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Welcome

Asset Management Plans are important documents that 
help us to plan and invest wisely to maintain our assets 
and infrastructure so we can continue to deliver valuable 
services for our community now and into the future.

Assets are the foundation stones of the City of 
Holdfast Bay and include the streets we drive on, 
the parks and reserves our family play on, the 
stormwater network we rely on, and the community 
and sporting facilities we enjoy across Holdfast Bay. 

Here we present the Buildings Asset Management 
Plan, which covers 130 buildings across 81 
locations. These buildings provide accommodation 
for Council’s civic, administrative and operational 
functions as well as providing community services, 
such as sporting and recreational activities, surf 
lifesaving clubs, libraries, community centres, 
public toilets, depot and basic storage sheds.

Asset Management Plans provide a snapshot 
of the current and future state of our Council’s 
infrastructure. The plans ensure we maintain and 
renew assets in a cost-effective and sustainable 
manner that meets our community’s expectations. 

Amanda Wilson 
Mayor 
City of Holdfast Bay

In the management of assets, we have to balance 
the service standard expectations of the community 
with the cost of delivering the service. While we 
would all like the highest standard of our assets 
this comes at a cost, the long-term impact of 
which needs to be carefully considered.

Behind the plans is a significant amount of investigation, 
planning and financial modelling to help Council 
staff to maintain our assets cost-effectively. The 
Asset Management Plans also highlight that when 
we build new assets or upgrade assets, we must 
plan for the ongoing maintenance and ultimate 
replacement  of the assets at the end of their life.

I encourage you to have a look at the Asset 
Management Plans and review whether the 
service levels presented here are consistent with 
your vision for the future of Holdfast Bay.
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TRADITIONAL CUSTODIANS

We acknowledge the Kaurna people as the traditional 
custodians of this land. We respect their spiritual 
relationship with the country that has developed over 
thousands of years, and the cultural heritage and beliefs 
that remain important to the Kaurna people today.
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Executive Summary
City of Holdfast Bay owns or is in care and control 
of 130 buildings across 81 locations providing 
accommodation for Council’s civic, administrative 
and operational functions as well as providing 
community services, such as sporting and recreational 
activities, surf lifesaving clubs, libraries, community 
centres, public toilets, depot and basic storage 
sheds. The portfolio also include several buildings 
for commercial and tourism (income generating) 
purposes. The buildings covered by this report have 
a current replacement value of $108 million. 

In February 2019, a Level 2 condition assessment was 
undertaken on the building portfolio by Knowledge 
AMS and modeling completed by Assetic, providing a 
snapshot of the condition of our asset stock to a room 
level, and identifying issues that require remediation. 
Although on average our buildings are in good 
condition, the audit indicated the condition of our 
building stock varied considerably, with some critical 
facilities approaching refurbishment/replacement 
in the short term. The report also highlighted City 
of Holdfast Bay’s reliance on external sources of 
funding and maintenance by lease holders to ensure 
buildings meet our required service standards.

Given constraints in operational budgets, this asset 
plan recommends that City of Holdfast Bay increases 
its building capital expenditure to ensure Levels 
of Service (LoS) can be maintained, and critical 
buildings remain in early-mid life. As external sources 
of funding are received, this will partially offset this 
increased expenditure. The renewal program in this 
AMP is aligned to the building hierarchy to ensure 
high criticality buildings, such as the Brighton Civic 
Centre, are maintained to a high standard. Works are 
grouped into refurbishment and upgrade programs, to 
generate efficiencies of scale, and prevent disruption 
to stakeholders where possible. Moving forward lease 
arrangements should progressively be aligned to 
agreed service levels as outlined in this asset plan. 

Information on functionality, safety and amenity were 
lacking for the building portfolio. These elements 
will form an important part of the replacement 
triggers, complementing the condition data already 
available. These should be audited prior to the next 
Asset Management Plan (AMP) review and fully 
integrated into the forecast renewal program.

Future demand for City of Holdfast Bay’s buildings and 
facilities is rapidly changing with a focus on buildings 
compliance, environmental sustainability, multi-use 
facilities, and gender equity. Several major building 
upgrades are currently, or will soon be, underway: 

 › The Brighton and Glenelg Oval redevelopments 
will replace the majority of the club 
rooms and associated grounds. 

 › An ongoing restoration of the Glenelg Town Hall 
and Bay Discovery Centre will restore much of the 
external fabric of this heritage listed building. 

 › An upcoming feasibility study for combining the 
Brighton Civic Centre into a Community Hub 
potentially will bring forward a renewal/upgrade to 
this facility and the neighbouring Brighton Library. 

The strategic direction of City of Holdfast Bay’s 
property and its AMPs should complement each other. 
Future projects should consider and make reference 
to the service level framework outlined in this asset 
plan, and planned works adjusted accordingly.



CITY OF HOLDFAST BAY  ·  holdfast.sa.gov.au   5CITY OF HOLDFAST BAY  ·  holdfast.sa.gov.au   5



6
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COUNCIL TARGET:  

90–110% 
OVER 5 YEARS

The Asset Renewal Funding Ratio indicates whether 
Council has the financial capability to fund the 
asset management strategy in this 10 year plan.
Over the next 10 years of forecasting, City of Holdfast 
Bay expects to have 100% of the funds required for the 
optimal renewal and replacement of building assets.

100%ASSET RENEWAL 
FUNDING RATIO:

Renewal

10 YEAR RENEWAL EXPENDITURE FORECAST

10 YEAR OPERATION & MAINTENANCE EXPENDITURE FORECAST

Maintenance & Operation cost of existing assets

Maintenance & Operation cost of new assets LTFP Budget

Facility Assessments (DDA, Functionality, Amenity)

$0.2m

$0.4m

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
$0

$0.6m

$0.8m

$1.0m

$1.2m

$1.6m

$1.4m

20/21 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30
$0

$0.5m

$1.0m

$1.5m

$2.0m

$2.5m

$3.0m

$4.0m

$3.5m
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1. Introduction

In accordance with the Local Government Act 1999 
(the Act) and the Strategic Plan (Our Place 2030), the 
Council provides a range of community services to 
the members of the local community and visitors. The 
services include transport services, waste management 
services, environmental services, social and recreational 
services, open space services, stormwater drainage 
services, and coastal and beach management services. 

Under the Act, Council is required to develop and 
adopt an infrastructure and AMP covering a period 
of at least 10 years. In addition, Council is required to 
adopt a long-term financial plan associated with such 
service plans also covering a period of at least 10 
years. There is a direct link between the development 
and implementation of these two plans, with the LTFP 
updated to reflect forecast expenditure as detailed within 
these plans. Variations to the scheduled works within the 
AMP and the LTFP may be adjusted as the need arises.

The primary intent of asset management is to meet 
a required LoS in the most cost-effective way, 
through the creation, acquisition, maintenance, 
operation, rehabilitation, and disposal of assets 
to provide for present and future community 
needs. The Building Asset Management Plan will 
be a living document over the next 3 to 4 years 
complying to all legislative requirements, and 
to communicate funding required to provide the 
required LoS over a 10-year planning period.

This plan aims to align with ISO 55000 (international 
standard for asset management) but does not seek to 
become accredited as an ISO document or process. 
This document aims to align the delivery of asset 
management activities with the organisation’s goals 
and objectives; this process is known as the “line of 
sight” with asset management. This plan also aims to 
create transparency and accountability through all 
aspects of asset management; this process ensures 
that all stakeholders understand their roles and 
responsibilities of achieving the intentions of the plan.

The Building Asset Management Plan works 
in conjunction with the following Council’s 
plans, strategies and policies (Table 1.0):

Plans, Strategies and Policies

Our Place 2030 
Strategic Plan

Open Space and Public 
Realm Strategy 2018–2030

The Annual 
Business Plan

Tourism Plan 2020

Asset Management 
Policy

Youth Action Plan 2018–2033

Long Term 
Financial Plan

Creative Holdfast Arts and 
Culture Strategy 2019–2024

Disposal of Land 
and Assets Policy

Community Land 
Management Plans

Asset Leasing Policy Outdoor Dining Policy

CCTV Policy Holdfast Bay Council State 
of the Assets Report 2019

Table 1.0 Plans, Strategies and Policies
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DEFINITIONS

Asset: A resource controlled by an entity as 
a result of past events and from which future 
economic benefits are expected to flow to 
the entity. This typically includes infrastructure, 
property, buildings, plant and equipment. 

Infrastructure assets: Physical assets 
that contribute to meeting the needs of 
organisations or the need for access to major 
economic and social facilities and services, 
e.g. roads, drainage, footpaths, cycle‐ways, 
stormwater drainage, and buildings.

Level of service: The defined service quality 
for a particular service/activity against which 
service performance may be measured.

Operational: 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. Includes cleaning and minor repairs, 
such as stormwater GPT cleaning, street sweeping, and 
pothole repairs. Includes overheads, such as wages and 
utility costs incurred during operational activities.

Renewal: Provides a program of progressive 
renewal of individual assets. Deteriorating asset 
condition primarily drives renewal needs, with 
increasing maintenance costs also considered.

Acquisition: Provides a program of works to create new assets 
or substantially upgrade existing assets. This is primarily driven by 
community, growth, social and/or environmental needs/desires.
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1.1 LEGISLATION AND RELEVANT ACTS
Council also adheres to and maintains assets in alignment with the following acts:

Legislation Requirements

Building Code of Australia 
(National Construction Code)

Meet requirements for occupation under the approved Building 
Class. Includes provisions for DDA compliance.

Development Act 1993 & 
Development (Residential 
Code) Variation 
Regulations 2016

An Act to provide for planning and regulate development in the State; to 
regulate the use and management of land and buildings, and the design 
and construction of buildings; to make provision for the maintenance and 
conservation of land and buildings where appropriate; and for other purposes.

Disability Discrimination 
Act 1992 

Provides protection for everyone in Australia against discrimination based 
on disability. It encourages everyone to be involved in implementing 
the Act and to share in the overall benefits to the community and the 
economy that flow from participation by the widest range of people.

Environmental Protection Act An Act to provide the protection of the environment; to establish the 
Environment Protection Authority and define its functions and powers; 
and for other purposes. Consideration of this act should be undertaken 
for the provision, development, or management of open space.

Food Act 2001 Sets out standards for food handling.

Heritage Act 1993 and 
Heritage Places Act 1993

The portfolio includes buildings that are State and Locally Heritage 
listed buildings. These Acts set out the responsibilities of the land owner 
to maintain and preserve the heritage value of the buildings.

Liquor Licensing Act 1997 Sets out responsibilities for holders of liquor license.

Local Government Act 1999 Sets out role, purpose, responsibilities, and powers of local governments including 
the preparation of LTFP supported by AMPs for sustainable service delivery.

Planning, Development and 
Infrastructure Act 2016

An Act to provide for matters that are relevant to the use, development and 
management of land and buildings, including by providing a planning system to 
regulate development within the State, rules with respect to the design, construction 
and use of buildings, and other initiatives to facilitate the development of 
infrastructure, facilities and environments that will benefit the community.

Retail & Commercial 
Leases Act 1995

An Act regulating the leasing of certain properties.

SA Public Health Act 2011 An Act to promote and to provide for the protection of the health of the 
public of South Australia and to reduce the incidence of preventable 
illness, injury, and disability; and for other purposes.

Work Health and 
Safety Act 2012

An Act to provide for the health, safety, and welfare of 
persons at work; and for other purposes.

Table 1.1 Building Asset Management Plan Legislative Requirements
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2. Asset Class Information
 BUILDING ASSET CLASS

UTILITY

PUMP HOUSE
Replacement Cost: $48k
Average Condition: Good
Quantity: 1

LOCK PLANT & MOTOR 
ROOM
Replacement Cost: $52k
Average Condition: Good
Quantity: 1

COMMUNITY

COMMUNITY CENTRES
Replacement Cost: $2.8m
Average Condition: Good
Quantity: 4

LIBRARIES
Replacement Cost: $4.9m
Average Condition: Good
Quantity: 2

KINDERGARTEN
Replacement Cost: $1.3m
Average Condition: Good
Quantity: 2

COMMUNITY HALLS 
AND CLUBROOMS
Replacement Cost: $11m
Average Condition: Good
Quantity: 8

CEMETERY SHED
Replacement Cost: $7k
Average Condition: Fair
Quantity: 1
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COMMERCIAL

KIOSK
Replacement Cost: $969k
Average Condition: Fair
Quantity: 1

CARAVAN PARK
Replacement Cost: $4.8m
Average Condition: Good
Quantity: 1

PUBLIC TOILETS
Replacement Cost: $8.3m
Average Condition: Good
Quantity: 36

COUNCIL

GLENELG TOWN HALL
Replacement Cost: $9.4m
Average Condition: Good
Quantity: 1

BRIGHTON CIVIC CENTRE
Replacement Cost: $6.2m
Average Condition: Good
Quantity: 1

STORAGE SHED
Replacement Cost: $96k
Average Condition: Good
Quantity: 1

WORKS DEPOT
Replacement Cost: $4.2m
Average Condition: Fair
Quantity: 1

SPORTING

SURF LIFESAVING CLUB
Replacement Cost: $11.2m
Average Condition: Good
Quantity: 3

SPORT & RECREATIONAL 
FACILITIES
Replacement Cost: $42.8m
Average Condition: Excellent
Quantity: 17
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2.1.1 PHYSICAL PARAMETER

This AMP covers the class of building assets for the 
City of Holdfast Bay. A building asset is defined as 
any construction or structure with fixed and permanent 
foundations or footings, enclosed or part enclosed with 
walls, roofing of rigid and long-lasting materials, with the 
purpose of occupation and/or storage. The value does 
not include the land that the building is located on. There 
are three levels to a building as defined in this AMP; 

 › the building location or site which includes 
all subsidiary structures associated with the 
site such as sheds, cabins, and toilets, 

 › the individual buildings, which accounts 
for separate lease arrangements, and 

 › the asset componentization at a room level.

External structures, such as retaining walls and 
decking, are included as a building component 
if affixed to the building. If not they are 
incorporated into the open space portfolio.

Building assets are divided into categories as 
they provide different roles to the Council and 
community. The assets covered by this Building AMP 
are shown Section 2 and in Table 2.1 below:

Building 
Categories

Number of 
Locations

Number of 
Building 

Structures

Number 
of Asset 

Components

Replacement 
Value

Average 
Condition 

Rating 

Commercial 2 51 729 $5,740,362 2.20

Council 4 4 564 $19,865,331 2.0

Public Toilets 36 36 747 $8,342,056 2.30

Sporting 20 20 1,548 $54,025,208 2.10

Community 17 17 783 $20,046,690 1.90

Utility 2 2 24 $100,514 2.0

Total 81 130 4,395 $108,120,161 2.0

Table 2.1 Building Categories
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2.2 ASSET HIERARCHY 

An asset hierarchy provides a framework for 
structuring data in an information system to assist in the 
collection of data, reporting information and making 
decisions. The hierarchy includes the asset class and 
component used for asset planning and financial 
reporting and service level hierarchy used for service 
planning and delivery. Council’s asset hierarchy and 
associated service levels are detailed in Appendix 1.

Table 2.2 below summarises Council’s service 
levels for each level of hierarchy.

The Building Asset Hierarchy are set out in three levels: 

Hierarchy 
Level

Criticality Description

A High Public facing, high usage 
or those critical to the core 
operations of Council.

B Mid Assets where the consequences 
of failure, resulting in partial or 
complete building closure, are 
not likely to have immediate 
and /or extreme impact on 
Council operations or the 
community (e.g. sporting clubs).

C Low Assets with little to no 
operational impact (e.g. sheds).

Table 2.2 Hierarchy Levels

Each criticality has different service level agreements. 
This framework was produced internally, and as 
part of Council’s Building Asset Improvement 
Plan, community consultation will be undertaken 
upon the next criticality framework review.

Lease agreements should be reviewed and 
realigned with Council’s service levels.
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2.3 ASSET EXPECTED LIFE 

All assets are provided with a baseline straight line 
‘useful life’ value (blue line), used for the purposes 
of life cycle cost planning and accounting for 
asset valuation and depreciation. This straight-line 
depreciation is used in Council’s financial reporting.

The ‘service life’ of building assets differs from the 
standard design life and the useful life, as it also 
accounts for the ongoing maintenance and renewal 
of the asset to maintain a designated technical LoS 
(black line). The setting of service levels will be 
undertaken by Council staff in consultation with the 
community and elected members, to optimise whole 
of life costs for the assets. Service lives also consider 
function and amenity, which may trigger renewal 
before end of physical life of building materials.

As upkeep of the asset is made through the capital 
renewal & maintenance budgets, the condition 
should be maintained at the desired level to ensure 
assets reach their optimal service life (black line). 
If no regular maintenance occurs the potential 
asset life will not be reached (red line). 

Figure 2.3 shows that the deterioration curves, 
red and black, show a true reflection on an 
assets aging profile, as it typically deteriorates 
faster towards the end of it’s life. 

Figure 2.3 Asset Ageing Profile

After determining remaining life using each 
building component’s condition scores, Council 
then grouped forecast works into a series of 
refurbishment and replacement projects. 

For example, if interior paint, flooring, and fixtures all 
occur within a three year period within a particular 
building, then a refurbishment is triggered and all 
refurbishment works within the building are grouped 
together into a single project. This is to generate cost 
efficiencies and reduce disruption to building users. 

Where buildings have complex spaces, or those with 
very different condition profiles such as the Glenelg 
Town Hall, a building-wide refurbishment program was 
not deemed cost-effective and has not been applied. 
These will continue to be maintained through the 
component level defect and maintenance programs.

Services, such as air conditioning or fire systems, 
as well as roofing are considered independent 
of refurbishment and replacement programs 
due to their compliance and safety requirements 
which require a strict replacement cycle.
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2.4 ASSET QUALITY AND 
DISTRIBUTION

The City of Holdfast Bay has a responsibility 
to maintain the appropriate condition of 
building assets as defined by the LoS. 

This includes:

 › Forward works planning – capital 
and maintenance program

 › Overseeing works undertaken

 › Organising of building audits and safety inspection.

Internal inspections of building assets, including 
leased properties, will be undertaken as per 
service levels (Appendix 1). An external condition 
audit of all Building Assets should be completed 
every 4–5 years to maintain an up to date 
database of condition, maintenance, and risks.

Building assets incorporate a 1–5 condition rating score. 
This condition rating standardises all assets for easy 
comparison across the entire portfolio. Each building 
component, as detailed in the Building Asset Hierarchy, 
is given a condition score which in turn form the basis for 
an overall average condition score per building asset.

The condition rating score is described in Table 2.4. 

Condition 
Rating

Condition 
Description

Actions

1 Very Good No action required

2 Good Minor defects only

3 Fair Maintenance 
required to return 
to accepted LoS

4 Poor Consider renewal

5 Very Poor Approaching 
unserviceable

Table 2.4: Condition Assessment System 
(based on International Infrastructure 
Management Manual 2015, IIMM)

This condition rating system is for nonspecific use across 
all building component types. Each building and 
subsequent building component has been provided 
with a full set of condition ratings during building 
audits undertaken in 2019 by Knowledge AMS, with 
deterioration modeling completed by Assetic.
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3. Stakeholders
Key stakeholders in the preparation and implementation of 
this Building Asset Management Plan are shown in Table 3.1.

Key Stakeholders Roles in Asset Management Plan

Residents and 
Ratepayers

 › Ultimate beneficiaries of the AMP process

 › Feedback collected throughout the year

 › Annual satisfaction survey undertaken

Visitor / Tourists  › Regular satisfaction surveys undertaken, and feedback collected

Business Owners; 
Traders; Service 
Providers; Lessees

 › Play a significant role in providing services

 › Feedback is collected through regular consultation

 › Suppliers provide the goods and services to manage the assets and infrastructure

Elected Members, 
Stewardship

 › To act as custodians of community assets

 › To set asset management policy and vision

 › Allocate resources to meet Council objectives in providing services while managing risks

Chief Executive 
Officer/Senior 
Leadership Team

 › To provide leadership and strategic direction 

 › Review Asset Management Policy and Asset Management Strategies

 › To ensure that community needs and the outcomes of service reviews are 
incorporated into asset management planning and Long-Term Financial Plan

 › To ensure that training of Councillors and staff in financial 
and asset management practices is provided

 › To ensure that accurate and reliable information is presented to Council

 › To ensure appropriate delegations and approval processes are followed
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Key Stakeholders Roles in Asset Management Plan

Asset Management 
Leadership Team

 › Facilitate development of Asset Management Plans

 › To oversee the implementation of the Asset Management 
Policy and Asset Management Strategies

 › To oversee the ongoing development and review of 
service plans and asset management plans

 › To ensure that community needs and the outcomes of service 
reviews are incorporated into asset management plans

 › To promote and raise awareness of asset management within the organisation

 › To ensure relevant health and wellbeing, human rights and equity 
principles and strategies are taken into consideration 

 › To develop and implement asset management improvement plan

 › To provide and manage the asset management information system(s)

 › Integrate asset management and financial plans and reporting

Asset Manager(s) 
and Staff

 › To develop and implement maintenance, renewal and capital works programs in accordance 
with the Asset Management Policy, Strategy, Plans, as well as budget allocations.

 › Develop Specific Management Plans (upgrade, renewal, maintenance, operations, disposal)

 › To deliver levels of service to agreed risk and cost standards and expectations

 › To report asset related risk and damage

 › To establish and monitor asset compliance and risk inspection regimes

 › To manage asset condition assessments

 › To provide technical expertise to Asset Management Leadership Team

Table 3.1 Building Asset Management Plan Key Stakeholders
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4. Current and Desired 
Levels of Service (LoS)
Levels of Service or objectives and the way these are 
benchmarked and measured annually and quarterly, 
are the single biggest point of difference between 
previous AMPs and ISO 55000 standard plans. By its 
very definition ISO 55000 is measurable and definable 
outcome that typifies an outcome-based paradigm.

The International Infrastructure Management Manual 
describes Levels of Service (LoS) as ‘defined service 
quality for an activity or service area against 
which service performance may be measured’.

The City of Holdfast Bay have three 
defined levels of service:

 › Customer (Community) LoS

 › Technical Level of Service

 › Operational Level of Service

Customer (Community) Level of Service

Strategic Goal(s) Performance 
Measure

Level of Service 
Objective

Performance 
Measure

KPI

Culture: Supporting 
excellent, efficient 
operations

Quality Building/facilities 
are attractive, clean 
and damage free.

Quality of Life 
Community Survey.

7 or above – 
Community 
satisfaction

Culture: Supporting 
excellent, efficient 
operations

Function/Capacity Ability for the asset 
to meet the service 
program delivery 
needs – ‘fit for purpose’.

Quality of Life 
Community Survey. 

7 or above – 
Community 
satisfaction

Culture: Supporting 
excellent, efficient 
operations

Function/Capacity Ability for the asset 
to meet the service 
program delivery 
needs – ‘fit for purpose’.

Strategic Property 
Review Findings.

Delivery of 
Strategic Property 
Review Actions 

– Target 70%

Placemaking: 
Creating lively 
and safe places

Safety Facilities are free 
from hazards and 
accessible to all groups.

Number of incident/
injury reports.

0 report per year

Culture: Being 
financially 
accountable

Cost Effectiveness Provide services in a 
cost-effective manner.

Quality of Life 
Community 
Survey on the cost 
effectiveness of 
building services.

 Above 7.0

Culture: Supporting 
excellent, efficient 
operations

Responsiveness Provide services 
with determined 
response time.

Time taken to 
respond to request 
are better than our 
service level targets.

Above 95%
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Technical Level of Service

Strategic Goal(s) Performance 
Measure

Level of Service 
Objective

Performance 
Measure

KPI

Culture: Supporting 
excellent, efficient 
operations

Condition Appropriate 
maintenance works 
and regular condition 
assessment.

Maintenance and 
inspection better 
than our service 
level targets.

Above 95%

Placemaking: 
Creating lively 
and safe places

Placemaking: 
Developing 
walkable, connected 
neighbourhoods

Function/
Accessibility

Planned maintenance 
to support building 
functionality.

Time taken to 
respond to request 
are better than our 
service level targets.

Above 95%

Placemaking: 
Creating lively 
and safe places

Safety Provide safe 
suitable facilities 
free from hazards.

Ave. no. of safety 
defects per asset.

Legislative 
compliance testing.

Equal to or 
exceeding agreed 
service level targets

Culture: Being 
financially 
accountable 

Culture: Supporting 
excellent, efficient 
operations

Cost Effectiveness Provide service in a 
cost-effective manner.

Asset Renewal 
Funding Ratio

100%

Environment: Building 
an environmentally 
resilient city

Environmental Environmental 
Strategy.

Projects consider 
environmental 
outcomes and 
options.

100% 
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Operational Level of Service

Respond Examples KPI

Reactive Maintenance

Respond 1: 
Emergency response 

 › During normal working 
hours – attendance 
within 1 hour

 › Outside normal working 
hours – attendance 
within 2 hours

 › Unless otherwise 
addressed in lease 
agreement

 › Or close building

 › Risk of life or substantial damage to property

 › Smell of gas

 › Major water leak resulting in flood 
and immediate danger to the structure, 
services or fixtures/fittings

 › Major loss of power

 › Smell of burning (electrical)

 › Major structural damage, such as ceiling collapse

 › Main drain blockage

 › Total loss of heating in building

 › Lighting fault on staircases, landings, 
vertical transport, and areas likely to 
be a Health and Safety Issue

 › Water penetration into electrical 
fittings that poses a safety hazard

 › Attend 95% of Priority 1 tasks 
within the target attend time

 › Complete 85% of Priority 1 tasks 
within the target completion 
time (subject to access, parts 
and materials being available, 
otherwise ‘make-safe’ or 
undertake ‘temporary repairs’)

Respond 2: 
Response within 
48 hours

 › During normal hours 
where feasible

 › Unless otherwise 
addressed in lease 
agreement

 › Or close building

 › Lighting tube/bulb failures

 › Partial loss of heating

 › Loss of hot water

 › Loss of drinking water

 › Partial loss of power to room or area

 › Overflow pipe discharging

 › Blocked drains (excluding main drainage)

 › Fault on external doors and windows 
that may compromise security

 › Faults on internal doors that 
may compromise security

 › Water penetration into electrical fittings 
that doesn’t pose a safety hazard

 › Major loss of water from faulty 
taps or shower heads

 › Broken WC seat

 › Attend 95% of Priority 2 tasks 
within the target attend time

 › Complete 85% of Priority 2 tasks 
within the target completion
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Respond Examples KPI

Reactive Maintenance

Respond 3: 
Respond and fix within 
10 working days

 › Unless otherwise 
addressed in lease 
agreement

 › Minor heating system leak

 › Minor internal plumbing leak

 › Minor loss of water from faulty 
taps or shower heads

 › Flickering lights

 › Loss of power to individual lights

 › Major cooker, washing machine or fridge faults

 › Internal lock faults

 › Roof leaks

 › Emergency light faults

 › Bathroom extractor fan faults

 › Replace shower hose or head

 › Minor joinery repairs

 › Window faults not compromising security

 › Minor fridge faults

 › Attend 95% of these tasks 
within the target attend time

 › Complete 90% of these tasks 
within the target completion time 

Respond 4: 
Respond and fix within 
30 working days

 › Replace sanitary fittings

 › Making good holes in walls and 
ceilings or plaster repairs

 › Minor joinery repairs non-urgent

 › Repairs to room furniture

 › Attend 95% of these tasks within 
the target completion time 

 › Complete 95% of these tasks 
within the target completion time

Long Term Maintenance

Respond 5: 
Programmed works

 › Fixed by agreed 
date, requires new 
initiative bid (NIB), 
service improvement

 › Any work not fully in the above categories where 
completion date is pre-arranged with clients

 › Fixing of shelving, notice 
boards, white boards, etc

 › Manufacture of items for departments not 
regarded as maintenance related (subject 
to appropriate funding being available)

 › Refurbishment, upgrade of facilities or services 
that requires additional funding approval

 › Specific key performance 
indicators and/or milestones 
to be agreed on a 
project-by-project basis

 › Respond to customers 
within 5 business days
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5. Future Demand
Over time, the community’s demand for the services 
that the City provides changes. The reason for change 
can be varied, but some of the common drivers are 
population, demographics, technology, environmental, 
economics and political. Naturally as service demand 
changes, the City’s assets may also need to change.

Current Position Demand 
Forecast

Demand Impact Demand 
Management Plan

Impact on Assets

Population increase:

 › Total estimated 
population: 
37,032.

Planned to 
accommodate for 
40,313 by 2031.

Increased demand for 
social infrastructure 
assets such as libraries, 
recreational, and 
community facilities.

Regular Strategic 
Property Review and 
Implement actions.

Increased operational, 
maintenance and 
renewal costs.

Changing 
demographics:  

 › City of Holdfast 
Bay’s Median 
Age is 46 years.

Growth in aging 
population.

Increased demand for 
facilities more suitable 
for the elderly people.

Audit DDA, maintaining 
assets in line with 
changing Building 
Codes and Australian 
Standards.

Increased DDA and 
aged care options.

Changing consumer 
preferences.

All sports clubs 
have access 
to a building.

Potential consolidation 
of building assets 
and possible move 
toward shared mixed-
use buildings for 
clubs and community 
groups. Increasing 
female participation 
in sport requiring 
redevelopment of 
existing or development 
of new change facilities.

Consult with 
stakeholder on 
preferred amenities 
once a renewal or 
upgrade pending 
(see Buildings Life 
cycle Plan).

Changes to building 
requirements i.e. 
female/child friendly 
changing rooms. 

Disability friendly 
change facilities. 

Technology change:

 › Global trend 
towards smart 
cities creating 
simplified services 
through smart 
technology.

Growing 
expectation 
to implement 
digital service 
improvements.

Council must adapt to 
the changing way the 
community operates, 
think and plan.

Align new or building 
upgrades with strategic 
plans and corporate 
values, exploring new 
emerging technologies 
during design and 
procurement.

Buildings powered 
using solar 
panels connect to 
battery storage.
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Current Position Demand 
Forecast

Demand Impact Demand 
Management Plan

Impact on Assets

Climate Change Reducing the 
carbon footprint 
and increase the 
use of renewable 
energy.

Reduce the operational 
costs to facilities.

Council to implement its 
environmental strategy.

Installation of 
battery storage 
and solar panels.

Brighton Civic 
Centre

Council to 
undertake 
a Feasibility 
Study for the 
redevelopment 
of Brighton Civic 
Centre as a 
community hub.

Has the potential to 
change how Council 
delivers its community 
and civic services, along 
with significant changes 
to Civic Centre precinct. 

Council to consider the 
Feasibility Study and 
allocate appropriate 
budget if approved.

Changes in the 
location and 
nature of Councils 
civic and depot.

Glenelg Oval Glenelg Oval 
Masterplan 
Delivery.

Realign the ageing assets 
with the services that are 
required by the sporting 
bodies into the future.

Council to review 
and implement 
subsequent stages.

New and upgraded 
facilities, that better 
meet the needs of 
the community.

Leased Facilities Community 
Leasing Policy 
Impact.

Will place more 
responsibility for 
maintenance and 
monitoring on 
Council, and has the 
potential to require 
the tenants to have a 
rigorous and defined 
maintenance program.

Review budget 
and strategies for 
maintenance and 
operations to support 
this demand.

Improved 
management 
of assets.

Table 5.1 Future Demands
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6. Life Cycle Planning/Strategies
The life cycle management plan details how 
the City of Holdfast Bay plans to manage 
and operate the assets at the agreed levels of 
service while managing the assets life cycle.

The assets covered by this Building Asset Management 
Plan is shown in Section 2, Asset Class Information. 
The City’s building assets are on average in good 
condition. However, the condition of our building 
stock varies considerably, with some critical facilities 
approaching refurbishment /replacement in the 
short term. City of Holdfast Bay Council also has 
a reliance on external sources of funding and 
maintenance by lease holders to prevent buildings 
falling below required service standards.

This section presents an analysis of Council’s 
available building assets information and the 
life cycle management plans covering the 4 key 
work activities to manage building assets.

 › Routine Maintenance – 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.

 › Capital Renewal/Replacement – 
Provides a program of progressive renewal of 
individual assets. Deteriorating asset condition 
primarily drives renewal needs, with increasing 
maintenance costs also considered.

 › Decommission – Any activity associated 
with the disposal of a decommissioned asset 
including sale, demolition or relocation. Any 
costs or revenue gained from asset disposals 
is included in the long-term financial plan.

 › Creation/Acquisition – Provides a program of 
works to create new assets or substantially upgrade 
existing assets. This is primarily driven by community, 
growth, social and/or environmental needs/desires.

Variability of these stages also exists within different 
building categories, as building function may influence 
the renewal versus replacement strategies.

Lease holder maintenance, in some circumstances, 
has over time proven to be below Council’s service 
standards as outlined in this plan. This has led to 
increased maintenance and or reduced service 
life. The life cycle implications of activities outside 
of council’s service standard model should be 
carefully considered and accounted for. 

The major stages can be further divided into specific 
processes as listed in Figure 6.1. In each stage of 
the life cycle, varying events will trigger the need to 
begin the next phase of the cycle. Further details on 
the processes of these life cycle stages for building 
assets is provided in the following sections.

6.1 OPERATIONS & 
MAINTENANCE PLAN 

Operations include regular activities to provide 
services. Examples of typical operational activities 
include cleaning and monitoring security systems.

Maintenance include all actions necessary for 
retaining an asset as near as practicable to an 
appropriate service condition including regular ongoing 
day-to-day work necessary to keep assets operating.

Examples of typical maintenance activities include:

 › Fixing up broken windows

 › Malfunctioning CCTV

 › Lighting

 › Plumbing.
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CREATION/
ACQUISITION

TRIGGER

DISPOSAL

REQUIREMENTS/
SPECIFICATION

REPLACEDECOMMISSION

COMMISSIONING

ROUTINE 
MAINTENANCE

CAPITAL 
RENEWAL/
REPLACEMENT

DECOMMISSION

OPERATE

MAINTAIN

MONITOR

UPGRADE/MODIFY

DESIGN/
PROCUREMENT

CONSTRUCTION

Figure 6.1 Life Cycle 
Management Plan

Maintenance is classified as: 

 › Reactive Maintenance

Reactive maintenance is unplanned repair work 
carried out in response to service request and 
management directions. Council’s buildings and 
facilities team organises most of the unplanned 
repair works. These works are initiated from an 
external or internal Customer Service Request, and 
managed through a Buildings Management System.

 › Planned Maintenance

Planned maintenance, such as gutter cleaning, 
is repair work that is identified and managed 
through an Building Management System. 
These activities include inspection, condition 
assessment and reporting what was done to 
develop a maintenance history and improve 
maintenance and service delivery performance.

 › Specific Maintenance

Specific maintenance is replacement of higher 
value components/sub-components of assets 
that are undertaken on a regular cycle including 
repainting and replacing air conditioning units. This 
work falls below the capital/maintenance threshold 
but may require a specific budget allocation. 

The aim under this Building AMP is to improve 
the planned and specific operations and 
maintenance portion of the maintenance work 
in order to reduce the service interruptions, 
reactive maintenance works to extend the useful 
lives and improve the condition of the asset.

As the years progress, the maintenance budget is 
projected to increase due to inflation and an asset 
portfolio growing in size, complexity and age.
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6.2 RENEWAL PLAN

Renewal is major capital work which does not 
significantly alter the original service provided by the 
asset, but restores, rehabilitates, replaces, or renews 
an existing asset to its original service potential. Work 
over and above restoring an asset to original service 
potential is considered to be an acquisition resulting in 
additional future operations and maintenance costs.

Assets requiring renewal are identified using the asset 
register data to project the renewal costs (current 
replacement cost) and renewal timing (acquisition year 
plus updated useful life to determine the renewal year).

In the 10-year Forecast Renewal Program Council will:

 › Refurbish 47 Buildings

 › Replace/Upgrade/Decommission 29 
Buildings (largely caravan park).

For a full summary of forecast renewals 
per building see Appendix 2.

6.2.1 RENEWAL RANKING CRITERIA

Asset renewal is typically undertaken to either:

 › Ensure the reliability of the existing infrastructure to 
deliver the service it was constructed to facilitate, or

 › To ensure the infrastructure is of sufficient 
quality to meet the service requirements.

It is possible to prioritise renewals by 
identifying assets or asset groups that:

 › Have a high consequence of failure;

 › Have high use and subsequent impact 
on users would be significant,

 › Have higher than expected operational 
or maintenance costs, and

 › Have potential to reduce life cycle costs by 
replacement with a modern equivalent asset 
that would provide the equivalent service. 

The ranking criteria used to determine priority of 
identified renewal proposals are detailed in Table 6.1.

Criteria Weighting

Service Level Hierarchy 
(High, Med, Low)

50%

Risk rating: Social, political, 
environmental implications of failure 

25%

Potential to reduce life cycle costs by 
replacement with a modern equivalent 

25%

Total 100%

Table 6.1 Renewal Priority Ranking Criteria
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6.3 ACQUISITION PLAN

Acquisitions are new assets that did not previously exist 
or works which will upgrade or improve an existing 
asset beyond its existing capacity. They may result from 
growth, demand, social or environmental needs. Assets 
may also be donated to the City of Holdfast Bay. 

6.3.1 SELECTION CRITERIA

Proposed upgrade of existing assets, and new 
assets, are identified from various sources such 
as community requests, proposals identified by 
strategic plans or partnerships with others. Potential 
upgrade and new works should be reviewed to 
verify that they are essential to the entities needs. 

When Council commits to new assets, they must be 
prepared to fund future operations, maintenance, 
and renewal costs. They must also account for 
future depreciation when reviewing long term 
sustainability. This is outlined in City of Holdfast 
Bay’s Asset Management Policy (Section 3.3.3).

Major upgrade projects forecast in 
the next 10 years include: 

 › Glenelg Oval Redevelopment

 › Brighton Caravan Park Stage 2

 › Glenelg Town Hall Refurbishment.

The full table of projected acquisition projects for 
the next 10 years is displayed in Appendix 2.

Only the upgrade portion of the project is 
included in the estimated amount. 

6.4 DISPOSAL PLAN

Disposal includes any activity associated with the 
disposal of a decommissioned asset including 
sale, demolition or relocation. Council Disposal 
of Assets Policy outlines this process.

In 2022, Council plans to dispose of the Brighton 
Oval Toilet Block for an estimated cost of $2,000.
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7. Financial Summary
This section contains the financial requirements 
resulting from all the information presented in the 
previous sections of this AMP. The financial projections 
will be improved as further information becomes 
available with the introduction of a new strategic 
asset management modelling system in future AMPs, 
on desired LoS and current and projected future 
asset performance. All costs are shown in current 
(2020) dollar values and do not include inflation.

7.1 ASSET VALUATIONS

Valuations are undertaken in alignment with 
Australian Accounting Standard ‘AASB13 Fair 
Value’. These valuations are required every three 
to five years, with an independent audit required 
every five years. Valuations are undertaken to 
satisfy the financial reporting requirements and 
to understand the cost to replace assets. 

The valuation of Council’s building assets was last 
valued in 2019 by Assetic. Table 7.1.1 displays 
the building valuation in its asset categories.

Asset 
Category

Current 
Replacement Cost

Accumulated 
Depreciation

Commercial $5,740,362 $3,062,219

Community $20,046,690 $10,748,190

Council $19,865,331 $11,146,943

Public Toilet $8,342,056 $4,997,007

Sporting $54,025,208 $25,855,904

Utility $100,514 $36,849

TOTAL $108,120,161 $55,847,112

Table 7.1.1 Valuation of Building 
Assets – by Asset Category

Note, this includes the three new 
clubrooms at Brighton Oval.

7.2 MAINTENANCE AND 
OPERATIONS TRENDS  
AND FORECASTS 

Figure 7.2.1 displays the maintenance trend 
of City of Holdfast Bay’s building assets.

Maintenance expenditure has previously been set 
based on historical expenditure. These historical 
budgets are forecast to be adequate if:

 › proposed increased capital expenditure, as 
outlined in this plan, is adopted, and 

 › building operational service levels are 
adhered to, including by lease holders. 

It is noted that there is likely to be a gap between 
leased maintenance activities and Council’s 
service levels as outlined in this plan. The extent 
of this gap is yet unknown. This gap should be 
reviewed and accounted for in discussion with 
the relevant leasee. It is recommended this is 
reviewed prior to next budget allocation.

If, following review, maintenance and operational 
budget allocations for a particular facility are insufficient 
to meet required LoS, either the budget will need to be 
increased or the LoS should be lowered to a different 
tier – for example a Level A to a Level B community 
building. This should be done with consideration 
for service consequences and risks as identified 
in this AMP and the facility management plan.

Figure 7.2.1 Buildings Maintenance and 
Operations Expenditure Trend

OperationsMaintenance

2019 2020 20212018
$0

$0.3m

$0.6m

$0.9m

$1.5m

$1.2m

$826,576 $839,525
$782,752

$843,763

$491,629 $499,330 $465,563 $501,850
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7.3 FUTURE OPERATIONS AND 
MAINTENANCE FORECAST

The operation and maintenance costs on Council’s 
building assets are forecast to increase by $1,141,570 
(cumulative total) over the next 10 years, with an:

 › Additional maintenance cost of $821,570 is 
required for newly acquired assets (included in 
LTFP Budget). This is largely due to the Glenelg 
Town Hall and Glenelg Oval Upgrade projects.

 › Additional $320,000 of operational costs is 
required to action risks identified in the Risk 
Management Plan as well as improvement 
items outlined in the Improvement Plan (not 
included in LTFP budget). Specifically, facility 
safety and DDA compliance audits.

It is anticipated this is a minimum estimate, as it 
assumes no further upgrades beyond those already 
approved by Council. This should be adjusted using 
the forecast life cycle costs estimates, as upgrade 
projects are designed and approved. Decommissioning 
of low use assets may partially offset this additional 
expenditure, and should also be accounted for.

7.4 FUTURE RENEWAL 
FORECAST

Forecast renewal costs are projected to increase 
over time if the asset stock increases. 

The forecast renewal costs are consistent with the 
planned renewal budget as Council has committed 
to adopting the renewals as detailed in the AMP. An 
averaged budget has not been used due to the inclusion 
of building specific refurbishment and renewal programs 
that require full funding allocation per program. 
Any changes to the planned budget will require 
consideration of the impact on these bundled works.

Council’s LTFP renewal forecast for the next 10 years is 
$20,362,522 and this projection is shown in Figure 7.4.



CITY OF HOLDFAST BAY  ·  holdfast.sa.gov.au   35

10 YEAR OPERATION & MAINTENANCE EXPENDITURE FORECAST

Figure 7.3 Operations and Maintenance Summary

Figure 7.4 10 Year Renewal Forecast

Maintenance & Operation cost of existing assets

Maintenance & Operation cost of new assets LTFP Budget

Facility Assessments (DDA, Functionality, Amenity)

10 YEAR RENEWAL EXPENDITURE FORECAST
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7.5 FUTURE ACQUISITION 
FORECAST

Future demand for City of Holdfast Bay’s buildings and 
facilities is rapidly changing with a focus on buildings 
compliance, environmental sustainability, multi-use 
facilities, and gender equity. Several major building 
upgrades are currently, or will soon be, underway: 

 › Glenelg Oval redevelopments will replace the 
majority of the club rooms and associated grounds.

 › An ongoing restoration of the Glenelg Town Hall 
and Bay Discovery Center will restore much of the 
external fabric of this heritage listed building. 

 › An upcoming feasibility study for combining the 
Brighton Civic Centre into a Community Hub 
potentially will bring forward a renewal/upgrade to 
this facility and the neighbouring Brighton Library. 

 › This includes $200,000 over five years for 
capital works resulting from facility specific 
safety and DDA compliance audits.

The strategic direction of City of Holdfast Bay’s 
property and its AMPs should complement each other. 
Future projects should consider and make reference 
to the service level framework outlined in this asset 
plan, and planned works adjusted accordingly. 

The full table of projected acquisition projects for the next 
10 years is displayed in Appendix 2. Only the upgrade 
portion of the project is included in the estimated amount.

7.6 ASSUMPTIONS

The following key assumptions were 
applied in this financial forecast:

 › Remaining life based renewal program

 › Refurbishment program is included 

 › Replacement is like-for-like except where 
upgrade has been approved by Council

 › Only upgrades approved by Council 
have been included.

7.7 DATA CONFIDENCE

The expenditure and valuations projections in this 
AMP are based on best available data. Currency 
and accuracy of data is critical to effective asset and 
financial management. Data confidence is classified as 
‘C – Uncertain’ based on the IPWEA data confidence 
scale. Data based on sound records, procedures, 
investigations, and analysis which is incomplete 
or unsupported, or extrapolated from a limited 
sample for which grade A or B data are available. 
Dataset is substantially complete but up to 50% is 
extrapolated data and accuracy estimated ±25%.

See Appendix 3 for data confidence grading system.
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Figure 7.5.1 10 Year Acquisition Forecast

10 YEAR ACQUISITION FORECAST

Acquisition (Total Projected Cost) Facility Assessments and  
Safety / Compliance Works
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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.

High and Very High Risks that have been identified are:

 › Compliance with legislative and Australian Standards 
requirements, including DDA, is a critical item. Whilst 
some assessments have been completed for high 
criticality buildings, there is still further auditing 
required across medium and low criticality sites. 

 › Efficient and proactive maintenance is a key 
to a well-managed buildings portfolio. Whilst 
Council completes regular maintenance on its 
facilities, there is concern the current maintenance 
program funding is not sufficient for the service 
levels outlined in this plan. A review prior to the 
next budget allocation, is recommended.

 › There is a risk Council will be unable to fund 
required capital and maintenance. Prioritisation of 
key works and whole-of-life consideration during 
new initiative processes will help mitigate this risk.

 › Loss of Key Staff.

 › Political Changes – Change in Executive Staff 
or Council may delay or alter works delivered.

 › This AMP has been based on new data and a new 
approach to modelling, which incorporates defects as 
well as refurbishment programs. There remains a risk 
in adopting this new approach until the results have 
been reviewed annually, including site inspections.

A risk treatment action has been included in the 
forecast costs for this asset plan, and in some 
cases is already underway. For a full list of 
risks and treatment plans see Appendix 4.

8. Risk 
Management
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9. Plan Improvement 
and Monitoring
9.1 MONITORING AND 
REVIEWING

The Building Asset Management Plan is not a one-off 
document but part of the Council’s business planning 
process. For this reason, it is necessary to review and 
update any key assumptions, strategic change or 
budget decision that may affect the planned service 
levels and future expenditure requirements. To keep 
this AMP current, Council will schedule the plan 
review into its strategic and annual planning and 
budget processes. This AMP has a life of 4 years.

9.2 IMPROVEMENT PLAN

Improvement items that form a part of Council’s 
ongoing business as usual improvements include:

 › Continue to refine asset register – review useful 
lives and unit rates used for valuation purposes 

 › Generate project based rolling works program 
spanning 3 to 5 years for building assets 
based on detailed visual inspection

 › Ensure Maintenance Standards and 
Plan align with agreed LoS 

 › Ensure appropriate budget lines to 
capture maintenance expenditures

 › Ensure building inspections program 
aligns with agreed LoS.

Specific Business Improvement Actions that will 
be a focus for the next three years include:

 › Undertake annual safety inspection program 
on all buildings as per service levels

 › Establish Facilities Management Plans for 
complex, heritage listed, or high-risk sites 

 › Implement clear maintenance and capital 
replacement responsibilities in lease agreements 
that align with building hierarchy service 
standards. Where service levels are unachievable 
account for the anticipated life cycle costs

 › Work towards adopting a life cycle 
approach to depreciation

 › Aligned works program to asset hierarchy service 
levels to ensure buildings essential to core business 
are maintained to their required level. Implement 
Building Maintenance System to facilitate this

 › Audit functionality, safety and amenity for key 
buildings and integrate service levels and forecast 
works. Include DDA compliance assessment for 
all buildings accessible by the community

 › Complete strategic property review and 
integrate with asset planning.

All improvement actions have been included 
in the forecast costs for this asset plan, and in 
some cases are already underway. For a full 
list of improvement items see Appendix 5.
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Appendix 1
Building Service Levels
Hierarchy Purpose Maintenance & operations Renewal Thresholds

A – Community* Category A Community 
building catering for 
residents and visitors 
at a neighbourhood or 
metropolitan level. 

Buildings are well 
developed with extensive 
and varied facilities.

These assets are maintained at 
a high standard with quarterly 
inspections and maintenance 
and weekly cleaning.

 › Overall Condition rating is 
no lower than 3.5 (average)

 › A refurbishment or 
replacement has 
been triggered+

 › Safety is compromised

 › Functionality and amenity 
is below required levels

A – Sporting* Category A Sporting building 
catering for residents and 
visitors at a neighbourhood 
or metropolitan level. 

Buildings are well 
developed with extensive 
and varied facilities. 

These assets are maintained at 
a high standard with quarterly 
inspections and maintenance 
and weekly cleaning.

A – Council Category A Council building 
catering for a large number 
of Council Staff, who are 
undertaking activities critical 
to core business processes. 

Buildings are well 
developed with extensive 
and varied facilities.

These assets are maintained at 
a high standard with quarterly 
inspections and maintenance 
and weekly cleaning.

A – Commercial* Category A Commercial 
building catering for 
residents and visitors 
at a neighbourhood or 
metropolitan level. 

Buildings are well developed 
with facilities suited to a 
particular commercial activity. 

Buildings are well 
developed with extensive 
and varied facilities.

These assets are maintained 
at a high standard with 
quarterly inspections and 
maintenance and a high 
standard of cleaning aligned 
with utilization and function 
of the building (may be 
tenants responsibility).
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Hierarchy Purpose Maintenance & operations Renewal Thresholds

B – Community* Category B Community 
building catering for residents 
and visitors at a local level. 

Buildings are reasonably 
well developed with facilities 
suited to a particular 
group or activity.

These assets are maintained 
at a moderate standard 
with annual inspections 
and maintenance and 
weekly cleaning.

 › Overall Condition rating is 
no lower than 4 (poor)

 › A refurbishment or 
replacement has 
been triggered+ 

 › Safety is compromised

 › Functionality and amenity 
is below required levelsB – Sporting* Category B Sporting building 

catering for residents and 
visitors at a local level. 

Buildings are reasonably 
well developed with facilities 
suited to a particular sport.

These assets are maintained 
at a moderate standard 
with annual inspections 
and maintenance and 
weekly cleaning.

B – Council Category B Council building 
catering for a large number 
of Council Staff, who are 
undertaking activities related 
to core and subsidiary 
business processes. 

Buildings are reasonably 
well developed with facilities 
suited to business activity.

These assets are maintained 
at a moderate standard 
with annual inspections 
and maintenance and 
weekly cleaning.

B – Commercial* Category B Commercial 
building catering for residents 
and visitors at a local level. 

Buildings are reasonably 
well developed with facilities 
suited to a particular 
commercial activity.

These assets are maintained 
at a moderate standard 
with annual inspections and 
maintenance and cleaning 
aligned with utilization and 
function of the building (may 
be tenants responsibility).

B – Public Toilets* Category B Public Toilets 
building catering for 
residents and visitors 
at a neighbourhood or 
metropolitan level. 

Buildings are reasonably 
well developed with 
facilities compliant with 
legislative requirements.

These assets are maintained 
at a moderate standard with 
monthly inspections and 
maintenance and cleaning 
aligned with toilet utilisation 
(include auto-cleaning).
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Building Service Levels (cont.)
Hierarchy Purpose Maintenance & operations Renewal Thresholds

C – Community* Category C Community 
building. A subsidiary 
building, often supporting a 
larger community complex. 

Buildings are functional 
with facilities compliant with 
legislative requirements.

These assets are maintained 
at a safe standard with 
inspections, maintenance, 
and cleaning as required.

 › Overall Condition 
rating is no lower than 
4.5 (very poor) 

 › A refurbishment or 
replacement has 
been triggered+ 

 › Safety is compromised

 › Functionality and amenity 
is below required levels

C – Sporting* Category C Sporting 
building. A subsidiary 
building, often supporting a 
larger sporting complex. 

Buildings are functional 
with facilities compliant with 
legislative requirements.

These assets are maintained 
at a safe standard with 
inspections, maintenance, 
and cleaning as required.

C – Council Category C Council building 
catering for a small number 
of Council Staff, who 
are undertaking specific 
business processes. 

Buildings are functional 
with facilities suited to a 
specific business activity.

These assets are maintained 
at a safe standard with 
inspections, maintenance, 
and cleaning as required.
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Hierarchy Purpose Maintenance & operations Renewal Thresholds

C – Commercial* Category C Commercial 
building catering for residents 
and visitors at a local level. 

Buildings are functional with 
facilities suited to a particular 
commercial activity.

These assets are maintained 
at a safe standard with 
annual inspections and 
maintenance and cleaning 
aligned with utilization and 
function of the building (may 
be tenants responsibility).

 › Overall Condition 
rating is no lower than 
4.5 (very poor) 

 › A refurbishment or 
replacement has 
been triggered+ 

 › Safety is compromised

 › Functionality and amenity 
is below required levels

C – Public Toilet* Category C Public Toilets 
building catering for residents 
and visitors at a local level. 

Buildings are functional 
with facilities compliant with 
legislative requirements.

These assets are maintained 
at a safe standard with 
monthly inspections and 
maintenance and cleaning 
aligned with toilet utilisation 
(include auto-cleaning).

C – Utility* Category C Utility building 
catering for local residents 
and council employees. 

Buildings are functional 
with facilities compliant with 
legislative requirements.

These assets are maintained 
at a safe standard with 
inspections, maintenance, 
and cleaning as required.

* Unless otherwise negotiated in a lease agreement.

+ Table 2 3 Asset Ageing Profile
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Appendix 3
Data Confidence Grading System
Confidence Level Description

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

B – Reliable Data based on sound records, procedures, investigations and analysis, documented 
properly but has minor shortcomings, e.g. some of the data is old, some 
documentation is missing and/or reliance is placed on unconfirmed reports or 
some extrapolation. Dataset is complete and estimated to be accurate ±10%.

C - Uncertain Data based on sound records, procedures, investigations and analysis 
which is incomplete or unsupported, or extrapolated from a limited sample 
for which grade A or B data are available. Dataset is substantially complete 
but u to 50% is extrapolated data and accuracy estimated ±25%.

D - Very Uncertain Data is based on unconfirmed verbal reports and/or cursory inspections and analysis. Dataset 
may not be fully complete, and most data is estimated or extrapolated. Accuracy ±40%.

E – Unknown None or very little data held.



58

Appendix 4
Building Risks
Service or 
Asset at Risk

What can Happen Risk 
Rating

Risk Treatment 
Plan

Responsibility Completion 
Date

Coastal 
Buildings

Sea level rise. Moderate Continue coastal 
adaptation planning, 
which will include 
hazard identification 
and assessment.

Implement high and 
very high risk findings 
of Coastal Protection 
Infrastructure 
Assessment 2020.

Asset Manager(s) 
and Staff

2022 
 
 
 

2025

Buildings and 
Facilities

Compliance with 
legislative and 
Australian Standards 
requirements, 
including DDA.

High Complete DDA 
compliance audit of 
all key buildings.

Asset Manager(s) 
and Staff

2025

Buildings and 
Facilities

Maintenance program 
funding insufficient to 
meet service standards.

High Implement Buildings 
Management System

Negotiate lease 
agreements as 
leases are renewed 
or created. Ensure 
these are consistent 
with Council policy 
and maintenance 
templates. 

Facility management 
plans for all 
complex and high 
risk buildings.

Asset Manager(s) 
and Staff

2023 

2023 
 
 
 
 
 
 

2022

Moderate Implement 
Operational Service 
Levels in this AMP 

Asset Manager(s) 
and Staff

2023

Buildings and 
Facilities

Loss of key staff. High Develop succession 
plans.

CEO/ Senior 
Leadership Team

2022
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Service or 
Asset at Risk

What can Happen Risk 
Rating

Risk Treatment 
Plan

Responsibility Completion 
Date

Buildings and 
Facilities

Lack of alignment 
between strategic 
property direction and 
building renewal works 
leads to unnecessary 
expenditure.

Moderate Both asset 
management 
planning and 
strategic property 
decision making to 
use same service 
level framework.

Asset leadership 
team to include staff 
responsible for both 
strategic planning 
and delivery of works.

Asset Leadership 
Team

2023

Buildings and 
Facilities

Coordination between 
Council and third 
parties, such as 
contractors and State 
Government, with 
regard to capital 
works/upgrades 
is currently poor.

Moderate Where possible 
establish direct data 
share arrangement 
with third parties.

Have a standard 
reinstatement detail 
for works and 
adequate resourcing 
to monitor and 
inspect works.

Asset Manager(s) 
and Staff

2025 
 
 

2023

Buildings and 
Facilities

Economics – Council 
unable to fund 
required capital, 
maintenance, 
or operational 
expenditure.

High Ensure business 
continuance strategy 
includes capital and 
maintenance works.

Prioritise all capital 
and maintenance 
work i.e. essential 
or non-essential.

Have an active 
model to demonstrate 
the impact of 
deferring works.

Asset Leadership 
Team

2022
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Building Risks (cont.)
Service or 
Asset at Risk

What can Happen Risk 
Rating

Risk Treatment 
Plan

Responsibility Completion 
Date

Buildings and 
Facilities

Climate change – 
material useful lives 
may reduce and early 
failure occurring.

Moderate Integrate IPWEA 
Practice Note 12.1. 
into our project 
planning and 
design processes.

Participate in the 
‘Incorporating Climate 
Risk into Asset 
Management Project’.

Asset Leadership 
Team

2023

All Data inconsistency 
and inaccuracy.

Moderate Improve the data 
confidence level 
through cleansing 
and collection 
of new data.

Asset Manager(s) 
and Staff

2023

All Political Changes – 
Change in Executive 
Staff or Council.

Moderate Ensure AMP, SAMP 
framework, service 
levels, and LTFP 
are all documented 
and in alignment.

Asset Manager(s) 
and Staff

2025

High Provide regular 
updates to elected 
members (audit 
committee) on asset 
management.

CEO/Senior 
Leadership

2022

All New AMP modelling 
approach, needs 
review.

High Review annually, 
including regular 
site inspections.

Asset Leadership 
Team

2022

All Change in community 
service standards 
or expectations.

Moderate Review community 
feedback through 
complaints or 
surveys—refine 
Quality of Life Survey 
to better understand 
AM service levels.

Council 2023

Leased 
Buildings

Lease buildings not 
suitably maintained.

High Establish program 
to ensuring lease 
holders operate 
and maintain the 
facilities in line with 
the lease agreement.

Asset Manager(s) 
and Staff

2022



CITY OF HOLDFAST BAY  ·  holdfast.sa.gov.au   61

Appendix 5
Building Improvement Plan
Task No Task Responsibility Resources 

Required 
Established Due 

1 Undertake annual safety inspection 
program on all buildings.

Asset Manager(s) 
and Staff

BAU 2020 2022

2 Establish a compliance register 
for DDA requirements.

Asset Manager(s) 
and Staff

Medium 2020 2024

3 Integrate building maintenance 
into Technology One and link to 
customer requests or implement 
appropriate Buildings Maintenance 
System (BMS), to ensure operational 
service levels are being met.

Asset Leadership 
Team

Medium 2020 2022

4 Establish Facilities Management Plans for 
complex, heritage listed, or high-risk sites.

Asset Manager(s) 
and Staff

Medium 2020 2030

5 Model the localised impacts of climate 
change of City of Holdfast Bay’s building 
assets and identify required actions.

Asset Leadership 
Team

Low 2020 2022

6 Review the LoS for City of Holdfast 
Bay’s buildings and refine.

Asset Manager(s) 
and Staff

BAU 2020 2022

7 Implement clear maintenance and 
capital replacement responsibilities 
in lease agreements that align with 
building hierarchy service standards.

Asset Manager(s) 
and Staff

BAU 2020 2023

8 Consider and account for life cycle 
Costs (%) for all New Capital Bids 
based on either forecast expenditure 
or actual expenditure (where known).

Chief Executive 
Officer/ Senior 
Leadership Team

BAU 2020 2022 

9 Work towards adopting a life cycle 
approach to depreciation.

Asset Leadership 
Team

Low 2020 2024

10 Aligned works program to asset 
hierarchy service levels to ensure 
buildings essential to core business are 
maintained to their required level.

Asset Leadership 
Team

BAU 2020 2021
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Building Improvement Plan (cont.)
Task No Task Responsibility Resources 

Required 
Established Due 

11 Works should be grouped into 
appropriate refurbishment and 
upgrade programs, to generate 
efficiencies of scale, and prevent 
disruption to stakeholders.

Asset Manager(s) 
and Staff

BAU 2020 2022

12 Audit functionality, safety and amenity 
for key buildings and integrate 
service levels and forecast works.

Asset Manager(s) 
and Staff

High 2020 2030

13 Current criticality framework was 
produced internally. Community 
consultation will be undertaken upon 
the next criticality framework review.

Asset Manager(s) 
and Staff

Low 2020 2023

14 Strategic Property Review Asset Manager(s) 
and Staff

Medium 2020 2022
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