision of goods and services to sustain 
or improve services to the community that are not expected to 
generate any savings or revenue to the Council, eg. parks and 
playgrounds, footpaths, roads and bridges, libraries, etc.

Operating expenditure Expenditure which does not result or contribute to a physical 
asset. 

Planned maintenance Repair work that is identified and managed through a 
maintenance management system (MMS). MMS activities include 
inspection, assessing the condition against failure/breakdown 
criteria/experience, prioritising scheduling, actioning the work 
and reporting what was done to develop a maintenance history 
and improve maintenance and service delivery performance.

Rate of annual asset 
consumption

A measure of average annual consumption of assets (AAAC) 
expressed as a percentage of the depreciable amount (AAAC/DA). 
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Term Definition
Rate of annual asset renewal A measure of the rate at which assets are being renewed per 

annum expressed as a percentage of depreciable amount (capital 
renewal expenditure/DA).

Reactive maintenance Unplanned repair work that carried out in response to service 
requests and management/supervisory directions.

Recoverable amount The higher of an asset's fair value less costs to sell and its value in 
use

Remaining life The time remaining until an asset ceases to provide the required 
service level or economic usefulness.

Renewal Refer capital renewal expenditure

Residual value The net amount which an entity expects to obtain for an asset 
at the end of its useful life after deducting the expected costs of 
disposal

Revenue generating 
investments

Investments for the provision of goods and services to sustain or 
improve services to the community that are expected to generate 
some savings or revenue to offset operating costs, eg public halls 
and theatres, childcare centres, sporting and recreation facilities, 
etc.

Risk management The application of a formal process to the range of possible 
values relating to key factors associated with a risk in order to 
determine the resultant ranges of outcomes and their probability 
of occurrence.

Section or segment A self-contained part or piece of an infrastructure asset.

Strategic plan Documents Council objectives and goals for a specified period 
(3-5 yrs).

Useful life Either:
(a) the period over which an asset is expected to be available for 
use by an entity, or
(b) the number of production or similar units expected to be 
obtained from the asset by the entity.
It is estimated or expected time between placing the asset into 
service and removing it from service, or the estimated period 
of time over which the future economic benefits embodied in a 
depreciable asset, are expected to be consumed by the council.

S

U


