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EXECUTIVE SUMMARY

In August 2005, Council adopted a Building Management Plan. This Building
Management Plan is an annual review and update and will form input into
Council’s 2011/21 Management Plan.

Council currently own 59 buildings with a total replacement value in excess of
$16 million. Many of these buildings are old and in need of repairs. Council
currently budget only for rates, insurance, grounds maintenance and
emergency repairs. Major repairs and scheduled major replacements are not
funded, nor are they provided for through a reserve accumulation. It is
currently estimated that there is an annual shortfall of funds for building
maintenance of approximately $92,000, not allowing for any future building
replacement costs. If long term replacement of buildings were provided for,
the annual shortfall would be closer to $377,000.

The result of this is that a number of buildings that need major repairs are
unable to be rectified without having a substantial impact on the annual
budget. Clearly this situation is not sustainable over the long term.

Council have made some effort to address this problem with $20,000
allocated to major building repairs in recent years, as well as voting to
allocate staff rent from Council houses to go toward major maintenance of
those properties. Despite this, there will be a need to increase the contribution
toward building maintenance in coming years to reduce the shortfall.

With the funding shortfall in mind this Plan identifies the need for more
detailed inspections and planning of major maintenance. Improvements to
this planning process will be put in place during 2011/21, along with asset
revaluations, to ensure that long term maintenance plans are in place for
each of Councils buildings.
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1. INTRODUCTION

This document is intended to establishing a framework for the maintenance of
all Council buildings. This is done through the identification of each of
Councils buildings and the allocation of a planned maintenance standard.

2. EXISTING ASSETS

2.1.

Council has under its care and control 59 buildings throughout the shire.
These buildings have been categorised into seven building types as outlined
in section 3.

Existing Maintenance

The current level of maintenance is limited to rates, insurance, air conditioner
services and ground maintenance at major buildings only and emergency
repairs as needed.

There is little provision for routine maintenance such as replacement floor
coverings, painting or preventative maintenance on gutters, roofs or wiring.

2.2.Funding

A list of all Council buildings and their estimated maintenance needs is
provided in Appendix A.

It can be seen by the estimates provided in Appendix A that current funding
for building maintenance is approximately $92,000 p.a short of that required,
even if no allowance is made for future building replacement.

If future building replacement is allowed for, current funding is $377,000 p.a
short of that required.

Council’s recent allocation of $20,000 per annum for additional building
maintenance along with the allocation of accumulated rent towards staff
housing maintenance goes a small way towards rectifying the shortfall.
Despite this, there is a need for additional funding in coming years if Council
is going to achieve any reasonable level of asset maintenance.
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3. BUILDING TYPES

For the purposes of maintenance, Council Buildings will be rated into 1 of 7

standard categories depending of the use and expected standard as

described below:

statutory requirements only.

Building Category Condition Standard Rating

Business operations requiring | Asset to be in good condition

high public presentation (eg. operationally and aesthetically. s7

Council Admin Building)

Business operations requiring | Asset to be in good condition

acceptable public presentation | operationally and aesthetically S6

(eg. Pools) acceptable.

Residential dwellings Asset to be in good condition
operationally and aesthetically S5
acceptable.

Functionally-focussed asset at | Asset to be in reasonable

utility level (eg. Depot). condition, fully meeting sS4
operational requirements.

Public Buildings used on Condition needs to meet

occasions (eg. Halls, pavilions) | minimum operational and s3
aesthetically requirements.

Buildings dormant pending Condition needs to meet

utilisation minimum requirements only. S2

Buildings dormant pending Condition can be allowed to

disposal, demolition, etc. deteriorate and marginally
maintained to meet minimum S1
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4. BUILDING MAINTENANCE SYSTEM

4.1.

The development of the building maintenance system requires an
understanding and thorough knowledge of the Council’s service delivery
requirements and the role that building assets have in the delivery of those
services.

Preparation of Building Maintenance System

Despite having a Building Maintenance Plan in place for several years, a
structured inspection program has yet to be established. This will be
developed during 2011/2012 so that a long term maintenance plan can be
developed.

5. SUMMARY

This document identifies Councils building assets, and the need to improve
the maintenance funding for them. It also identifies a need to improve the
inspection regime for these buildings to ensure that a long term asset
maintenance program can be developed. This inspection program will be
established during 2011/2012 with the aim of providing better information to
Council for the following year. This will assist in the allocation of funding for
building maintenance.
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Appendix B — Maintenance Works Program Sub Categories

Category Sub Definition
Category
Both preventative service maintenance and condition based
maintenance may contain elements of statutory maintenance
1 which is defined as action preformed to provide the minimum
Statutory level of maintenance to meet legal and other mandatory
Maintenance | requirements contained in Commonwealth and State
Regulations, Australian Standards and Codes of Practice.
2 The actions performed to prevent failure by providing
Planned Preventative | Systematic inspection and monitoring to detect and prevent
Maintenance . incipient deterioration of failure and includes testing to confirm
Service correct operation.
Maintenance
Corrective maintenance work performed, as a result of
3 significant deterioration or failure, to restore an asset to its
Condition required condition standard, The work may be programmed
Based as a result of Condition Assessment or as random additions to

Maintenance

the program based on priority.

Unplanned
Maintenance

Routine &
Breakdown
Maintenance

Unplanned and reactive maintenance actions performed to
restore an asset to operational condition, as a result of an
unforeseen failure.

Incident
Maintenance

Unplanned maintenance actions to restore an asset to an
operational or safe condition as a result of property damage
resulting from storms, fire, forced entry and vandal damage.
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Appendix C - Condition Index Scale

Asset Condition and Definitions

Rating

Status Definition

5

Building or asset has no defects; condition and
Excellent | appearance are as new.

Building or asset exhibits superficial wear and tear,
minor defects, minor signs of deterioration to surface
Good finishes; but does not require major maintenance, no
major defects exist

Building or asset is in average condition; deteriorated
surfaces required attention; services are functional, but

Fair . . ; .
require attention; deferred maintenance work exists.

Building or asset has deteriorated badly; serious
structural problems; general appearance is poor with
eroded protective coatings; elements are defective,
services are frequently failing; significant number of
major defects exist.

Poor

Building or asset has failed; is not operational and unfit
Very Poor | for occupancy or normal use.
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Appendix D -

Priority Ranking of Work

Priority

Definition

Works needed immediately or as soon as possible to meet
Statutory requirements, and to ensure the health and safety of
building occupants and users, including work to prevent serious
disruption of building activities.

Works that affect the operational capacity of the building and
those which are likely to lead to serious deterioration and higher
future costs of repair.

Works that have minimal effect on the operational capacity of
the asset but desirable to maintain the environmental quality of
the asset and it's surroundings.

Works which can be deferred beyond one year and be re-
assessed at a future date.
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Appendix E — Priority Maintenance Projects

High Priority Building Maintenance Projects 2011/2115

Priority | Location Project Estimate Year
1 Dwelling - 46 Yarran St Various 20,000 | 2011/12
2 All Buildings Asbestos Audit 20,000 | 2012/13
3 Dwelling - Aberford St Roof 15,000
4 Dwelling - Gulargambone Electrical/ac 4,000 | 2013/14
5 Dwelling - Nash St Roof/Gutter 1,000
6 Saleyards Amenities Electrical/ac 2,000
7 Senior Citizens Centre Electrical/ac 10,000
8 Senior Citizens Centre Painting 8,000 | 2014/15
9 Dwelling - Gulargambone Flooring 3,000
10 Dwelling - Aberford St Painting 5,000
11 Dwelling - Aberford St Flooring 3,000
12 Dwelling - Aberford St Electrical/ac 5,000 | 2015/16
13 Saleyards Amenities Painting 2,000
14 SES Shed Roof/Gutter 1,000
15 Quambone Library Painting 2,000
16 Gular Youth Centre Painting 3,000
17 Dwelling - Gulargambone Painting 5,000
18 Dwelling - Aberford St Roof/Gutter 1,000
19 Dwelling - Ginty Est Roof/Gutter 1,000
20 Dwelling - 32 Yarran St Roof/Gutter 1,000
21 Dwelling - Gulargambone Roof/Gutter 1,000
22 Aerodrome Terminal Toilets 8,000
23 Aerodrome Terminal Flooring 2,000
24 Dwelling - 32 Yarran St Flooring 3,000
25 Dwelling - 46 Yarran St Flooring 3,000
26 Showground Poultry Pavilion | Painting 1,000
27 Showground Sheep Pavilion | Painting 1,000
$131,000
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