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From: Ken Ellett [Ken.Ellett@dnrm.qld.gov.au]
Sent: Wednesday, 14 April 2010 3:23 PM
To: Leigh Preston
CC: Peter Lawrence
Subject: HRN: 601708 - Operations & Signals Bunker (former)
Attachments: Operations & Signals Bunker HRN 601708.pdf

Leigh,

Our recent telephone conversation refers.

North Region Property Services Unit are investigating potential projects with regard to preparing unallocated State land for future
management/allocation.

Lot 110 on EP767 located at Wulguru has been identified as one such property due to the location, management issues and
interest displayed in the property.

As you are aware there a structures of historical significance located on the property listed under Heritage Register Number:
601708, being the former defence operations and signals bunker that would appear to require conservation for heritage purposes.

Prior to any further dealing with Lot 110 on EP767, it may be necessary to excise the area required to conserve these built
artifacts.

Queensland Heritage Register Map (see document attached) depicts the "Listing Boundary Outline" of HRN: 601708.

Property Services are proposing to engage a licensed surveyor to reconfigure Lot 110 on EP767 into 2 lots, one lot as shown
coloured red! on the QHR Map to subsequently be allocated as a community purpose tenure to protect the heritage values of the
site, with the balance area to be disposed of in accordance with Government Land Policy.

Your views with regard to the suitability of the area depicted on the QHR Map to contain the items of heritage value would be
appreciated.

In addition, your views with regard to the allocation of an appropriate tenure and future trustees would also be appreciated.

Should you require further information please do not hesitate to contact me.

Regards

Ken Ellett
Land Administration Officer, Property Services
Telephone: 07 4039 8384 Facsimile: 07 4057 3365
Email: ken.ellett@derm.qld.gov.au
www.derm.qld.gov.au

Department of Environment and Resource Management
Level 3, William McCormack Place
5b Sheridan Street, Cairns Q 4870
PO Box 937, Cairns Q 4870
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From: BUSHING Victor [Victor.Bushing@ehp.qld.gov.au]
Sent: Wednesday, 5 March 2014 9:56 AM
To: Robb Sandi
Subject: RE: assistance please
Attachments: 601708.pdf

Hi Gorgeous,
 
How’s this?
 
Sad to c u all alone.
 
Someone down here cares though.
 
Moi
 
From: Robb Sandi 
Sent: Wednesday, 5 March 2014 9:48 AM
To: BUSHING Victor
Subject: assistance please
Importance: High
 
Hi Vic
 
Could you please do something for me. I need quickly an overlay of the existing heritage boundary for the Signals and
Operation bunker at Stuart QHR 601708 on top of a google earth so that I can see all of the heritage elements  within the
heritage boundary.
 
Are you able to help this lonesome officer now that Im a pack of 1.
 
Sandi Robb
Senior Conservation Officer (Heritage)
North Region
Environment and Heritage Protection
 
Phone: 07 47 225 339
Fax: 07 47 225 351
 
sandi.robb@ehp.qld.gov.au
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Strategic Asset Management Framework GUIDELINE   

 Department of Housing and Public Works 

Heritage Asset Management
 

This guideline describes the best practice processes to enable agencies to recognise, manage 
and conserve government building assets with cultural heritage significance during all stages 
of the asset life-cycle (planning, investment/procurement, management-in-use and disposal). 

In this guideline, the term ‘agencies’ is equivalent to ‘departments’ (as defined in s8 of the 
Financial Accountability Act 2009).  

The objective of heritage asset management is to use heritage assets to facilitate the delivery 
of services to the community in an efficient, cost-effective way while conserving their 
cultural heritage significance for present and future generations. 

The Queensland Government owns a wide range of buildings with cultural heritage 
significance. These State-owned heritage assets are primarily useful physical assets but also 
enrich the community by conserving Queensland’s cultural heritage. They record elements of 
the community’s identity, by providing physical evidence of the history and development. 
Through careful management they can be used and appreciated now and in the future. They 
can provide an interesting and enjoyable environment in which to work, potentially richer 
than that provided by more recently constructed buildings and many have been successfully 
adapted to suit contemporary working conditions. 

The responsibility for managing Government-owned heritage assets lies with the respective 
agencies which control and administer them. In order to achieve the Government's objective 
to conserve Queensland's cultural heritage, agencies should be aware of the heritage they 
hold in trust for the benefit of present and future generations. 

Agencies must manage assets to comply with the requirements in the following legislation 
and whole-of-Government policies: 

Queensland Heritage Act 1992 

Sustainable Planning Act 2009 

Maintenance Management Framework 

Non-Current Asset Policies for the Queensland Public Sector 
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Strategic Asset Management Framework 

2 

Heritage Asset Management 

Agencies should also take into consideration: 

the principles and elements necessary for achieving effective management of 
buildings established in the Building Asset Performance Framework 

community expectations 

the strategy for managing Queensland’s heritage to allow for growth and 
development of the State while also conserving its valuable heritage places and the 
guiding principles outlined in the Queensland Heritage Strategy: a ten year plan 
(http://www.ehp.qld.gov.au/heritage/heritage-in-qld/protecting-heritage.html).   

A best practice process for heritage asset management will entail the following key stages: 

1. identifying assets with cultural heritage significance 

2. recording heritage assets in agency asset registers and giving consideration to the 
 nomination of heritage assets of State significance to the Queensland Heritage 
 Register (the QH Register) following advice from the Department of Environment 

               and Heritage Protection (DEHP) 

3. managing heritage assets to retain cultural heritage significance while achieving 
 agency asset objectives 

4. identifying and planning for the disposal of surplus or under-utilised building assets 

5. monitoring and reviewing outcomes to inform future management processes. 

While most State-owned heritage assets managed by agencies are buildings, cultural heritage 
values may also extend to features related to government buildings e.g. artefacts, the 
contents of a building and to the setting and associated landscape on a defined area of land 
associated with a heritage place.  Attachment 1 explains some of the more commonly used 
heritage management terms. 

Benefits 

Effective heritage asset management may result in the following benefits: 

compliance with statutory obligations 

retention of the heritage value of government assets 

improved user and occupant satisfaction 

enhanced community satisfaction 

enrichment to the quality of the urban environment 

extended asset life 

minimised service delivery disruptions. 
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Strategic Asset Management Framework 

3 

Heritage Asset Management 

Risks 

Consequences of ineffective heritage asset management could include: 

breaches of statutory obligations 

delays to project delivery 

lack of integration of heritage value in planning 

decrease of heritage value of government assets 

loss of civic esteem 

community dissatisfaction 

reduced asset life 

functional inefficiencies due to existing assets being used inappropriately or 
ineffectively 

unscheduled or unexpected major expenditure. 

The heritage asset management process 

The management of heritage assets is not a discrete process, but rather an integral part of a 
total asset management approach. In order to achieve best practice heritage asset 
management, agencies which own such assets should develop a heritage strategy and 
incorporate this into their planning processes. 

Good heritage management does not require special expenditure, nor does it preclude 
maintaining an existing use or making appropriate changes to facilitate a new use. 

However, it does require recognition of the heritage value of the building or place1 and a 
process to ensure that this value is not compromised when alterations or maintenance to the 
place are undertaken.  The best practice process for managing portfolios which include 
heritage assets is described in detail in the following sections. 

1. Identifying heritage assets 

To successfully manage an asset with cultural heritage significance it is essential to 
understand the values that make the asset significant before any intervention is made which 
could compromise the values. 

Cultural heritage significance of a place includes the aesthetic, architectural, historical, 
scientific, social or other significance to the present, past or future generations. Section 35 of 
the Queensland Heritage Act 1992 (the QH Act) lists eight criteria for identifying cultural 
heritage places in Queensland (refer to Attachment 2). Any place that satisfies one or more of 
the criteria has cultural heritage significance; however, the level of significance must also be 
determined to recognise places that meet the thresholds of places of local or State 
significance. 

 
The DEHP’s heritage conservation website (http://www.ehp.qld.gov.au/heritage/index.html) 
provides further guidance in using the criteria and thresholds. 

                                              
1 A place means a defined or readily identifiable area of land. It can include any feature on land and any part of the immediate 
surrounds of a feature that may be required for its conservation.  
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Strategic Asset Management Framework 

4 

Heritage Asset Management 

Assessing heritage significance will usually require the assistance of a person with 
appropriate skills and experience, such as a heritage consultant. The assessment will typically 
involve: 

collecting information on the place and its context from documentary sources and 
from inspection of the fabric of the place 

recording, analysing and assessing this information to determine the aesthetic, 
historic, scientific and social values of the place 

preparing a concise written statement of the cultural heritage significance of the 
place. 

2. Recording heritage assets 

2.1 Agency asset register 

It is recommended that the results of the heritage survey be incorporated into the agency 
asset register. This will provide a useful snapshot of all the heritage assets an agency 
controls. For these assets, the asset register should note the extent of the site recorded in the 
Queensland Heritage Register. Development of all buildings within this area is controlled by 
the QH Act. To ensure that the information in the register remains complete, any assets 
acquired by the agency after a heritage survey is completed should be reviewed for heritage 
value. 

A comprehensive register incorporating heritage information will facilitate: 

establishing the heritage significance of government assets 

identifying items subject to heritage controls which can guide the establishment of 
suitable levels of management 

developing maintenance programs 

determining funding and management priorities to facilitate programming and cost 
efficiencies 

This register should be readily available for staff carrying out planning or physical work on 
sites with heritage assets. 

2.2 Queensland Heritage Register 

The formal recognition of the heritage significance of assets is important to provide certainty 
in planning and development processes and to ensure sound decisions are made regarding 
those assets. A number of places owned by the State are already entered in the Queensland 
Heritage Register (QH Register). Agencies should consider nominating any additional places 
that satisfy the cultural heritage significance criteria for State heritage places in the QH Act 
(refer to Attachment 2) for entry in the QH Register. 
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Strategic Asset Management Framework 

5 

Heritage Asset Management 

Adding these places to the QH Register has the following benefits: 

standardises the management of heritage assets across government 

ensures a complete record of heritage assets 

reduces duplication of recording and monitoring systems 

makes the inventory of Government heritage assets publicly accessible. 

3. Managing heritage assets 

Agencies should ensure that heritage asset management needs are adequately addressed 
during strategic asset planning to ensure the best fit between these assets and the agency 
objectives and business service strategies. 

3.1 Conservation management plans 

A conservation management plan can assist agencies to make good decisions on the 
management or use of heritage assets. Agencies should consider preparing a conservation 
management plan for each asset assessed to be of State significance. The plan should be 
completed before any decisions are made that could have an adverse effect on its 
significance. 

A conservation management plan will: 

provide clear direction, a consistent approach and identify management objectives 
and responsibilities 

identify the appropriate actions to manage a heritage place, specific to the asset and 
to the level of detail needed 

establish policies and mechanisms for decision-making about the future use of an 
asset with cultural heritage significance 

define conservation objectives, management responsibilities and appropriate 
management techniques. 

A conservation management plan should be: 

prepared in accordance with nationally accepted practices as described in the Burra 
Charter 

prepared with the expectation that it will be a public document (except where the 
information could be considered exempt or contrary to public interest under the Right 
to Information Act 2009) 

regularly reviewed and updated 

available for use by asset managers, building occupants and users. 

For State-owned heritage places (entered in the QH Register), lodgement of conservation 
management plans with DEHP can facilitate the development assessment process which is 
discussed in detail in section 3.4). 
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Strategic Asset Management Framework 

6 

Heritage Asset Management 

3.2 Asset maintenance planning 
Maintenance, in respect to heritage places, is defined in the Burra Charter as “the continuous 
protective care of the fabric and setting of a place". It is crucial to the conservation of 
heritage buildings to prevent deterioration through neglect or inappropriate action. The 
maintenance objective for heritage buildings is to make their fabric last as long as possible 
by restricting the process of decay without damaging the character of the building. 

Heritage assets require a specific and regular maintenance program to avoid ad hoc repairs 
that, over time, can result in a loss of cultural heritage significance. It is best practice to 
prepare a maintenance plan for each heritage asset to show the work proposed in each of the 
next five years at least. Appropriate and prompt maintenance and repair is an important part 
of any cost-effective conservation program. 

For Queensland Government buildings, the management, planning and delivery of building 
maintenance must be undertaken in accordance with the Maintenance Management 
Framework (MMF). The MMF requires departments to adopt a maintenance strategy (which 
incorporates a balance of planned and unplanned maintenance) and produce an internal 
maintenance policy that incorporates their service delivery objectives and community 
obligations. This includes the allocation of sufficient funding in the maintenance budget to 
enable the buildings in their portfolio (including heritage buildings) to be maintained to the 
condition standards identified and documented in the maintenance policy. 

Inappropriate maintenance practices can cause damage that is expensive to repair. Good 
quality information is a prerequisite to sound decision-making. Regular inspections should 
ensure problems are identified early and help asset managers gain an understanding of the 
likely cost implications of present and future maintenance requirements. As a general 
principle, maintenance and repairs should, as far as possible, use the same materials and 
techniques as the original work. 

3.3 Management of use 

The use of a heritage building contributes to its cultural heritage significance when it: 

is the use for which the building was designed and constructed 

continues over a long period of time 

continues without interruption. 

Over time, a heritage building may become less able to support a significant use. The reasons 
for this may be due to changes to the: 

type of service delivered 

technology used to deliver a service 

legislation setting workspace and fitout standards and/or access standards 

population to be served. 

There may also be internal factors where change is determined by the amount or type of 
accommodation available. 
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Strategic Asset Management Framework 

7 

Heritage Asset Management 

As far as possible, agencies should aim to retain the significant use of a heritage building.  
This may require sympathetic adaptation from time to time to meet the changing service 
delivery environment. Where this is not possible, a compatible new use should be considered, 
ideally within government ownership. A compatible new use can be identified by assessing 
the impact of a proposed new use and any associated adaptations on the cultural heritage 
significance of the place. Careful evaluation of the total accommodation requirements for an 
agency on a site may support strategies for consideration by government, such as adding a 
new building to accommodate the most demanding new requirements and allowing existing 
heritage buildings to accommodate more flexible requirements. This will minimise the impact 
of adaptation on the heritage building. 

When a heritage building is surplus to the needs of an agency, the existence of a 
conservation management plan should help to determine the most appropriate course of 
action to follow. If the current situation is not covered by the conservation management 
plan, specific advice should be sought from a heritage consultant or consideration should be 
given to updating the plan. 

Agencies should aim to occupy heritage buildings. The cost of retaining a heritage asset in 
everyday use may be less than the ongoing cost of caring for a vacant asset because 
unoccupied properties can quickly become vandalised or subject to arson attack and 
maintenance problems may go unrecognised without occupants to report them. This risk can 
be negated by identifying and planning for a future use for a heritage building before a 
current use is discontinued. As an interim solution, a building surplus to requirements may 
fulfil a temporary use. If no alternative or temporary use is arranged before a heritage asset is 
vacated, it should be secured by 'mothballing' until a new occupant, owner or custodian is 
found. Regular inspections should be carried out for maintenance and security purposes. 

3.4 Alterations to heritage assets 

Queensland’s heritage legislation establishes a development approval process to control 
alterations which may diminish the cultural heritage significance of a State heritage place 
(definition in Attachment 1). Together with other State building controls, heritage 
compliance has been incorporated into an Integrated Development Assessment System (IDAS) 
established under the Sustainable Planning Act 2009 (SPA). 

Agencies must obtain approval when proposed alterations are on a site entered in one or 
more of the registers established under the QH Act and within the SPA definition of 
‘development’ (refer to Attachment 1 for more details). 

There are two categories of registers under the QH Act: 

the Queensland Heritage Register for State heritage places (administered by DEHP) 

local government registers for places of local cultural heritage significance (Refer to 
Attachment 1). 

The SPA definition of ‘development’ in sections 7 and 10 is broad and includes the majority 
of activities that an agency could undertake at a heritage place. 
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Strategic Asset Management Framework 

8 

Heritage Asset Management 

The QH Act and the SPA provide a range of development approval processes for agencies 
undertaking projects in heritage buildings. Approval for development in a State heritage 
place may be obtained under section 71 of the QH Act, or for development which has no 
impact on the cultural heritage significance of the place, under an exemption certificate 
described in sections 72-76. There are also a number of general exemptions to cover routine 
and predictable work which has no impact on the cultural heritage significance of a State 
heritage place, but which falls within the definition of ‘development’. Work which is 
described in a general exemption and which can be undertaken in accordance with the 
associated conditions and guidelines may be undertaken without further notification or 
approval. Additional information about general exemptions and associated guidelines is 
available on the DEHP website http://www.ehp.qld.gov.au/heritage/index.html. 

The regulation of development in local heritage places requires agencies to consider the 
detrimental impact on heritage value of any proposed development and to obtain 
development approval from the responsible local government unless the development is: 

self-assessable under the SPA (e.g. ‘Building work by the State’); or 

for public housing; or 

by the State on designated land; or 

mentioned in the Sustainable Planning Regulation 2009, schedule 4. 

Ministerial designation of land for community infrastructure (refer to the Capital Works 
Management Framework guideline: Building Regulatory Requirements) does not exempt a 
heritage place from the assessment process. The guideline outlines the process that 
departments must follow to ensure the compliance of their buildings with regulatory 
requirements and identifies the role of DEHP as a concurrence agency, with a jurisdiction 
encompassing development on a Queensland heritage place.  

Agencies can ensure that heritage development approvals are obtained in a consistent and 
timely manner by establishing appropriate agency procedures so that all such matters are 
dealt in accordance with the prevailing legislation and in the most economical manner. 
The SPA also provides for agencies to undertake emergency work in relation to a heritage 
place under certain circumstances. 

3.5 Considerations when installing new services 

Electrical, data, mechanical and hydraulic services are commonly provided in buildings 
today. Provision for services continues to change in response to: 

new legislative requirements, such as fire safety or energy consumption 

changes in the way business is conducted, such as access to electronic data 

rising expectations of building users for conditions inside the building to be 
maintained at a comfortable temperature by using air-conditioning. 

Many older assets were constructed at a time when services were minimal, so updating 
services in building assets is an important and ongoing activity that agencies need to 
undertake to maintain an effective portfolio. 

 

 

15-084 File B Page 37 of 306

Rele
as

ed
 by

 E
HP un

de
r th

eh
 R

TI A
ct 

20
09



Strategic Asset Management Framework 

9 

Heritage Asset Management 

Installing new or upgraded services can have a major impact on the cultural heritage 
significance of heritage buildings. Careful planning and project delivery can minimise the 
adverse impact of the introduction of new services. For example, installation of air 
conditioning in a building designed for natural ventilation can have a high impact on 
interior spaces if concealed ducted air conditioning systems are selected. 

Agencies should plan improvements in relation to service upgrades to heritage assets in a 
coordinated and integrated manner. This approach will encourage careful planning and input 
from designers with suitable experience and the selection of the most appropriate systems 
which make use of new technology. Installations should provide ongoing flexibility for future 
adjustment or addition which should be done with minimal disturbance to the fabric of the 
building. 

3.6 Equitable access 

Where practicable, heritage buildings should provide easy and dignified access for everyone 
with minimum impact to the heritage spaces and fabric of these buildings.  An access 
strategy should be determined for each heritage building to provide accessible entrances, 
paths of travel, work environments and toilets. 

3.7 Interpretation 

In some circumstances it may be appropriate to assist people using or visiting a heritage 
building to understand the cultural heritage significance of the place.  This process is termed 
‘interpretation’. For some heritage assets, such as a building used as a museum, interpretation 
may be a major activity requiring professional input. However, in most instances, 
interpretation may include simple measures such as making the conservation management 
plan easily accessible or having a small permanent display of historic photographs and 
artefacts with accurate captions. 

4. Disposal of heritage assets 

4.1 Transfer or sale 

Asset disposal is the final step in the asset management life-cycle and normally occurs when 
an asset can no longer support an agency’s program.  The management of heritage assets 
requires consideration to be given to the impact of disposal on the cultural heritage 
significance of the asset. 

Where the use of a heritage asset contributes to its cultural heritage significance, the options 
for continuing a significant use, finding a compatible new use (refer to section 3.3) and asset 
disposal should be evaluated and documented to enable government decision-makers (e.g. the 
Cabinet Budget Review Committee or other Government committees) to make an informed 
decision regarding whether to approve the proposed asset disposal. If no alternative to 
disposal is available, transfer within government should be considered as the preferred option 
to sale. 

Agencies can minimise the potential for loss of heritage value during the disposal by sale 
process by providing heritage information to potential owners to allow them to identify any 
advantages and constraints before the sale is finalised. 
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Strategic Asset Management Framework 

10 

Heritage Asset Management 

Once a sale is completed, the new owner should be provided with any additional information 
on the building that is held by the agency. This could include copies of drawings and other 
records of the construction, alteration and use of the asset. Heritage assets that are entered on 
the QH Register or a local heritage register will have continuing legislative protection after 
disposal. No approval is required to sell a State heritage asset, but the new owner must obtain 
the required approvals if any development is subsequently undertaken. 

It is also recommended that subsequent to the completion of transfer or sale, departments 
provide the relevant information on the heritage assets to the Queensland State Archives. 

4.2 Demolition 

Heritage buildings surplus to requirements, after appropriate government approvals are in 
place, should be reused, transferred or sold in preference to demolition (which should only be 
considered when there is no prudent and feasible alternative). Agencies should consider the 
possible involvement of any other agencies when exploring alternatives to demolition.  If the 
site of a heritage asset is of strategic value to the Government, alternatives to demolition 
could include negotiation with other government agencies about possible land swaps. 

Agencies should also seek informed comment from relevant community and government 
stakeholders. As demolition falls within the definition of ‘development’, agencies planning to 
demolish a State heritage place must proceed under section 71 of the QH Act. This section 
requires that the Chief Executive Officer of the department or agency proposing the 
development must give the Queensland Heritage Council a report on the proposed 
development. The Minister proposing the demolition is responsible for making the final 
decision, after considering a recommendation from the Queensland Heritage Council. 

Agencies should note that the Queensland Heritage Council can only recommend that the 
Minister proceed with a demolition if it is satisfied there is no prudent and feasible 
alternative. 

5. Monitoring and review 

To ensure that their heritage management goals are met, it is important that agencies review, 
and where necessary, adapt and refine the management of their heritage portfolio. 

5.1. Documentation requirements 
Good records management processes are an essential component of the management of 
heritage buildings. The storage and retrieval of records related to heritage places (including 
photographic records) should be undertaken in accordance with the prevailing legislation 
(including the Libraries Act 1988; and the Public Records Act 2002). Queensland State 
Archives, the custodian of the collection of government records, provides policy advice to 
agencies to help with identifying records, managing access and establishing the appropriate 
recordkeeping systems. Retention periods for records of heritage assets may be more 
extensive than for typical public records (refer to Information Standard 31 - Retention and 
Disposal of Public Records). Copies of heritage plans and approvals should also be retained 
on site. 

Specific documentation requirements for government building projects (i.e. self-assessable 
development) are outlined in the CWMF guideline: Building Regulatory Requirements. 
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11 

Heritage Asset Management 

Attachment 1: Glossary of heritage management terms 

Burra Charter 

The Australia International Council on Monuments and Sites (ICOMOS) has adopted the Burra 
Charter which: 

has informed all heritage legislation in Australia 

establishes nationally accepted standard for the conservation of places of cultural 
significance 

defines appropriate principles and procedures for work on heritage places 

is aimed at all people who care for culturally significant places 

stresses the importance of separating the identification of the significance of a place 
from decisions about the future management of that place 

is available on the Australia ICOMOS website http://www.icomos.org/australia/. 

Conservation 

Conservation is defined in the Burra Charter to mean “all the processes of looking after a 
place so as to retain its cultural heritage significance”. 

Conservation management plan 

A conservation management plan is a document that investigates and establishes the cultural 
heritage significance of a place. It makes recommendations about appropriate ways of 
conserving this significance by setting out a conservation policy which: 

identifies the physical condition of the place, along with its history of development 

acts as a record of the decision-making process 

allows for appropriate community consultation 

is adopted by the agency that manages the place 

is reviewed regularly (each five years) or whenever the place is subject to major 
change. 

Cultural heritage significance 

Cultural heritage significance is a term used to define heritage value. 

The cultural heritage significance of a place or feature of a place, means its aesthetic, 
architectural, historical, scientific, social or other significance to the present generation or 
past or future generations (Schedule Dictionary to the Queensland Heritage Act 1992). 
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Heritage Asset Management 

Section 10 of the SPA further defines the terms used in section 7 including the following 
definition of ‘building work’ in relation to a Queensland heritage place: 

“altering, repairing, maintaining or moving a built, natural or landscape feature 

altering, repairing or removing artefacts that contribute to the place’s cultural 
heritage significance, including for example, furniture and fittings 

altering, repairing or removing building finishes that contribute to the place’s cultural 
heritage significance including for example, paint, wallpaper and plaster.” 

Development in relation to a State heritage place 

Development is defined in section 7 of the Sustainable Planning Act 2009 (SPA) as any of 
the following: 

“carrying out building work 

carrying out plumbing or drainage work 

carrying out operational work 

reconfiguring a lot 

making a material change of use of premises.” 

Fabric 

Fabric is defined in the Burra Charter to mean “all the physical material of a place, including 
components, fixtures, contents and objects”. 

Local heritage register 

According to section 113 of the Queensland Heritage Act 1992, a local government must 
keep: 

a register (a local heritage register) of places of cultural heritage significance in its 
area 

its local heritage register in the form (including electronic) it considers appropriate 
and it must be available for inspection, free of charge, by members of the public. 

A local heritage register must include enough information to identify the location and 
boundaries of the place and a statement about its cultural heritage significance. 

Queensland Heritage Council 

The Queensland Heritage Council 

is an independent statutory authority established under the Queensland Heritage Act 
1992 to assist in the administration of the Act and provide information on 
Queensland’s cultural heritage to the community and entities responsible for heritage 
places 

consists of 12 members representing a wide cross-section of organisations concerned 
with heritage conservation and property interests throughout the state 

advises the Minister administering the Queensland Heritage Act 1992 on the 
conservation of Queensland's cultural heritage 
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Heritage Asset Management 

encourages public interest and understanding of heritage issues 

provides a recommendation (under section 71 of the Queensland Heritage Act 1992) 
to any Minister proposing development in a State heritage place. 

Queensland Heritage Register 

The Queensland Heritage Register: 

is a public register of State heritage places, archaeological places and protected areas 
with cultural heritage significance 

is established under the QH Act 

maintained and managed by the Department of Environment and Heritage Protection 

records the location, history and description of each place or area 

includes a statement of significance for each place or area, related to the cultural 
heritage criteria, archaeological criteria or protected area declaration. 

State heritage place 

State heritage place means a place entered in the Queensland Heritage Register as a State 
heritage place. Criteria for entry in the Register, as defined in part 4 of the QH Act, are in 
Attachment 2. 

Statement of significance 

A statement of significance is a concise written account of the cultural heritage significance 
of a place; for a State heritage place, it is related to the cultural heritage criteria defined in 
section 35 of the Queensland Heritage Act 1992. 
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14 

Heritage Asset Management 

Attachment 2: Criteria for entry in the Queensland Heritage 
Register as a State heritage place 

A place may be entered in the Queensland Heritage Register as a State heritage place if it 
satisfies one or more of the eight criteria in Section 35 of the Queensland Heritage Act 1992: 

(a) the place is important in demonstrating the evolution or pattern of Queensland's 
history  

(b) the place demonstrates rare, uncommon, or endangered aspects of Queensland's 
cultural heritage  

(c) the place has potential to yield information that will contribute to the 
understanding of Queensland's history 

(d) the place is important in demonstrating the principal characteristics of a 
particular class of cultural places 

(e) the place is important because of its aesthetic significance 

(f) the place is important in demonstrating a high degree of creative or technical 
achievement at a particular period 

(g) the place has a strong or special association with a particular community or 
cultural group for social, cultural, or spiritual reasons 

(h) the place has a special association with the life or work of a particular person, 
group or organisation of importance in Queensland’s history. 
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15 

Heritage Asset Management 

 

The suite of guidelines which comprise the Strategic Asset Management Framework 
(available online at www.hpw.qld.gov.au) is organised under the following categories: 

1. Overview - explains the principles and concepts of strategic asset management as 
 they apply to buildings. 

2. Guidelines - expand on key aspects of strategic asset management to inform 
 decisions over the entire life-cycle of the asset. 

3. Decision-making methodologies and guidelines - support agencies to implement 
 best practice strategic management of buildings.  

Heritage Asset Management 

Second Edition 

First Edition published as Heritage Asset Management (ISBN 0 7242 9612 3) in the Strategic 
Asset Management - Best Practice Guidelines 

Queensland Department of Housing and Public Works 
December 2010 

(includes minor updates as at February 2013)  

 

ISBN 978-1-921670-06-0 
© The State of Queensland  
(Department of Housing and Public Works) 

Enquiries should be directed to: 
The Principal Policy Manager 
Building Policy Unit 
Strategic Asset Management 
Department of Housing and Public Works 

 

GPO Box 2457 
Brisbane  Qld  4001 

 

bpu@publicworks.qld.gov.au 
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Maintenance Management Framework

The suite of Maintenance Management 
Framework documents is available online  
(www.hpw.qld.gov.au):

1. the Maintenance Management Framework  
policy document contains the policy 
requirements and general information for 
Queensland Government departments 
about relevant asset management 
principles and practices;

2. Guidelines complement the policy by giving 
a more detailed explanation of a subject; 
and

3. Policy advice notes discuss emerging policy 
issues or topical maintenance matters.

The concept of the “asset life cycle” (illustrated below), covers the planning, 
investment/procurement, management-in-use and disposal of assets such 
that their service delivery potential is maximised and that risks and costs 
are managed over their entire life. A thorough understanding of this concept 
and its implications will facilitate good custodianship of a building portfolio, 
particularly in terms of the management-in-use and disposal phases.

The asset life cycle

There is a close relationship between the Maintenance Management Framework 
and the Capital Works Management Framework. The Maintenance Management 
Framework is primarily concerned with the management-in-use phase in 
which the maintenance of the building asset takes place, whilst the Capital 
Works Management Framework mainly relates to the planning and investment/
procurement phases. However both Frameworks interrelate at critical phases. 

Complementary to these Frameworks, is a best practice guideline for 
performance assessment of Queensland Government buildings, the Building 
Asset Performance Framework. The Building Asset Performance Framework 
provides departments with a systematic approach to managing the performance 
of building assets to meet service delivery requirements. It aims to ensure that 
there is a rational, performance orientated basis for making decisions about 
government buildings.

Elements of each of these frameworks have been incorporated into the 
Government Employee Housing Management Framework. The Government 
Employee Housing Management Framework addresses the specific requirements 
for achieving effective management of residential accommodation for 
government employees at each phase of the asset life cycle.

Enquiries should be directed to:

The Principal Policy Manager 
Building Policy Unit 
Strategic Asset Management 
Department of Housing and Public Works

Telephone 07 322 45482 
Fax 07 322 45498

GPO Box 2457 
Brisbane  Qld  4001

Email bpu@publicworks.qld.gov.au

Maintenance Management 

Framework 

Policy for the maintenance of 

Queensland Government buildings 

Revised Second Edition 
Queensland Department of  
Housing and Public Works  
(Includes minor updates as at October 2012) 
January 2011

ISBN 978-0-9804717-4-8  
© The State of Queensland  
(Department of Housing and Public Works) 
First published in 1999
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Maintenance Management Framework

02

Introduction

The State of Queensland owns and uses billions of dollars worth of building 
assets. These assets must be properly maintained so that they continue to 
support the delivery of a wide range of government services which fulfil the 
social, economic and environmental needs of the community. 

The Maintenance Management Framework (MMF) is the whole-of-Government 
policy for managing building maintenance. By adhering to the policy 
requirements in the MMF, departments will have a consistent approach to the 
management, planning and delivery of building maintenance. 

Terminology

For the purposes of this policy document, the terms “asset”, “building”, 
“building asset” and “facility” have the same meaning and are used 
interchangeably. Similarly, the term “building element” is equivalent to 
“building component”. A detailed definition of these terms is provided in the 
MMF policy advice note: Scope of Building Maintenance.

1.0 Authority

The MMF was approved by Executive Government on 28 June 1999 and came 
into effect on 1 July 1999. This second edition is the result of a whole-of-
Government review which occurred during 2006. The MMF is aligned with, and 
underpinned by, the maintenance requirements in the Financial Accountability 
Act 2009 and the Financial and Performance Management Standard 2009. It 
accompanies the Capital Works Management Framework in promoting best 
practice building asset management in the public sector.

2.0 Scope of application

The MMF applies to all departments (as defined in section 8 of the Financial 
Accountability Act 2009) that control or administer buildings and  
have responsibility for maintenance as part of the overall asset management  
of their portfolio. 
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Maintenance Management Framework

Performance of building assets

Maintenance must be viewed in the overall 
context of the ability of the building asset 
to support service delivery in terms of 
physical condition, functionality, capacity, 
environmental performance and alignment  
with service demand.

A quality portfolio of building assets should 
efficiently, effectively and economically 
sustain delivery of services. Portfolio quality 
is sustained by the addition or retention of 
high-performing assets and, in general terms, 
the disposal or renewal of under-performing 
assets.

At various points throughout the life of a 
building, decisions must be made regarding its 
future in a department’s portfolio. Decisions 
about disposal or retention of building assets 
must be based on sound evaluations using 
performance indicators that fully reflect 
departmental service delivery goals.  

Maximum value for maintenance expenditure 
involves strategic application of funds taking 
into account the required performance of the 
assets.  Maintenance of ineffective assets 
should be questioned and options for their 
future role should be critically evaluated.

The broad scope and application of building 
asset performance management, and the 
key principles and elements necessary for 
achieving effective management of buildings, 
are outlined in the Queensland Government 
best practice guideline, the Building Asset 
Performance Framework.

03

3.0 What is maintenance?

Within the context of this policy, maintenance is defined as work on existing 
buildings undertaken with the intention of:

engineering equivalents

(e.g. after a major building failure)

and objective knowledge of physical and operating condition, including risk 
and financial impact for the purpose of maintenance).

The following are not classified as maintenance:
 

or function

building

total failure (e.g. resulting from natural disasters)

 
waste management)

4.0 Maintenance objectives

The maintenance of Queensland Government building assets should:

which building assets are to be maintained

departmental and whole-of-Government levels.

The key outcomes to be achieved from undertaking maintenance are:

service function and value to the community

reliability are met.
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Maintenance Management Framework

5.0 Objectives of the Maintenance  
 Management Framework

The main objectives of the MMF are to ensure:

management (including the mitigation of the impacts of a natural disaster)

buildings

condition and performance of buildings at a whole-of-Government level

 
including the ability to review policies and strategies, analyse life-cycle 
costs, assess environmental impact, plan for replacements and upgrades, 

effectiveness of maintenance.

6.0 Roles and responsibilities 

All departments (as defined in section 8 of the Financial Accountability Act 
2009) must comply with the requirements of this policy.  Any departure 
from this policy should only occur after consultation and agreement with the 
Department of Housing and Public Works.

The Department of Housing and Public Works has a pivotal role from both a 
policy and operational perspective.  This role includes:

planning and program administration on a fee-for-service basis

Government basis

management related issues

 
other initiatives.

Practical approaches to improve 

maintenance outcomes

Better maintenance outcomes will result when 
asset owners and service providers work 
collaboratively to introduce innovative, cost 
effective practices.

Operational maintenance decisions should 
consider how reliability can be improved 
and future maintenance demand can be 
reduced. Decision makers should also factor 
in whole-of-life costs, sustainability and other 
efficiencies.

Understanding and analysing the reasons for 
defects is as important as rectifying them. By 
identifying the causes, action can be taken to 
avoid a repetition of the problem. 

Service providers’ first hand knowledge and 
experience of maintenance issues should be 
applied to analyse what has happened in the 
past and how it relates to the current setting. 
Ongoing maintenance “problems” should be 
viewed as opportunities to generate creative 
solutions that reduce costs, improve reliability 
and increase longevity. 

Service providers should be willing to 
challenge conventional maintenance 
practices, look outside the usual parameters 
and proactively pursue alternatives when:

developed which are of better quality, more 
economical or better suited to the purpose 
or function

basis, further investigation into the 
cause should be undertaken rather than 
continually repairing/replacing the faulty 
component

repeatedly fail

consumption of funds on a particular 
maintenance item

interferes with service delivery.

04
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Maintenance Management Framework

7.0 Elements of the Maintenance  
 Management Framework

The elements of the MMF are shown in the diagram below. These elements 
must form part of departmental processes. Departments’ management of their 
building assets (including maintenance) should suit their needs at both a 
strategic and operational level. 

Maintenance planning 
and development

Maintenance 
implementation

Maintenance 
information 
and systems

Policy requirement 1 
Document an 
internal departmental 
maintenance policy

Policy requirement 5  
Arrange/conduct 
condition assessments

Policy requirement 11  
Collect and retain 
relevant asset information

Policy requirement 2 
Determine condition 
standard ratings

Policy requirement 6 
Assess maintenance 
demand

Policy requirement 12 
Ensure proper capturing 
of information from 
commissioning and 
handover

Policy requirement 3 
Prepare a departmental 
maintenance strategy

Policy requirement 7 
Allocate an adequate 
maintenance budget

Policy requirement 13  
Utilise a computerised 
maintenance 
management system

Policy requirement 4 
Develop a Strategic 
Maintenance Plan

Policy requirement 8  
Develop an annual 
maintenance works 
program

Policy requirement 14 
Establish maintenance 
reporting capability

Policy requirement 9  
Arrange provision of 
maintenance services

Policy requirement 10 
Monitor and review 
maintenance performance

 

05
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Maintenance Management Framework

7.1 Maintenance planning and development

7.1.1 Departmental maintenance policy

Policy requirement 1—Document an internal departmental 
maintenance policy
Departments must produce an internal departmental maintenance policy 
that complies with the MMF. 

The MMF provides high level direction to departments. However, in order 
for full implementation of the MMF to occur, it is essential that individual 
departments document an internal maintenance policy that incorporates their 
delivery objectives. 

The departmental maintenance policy should explain department-specific 
processes and practices to enable departmental personnel responsible for 
building maintenance to successfully manage their maintenance program. 
Where government employee housing is a component of the building portfolio, 
the responsibility for implementing the various policy requirements should 
be also consistent with the Government Employee Housing Management 
Framework.

The policy should also address the handover and retention of technical and 
asset information, and arrangements for an effective feedback loop to building 
planners and designers to improve maintainability and minimise maintenance 
needs associated with future buildings. 

For further information on preparing a maintenance policy refer to the MMF 
guideline: Building Maintenance Policy, Standards and Strategy Development. 

06

Role of maintenance in implementing 

sustainable measures

Maintenance activities provide an avenue 
for departments to assess the environmental 
impact of their buildings and develop 
maintenance strategies to minimise this  
impact wherever possible. Such strategies 
should aim to:

change

services which take into account value 
for money and the supplier’s socially 
responsible practices

life cycle of products when buying goods 
and services.
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7.1.2 Condition standard ratings

Policy requirement 2—Determine condition standard ratings
Departments must determine a condition standard rating for each building 
asset, and periodically review and update the rating.

 
Departments must specify the level at which their buildings are to be 
maintained. A condition standard rating for each building must be documented, 
having regard to the:

upgrades, replacement or disposal.

Table 1: Condition standards

Departments should use this table to determine the appropriate standard 
required at facility level or individual building level.

Functional purpose Specified standard Rating

Highly sensitive purpose with critical 
results (e.g. hospital operating theatre)  
or high profile public building  
(e.g. Parliament House).

Building to be in the best possible 
condition. Only minimal deterioration 
will be allowed.

S5

Good public presentation and a high 
quality working environment are 
necessary (e.g. modern multi-storey  
CBD building).

Building to be in good condition 
operationally and aesthetically, 
benchmarked against industry 
standards for that class of asset.

S4

Functionally-focused building  
(e.g. laboratory).

Building to be in reasonable 
condition, fully meeting operational 
requirements.

S3

Ancillary functions only with no 
critical operational role (e.g. storage)  
or building has a limited life.

Building to meet minimum 
operational requirements only.

S2

Building is no longer operational—it  
is dormant, pending disposal, 
demolition, etc.

Building can be allowed to deteriorate, 
however, must be marginally 
maintained to meet minimum 
statutory requirements.

S1

Where standards are specified at overall building level, detailed descriptions 
of what is meant by the S1 to S5 ratings should be articulated in terms of 
condition standards of key building elements most critical to delivery of services. 
This is because more complex and critical building elements will generally have 
specific performance requirements and these elements therefore may need to be 
maintained above the standards required for the overall building.

Such descriptions should be used to establish a common understanding and 
agreement with condition assessors by focusing on building elements most 
likely to warrant immediate repair or further assessments. These descriptions 
can also be used to monitor change in general condition over time.

07
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7.1.3 Maintenance strategy

Policy requirement 3—Prepare a departmental maintenance strategy
Departments must adopt a maintenance strategy which incorporates a 
balance of planned maintenance and unplanned maintenance.
 

All departments are required to document a strategy for maintenance of their 
building assets and site improvements which is a combination of the following:

Planned maintenance

Planned work at predetermined intervals to meet statutory, health and safety, 
technical or operational reliability considerations, and to preserve the asset and 
prolong its economic life. 

Planned maintenance consists of preventative, statutory, and condition-based 
maintenance.

Preventative maintenance may be applied to building structures, building 
fabric, services and site improvements but is predominantly used for 
maintenance of building services. When preparing their maintenance strategy, 
departments should be aware of the benefits of preventative maintenance 
practices which minimise the likelihood of building asset failures, health and 
safety issues and disruptions to service delivery. 

Statutory maintenance is maintenance to meet requirements mandated in Acts, 
Regulations and other statutory instruments.

Condition-based maintenance is identified as a result of a condition assessment 
or inspection process.  The maintenance work is carried out because the 
physical condition of a building structure, building fabric, service or site 
improvement is below the acceptable standard.

Unplanned maintenance

Unplanned maintenance (may also be referred to as reactive) occurs when 
failure of a building component requires immediate attention.  It is usually 
limited to rectification for health, safety or security reasons and may be a 
consequence of a natural disaster. 

Observation

For minor, non-critical buildings and those buildings scheduled for 
refurbishment, replacement or disposal, the maintenance strategy can 
incorporate a “minimum maintenance” approach. Under this approach, apart 
from statutory maintenance requirements, there is no maintenance action until 
breakdown or the condition is expected to fall below legal requirements.  

08
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7.1.4 Strategic maintenance planning

Policy requirement 4—Develop a Strategic Maintenance Plan
Each department must develop a Strategic Maintenance Plan as part of its 
strategic asset planning process.
 

When formulating a Strategic Maintenance Plan (SMP) each department should 
take into account:

buildings

buildings over the immediate, medium and long term. Modifications may be 
necessary if/when service delivery priorities change.

The SMP should link to the department’s Asset Plan (refer to the Strategic Asset 
Management Framework guideline: Asset Planning for Buildings) and consider, 
amongst other matters, the maintenance of existing and new assets and how 
this will be dealt with in the longer term.

The SMP should address how departments will:

and incorporation of feedback from facility managers and occupants on 
maintainability and other issues

procurement models

considerations into maintenance strategies and practices

09

Strategic asset management

Strategic asset management is the concept of 
aligning an organisation’s physical assets with 
its service delivery.  It focuses on the outcome 
or purpose of a building asset and manages 
all decision making over the entire life of the 
asset.  Informed decisions about the location, 
number and type of assets that are needed 
will enable current and future service delivery 
demands to be met. 

The effects of decisions made during any 
phase of an asset’s life cycle will affect 
performance and costs in a subsequent phase.

Buildings should be designed for ease of 
maintenance. The level of maintenance is 
influenced by the incorporation of adequate 
materials and designs and not over-prescribing 
performance requirements and specifications.

Best practice asset management is achieved 
by:

investigation of the non-asset and asset 
alternatives to deliver them (in consultation 
with the community)

encompasses transparent, informed 
decision making processes

operation to ensure service continuity

sustaining resources for future generations.

Source: Strategic Asset Management 
Framework —Best Practice Guidelines for the 
Management of Queensland Government 
Buildings  (Department of Housing and  
Public Works)

Importance of maintenance to 

strategic asset management

Maintenance is a fundamental part of strategic 
asset management.  Building assets must be 
well maintained in order to support service 
delivery.  There are substantial  long-term 
benefits of good maintenance including:

favourable perception of government 
services.

Over an asset’s life, maintenance costs 
represent a significant proportion of the total 
cost of owning a facility.  In addition to the 
initial construction outlay, economical whole-
of-life costs must also be recognised as a key 
driver during the design process.  Evidence 
suggests that good design/construction may 
reduce long-term maintenance issues.

Maintenance planning and expenditure should 
be guided by value-for-money principles.  
Departments should ascertain whether it 
is more economical to upgrade, replace or 
refurbish buildings rather than continuing to 
make ongoing repairs. 
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10

7.2 Maintenance implementation

7.2.1 Condition assessment 

Policy requirement 5—Arrange/conduct condition assessments
As a minimum, all Queensland Government buildings are to be assessed by 
site inspection at least every three years, depending on the nature of the 
facility.

A structured condition assessment process must be part of any condition-based 
maintenance strategy which should be incorporated into the maintenance 
planning process. The MMF guideline: Building Condition Assessment, describes 
the methodology that should be used in the assessment of building assets. 

A condition assessment is a technical inspection by a competent assessor to 
evaluate the physical state of building elements and services and to assess the 

information on the condition of the building to support informed asset 
management decisions.

Condition assessment generally comprises:

buildings

standard as outlined in Table 1

building up to the specified condition standard

immediate risk until remedial works (or other actions) can be taken to  
address problems.

Frequency of condition assessments

Site inspections must be conducted on all Queensland Government buildings at 
least every three years, depending on the nature of the building and its building 
elements and services. All buildings that have been adversely impacted by a 
natural disaster should be fully assessed as soon as practical after the event.

Departments should decide on the appropriate interval in terms of criticality 
to service delivery and complexity of the building asset.  The more critical 
and complex an asset is, the more likely it is that condition assessment will be 
required more often. For example, undertaking annual condition assessments 
focused on workplace health and safety risk may be more advantageous for 
building types that may incur a high potential incident.

The following factors should also be taken into account when determining 
assessment intervals:
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11

occurring

 
required such as the inspection of hazardous building materials (e.g. 
asbestos, lead paint). 

Results from condition assessment

The results from the condition assessment should be presented in a report that 
should include:

 
to Table 1)

communicates to the asset owner the general state of their buildings

each building up to the condition standard (Table 1) as nominated by the  
asset owner. A condition assessment priority ranking scale (refer to Table 3) 
must be used by the assessor in developing the recommended schedule of 
maintenance work

individual departments) 

 
in planning and decision making (e.g. any anticipated major replacements  
or upgrades).

The results from condition assessments should be analysed by departments 
in the context of other building data such as: functionality, utilisation 

Competencies and quality of outcomes

Integrity and quality of outcomes from the assessments depends upon, amongst 
other things, the ability to match, where possible, the appropriate competency 
of assessors with the building elements being assessed.  A competent assessor is 
a person that has relevant training, qualifications, ability, aptitude, experience 
and (where required by law), the appropriate licence or registration, to 
undertake a building condition assessment as defined by the MMF.

Asbestos management

The condition of asbestos containing material in building elements must 
be assessed and documented in accordance with the requirements in the 
Queensland Government’s Asbestos Management and Control Policy for 
Government Buildings.
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Table 2: Condition index 

This table sets out the ratings to be used by the assessor to represent the general 
condition of building assets.

Rating Status Definition of rating/condition of building asset

5 Excellent

4 Good

3 Fair

2 Poor

1 Very poor

Table 3: Condition assessment priority ranking scale

This table sets out the rankings to be used by the assessor undertaking 
condition assessments to provide an indication of recommended maintenance 
work. 

Do not program critical maintenance items which require immediate 
rectification. These items warrant urgent actioning as unplanned 
maintenance. 

Priority 
ranking

Definition

1 Works needed to:

requirements

costs if not addressed within 1 year.

2 Works that:

costs if not addressed between 1 to 2 years.

3 Works that:
 

desirable to maintain the quality of the workplace

4 Works that:
 

at a future date.

15-084 File B Page 58 of 306

Rele
as

ed
 by

 E
HP un

de
r th

eh
 R

TI A
ct 

20
09



Maintenance Management Framework

13

7.2.2 Maintenance demand

Policy requirement 6—Assess maintenance demand 
Departments must assess and financially quantify the demand for  
maintenance as the initial step in the planning and delivery of annual 
maintenance work programs.

Conducting a maintenance demand assessment will ascertain the total 
maintenance requirements of the building portfolio. The scope of maintenance 
work in the demand assessment process will be a combination of:

manufacturers’ recommendations

 
assessment reports

requirements

7.2.3 Departmental maintenance budgets

Policy requirement 7—Allocate an adequate maintenance budget
 

budget to enable the buildings in their portfolio to be maintained to the 
condition standard ratings identified and documented in the  
departmental maintenance policy.

Setting the annual departmental maintenance budget

Departments must formulate an annual maintenance budget which is a realistic 
calculation of the quantum of funding required to address the department’s 
maintenance needs. This relies upon reliable data extracted from:

When developing the annual maintenance budget, consideration should also be 
given to opportunities for cost-effective improvements in building performance 

lighting, products that reduce water use, products that improve air quality, etc. 
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Where the funding allocated is less than the amount required to undertake the 
identified maintenance tasks, departments may wish to explore the following 
options:

 
is being determined

 
for disposal

 
some maintenance works after considering value for money factors and all  
the risks of doing so. 

The MMF recommends a minimum funding benchmark of 1% of the building 
Asset Replacement Value (ARV) of the department’s building portfolio. 

The ARV for buildings is the best estimate of the current cost of constructing 
(for its original use) a new facility providing equivalent service potential as the 
original asset. It does not include the value of the furnishings or other items 
not permanently part of the facility, nor does it include design and project 
management costs. 

Departments should view this 1% funding recommendation as the minimum 
threshold for annual maintenance expenditure for their building portfolio, not 
as the optimal funding level. 

Example: If a department has a building portfolio with a current ARV of 
$800 million then (subject to many variables) it is reasonable to expect a 
minimum of $8 million for that year’s maintenance budget.

It is likely that a department’s maintenance budget will exceed the 
recommended minimum threshold of 1% of the ARV if the portfolio has:

or

For more comprehensive advice about how to prepare a maintenance budget 
refer to the MMF guideline: Building Maintenance Budget.

Allocating maintenance funds to individual buildings

actual maintenance demand. 

Risks associated with underfunding maintenance

to allow all identified maintenance tasks to be completed.  It is, therefore, 
important that departments carefully evaluate priorities and risks and focus 
on condition standards and the most cost-effective solutions to maintain the 
desired building standards.
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Deferred maintenance is defined as maintenance work that is postponed to a 
future budget cycle, or until funds become available.  It does not include work 
earmarked in anticipation of a level of deterioration which did not occur (e.g. 
forecast repainting).

Departments need to have a strategy in place to keep deferred maintenance 
to a manageable level.  Some maintenance activities can be postponed 
without immediately having a noticeable effect on the functionality of the 
building.  However, departments that allow their building portfolios to decline 
through inadequate maintenance are not only failing to meet their legislative 
responsibilities, they are potentially exposing themselves and the Queensland 
Government to risk.

An ongoing policy of deferring maintenance will result in higher costs than 

repairs will lead to a backlog of maintenance projects which will adversely 
impact on future maintenance budgets.

7.2.4 Maintenance planning

Policy requirement 8—Develop an annual maintenance works program
Departments must produce an annual maintenance works program based  
on condition assessments, existing programs, historical data and their  
strategic Asset Plan. 

All departments are required to develop an annual maintenance works program 
covering all building assets as part of their maintenance planning process. The 
maintenance works program should support the departmental maintenance 
strategy and consist of a balance of planned and unplanned maintenance (refer 
to Table 4: Maintenance work classification and sub-categories). It should 
focus on service delivery obligations, maintenance priorities, availability of 
resources and performance management. The scheduling, delivery and control 
of maintenance work projects should be in accordance with the maintenance 
works program. 

Planning horizons should be at least three years. However, as the aim of the 
program is to identify maintenance activities for each year in the planning 
period, the minimum duration of a maintenance works program is one financial 
year. Formulation of a maintenance works program allows departments to plan, 

 
and processes should be set up to manage the maintenance works program and 
monitor its outcomes.

In planning and approving work programs, departments should mitigate, as 

resources, especially in regional and remote areas. Departments should work 
closely with their maintenance service provider so that their programs are 
prepared with due attention to market conditions and reasonable timeframes. 
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The engagement between departments and their maintenance provider will 
contribute to ensuring:

a particular environmental performance (e.g. once a building has achieved 
an environmental rating—either at the design stage or at completion—it is 
important to ensure this rating is maintained during operation)

periodic inspections of asbestos containing material) in remote locations, 
focusing on: 
- optimum use of resources 
- review of opportunities for integrating and leveraging of works with  

other departments 
- better coordination of purchasing materials. 

Table 4: Maintenance work classification and sub-categories

This table illustrates the elements that should be incorporated in a balanced 
maintenance works program.

Category Sub-category Definition

Planned 
maintenance

Preventative 
service 
maintenance

Prevents asset failure by systematic inspection 
and monitoring to detect and avoid deterioration 
or failure. It also entails testing to confirm correct 
operation.

Condition-based 
maintenance

Programmed maintenance work, based on condition 
assessment or other priorities, that returns an asset 
to an acceptable standard.

Statutory 
maintenance

Compulsory maintenance to meet requirements 
mandated in Acts, Regulations and other statutory 
instruments. This includes standards and codes 
referred to in an Act, Regulation or statutory 
instrument.

Unplanned 
maintenance

Corrective and 
breakdown 
maintenance

Restores an asset to operational condition following 
an unforeseen failure.

Incident 
maintenance

Brings an asset back to an operational or safe 
condition following damage caused by natural 
disasters, storms, fire, forced entry or vandals.

Risk management

Risk management is an important aspect 
of maintenance.  Maintenance planning 
should manage the risks associated with the 
custodianship of building assets. 

When assessing the risks associated with 
failure of an asset, departments should take 
into consideration:

The process of risk analysis and management 
is clearly defined in the Australian/New 
Zealand Standard  AS/NZS ISO 31000:2009 
Risk management - Principles and guidelines.
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7.2.5 Maintenance procurement

Policy requirement 9—Arrange provision of maintenance services
1. Departments are required to enter into appropriate arrangements  
with the Department of Housing and Public Works or other maintenance 
service providers for the provision of maintenance services in  
accordance with government policy.
2. Engagement of appropriately registered maintenance service providers  
 under the Prequalification (PQC) System for building industry  
 contractors (administered by the Department of Housing and Public 
Works) is required where:

 
  threshold requirements of the Capital Works Management  
  Framework, or

 
  through to delivery is outsourced to a private sector maintenance or  
  facilities management organisation.

Outsourced maintenance services should be delivered through a Service Level 
Agreement (SLA) or other suitable instrument which complies with the MMF.  
The use of an SLA (or other compliant instrument) allows the department 
to formally instruct its maintenance provider about specifications and 
expectations. 

Procurement of maintenance services must be in accordance with the State 
Procurement Policy and give due regard to:

Government

accountability

consultant commissions on the eTender website (administered by the 

7.2.6 Maintenance performance

Policy requirement 10—Monitor and review maintenance performance
Departments must monitor and review maintenance performance in 
accordance with the provisions of this Framework. 

Monitoring and reviewing maintenance performance is crucial to accomplishing 
maintenance outcomes which are in accordance with government policy and 
underpin departmental service delivery. The following aspects should also be 
periodically reviewed by each department:
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Maintenance program management

Maintenance service provider
 

- people 
- processes 
- systems 
- management

Maintenance outcomes
 

replacement value

 
building services

The Facility Condition Index (FCI) is a complementary measure of performance 
which is a generally accepted method of comparing relative building condition 
over a period of time. It can be used at portfolio level to increase understanding 
of the condition of assets, which can in turn facilitate long-term strategic 
decision making and potentially give more credibility to requests for increased 
maintenance funding. 

The FCI is calculated by dividing the existing cost of deferred maintenance by the 
Asset Replacement Value (ARV). It provides a quantitative measure of an asset’s 
condition, stated as a percentage. 

 Total Deferred Maintenance ($)FCI = X 100
 Asset Replacement Value ($)

The higher the percentage, the poorer the condition of the asset. 

Interpretation of the FCI 

FCI Condition of building portfolio

0–2% Excellent

2–5% Good

5–10% Fair

10–15% Poor

> 15% Very poor
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7.3 Maintenance information and systems

7.3.1 Retention of maintenance information

Policy requirement 11—Collect and retain relevant asset information 
Departments, or their service providers, must have protocols and processes 
in place for the proper collection, custodianship, updating and use of 
technical and asset information.

The MMF requires that departments gather data pertaining to maintenance of 
their buildings, services and site improvements. Technical and asset information 
related to maintenance should be retained in a useful format/medium and 
protected as government intellectual property. 

If applicable, relevant information related to changes to a building (such 
as refurbishment, alteration, extension or improvement) where asbestos 
containing material has been found to be present it must be recorded in the 
register of asbestos containing material in accordance with the requirements 
in the Queensland Government’s Asbestos Management and Control Policy for 
Government Buildings.

Critical to making informed and strategic decisions is departments’ ability to 
view and analyse information about:

and, where relevant, levels of pollutant emissions including CO2).

7.3.2 Commissioning and handover

Policy requirement 12—Ensure proper capturing of information from 
commissioning and handover
New buildings being phased into operation or use must be commissioned 
and handed over in an appropriate manner.

Departments will be better informed about their building assets and generally 
improve maintenance practices if comprehensive commissioning and 
handover processes are instituted. This is fundamental to responsible building 
maintenance and operation. The Capital Works Management Framework 
provides guidance and a specific policy requirement (15) on the commissioning 
and handover processes. 

Handover of technical and asset information (e.g. manuals, warranty 
information, specifications) is necessary for maintenance and safe operation 
of buildings. There should also be an emphasis on thorough training and 
orientation of facility managers, maintenance personnel and plant operators. 
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Departments must have adequate systems and processes in place for the 
acceptance and retention of technical and asset information from the building 
contractors.  Such systems must enable ready access to the information for 

Departments must have adequate systems and processes in place for the 
acceptance and retention of technical and asset information from the building 
contractors.  Such systems must enable ready access to the information for 

Details on the responsibilities and procedures related to commissioning 
and handover are presented in the Capital Works Management Framework 
guideline: Handover: Guidance for Commissioning and Handover Associated 
with Government Building Projects.

7.3.3 Maintenance management systems

Policy requirement 13—Utilise a computerised maintenance 
management system
Departments must use an effective computerised maintenance management 
system that adequately facilitates maintenance planning, implementation 
and reporting.

Departments using the Department of Housing and Public Works as their 
maintenance service provider may use, or interface with, the computerised 
maintenance management system it operates. Departments not part of this 
arrangement may use another system which adequately accommodates the 
requirements of the MMF. 

Such a system should reinforce maintenance and departmental service delivery 
objectives and facilitate:

7.3.4 Maintenance reporting

Policy requirement 14—Establish maintenance reporting capability
Departments must be capable of reporting on maintenance and the 
condition of their building portfolio to promote transparency and 
accountability. 

In addition to promoting transparency and accountability, reporting on 
maintenance and the condition of a building portfolio facilitates effective 
management of maintenance and drives improvements. 

SLAs (or other suitable instruments for procurement of maintenance services) 
should clearly specify that service providers must furnish maintenance reports 
which comply with the minimum reporting requirements of the MMF.
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Minimum reporting requirements

For consistency and to facilitate benchmarking, departments should be capable 
of reporting on: 

service delivery

  - planned maintenance

  - unplanned maintenance

  - maintenance management

to assist departments in undertaking strategic and operational planning 
processes

portfolio in relation to service delivery.

8.0 Policy implementation and review

As part of its whole-of-Government policy role in the monitoring of 
maintenance outcomes and asset performance, the Department of Housing 
and Public Works will evaluate implementation progress and conduct periodic 
reviews of the MMF. Departments may be requested to supply the Department 
of Housing and Public Works with information (described in the minimum 
reporting requirements) as part of this process.

Departments are responsible for implementing the MMF. The Department of 
Housing and Public Works will, however, assist departments with advice and 
additional resource materials (e.g. guidelines and policy advice notes).

By reviewing the MMF and its implementation, the Department of Housing and 
Public Works will gain a better understanding of departmental maintenance 
issues, which will lead to a more practical and comprehensive policy and 
improve whole-of-Government maintenance outcomes.

List of key policies and guidelines

Key policies and guidelines impacting upon 
the planning and implementation of the 
maintenance of government buildings are  
listed below.

Asbestos Management and Control Policy 
for Government Buildings 

(Department of Housing and  

Public Works) 

Provides a framework for identifying, 
documenting, managing and controlling 
(including the safe removal of) asbestos 
containing material in a building, when 
undertaking a government building project  
such as refurbishment, alteration, extension  
or improvement.

Building Asset Performance Framework 

(Department of Housing and  

Public Works)

is a Queensland Government best practice 
guideline which provides departments 
with a systematic approach to managing 
the performance of building assets to meet 
service delivery requirements. It establishes 
the broad scope and application of building 
asset performance management, and the key 
principles and elements necessary for  
achieving effective management of buildings.

Capital Works Management Framework 

(Department of Housing and  

Public Works)

is the whole-of-Government policy for 
managing risks in the planning and delivery 
of government building projects. It also 
gives effect to the whole-of-Government 
Prequalification (PQC) System for building 
industry contractors and consultants seeking 
to undertake identified contracts and 
commissions associated with government 
building projects.

Government Employee Housing 
Management Framework  

(Department of Housing and  

Public Works)

is the whole-of-Government policy for 
managing Queensland Government employee 
housing. It includes mandated roles and 
responsibilities related to the management of 
employee housing including the centralisation 
and coordination of maintenance and capital 
works delivery by the Department of Housing 
and Public Works for all government employee 
housing (the centralisation of capital works 
relates only to Indigenous communities).

Strategic Asset Management Framework 
—Best Practice Guidelines for the 
Management of Queensland Government 
Buildings (Department of Housing and 

Public Works)  
promotes strategic asset management within 
the Queensland Government by providing 
agencies with advice about the best practice 
management of their building portfolio.
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Enquiries should be directed to:

The Principal Policy Manager

Building Policy Unit
Strategic Asset Management
Department of Housing and Public Works

Telephone 07 322 45482
Fax 07 322 45498

GPO Box 2457
Brisbane  Qld  4001

Email bpu@publicworks.qld.gov.au

ISBN 978-0-9804717-4-8 

This document is printed on paper that is 55% recycled and is manufactured by an ISO 14001 certified mill.
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GUIDELINE 

Strategic Asset Management Framework 
Best practice guidelines for the management 
of Queensland Government buildings 

Overview 

  

 Department of Housing and Public Works 
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Strategic Asset Management Framework 
Best practice guidelines for the management of Queensland Government buildings 
 
Overview 
Second Edition incorporating content from the Overview (ISBN 0 7242 6946 0) and the 
Organisational Framework originally published in the Strategic Asset Management - Best 
Practice Guidelines First edition 

Queensland Department of Housing and Public Works 
November 2012 
(includes minor updates as at November 2012) 
 
ISBN 978-1-921670-02-2 
 
© The State of Queensland 
(Department of Housing and Public Works) 
First published in 2010 
 
Enquiries should be directed to: 
 
The Principal Policy Manager 
Building Policy Unit 
Strategic Asset Management 
Department of Housing and Public Works 
 
GPO Box 2457 
Brisbane  Qld  4001 
 
bpu@publicworks.qld.gov.au 
 
 
The suite of guidelines which comprise the Strategic Asset Management Framework (available 
online at www.hpw.qld.gov.au) is organised under the following categories: 

1. Overview - explains the principles and concepts of strategic asset management as they 
apply to buildings. 

2. Guidelines - expand on key aspects of strategic asset management to inform decisions 
over the entire life-cycle of the asset. 

3. Decision-making methodologies and guidelines - support agencies to implement best 
practice strategic management of buildings. 

  

Strategic Asset Management Framework Overview   1 
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1.0 Introduction 

Strategic asset management underpins all activities related to managing government building 
assets for optimal outcomes. The Strategic Asset Management Framework - Best practice 
guidelines for the management of Queensland Government buildings (SAMF) promotes 
strategic asset management within the Queensland Government by providing agencies with 
advice about the best practice management of their building portfolio. 

Attachment 1 provides a list of the suite of guidelines that comprise the SAMF. 

The SAMF refers to relevant sections of whole-of-Government policies and frameworks 
including the: 

Building Asset Performance Framework 

Capital Works Management Framework 

Government Employee Housing Management Framework 

Maintenance Management Framework 

Project Assurance Framework 

State Procurement Policy 

while avoiding duplication of information from these documents. 

Attachment 2 provides additional information and further references. 

Strategic asset management of government buildings is the concept of aligning an 
organisation’s assets with its service delivery needs. It focuses on the outcome or purpose of 
a building asset and guides decision-making processes over the entire life of the asset (i.e. 
planning, investment/procurement, management-in-use and disposal phases). 

2.0 Purpose 

The purpose of the SAMF is to promote best practice in the planning, 
investment/procurement, management-in-use and disposal of building assets in the 
Queensland public sector. 

3.0 Terminology 

In the SAMF, the terms ‘asset’, ‘building asset’ and ‘building’ have the same meaning and are 
used interchangeably. Similarly the term ‘agency’ is equivalent to ‘department’ (as defined in 
s8 of the Financial Accountability Act 2009). 

4.0 Context 

The community’s needs and expectations of government are becoming more sophisticated 
and complex. This is manifested by demands for better quality, value for money, 
environmental awareness and innovative solutions. 

The Government’s capacity to respond to the demand for services depends largely on its 
fiscal policy. As part of the State Budget processes, resources are allocated to achieve the 
objectives and priorities of the Government. 

Strategic Asset Management Framework Overview   3 
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Strategic Asset Management Framework Overview   4 

The challenge for government is to balance community expectations with the best use of 
limited resources. Government is required to maintain a high level of essential services to the 
community while at the same time being responsive to the changing social, political and 
economic environment which is characterised by: 

increasing demand for services as a result of population growth and changing 
demographics 

higher community expectations 

different approaches for delivering services as a result of technological advancements  

more emphasis on probity, accountability and value for money outcomes 

greater focus on efficiency and effectiveness of services. 

The efficient and effective management of government building assets is essential to the 
delivery of the Government’s obligations to deliver services to the community. This requires 
departments to demonstrate: 

structured and accountable strategic and operational planning processes 

links between service delivery and resource planning 

relevant planning processes for capital works, maintenance and disposal of assets, 
which include an assessment of private sector participation in the financing, 
provision, management and maintenance of such assets  
suitable methodologies which address demand for new assets  

more innovative ways of providing services 

improved coordination of assets from a whole-of-Government perspective. 

The asset life-cycle 

Building assets have a life-cycle – they are planned, created, used, managed and disposed of 
when no longer required. Understanding this concept (referred to as the asset life-cycle - see 
Figure 1) will assist departments to optimise the value, use and benefits derived from the 
assets they control1. 

Figure 1 - The Asset Life-Cycle 

 

 

 

 

 

 

 

 

                                              
1 The concept ‘control of assets’, is demonstrated by the ability of a department to use an asset to achieve its objectives; obtain a 
benefit from the sale of the asset; charge for the use of the asset or deny use of the asset to others. This term is important for 
financial and asset management purposes.  Specific guidance on determining the control of assets is provided in the Non-
Current Asset Policies for the Queensland Public Sector (Queensland Treasury and Trade). 
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5.0 Principles and elements of strategic asset management 

Strategic asset management is facilitated by systematic decision-making processes based on 
rigorous business case evaluation throughout the life of the building asset. This will ensure 
that the building portfolio is aligned with departmental service delivery requirements and 
government priorities and strategies and it is delivering an optimum value for money. 

The following fundamental principles underpin the SAMF: 

assets exist to support the delivery of services, consistent with the Government’s 
targets and priorities 

strategic asset management undertaken by departments needs to be consistent with 
the requirements of whole-of-Government asset management policies and legislation 

asset planning is an important activity that should be interrelated with financial, 
human resource and information and communication technology planning 

non-asset solutions, full life-cycle costs, risks and options should be considered 
before investing in new built assets 

responsibility for assets resides with the department that controls and administers 
them 

the full cost of providing, operating and maintaining assets should be included in 
departmental budgets. 

The elements of strategic asset management, shown in Diagram 1 each have a role to play in 
best practice planning, provision, management, maintenance and eventual disposal of assets. 

Diagram 1 – Elements of strategic asset management 
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5.1 Service demand 
The identification and analysis of the community’s need for government services is regularly 
undertaken by government and communicated to departments in a range of ways, including 
emerging policy, legislation, priorities and objectives.  These are translated by agencies into 
specific departmental objectives, performance indicators, services and service standards 
which are addressed in typical documents such as strategic plans, budget documentation and 
annual reports. 

5.2 Directions 

Departments should use a structured planning process to develop service delivery plans and 
strategies which reflect their objectives, priorities and policies. 

An agency strategic plan should be developed for a period of four years and be sufficiently 
prescriptive for performance to be measured, but broad enough that it can adapt to changing 
circumstances. 

5.3 Specific purpose planning 

The availability of adequate and efficient resources impacts on the quality of the services that 
are delivered.  Ideally, agency asset planning decisions will be integrated with and 
complement the finance, human resource and information and communication technology 
strategies that support the delivery of departmental services. 

Departments should consider the implications of capital investment, the maintenance and use 
of existing assets and the disposal of surplus assets.  Access to relevant, reliable and timely 
information about building assets is essential in order to: 

assess whether particular building assets are meeting service delivery needs 

determine whether building assets are properly maintained and managed 

evaluate the need for future replacement of assets 

identify and plan for the disposal of surplus or under-utilised building assets 

quantify the cost of the services provided by the department and (if applicable) 
benchmark against other jurisdictions. 

5.4 Implementation 

Implementation of effective and efficient asset management involves integration of plans to 
address building portfolio and building asset management issues, such as capital investment, 
maintenance and the disposal of surplus assets, with the planning process for human 
resources, finance, information and communication technologies. 

These plans need to address strategies that yield the following benefits: 

a clear understanding of the role the building portfolio plays in supporting agency 
objectives 

alignment of assets with service delivery strategies 

optimal functionality and utilisation of assets 

economies of scale resulting from better coordination of programs and initiatives and 
the managing of finite resources 

maintenance and improvement of the health and safety aspects of buildings 

Strategic Asset Management Framework Overview   6 
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access to current and accurate asset and portfolio valuations and information to 
enable identification of surplus assets 

effective and efficient use of capital and maintenance funds 

identification and quantification of opportunities and risks. 

New investment requires a structured process to demonstrate the need for the delivery of a 
new facility. This should include a review of service concepts, consideration of non-asset 
options and alternative asset delivery solutions. The full life-cycle costs and function of the 
building asset should also be taken into account. Information on capital 
investment/procurement planning as the foundation for the delivery of government building 
projects is available in the SAMF guideline: Capital Investment/Procurement Planning and 
Project Delivery. 

Management of existing assets includes monitoring the physical, operational, functional and 
financial performance to ensure that they fully support the delivery of the agency’s services. 

Disposal of surplus assets should be undertaken in a structured and prioritised manner in 
accordance with prevailing market conditions and government priorities (refer to the SAMF 
guideline: Asset Disposal). 

6.0 Organisational framework for the establishment of 
 strategic asset management 

The establishment of strategic asset management is supported by the implementation of an 
appropriate organisational framework which illustrates the inter-relationships between the 
key issues and activities involved in strategic asset management. The framework is intended 
to assist departments to identify their asset management requirements. Figure 2 represents 
the shell of an organisational framework and highlights the issues and key activities related 
to asset management decisions in the public sector. 

6.1 Management levels 
In the public sector, building asset management decisions occur at three functionally 
hierarchical levels e.g. those that are relevant to: 

1. whole-of-Government i.e. not confined to a single department 

2. a department or to a program developed in support of the department’s objectives 

3. operational building management of an individual asset. 
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Figure 2: Organisational framework for the establishment of strategic asset management 

 

The organisational framework is a multi-layer two dimensional matrix based on the stages of 
the asset’s life-cycle: 

Management levels (on the vertical axis) - different levels of management responsibility in 
the context of each department’s role associated with the control of building assets 

Implementation components (on the horizontal axis) - related organisational management 
components required to support strategic asset management 

Implementation components 

The five implementation components described below are organisational essentials which 
enable the implementation, monitoring and control of building asset management processes. 

At each of the management levels and against each group of implementation components, 
there are different organisational considerations.  These are identified in the appropriate 
intersection box between the two as shown in Figure 3. 

Figure 3: Organisational matrix 
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The organisational considerations outlined above are different for various stages of an asset’s 
life-cycle; however, the key implementation components in the five categories include the 
following: 

6.2 Policies, guidelines and procedures 
Policies, guidelines and procedures related to building asset management should reflect the 
applicable provisions of: 

• legislation 

• whole-of-Government policies 

• agreements (international/State/Commonwealth/local authority level). 

Attachment 2 provides a list of resources that will assist agencies undertaking any aspect of 
strategic asset management. 

6.3 Roles and responsibilities 

When establishing roles and responsibilities in a strategic asset management context, 
departments need to address relevant requirements at the strategic and operational level 
which: 

contribute to the collective achievement of, and accountability for, whole-of-
Government direction (objectives for the community, priorities and strategies) 

facilitate the identification of suitable  procurement strategies for project delivery 
(based on risk, economic benefit and affordability assessment, and an appreciation of 
factors, time, cost, quality, appropriateness and whole-of-life considerations) which 
minimise the impact of the building on the environment and the long-term demand 
for maintenance 

identify and improve systems and information available to departments and 
government (in accordance with government policy) to: 

o effectively and efficiently manage building planning, procurement, building 
operation, maintenance and disposal  

o support reporting requirements for performance improvement and risk 
management. 

6.4 Skills and competencies 

Asset managers (at all levels) should demonstrate that they possess the competency, 
knowledge, skills and capacity to: 

undertake sustainable procurement practices (at both the operational and strategic 
level), arrange and disseminate required project reports, establish and manage asset 
planning, design, and project management services 

manage maintenance planning, delivery and reporting in accordance with 
government policy 

promote closer alignment of asset holdings with service delivery needs, encouraging 
the disposal of under-utilised or surplus assets; manage the disposal processes 
including compliance reporting and provision of disposal information and obtaining 
approvals. 
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6.5 Information and systems 

Agencies need to establish effective processes to manage asset information over the entire 
life-cycle of the building. 

Prior to commencing data collection, departments should clearly identify: 

the purpose for collecting performance information 

the end users 

how the information will be used. 

This will ensure that performance information is relevant and targeted at the correct areas so 
that the benefits of performance measurement are optimised. Service delivery requirements 
will be best supported by ensuring the integrity, accuracy, currency and completeness of the 
information. 

Management of building assets requires information to be extracted from multiple sources 
located in various information systems, including: 

asset information registers 

building management and operation systems such as: 

o tenancy management systems 

o maintenance management systems 

o asbestos registers 

o energy and water consumption databases 

financial management systems 

business support systems and project management systems. 

Maintaining accurate asset information records is essential to ensure that the government 
meets its statutory obligations (e.g. duty of care) as a building owner. 

The main issues which departments are required to address relate to: 

the cost of building ownership 

progress in departmental efforts towards achieving the Government’s priorities (refer 
to Getting Queensland back on track: Statement of objectives for the community);  

asbestos containing material (departments are required to ensure that asbestos-
containing material in government buildings is managed and controlled in 
accordance with the Asbestos Management and Control Policy for Government 
Buildings) 
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development of strategies to: 

o meet the need for new assets and for disposing of assets that are no longer 
required 

o achieve and maintain the required level of operational performance for assets 
(development of these strategies may be supported by the performance 
indicators and performance measures in the Building Asset Performance 
Framework) 

o demonstrate probity and accountability for outcomes and the achievement of 
value for money in government building projects by ensuring consistency of 
procurement strategy with Government objectives; coordination of building 
projects and consistency and transparency in the procurement process (i.e. 
meeting the requirements of the State Procurement Policy and other related 
policies, including the Capital Works Management Framework and the 
associated Prequalification (PQC) System for engaging building contractors 
and consultants). 

6.6 Performance management 

Performance management practices provide assurance that a department has established 
processes to determine if its delivery of services is efficient, effective and represents value for 
money for the Queensland Government. Guidance on setting standards for a department’s 
service delivery is provided in A Guide to the Queensland Government Performance 
Management Framework.  The Government expects from departments a high level of 
performance and tangible results for the people of Queensland. 

Performance indicators and performance measures for building asset management should be 
linked to service delivery objectives and provide information on the match or gaps between 
actual performance and the performance required for optimum service delivery outcomes.  
The Building Asset Performance Framework provides guidance on establishing a performance 
management regime for buildings which includes a consideration of social and 
environmental aspects as additional dimensions to the traditional functional and financial 
performance assessment approach. 

Consistent and coordinated monitoring, evaluation and reporting practices (within the agency 
and externally) are important to provide a feedback loop to inform future asset management 
and associated decision-making processes. 
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Attachment 1: The suite of Strategic Asset Management   
   Framework documents 
The suite of guidelines which comprise the Strategic Asset Management Framework is 
organised under the following categories: 

Overview – explains the principles and concepts of strategic asset management as they apply 
to buildings. 

Guidelines expand on key aspects over the entire life-cycle of the asset (planning, 
investment/procurement, management-in-use and disposal) 

Planning 

Asset Planning for Buildings - developing management strategies that will 
contribute to the best utilisation of assets in the delivery of services to the community 
in line with strategic plans, operational plans and service delivery strategies. 

Investment/procurement 

Capital investment/procurement planning and project delivery - defining capital 
investment projects, preparing budget documentation and formulating 
investment/acquisition plans. 

Management-in-use 

Building Management – the process required to achieve and sustain defined levels of 
building performance during building occupancy, building operation, building 
maintenance and building upgrades. 

Heritage Asset Management - best practice processes to enable agencies to 
recognise, manage and conserve assets with cultural heritage significance during all 
stages of the asset life-cycle (planning, investment/procurement, management-in-use 
and disposal). 

Maintenance Management – planning, managing and delivering building 
maintenance in accordance with the Maintenance Management Framework which 
will ensure consistency in maintenance outcomes, building performance, risk 
management and strategic decision-making. 

Security Management of Government Buildings- the process of identifying, 
implementing and monitoring systems and processes for the protection of building 
assets against loss, misuse, damage or deprivation of use caused by deliberate acts. 

Disposal 

Asset Disposal - implementing processes and procedures to ensure appropriate asset 
disposal planning of government buildings which have been identified as surplus to 
departmental service delivery requirements. 
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Decision-making methodologies and supporting guidelines 
Asset Review and Analysis - establishing suitable processes and procedures to 
ensure appropriate asset review and analysis which supports strategic asset planning 
for their building portfolios. Project delivery involves development of a project brief, 
selecting the procurement strategy and the consultants/contractors, design and 
construction, and handover. 

Environmental Sustainability Management – undertaking life-cycle planning 
analysis to support strategic management and decision-making processes, integrating 
sustainability into procurement processes and developing and adopting 
environmentally sustainable approaches to the design and construction of buildings. 

Mitigating the Impact of Natural Disasters on Government Buildings – the key 
considerations of natural disasters in the planning of new buildings, and 
refurbishment, retrofitting and maintenance of existing buildings. 

Life-Cycle Planning – using transparent, informed decision-making processes that 
take into account the whole-of-life implications of acquiring, operating, maintaining 
and disposing of a building asset. 

Management of Government Building Projects - selecting and applying tools to 
plan, organise, manage, procure and control a building project to achieve its 
objectives. 

Post Occupancy Evaluation - a structured approach to conducting a post occupancy 
evaluation of a new or existing facility when it is fully operational which focuses on 
the users’ interaction with the building, assesses the degree to which the building 
supports service delivery objectives, assists continuous improvement in the planning 
process and informs the preparation of defect action plans, at an operational level. 

Risk Management - a systematic process which applies at every phase of a building 
asset life-cycle (e.g. planning, investment/procurement, management-in-use and 
disposal) to identify, analyse, assess and treat risks that may impact on an 
organisation’s objectives. 

Value Management - a structured and analytical process which facilitates good 
decision-making on the planning, management and use of building assets to achieve 
best value for money by comparing alternatives based on the relationship between 
value and total cost. 

Workplace Health and Safety - managing building assets throughout each stage of 
the life-cycle in a way that positively controls the risks to all persons who might be 
at risk by the operation of the asset and reduces the human and financial cost of 
workplace injuries to employers, workers and the community. 
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Attachment 2: List of policies and other relevant resources 

A Guide to the Queensland Government Performance Management Framework (Department of 
the Premier and Cabinet) is designed to improve the analysis and application of performance 
information to support accountability, policy development and implementation and create 
value for clients, stakeholders and the Queensland community. 

Agency Planning Requirements (Department of the Premier and Cabinet) provides information 
about: 

the purpose, responsibility and legal requirements of agency planning 

the contents of strategic, operational and specific purpose plans 

establishing regular monitoring and reporting procedures to assess performances 
against agency plans 

mandatory and discretionary planning. 

Asbestos Management and Control Policy for Government Buildings (Department of Housing 
and Public Works) establishes a framework for identifying, documenting, managing and 
controlling (including the safe removal of) asbestos containing material in a building, when 
undertaking a government building project such as refurbishment, alteration, extension or 
improvement. 

Building Asset Performance Framework (Department of Housing and Public Works) is a best 
practice guideline which describes a systematic approach for departments to managing the 
performance of building assets to meet their service delivery requirements. 

Capital Works Management Framework (Department of Housing and Public Works) is the 
whole-of-Government policy for managing risks in the planning and delivery of government 
building projects. 

Financial Accountability Handbook (Queensland Treasury and Trade) has been designed to 
assist accountable officers and statutory bodies discharge their obligations under the 
Financial Accountability Act 2009, the Financial Accountability Regulation 2009 and the 
Financial and Performance Management Standard 2009. 

Financial and Performance Management Standard 2009 (Queensland Treasury and Trade) 
requires departments to efficiently, effectively and economically manage physical assets by 
establishing asset management systems for: 

(a) identifying, acquiring, managing, disposing of, valuing, recording and writing off 
assets 

(b) conducting an evaluation before making the acquisition or carrying out the 
maintenance or improvement, where the accountable officer or statutory body 
considers the cost of acquiring, maintaining or improving a physical asset is 
significant (a significant asset2) 

(c) reviewing the performance of completed significant assets to ensure the 
objectives of the department or statutory body in acquiring, maintaining or 
improving the assets were met 

(d) regularly maintaining the assets. 

                                              
2 The Financial Accountability Handbook defines ‘significant’ assets’ as those assets with a high dollar value, those that provide a 
key role in the delivery of agency services, or those that bring potential high risk to agency operations in the event of failure. 
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Government Employee Housing Management Framework (Department of Housing and Public 
Works) is the whole-of-Government policy for the procurement, planning and management 
of government employee housing. 

Maintenance Management Framework (Department of Housing and Public Works) is the                   
whole-of-Government policy for managing, planning and delivering building maintenance to 
ensure departments have a consistent approach. 

Project Assurance Framework (Queensland Treasury and Trade) is the foundation framework 
for ensuring that project initiation and development is undertaken effectively across the 
Queensland public sector and delivers value for money to the government from its significant 
investment in project activity.  The associated Value for Money Framework is the basis for 
the implementation of Queensland's Public Private Partnerships Policy.  The Financial and 
Performance Management Standard 2009 provides that Queensland public sector agencies 
must have regard to these frameworks in preparing evaluations for significant asset 
investment. 

State Procurement Policy  (Department of Housing and Public Works) is the whole-of 
Government policy which delivers benefits for the Government, suppliers and the community 
through three objectives: 

advancing the priorities of the Government 

achieving value for money 

ensuring probity and accountability for outcomes. 
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