SPECIAL MEETING OF COUNCIL AGENDA
4th December 2017
14 White Street
Brookton, WA 6306

Dear Councillor, Resident or Ratepayer,
Notice is hereby given that the Special Meeting of the Brookton Shire Council will be held on Monday 4th
December 2017 in the Council Chambers at the Shire Administration Centre commencing at 7.30 pm.
The business to be transacted is shown in the Agenda.

Ian D’Arcy
CHIEF EXECUTIVE OFFICER
30/11/2017

DISCLAIMER
The recommendations contained in the Agenda are subject to confirmation by Council. The Shire of
Brookton warns that anyone who has any application lodged with Council must obtain and should only
rely on written confirmation of the outcomes of the application following the Council meeting, and any
conditions attaching to the decision made by the Council in respect of the application. No responsibility
whatsoever is implied or accepted by the Shire of Brookton for any act, omission or statement or
intimation occurring during a Council meeting
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1.12.17

DECLARATION OF OPENING/ATTENDANCE

2.10.17

ANNOUNCEMENT OF VISITORS

3.10.17

PUBLIC QUESTION TIME

4.12.17

DISCLOSURE OF INTERESTS

Members and Officers to declare Financial, Proximity or Impartiality Interests & submit forms to the
Chief Executive Officer at the commencement of the meeting and also prior to the item.
Disclosure of Financial & Proximity Interests
a.
b.

Members must disclose the nature of their interest in matters to be considered at the
meeting. (Sections 5.60B and 5.65 of the Local Government Act 1995).
Employees must disclose the nature of their interest in reports or advice when giving the
report or advice to the meeting. (Sections 5.70 and 5.71 of the Local Government Act 1995).

Disclosure of Interest Affecting Impartiality
a.

Members and staff must disclose their interest in matters to be considered at the meeting
in respect of which the member or employee has given or will give advice.

Financial, Proximity and Impartiality Interests
Item no.

Members/Officers

Type of
Interest

Nature of Interest
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5.12.17

BROOKTON SENIOR CITIZENS HOMES – REQUEST TO TRANSFER RESPONSIBILITY TO THE
SHIRE OF BROOKTON
File No:
ADM 0345
Date of Meeting:
04/12/2017
Location/Address:
Lot 420 White Street and Part of Lot 242 Whittington
Street Brookton
Name of Applicant:
Brookton Senior Citizens Homes Inc.
Name of Owner:
As Above
Author/s:
Ian D’Arcy - CEO
Authorising Officer:
Ian D’Arcy - CEO
Declaration of Interest:
The author has no interest in this Item
Voting Requirements:
Absolute Majority
Previous Report:
20/07/2017
Summary of Item:
This report relates to further consideration of the request from the Brookton Senior Citizens Homes
Committee Inc. regarding transfer of ownership and management responsibility for the existing Senior
Citizens Independent Living Units (ILUs), as required by current Brookton Senior Citizens Homes Inc.
constitution.
In consideration of this request the Council resolved at its July 2017 Ordinary Meeting to prepare a
Business Plan in accordance with Section 3.59 of the Local Government Act, 1995 that addresses in some
detail the asset condition and responsibilities that come with inheriting the respective units.
This Business Plan is presented to Council for its consideration.
Description of Proposal:
This proposal involves Council accepting responsibility for:
a) The ongoing management and ownership of the following:


Lot 420 White Street Brookton that comprises 8 x 1 bedroom self-contained units with free
standing lockage garage, and communal laundry; and
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Lot 242 (portion of) that accommodates 3 x 3 bedroom units with carport under the main
roof.

b) The appointment and attendance to residential needs of the respective tenants.
To appreciate point a) above, please also see location plan below.
Location Plan of Senior Citizens Units
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Background:
In November 2016, the Brookton Senior Citizen Homes Committee Inc. at their Annual General Meeting
sought a change of office bearers, but was not successful in filling a number of the positions. This
resulted in the Committee Secretary requesting a meeting with Shire representatives to discuss the
possibility of transferring the ownership and management responsibilities of the ILUs to Council.
Subsequently, a meeting was convened on 14th December 2016, where detail was presented on how the
Senior Citizen ILUs could transition to the Shire, should this be the desired approach by the Brookton
Senior Citizens Homes Committee. Staff then briefed Council at its Corporate Briefing Forum on the 15th
December 2016 on the points raised, and overall understanding of the discussion with a letter being
sent on the 16th March 2017 to the Brookton Senior Citizens Homes Inc. Committee offering advice on
the way forward.
The CEO and DCEO then met with a representative from the Brookton Senior Citizens Homes Committee
on the 8th May 2017. At this meeting it was indicated that further discussions would be entertained by
the Senior Citizen Homes Committee on the way forward with regard to the future management of the
existing ILUs at their general meeting being convened the next day.
Subsequently, the whole of the Brookton Senior Citizens Homes Committee again met with Shire
representatives on Monday 22nd May 2017. At this meeting it was further explained to the Committee
that:










It would need to write to the Shire requesting Council’s consideration to accept responsibility to
manage the Senior Citizen Units;
The Council would need to consider the request through due process under the Local Government
Act 1995, including the preparation of a business case;
The business case would examine the age and condition of the assets (including future
maintenance, repair and replacement), nature and viability of the rental model, and the age and
needs of the residents weighted against design and functionality of the units;
Based on the outcome of the business case, the Council would then determine its acceptance, or
whether a more suitable alternative for managing the units could be identified;
The White Street units sit on reserve land vested in the Committee, and therefore an approach
would need to be made to the State Government for transfer to the Shire of Brookton;
In the interim the Committee should follow up with the Department of Commerce on the process
for dissolving the Committee under its constitution;
A formal approach to Council will place this matter of the public record, and therefore the
Committee will need to consider informing the residents of its pending decision and actions;
The Shire in any event cannot progress its due diligence without a formal approach to Council being
made.

The Committee confirmed it was not in a position to continue managing the units under the present
arrangement, and would like:




To have an alternative management solution in place by its next AGM in November 2017;
To progress ‘dissolving’ the Committee in its present form;
Some members to remain involved in offering assistance to the residents and determine future
residential allocation to prospective tenants, if at all possible.

It was also confirmed by the Committee that the majority of the units are:
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Aged and in need of ongoing attention/maintenance,
Presently receiving a partial refurbishment internally;
Will require additional maintenance and improvements in the near future, in particular reroofing;
Not ideally suited to all tenants and their present needs (for example one resident is presently in a
wheel chair).

Following this discussion correspondence was received on the 12 th June 2017 confirming the Brookton
Senior Citizens Homes Committee position on not being able to continue, due to increasing difficulties
as volunteers, and lack of resources and technical knowledge to operate effectively.
Subsequently, the Council considered the Senior Citizen Homes Housing Committee request at its July
2017 Ordinary Meeting, where it resolved that a Business Plan be prepared that details the requirement
and considerations to be taken into account in accepting responsibility of the respective 11 Independent
Living Units (ILU’s).
Following this motion, Core Business Australia was then commissioned to undertake a review of the
proposal, and prepare the required Business Plan that is now presented to Council as Attachment
5.12.17 for its consideration.
In summary, the Business Plan addresses the following:








Land Tenure
Existing tenancy agreements
Financial Considerations
Asset Management/Building Condition
Residential Occupancy
Residential Market
Future Management

More specifically though, there are a two recommendations presented in the Business Plan and detailed
below for Council’s consideration (should it chose to accept responsibility for management of the ILUs).
Both recommendations relate to land tenure, given the ILU’s are located on Crown Land.
Recommendation 1.

If the Shire wishes to take control of the 3 x 3 Bedroom Units located on Lot
456 White Street (Res. 43158) from the Brookton Senior Citizen Homes Inc.,
request Brookton Senior Citizen Homes Inc. to surrender the lease contained
in Landgate Document K785635.

Recommendation 2.

If the Shire wishes to take control of the 8 x 1 Bedroom Units located on Lot
420 White Street (Res. 33591) from the Brookton Senior Citizen Homes Inc.,
complete the Crown Land Inquiry Form and submit to the Minister for Lands
requesting that the Management Order is transferred from the Brookton
Senior Citizen Homes Inc. to the Shire of Brookton and also seek the power
to lease.

Of the other matters raised in the Business Plan, these are broadly canvassed in the balance of this
report.
Additionally, Council is reminded the overall position of the Brookton Senior Citizens Homes Committee
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is un-waivered, with their desire to:



‘Gift’ the existing ILUs to the Shire to manage and maintain on behalf of the residents as soon as
possible; and
Proceed to ‘wind-up’ the existing management Committee in its current form, yet still maintain a
level of involvement with the residents.

To this end, the Brookton Senior Citizens Homes Committee is waiting on Council’s position to accept
the respective ILUs.
Consultation:
As reflected in the background history there has been a number of meetings and discussions between
the Senior Citizen Homes Committee representatives and the Shire staff.
Furthermore, discussions has also occurred between Core Business Australia and Senior Citizen Homes
Committee representatives.
Statutory Environment:
Local Government Act 1995
The Council needs to be cognisant of Section 3.59 of the Local Government Act, 1995 in relation to this
matter.
This section of the legislation deals with commercial enterprises by the local government, and while
there is no suggestion of a financial land transaction to acquire the Senior Citizens ILUs, it is considered
prudent that Council progress the preparation of a Business Plan that adequately addresses, amongst
other things, the Shire’s ability to manage and maintain the existing units and appropriate service level,
including a holistic approach to asset management in a sustainable manner.
For reference purposes Regulation 8A of the Local Government (Functions and General) Regulations
1996 states in part:
The amount prescribed for the purposes of the definition of major land transaction in section
3.59(1) of the Act is —
(b)

if the land transaction is entered into by any other local government, the amount that is
the lesser of —
(i)
$2 000 000; or
(ii)

10% of the operating expenditure incurred by the local government from its
municipal fund in the last completed financial year.

Further, Regulation 8. relates to exempt land transactions which states in part:
(1) A land transaction is an exempt land transaction for the purposes of section 3.59 of the Act if the
local government enters into it —
(a)
(b)

without intending to produce profit to itself; and
without intending that another person will be sold, or given joint or exclusive use of, all or
any of the land involved in the transaction.

In view of these regulations and the Council being ‘gifted’ the ILUs, there is no obligation for Council to
publicise this proposal as a ‘major land transaction’. Rather, Council is able to determine its acceptance
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(or not) of the request from the Senior Citizen Homes Committee without public notification and
comment from the community.
As for managing the funds in relation to the ILUs an amendment to an existing reserve account or
creation of a new reserve needs to be undertaken pursuant to Section 6.11 of the Local Government Act,
1995.
Specifically, Section 6.11 states:
6.11. Reserve accounts
(1)

Subject to subsection (5), where a local government wishes to set aside money for use for
purpose in a future financial year, it is to establish and maintain a reserve account for
each such purpose.

(2)

Subject to subsection (3), before a local government —
(a) changes* the purpose of a reserve account; or
(b) uses* the money in a reserve account for another purpose, it must give one month’s
local public notice of the proposed change of purpose or proposed use.

* Absolute majority required.

Furthermore, Regulation 17(1) of the Local Government (Financial Management) Regulations, 1996
states:
(1) A reserve account is to have a title that clearly identifies the purpose for which the money in
the account is set aside.
In regard to charging of rent for the ILUs, the Council is required to set the amounts for each type of unit
in accordance with Section 6.16 of the Local Government Act, 1995. This also requires a vote of absolute
majority and public notification in local newspaper circulating in the district.
Land Administration Act 1997
In regard to the lease document K785635, Shire staff are in the process of extinguishing this agreement
as part of the acquisition and land transfer of the Kalkarni Aged Care facility and Saddleback Medical
Centre allotment. Should the Council not accept this offer of ownership and management responsibility
of the Senior Citizen ILUs, then a new lease will be prepared in accordance with the Land Administration
Act 1997 that covers the respective 3 bedroom units, but does not inhibit the Age Care/Medical Centre
site.
In regard to the transfer of the Management Order for Crown Reserve 33591 that accommodates the
existing White Street ILUs, this can be enacted by a request to the Minister for Lands pursuant to
Section 46 of the Land Administration Act, 1997.
Relevant Plans and Policy:
In Council accepting this proposal, consideration should be given to amending the stated purpose of
Council Policy 2.19 – Financial Reserves Policy. It is suggested the purpose of this reserve account be
broadened to include ‘Independent Living Units’ in addition to the Kalkarni Aged Care facility.
Further, in accepting this request the Council will need to establish selection criteria and a procedure
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that details how a vacant ILU will be let through a fair and equitable process.
Financial Implications:
Building Values
The value of the ILUs, based on the most recent ‘fair value’ assessment of the buildings undertaken in
June of this year, indicates the one bedroom units in White Street carry a value of $410,000, and the
three bedroom (Mokine) units in Whittington Street have a current depreciated value of $670,000.
These values apply to the buildings only, and equate to an overall present day asset value of just over
$1m.
Further, it should be noted that both land parcels are Crown Reserves owned by the State Government,
and therefore carry no resale value. The values obtained are used for depreciation and insurance
purposes.
Should Council accept the ILUs, it may be prudent to consider converting the current land holdings to
‘free hold’ tenure in the same manner as the Kalkarni Residential Aged Care Lodge and Saddleback
Medical Centre, as this will:



Allow Council flexibility to dispose of the property should it consider transferring management to
a better resourced organisation in the longer term; or
Building replacement units in the distant future, which could mean on selling the existing units.

Operational Costs
As reflected in the Business Plan, the Senior Citizen Homes 2016/17 unaudited figures for the ILU’s
shows a net position of $161,000 in income. Less annual expenses of $135,000, this has resulted in a
surplus (profit) of $26,000 for the year. It is understood that these figures are premised on:



Rent being charged at $195 per fortnight for the 1 Bedroom units, with garage fees at $10 for a
lockup garage or $5 for an open garage. The rent for the 3 bedroom units is presently changed
$240 per week, inclusive of vehicle garaging and storage;
Continued up-keep/maintenance of the units by the Senior Citizen Homes Committee over the
years, with recent improvements being refurbished kitchens.

Accordingly, these figures coupled with the high occupancy rate suggests a level of sustainability can be
achieved on a prolonged basis. This point is referenced in the Business Plan that advocates no change to
the financial viability of the ILUs looking forward, unless Council is seeking to ‘up-spec’ the units with an
increased level of expenditure to improve the standard of comfort for residents, although this is not
promoted.
However, as noted, the current financials do not reflect the generous voluntary contribution made by
the Senior Citizen Homes Committee members. This is a matter the Council needs to be cognisant of, as
staff time in managing and maintaining the ILUs will come as an additional cost to the Shire, estimated
in the Business Plan to be $21,000 per annum to cover staff wages and other administration costs
incurred in managing the ILUs.
Asset Management Costs
The Business Plan indicates the ILUs are in excellent condition, accounting for minor maintenance items
that need to be addressed both now and on a recurrent basis. In this context the following table
extracted from the Business Plan shows the building condition, with the rating of assessment taken from
Moloney Condition Rating System provided in the Business Plan document. Based on this system a score
of 2 or 3 rates as excellent condition with only a slight decline in condition, while a 4 suggests a good
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condition with obvious signs of wear and tear (refer to section 3.1 of the Business Plan).

In consideration of the above, it is acknowledged that minor maintenance is required across the
residential units. Notably, Council has already endorsed (and budgeted for) a part-time maintenance
person who can address most of the listed maintenance items in the Business Plan, although a budget
allocation will need to be established for this year and subsequent financial years to perform ongoing
minor maintenance to the ILUs.
However notwithstanding the excellent condition of the ILUs, there is a projected need for the 8 one
bedroom ILUs in White Street to be reroofed in the near future. Although not deemed urgent, Council in
accepting management of the ILUs will need to consider a budget allocation in the coming years for this
work to be performed on the White Street units.
Furthermore, as stated in the Business Plan, there is also a need for the recurrent maintenance and
‘Whole of Life’ costing to be considered in relation to all eleven ILUs. The Business Plan estimates this
will involve:



An amount of $43,353 per annum to be set aside in a reserve account for Asset Renewal, with
these funds to be drawn upon for refurbishment works or possible replacements of the ILUs in
the future.
A further $34, 114 for Annual Consequential Maintenance Demand also being placed in reserve
that addresses the routine/ongoing maintenance need.

Overall, this means the Council will need a combined amount of approximately $77,000 each year (CPI
indexed) for continued maintenance, capital upgrades and eventually replacement of the Senior Citizens
Units.
Risk Assessment:
The initial risk has been addressed through preparation of the Business Plan that is now being used to
guide Council’s decision on this matter. However this still remains a minor risk in relation to resident
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expectation as the Shire’s approach to management of the ILUs may differ from that of Senior Citizen
Homes Committee.
Community & Strategic Objectives:
This proposal generally aligns with the Shire of Brookton Strategic Community Plan 2013 – 2023 under:
Outcome 1.6: Quality of life for the aged and disabled.
Strategy 1.6.1:

Provide ongoing support for aged care planning, facilities
and services to meet our community needs.
Strategy 1.6.2: Support the development of Aged Friendly Communities
Comment
As previously reported, it is clearly evident the Senior Citizens Homes Committee is exhausted and illequipped cope with the complexity of the governance required for continued management of the ILUs.
To this end, the Committee is presently preparing to hold its Annual General Meeting (last meeting)
immediately following Council’s decision on this matter.
With this acknowledged, it is broadly canvassed in the Business Plan that the Shire is the logical (and
basically only) entity at this stage to inherit the management and maintenance responsibilities for the
existing Senior Citizen ILUs.
However, in doing so, the Council must be cognisant of the need to allocate the required funding and
resources to ensure a compliant level of servicing is achieved and maintained.
While the Business Plan indicates for the most part that the cost incurred by the Shire will mostly be
offset by income received, which is accepted, the standard and type of servicing of the ILUs will be more
conventional based on a standard landlord/tenant arrangement. This may require an adjustment in
expectation and mind set by the existing residents and former Committee members, who have been
very attentive and accommodating to the local resident needs. As promoted in the Business Plan, a
group in the form of a ‘Friends of Kalkarni’ model could be formed to provide assistance and support to
the senior citizen residents through the transition phase.
Furthermore, it needs to be well understood that the Council’s decision, should it accept management
responsibility, will not bind future Councils in deciding to transfer this responsibility to another entity or
organisation more suited and better equipped to provide the necessary management of the ILUs and
care for the residents. Largely, this matter is raised due to change occurring in the Aged Care sector that
supports and promotes the notion of ‘aging in place’ with increasing levels of dependence on age care
services in the home.
OFFICER’S RECOMMENDATION
That Council in respect to the request from the Brookton Senior Citizens Homes Committee Inc.
regarding transfer of ownership and management responsibility for the existing Senior Citizens
Independent Living Units (ILUs):
1. Receive the Shire of Brookton Senior Citizen Independent Living Units Business Plan (Version 1)
as presented under separate cover as Attachment 5.12.17 to this report.
2. Accept the ownership and management responsibility for the existing Senior Citizens
Independent Living Units (ILUs) located at Lot 420 White Street Brookton comprising of 8 x 1
bedroom self-contained units, and Lot 242 (portion of) that accommodates 3 x 3 bedroom,
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subject to:
a) Brookton Senior Citizens Homes Inc. financials being audited by a suitably qualified
person, with all debts being settled and all surplus funds being transferred to the Shire
of Brookton;
b) All assets belonging to Brookton Senior Citizens Homes Inc. being transferred to the
Shire of Brookton without cost;
c) All existing tenants of the ILUs being informed Brookton Senior Citizens Homes
Committee they will need to sign a Residential Tenancy Agreement (or similar), as
required by legislation;
d) The Brookton Senior Citizens Homes Committee acknowledging in writing that this
acceptance is not binding on the current or future Council’s, which may at its discretion
seek to the transfer the ownership of the asset and/or management responsibility of
the residential service by way of sale, lease or other legal agreement to another entity
or organisation more suited and better equipped to provide the necessary management
of the ILUs and care for the residents of the respective Independent Living Units.
3. Proceed pursuant to Section 46 of the Land Administration Act, 1997 to request the Minister
for Lands transfer the Management Order for Crown Reserve 33591 from the Brookton Senior
Citizen Homes Inc. to the Shire of Brookton with the power to lease for up to 20 years.
4. Amend pursuant to Section 6.11 of the Local Government Act, 1995 the Council’s ‘Health and
Aged Care Reserve’ account by adding the words ‘and Independent Living Units’ to the
purpose, with a local notice to this effect to be published one month in the Brookton Telegraph,
and Council Policy 2.19 – Financial Reserves to be amended to reflect the same wording.
5. Establish a separate Charter of Accounts (COA) for income to be received and expenses to be
paid in relation to the management and maintenance of the Senior Citizen Independent Living
Units, with:
a) All surplus funds received from the Brookton Senior Citizen Homes Inc. to be deposited
into the income account; and
b) All prescribed maintenance and other administration works to be funded from the
expenses account.
6. Amend its Annual Fees and Charges pursuant to Section 6.16 of the Local Government Act,
1995 by incorporating the current fortnightly rental amounts for the respective Independent
Living Units to 30th June 2018, as detailed below:





Rental charge for one bedroom unit (White Street)
Rental charge for lock up garage (White Street)
Rental charge for open garage (White Street)
Rental charge for three bedroom unit (Whittington Street)

- $97.50 per week
- $5.00 per week
- $2.50 per week
-$240.00 per week

7. Support the formation of a dedicated support group for the Senior Citizen Residents in
Brookton, with the matter to be progressed by the Shire President and CEO in discussion with
interested members of the Brookton Senior Citizen Homes Committee.
(Absolute Majority Vote required)

Shire of Brookton, Agenda Special Meeting of Council, 4 December 2017.
12

6.12.17

CONFIDENTIAL REPORTS

RESOLUTION TO CLOSE MEETING
Council close the meeting to the public in accordance with Section 5.23 (2) (a) as this item relates to a
matter that if disclosed would reveal information of a matter affecting an employee or employees.
6.12.17.01
2018 AUSTRALIA DAY AWARDS
File No:
ADM 0336
Date of Meeting:
14 December 2017
Location/Address:
N/A
Name of Applicant:
N/A
Name of Owner:
Shire of Brookton
Author/s:
Courtney Fulwood – Executive Officer
Authorising Officer:
Ian D’Arcy – Chief Executive Officer
Declaration of Interest:
Nil
Voting Requirements:
Simple Majority
Previous Report:
Nil
Summary of Item:
This item relates to the endorsing of the Australia Day Panel meeting notes held on the 16 November
2017.
6.12.17

CLOSURE OF MEETING
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Shire of Brookton – Independent Living Units Review

1.0

Introduction

There are currently 11 Independent Living Units located at Brookton and which are controlled
and managed by a not for profit organisation known as Brookton Senior Citizen Homes Inc.
Core Business Australia (CORE) was commissioned by the Shire of Brookton (Shire) to
undertake a condition assessment and review of financial implications in relation to the Shire
taking over control of the units located at Lot 456 White Street, Reserve 43158 (3 x 3 bedroom
units, located on Whittington St) and Lot 420 White Street, Reserve 33591 (8 x 1 bedroom
units, located on White Street), Brookton.
The aim of the review being to inform Council on the implications of future control, including
ongoing management, current condition, and future maintenance / remedial works that may
be required in the short to medium term.

Whittington St Units 43158

White St Units 33591

Figure 1: Location of Lot 456 White Street (on Whittington St) and Lot 420 White St
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2.0

Project Scope

The Shire commissioned Core Business Australia to undertake the following work;
A review of the Land Tenure and Agreements, including;
•
•

Existing land tenure and associated costs of land transfer;
Status of existing tenancy agreements (include any special conditions/arrangements
for individual tenants).

A review of the Financial Considerations as they present to the Shire
•
•

Outline of the current financial position of the Brookton Senior Citizens Homes
Projected financial return from the units.

Associated Asset Management
•
•

Give an understanding of existing building condition;
Outline the current and future maintenance requirements and projected costs;

Residential Occupancy
•
•

Review of issues and needs of residents projecting forward;
Current and projected levels of occupancy as part of the financial modelling and
sustainability;

Residential Occupancy
•
•
•
•
•

Outline the current and projected demand for residential occupancy, including any
waiting list;
Detail the general functionality
The need and opportunity for residents to transition to higher residential care;
Outline opportunities for residents to opt out of the current arrangements and any
associated impacts;
Opportunities for changes to residential occupancies including the potential to target
specific persons such as low income etc.

Future Management
•
•

Projected additional resourcing for the Shire to perform management responsibilities,
inclusive of resident needs and asset management;
Outline some alternative management arrangement other than Shire (if any);
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3.0

Methodology

The methodology to complete the project was as follows:
Task 1 – Project Establishment
The project was undertaken by Greg Leuzzi, Bruce Lorimer and Ben Talbot who commenced
the project with a kick-off meeting with the Shire’s project team. The purpose of the kick-off
meeting was to formalise introductions, reconfirm the project scope, key stakeholders,
timeframes, deliverable and access protocols.
Task 2 – Condition Assessment and Cost Maintenance Item
Following the kick-off meeting, Greg set to work on the condition assessment of the buildings.
CORE utilised the Moloney Condition Index of 0 (new) to 10 (unserviceable). As part of the
assessment process, Greg identified obvious maintenance items and photographed each item.
Task 3 – Review other associated items associated with the transfer
Upon completion of the condition assessment a review of the other associated information
was undertaken highlighting costs and management issues related to the senior citizens
independent living units.
Task 4 – Prepare Report
Once the maintenance items were costed and other associated items reviewed, Ben prepared
a summary report setting out the results and findings along with the recommendations to
address each of the areas. The summary report was presented to the Shire in draft for Client
review.
Task 5 – Finalise and Issue Final Report
Following review by the Shire, final amendments to the draft report were made and the Final
Report was issued.
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3.1

Condition Inspection System

The industry-standard Moloney condition rating system was used as the basis for assessing
condition (see Table 1).
Condition
Rating
0

1
2
3
4
5
6
7
8
9
10

Description
New asset or component recently rehabilitated to new condition.
As New Condition, no visible signs of wear and tear or defects. Often rated as
Condition 1 rather than Condition 0 based upon the time since construction rather
than observed condition decline.
In excellent condition with only very slight condition decline (obvious no longer
new).
In excellent condition with only very slight condition decline (obvious no longer
new).
In good condition with some obvious signs of wear and tear but no evidence of
deterioration.
In fair condition, minor evidence of deterioration of the element which could
potentially shorten life.
In fair to poor condition with significant evidence of deterioration of the element
which could lead to failure.
In poor condition with evidence of minor isolated failure which will reduce future
life, maintenance costs high.
In very poor condition with evidence of multiple failures and the inability to
continue to satisfactorily provide the original intended purpose.
In extremely poor condition with significant evidence of failure of the element and
failure to provide design purpose.
Total failure, extreme risk in leaving asset in service.

Table 1: Condition Rating Definitions

3.2

Risk Assessment

A risk ranking was used to ensure that the items discovered in the inspection have been ranked
in a sensible priority order.
The risk analysis considers both the likelihood and consequence of events and asset risks. The
probability that a risk could occur can be considered using the “Risk Likelihood Ratings” in
Table 2.
Code

Likelihood of Occurrence

Current Probability of Condition
Based Occurrence

Equivalent
Statistical
Probability

A

Almost Certain

Within 1 year

0.9

B

Likely

Within 2 years

0.7

C

Moderate

Within 3 - 10 years

0.2

D

Unlikely

Within 10 - 20 years

0.05

E

Rare

> 20 years

0.02

Table 2: Risk Likelihood Ratings
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The impact of a risk, on the other hand, can be considered using the “Risk Impact Ratings” in
Table 3 below.

1.

C1

C2

C3

C4

C5

C6

C7

Direct
Repair
Costs

Environmental
Impact

Safety and
Health

Public
Standing

Property
Damage

Third Party
Service
Provision

Loss of Service

<$5,000

Small
reversible
environmental
harm, permitted by
development
approval.

No safety or
health impact.
Injury
managed by
first aid.

No media
attention of
damage to
reputation.

<$5,000

<20 Customer
hours.
Very
localised.

<20
Customer
hours.

Little
disruptive
effect.

Little disruptive
effect.

Localised,
nonpersistent flooding
which dissipates or
disperses.

Minor safety
or
health
impact
on
small number
of people.

Minimal
media
attention
but minor
damage to
image in the
eyes of a
small group
of people.

$5,000

20
–
500
customer
hours.

20
–
500
customer hours.

Insignificant

2.
Minor

$5,000
To
$20,000

Localised damage.

Injury
dealt
with
by
Doctor,
no
hospitalisation
.

3.
Moderate

$20,000
To
$50,000

Serious damage or
flooding.
Loss of assets.

Serious safety
or
health
impact
on
small number
of people.
Injuries require
hospitalisation
.
Minor impact
on
large
number
of
people.

4.
Major

$50,000
To
$100,000

Damage to or loss
of a regionally or
nationally
important asset.
Large scale local
loss of assets.

Extensive
injuries
or
significant
health
or
safety impacts,
single fatality.

To
$20,000

Catastrophic

>
$100,000

Loss of a nationally
significant asset.

Widespread
safety
or
health
impacts,
multiple
fatalities.

Inconvenience to
a small group of
residents.

May
be
some local
coverage
but not front
page.
Negative
local media
coverage.
Community
concerned
about
Council
performanc
e.

Negative
national
media
coverage.

$20,000
To
$50,000

$50,000
To
$100,000

Major
decrease in
community
support.

Negative
internationa
l
media
coverage,
loss
of
community
support.
External
enquiry.
Appointmen
t
of
Commission
er.

500 to 20,000
customer
hours.
Small
disruption to a
wider group.

20,000
50,000
customer
hours.

to

Significant
effect on large
group.

500 to 20,000
customer hours.
Small disruption
to a wider group.

20,000 to 50,000
customer hours.
Significant effect
on large group.
Political
involvement.

Political
involvement.

Loss of key
staff.
5.

Inconvenience
to a small
group
of
residents.

Very localised.

>$100,000

More
than
50,000
customer
hours.
Significant
effect
to
community at
large.

More
than
50,000 customer
hours.
Significant effect
to community at
large.
Community
alienation.

Community
alienation.

Table 3: Risk Impact Ratings
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The results of considering the probability and consequence of the risk provide a risk rating of
‘low’ (green), ‘moderate’ (yellow), ‘high’ (light blue), or ‘extreme’ (red), as a result occurring, are
shown in Table 4 below:
LIKELIHOOD

CONSEQUENCES
1

2

3

4

5

Insignificant

Minor

Moderate

Major

Catastrophic

A. Almost Certain

H

H

E

E

E

B. Likely

M

H

H

E

E

C. Moderate

L

M

H

E

E

D. Unlikely

L

L

M

H

E

E. Rare

L

L

M

H

H

Table 4: Risk Assessment Ratings

In completing an initial evaluation of the identified risks, it should be recognised that each risk
could have more than one outcome and that each outcome could generate a different level
of risk. This highlights the need to evaluate each event outcome separately.
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4.0

Findings

4.1

Land Tenure

The titles of both Lot 420 White Street (33591) and Lot 456 White St (43158), Brookton
have been reproduced at attachment 1 along with the associated Reserve Enquiry Detail.
Reserve 33591 is a C Class Reserve with a Management Order granted to Brookton Senior
Citizen Homes Inc for the purpose of Aged Persons Homes. It should be noted that there does
not appear to be any power to lease associated with the Management Order.
Reserve 43158 is a C Class Reserve with a Management Order granted to the Shire of Brookton
for the purpose of Recreation, Tourism, Health, Civic and Community Purposes along with the
power to lease for a term not exceeding 21 years, with the consent of the Minister for Lands.
A portion of 43158 is subject to a lease between the Shire of Brookton (Lessor) and Brookton
Senior Citizen Homes Inc (Lessee).

Figure 2: Area of 43158 Subject to Lease to Brookton Senior Citizen Homes Inc.

The lease commenced on October 8 2008 and has a term of 21 years with an automatic
renewal of a further 21 years, therefore the next opportunity to revise the lease terms is in
2050.
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4.1.1

Land Tenure Issues

The Shire of Brookton currently has control of the land comprising 43158 (3 x 3 Bedroom
Units). If the Shire were to take over control of the Units, it would simply be a matter of the
Brookton Senior Citizen Homes Inc surrendering the lease. There would be no costs associated
with this.
The Shire does not have control of 33591 (8 x 1 Bedroom Units) as control rests with the
Brookton Senior Citizen Homes Inc through the Management Order. If the Shire wished to
take control of these units, it would simply be a matter of applying to the Minister for Lands
(by completion of a Crown Land Enquiry Form) to have the management order transferred to
the Shire.
The cost of this exercise needs to be investigated further, however it is though to be minimal
as it is simply a matter modifying the Reserve Management Order. The status of the land
would not be changing. As part of this process however, the Shire should also seek the power
to lease under the management order as strictly speaking, the units are leased to individual
tenants and this power does not appear to be in place currently.
Depending on what the Shire wished to do in the longer term, for example have an external
party manage the properties, there would be little point in changing the tenure of the land
and the Shire already has the power to lease the 3 x 3 Bedroom Units, once Brookton Senior
Citizen Homes Inc surrender the lease.
The only time that it would be worthwhile changing the land tenure, e.g. converting the land
to freehold, is if the Shire wanted to sell any or all of the units. This would most probably be
seen by the community as unacceptable as the community would lose control of the units.

Recommendation 1.

If the Shire wishes to take control of the 3 x 3 Bedroom Units
located on Lot 456 White St (43158) from Brookton Senior
Citizen Homes Inc., request Brookton Senior Citizen Homes Inc
to surrender the lease contained in Landgate Document
K785635

Recommendation 2.

If the Shire wishes to take control of the 8 x 1 Bedroom Units
located on Lot 420 White St (33591) from Brookton Senior
Citizen Homes Inc., complete a Crown Land Enquiry From and
submite to the Minister for Lands requesting that the
Management Order is transferred from the Brookton Senior
Citizen Homes Inc to the Shire of Brookton and also seek the
power to lease.

4.2

Status of existing tenancy agreements

According to David Bond, President of Brookton Senior Citizen Homes Inc it is understood that
all tenancies (except one) are occupied and there has been continuous occupancy in all units,
apart from the times when units are being refurbished. At present Unit 7 White St is currently
empty and being refurbished.
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Mr Bond advises here is a waiting list of eleven couples for the Whittington St apartment and
five singles for the White St Units. A waiting list of this nature is quite standard for the units,
indicating demand for more units.
When units become available the people on the waiting list are contacted in order of their
application date and asked if they are ready to move in. If they are not, then the next person
/ couple is contacted until the units are occupied. Due to this situation, there is little need to
advertise vacancies.
Rent is charged at $195 per fortnight for the 1 Bedroom units, with garage fees at $10 for a
lockup garage or $5 for an open garage.
Rent is $240 per week for the 3 Bedroom units.
Residents pay the rent via direct debit and also pay electricity charges and personal contents
insurance.
Costs not passed onto residents include rates and water, building insurance and any
maintenance costs.
It is understood that there are no special conditions outside of these agreements.
There are no formal lease agreements in place for the occupation of the units.
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4.3

Financial Considerations

4.3.1

Annual Income and Expenditure

The income and expense data for the units was provided for an 11-month period and is reproduced below;
Month

Rent/Power D/Debits
(via Gills)
Dot Taylor
Oct-16
390

J Francis

Mrs Ballad
Unit 6
615
615

Sandra
Dyson
410

Marianna
Kabai
390

Marion
Waldock
210

Misc.

D&M Day

Mrs Hambly

R&P Cliff

Colin Webb

Resident
Bonds

Resident
Power
1,383

Misc.

Total
Amount
7,373

960

960

1,440

390

410

410

615

585

210

960

960

960

390

410

410

410

390

210

960

960

960

Jan-17

585

410

410

410

390

315

440

960

1,440

960

Feb-17

390

420

420

420

395

220

420

960

960

960

434

Mar-17

410

420

420

420

400

220

630

960

960

960

0

400

420

420

420

400

220

420

960

960

960

466

18,109

24,354

May-17

400

630

630

630

600

220

420

960

1,440

960

661

100

7,651

Jun-17

400

420

420

420

400

220

420

960

960

960

555

Jul-17

600

210

420

420

400

330

420

960

1,440

960

326

400

630

420

420

400

220

630

960

960

960

1,062

4,755

4,995

4,995

4,995

4,750

2,595

3,800

10,560

12,000

11,040

Nov-16
Dec-16

Apr-17

Aug-17
Total

537

199

2,535

2,600
5,135

5,500
400

614

1,478

7,729

352

50,691

60,298
5,999
5,800

6,135
398

400

9,158

1,341

350

8,017

5,806

71,127

148,015

Table 5: 11 Months of Financial Income

Month

White St
Electricity

White St
Water

Mokine
Water

White St
Rates

Mokine
Rates

White St
Insurance

Mokine
Insurance

White St
Repairs

Bonds

Shire Loan

Capital

MISC

Amount

Oct-16

0

101

322

423

Nov-16

0

0

1,350

1,350

Dec-16

1,306

253

0

4,543

Jan-17

1,000

760

0

7,399

Feb-17

0

0

0

1,426

Mar-17

0

977

0

34,779

Apr-17

995

564

162

582

May-17

0

0

0

28,855

Jun-17

996

559

0

Jul-17

0

0

397

Aug-17

1,602

318

0

5,898

3,431

660

Total

Mokine
Repairs

1,680

10,681
400

0

0

3,703

0

18,590

553

10,112

134

35,890

116

28,971

1,426
2,303

5,356
3,703

128

10,681

17,593

923

427

26

24

1,969

1,381

124,075

85,560

1,680

400

21,362

0

5,449

Table 6: 11 Months of Financial Expenditure
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4.3.2

The Current Financial performance and position

The above table provide 11 months of expenditure which we understand to be indicative of
the normal annual operation of the Brookton Senior Citizen Homes Inc. Extrapolating this to
12 months, the net position would be ~$161,000 income, $135,000 expenses and a resulting
net surplus of $26,000.
It should be noted there were two events in both the income and expenses (highlighted in
blue) that represent extra ordinary transactions being, the miscellaneous income of $50,691
and $18,109 in January and April respectively. This is offset by expenses of $34,779 in March
and $28,855 in May.
These transactions relate to cashing in of two separate term deposits held by the committee
and expenditure on the refit of seven kitchens, vanities and floor covering fit outs in the 1 x
Bedroom units.
If these abnormal items are excluded from the operating income and expenditure, the net
annual surplus would be closer to $31,000 if the units are at full occupancy.

4.3.3

Projected financial returns.

From the information provided, including the financial position and overall asset condition
status of each unit, the financial performance of the concern should not change with any great
significance. The primary issue that may affect the overall expenditure related to the units,
would be if the Shire decided to upgrade the facilities to offer a higher level of aged care. The
exact overall expense to achieve this is beyond the scope of this report.
Therefore, the projected earnings of the units should perform similarly to this year, as it
represents near full occupancy with adequate average maintenance expenditure.
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4.4

Asset Management

4.4.1

Understanding of existing building condition – Condition Assessment

Roof Frame

Mechanical
Services

Fit Out

Walls

Ceiling

Floor

Mokine Cottages

2

2

2

2

2

2

2

2

2

Mokine Cottages

2

2

2

2

2

2

2

2

3

Mokine Cottages

2

2

2

2

2

2

2

2

1

40 White St

3

4

3

2

2

2

2

2

2

40 White St

3

4

3

3

2

2

2

2

3

40 White St

3

4

3

2

2

2

2

2

4

40 White St

3

4

3

2

2

2

2

2

5

40 White St

3

4

3

2

2

2

2

2

6

40 White St

3

4

3

2

2

2

2

2

7

40 White St

3

4

3

2

2

2

2

2

8

40 White St

3

4

3

2

2

2

2

2

Laundry, 40 White St

3

4

3

2

2

2

2

2

Building Name

Short Life
Structure

1

Unit

Long Life
Structure

Roof Cladding

The units were inspected to determine the current condition and maintenance issues that
should be addressed. A summary of the assessment appears below, along with photographs
of the any defects, with associated risk and repair costs.

Garage 1, 40 White St

2

2

Garage 2, 40 White St

2

2

Garage and Store, 40 White
St

2

2

2

2

2

2

2

2

2

2

2

Table 7: Summary of Condition Rating & Maintenance Item Costs per Building Area
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4.4.2

Maintenance Items identified

Building

Inspection
Date

Maintenance
Item

Problem

Recommended Action

Risk
Assessment
- Likelihood
Failure

Risk Assessment Consequence
Failure

Risk
Rating

Cost Estimate

Unit 1, Mokine Cottages

03/10/2017

Ceiling

Ceiling to veranda needs minor
repair and paint

1 carpenter x 2 hour
1 painter x 1 hour

1

1

Low

$300

Unit 2, Mokine Cottages

03/10/2017

Cornice

Cracks in cornice

1 Painter x 4 hours.

1

1

Low

$420

Unit 2, Mokine Cottages

03/10/2017

Wall

Cracks to wall

1 Painter x 1 hours.

1

1

Low

$110

Unit 3, Mokine Cottages

03/10/2017

Wall

Wall needs patch and paint

1 Painter x 2 hours.

1

1

Low

$230

Unit 3, Mokine Cottages

03/10/2017

Veranda

Water stains need paint on
veranda

1 Painter x 4 hours.

1

1

Low

$420

Unit 1, White St

03/10/2017

Gutter

Gutter needs replacing

1 labourer x 4 hours

1

1

Low

$440

1 carpenter x 4 hours

1

1

Low

$450

1 painter x 2 hours

1

1

Low

$200

1 painter x 2 hours

1

1

Low

$200

1 carpenter x 4 hours

1

1

Low

$450

1 painter x 2 hours

1

1

Low

$200

1 painter x 2 hours

1

1

Low

$200

Crack to garden wall, will need
emptying and refill
Damage to Store Door, sand
down and paint
Damage to bottom of door store,
will need to be sanded and filled
Crack to garden wall, will need
emptying and refill
Paint to walls where new
cupboards fitted
Store door and architrave need
paint

Unit 1, White St

03/10/2017

Garden Wall

Unit 1, White St

03/10/2017

Store Door

Unit 2, White St

03/10/2017

Door

Unit 2, White St

03/10/2017

Garden Wall

Unit 3, White St

03/10/2017

Walls

Unit 3, White St

03/10/2017

Door

Unit 3, White St

03/10/2017

Joint

Mortar joints need repointing

1 Labourer x 2 hours

1

1

Low

$120

Unit 3, White St

03/10/2017

Veranda

Veranda needs re paint

1 painter x 2 hours

1

1

Low

$200

Unit 3, White St

03/10/2017

Sill Bricks

Two sill bricks loose, re cement

1 Labourer x 1 hour

1

1

Low

$60

Unit 4, White St

03/10/2017

Mortar Joints

Mortar joints need re pointing

1 Labourer x 2 hours

1

1

Low

$120

Unit 4, White St

03/10/2017

Walls

Repaint where cupboards were

1 painter x 2 hours

1

1

Low

$200

Unit 4, White St

03/10/2017

Walls

Paint where new cistern fitted

1 painter x 2 hours

1

1

Low

$200

Unit 5, White St

03/10/2017

Mortar Joints

Mortar joints need re pointing

1 Labourer x 2 hours

1

1

Low

$120

Unit 5, White St

03/10/2017

Door

Damage from water to bottom of
door to store

1 painter x 2 hours

1

1

Low

$200
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Building

Inspection
Date

Maintenance
Item

Problem

Recommended Action

Risk
Assessment
- Likelihood
Failure

Risk Assessment Consequence
Failure

Risk
Rating

Cost Estimate

Unit 7, White St

03/10/2017

Toilet

Toilet seat broken

1 carpenter x 1 hour

1

1

Low

$120

Unit 7, White St

03/10/2017

Door

Door and Architrave need
painting

1 painter x 2 hours

1

1

Low

$200

Unit 7, White St

03/10/2017

Stove

Stove needs replacing

Replace with new

1

1

Low

$550

Unit 8, White St

03/10/2017

Door

Door needs paint

1 painter x 2 hours

1

1

Low

$200

Unit 8, White St

03/10/2017

Tile

Tile broken and needs replacing

1 carpenter x 1 hour

1

1

Low

$100

Laundry, White St

03/10/2017

Tiling

Skirting tiles missing from wall
under dryer

1 tiler x 2 hours

1

1

Low

$200

Laundry, White St

03/10/2017

Wall

Wall needs repair and paint

1 painter x 2 hours

1

1

Low

$200

1 painter x 1 day

3

4

Moderate

$900

1 Electrician x 1 hour

1

1

Low

$200

Garage, White St

03/10/2017

Roof Truss

Garage and Store, White St

03/10/2017

Light Fitting

TOTAL SPEND

Roof trusses rusty and need
replacing
Replace light fitting with
protected light

$7,510

Table 8: Identified Maintenance Items
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4.4.3

Action items, with photos

Building

Unit 1, Mokine
Cottages

Mainten
ance
Item

Ceiling

Problem

Recommende
d Action

Ceiling to
veranda needs
minor repair
and paint

1 carpenter x 2
hour
1 painter x 1
hour

Prepared by Core Business Australia
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Building

Unit 2, Mokine
Cottages

Mainten
ance
Item

Cornice

Problem

Cracks in
cornice

Prepared by Core Business Australia
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d Action

Photo

1 Painter x 4
hours.

___
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Building

Mainten
ance
Item

Wall

Problem

Cracks to wall

Prepared by Core Business Australia
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d Action

Photo

1 Painter x 1
hours.

___
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Building

Unit 3, Mokine
Cottages

Mainten
ance
Item

Wall

Problem

Wall needs
patch and
paint
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d Action

Photo

1 Painter x 2
hours.

___
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Building

Unit 1, White
St

Mainten
ance
Item

Problem

Recommende
d Action

Veranda

Water stains
need paint on
veranda

1 Painter x 4
hours.

Gutter

Gutter needs
replacing

1 labourer x 4
hours

Garden
Wall

Crack to
garden wall,
will need
emptying and
refill

1 carpenter x 4
hours

Prepared by Core Business Australia
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Building

Unit 2, White
St

Mainten
ance
Item

Problem

Recommende
d Action

Store
Door

Damage to
Store Door,
sand down
and paint

1 painter x 2
hours

Door

Damage to
bottom of
door store, will
need to be
sanded and
filled

1 painter x 2
hours

Garden
Wall

Crack to
garden wall,
will need
emptying and
refill

1 carpenter x 4
hours
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Building

Unit 3, White
St

Mainten
ance
Item

Problem

Recommende
d Action

Walls

Paint to walls
where new
cupboards
fitted

1 painter x 2
hours

Door

Store door and
architrave
need paint

1 painter x 2
hours

Joint

Mortar joints
need
repointing

1 Labourer x 2
hours

Veranda

Veranda needs
re paint

1 painter x 2
hours

Prepared by Core Business Australia
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Building

Unit 4, White
St

Mainten
ance
Item

Problem

Recommende
d Action

Sill Bricks

Two sill bricks
loose, re
cement

1 Labourer x 1
hour

Mortar
Joints

Mortar joints
need re
pointing

1 Labourer x 2
hours

Walls

Repaint where
cupboards
were

1 painter x 2
hours

Walls

Paint where
new cistern
fitted

1 painter x 2
hours
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Building

Unit 5, White
St

Unit 7, White
St

Mainten
ance
Item

Problem

Recommende
d Action

Mortar
Joints

Mortar joints
need re
pointing

1 Labourer x 2
hours

Door

Damage from
water to
bottom of
door to store

1 painter x 2
hours

Toilet

Toilet seat
broken

1 carpenter x 1
hour

Door

Door and
Architrave
need painting

1 painter x 2
hours

Prepared by Core Business Australia
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Building

Unit 8, White
St

Laundry,
White St

Mainten
ance
Item

Problem

Recommende
d Action

Stove

Stove needs
replacing

Replace with
new

Door

Door needs
paint

1 painter x 2
hours

Tile

Tile broken
and needs
replacing

1 carpenter x 1
hour

Tiling

Skirting tiles
missing from
wall under
dryer

1 tiler x 2
hours

Prepared by Core Business Australia
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Mainten
ance
Item

Building

Problem

Recommende
d Action

Wall

Wall needs
repair and
paint

1 painter x 2
hours

Garage, White
St

Roof
Truss

Roof trusses
rusty and need
replacing

1 painter x 1
day

Garage and
Store, White
St

Light
Fitting

Replace light
fitting with
protected light

1 Electrician x
1 hour

4.4.4

Photo

Current and future maintenance requirements and projected costs;

The Shire engaged APV Valuers and Asset Management, to conduct a valuation of the
Noncurrent assets of the Shire in accordance with the Australian Accounting standards as at
the 30/06/2017.
The value of the two sets of units is presented below;
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Table 6: APV valuation of Independent Living units

In order to ascertain a fair value for ongoing maintenance the Whole of Life estimator was
utilised; this is as outlined below;
Core Business Australia Whole of Life Cost Estimator

Existing Building Renewal Cost

1,705,680

Annual Average Renewal Demand (AARD) of Existing Building
Component
% Value Component Value
Structure
60%
1,023,408.00
Roof
5%
85,284.00
Mechanical Services
15%
255,852.00
Fit Out
20%
341,136.00
Total
100%
Total Renewal Demand over 20 years
Annual Consequential Maintenance Demand @ 2%

1,705,680

Life
100
30
25
30

Intervention Renewal %
Annual Renewal
8
1.25%
12,793
8
4.17%
3,554
8
5.00%
12,793
8
4.17%
14,214
ARRD1 =

43,353
867,054
34,114

For this exercise, APV’s Total Gross Replacement Cost of each unit (excluding outbuildings,
fencing and paving) was used in the Whole of Life (WoL) estimator. The WoL estimator
calculates annual average Renewal Demand, i.e. the amount on average that the asset owner
is likely to need to spend on building asset renewal, e.g. roof replacement, fitout replacement
etc.
For the 11 units this calculates to be $43,353/annum. This will not need to be spent every year,
however some years will need to be more and some will be less. We believe this is a good
estimate and evidenced by what was spent on Capital Renewal last year, i.e. $63k on kitchen
and bathroom fitout.
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The Annual Consequential Maintenance Demand of $34,114 is calculated based on 2% of the
Renewal Value (Gross Replacement Value) of the Units. In the previous financial year ~$23k
was spent on maintenance.
From the WoL Estimator, the combined Renewal and Maintenance Demand is estimated to be
in the order of $77,000 per annum.
The combined estimated surplus (excluding one off Capital Items) and existing maintenance
expenditure is ~$83,000 per annum. This is in line with what is predicted by the model,
therefore it appears the financial model currently in place is sustainable. It should also be
noted that the Brookton Senior Citizen Homes Inc Income / Expenditure for 2016 / 17 includes
$21k in load repayments. If control of the units is handed over to the Shire, it is envisaged this
payment will no longer be required (unless it is a self-supporting loan that the Shire needs to
repay). This money will then be freed up for other things.
One of the issues is that Brookton Senior Citizen Homes Inc volunteers look after the day to
day running of the two facilities, including collecting rents, arranging repairs etc. Once control
is handed to the Shire, these volunteers may no longer be available, in which case the Shire
will need to resource this. The $21k going toward the Shire’s loan repayment may be able to
be directed towards paying part of an FTE to take on this role, however this would only be the
case if the Shire is not reliant upon the $21k income or it is not repaying a self-supporting
loan.
We were unable to obtain an audited Balance Sheet from Brookton Senior Citizen Homes Inc
so it is unclear if there are further cash reserves that could be used to pay of loans etc.

4.4.5

Residential Occupancy

As previously outlined the units have very rarely been unoccupied and have an sustained
waiting list. With an overall aging population in Australia the present occupancy and demand
for the accommodation should remain strong into the foreseeable future.
One of the key considerations of the units is that of the need and opportunity for residents to
transition to higher residential care.
The units where designed and constructed as domestic units, with no set adherence to the
BCA standards for specific aged care living. As such, the units provide for a low level of care,
fundamentally capable occupants.
Without considerable investment by the Shire the units would need to remain as they are in
relation to the occupancy they provide for.
Should residents need to progress into more intense aged care living, this would need to be
addressed on a case by case basis.

4.4.6

Opportunities for residents to opt out of the current arrangements and
any associated impacts;

At present there are no “formal” lease agreements in place with any of the residents, simply
an agreement, therefore should any of the resident’s desire to leave the units, they could.

Prepared by Core Business Australia

___
Page 31 of 65

Shire of Brookton – Independent Living Units Review

This however does not seem to present a significant risk, given the waiting list and the long
occupancy of each of the present patrons.
It may, however, at the Shires discretion, be prudent to formalise lease arrangements with
tenants going forward, thus giving both parties some surety around tenancy and service levels.
However, the power to lease ability should first be put in place under the Management Order
for the reserve in relation to the 1 x Bedroom units.

4.4.7

Opportunities for changes to residential occupancies including the
potential to target specific persons such as low income etc.

Given the current demand for the dwellings and the overall demographic of occupants, it
would seem unlikely that much would be gained by targeting markets in different social make
ups. Based on the Management Order purposes, there appears to be nothing preventing the
3 x Bedroom Units being rented to any demographic however the 1 x Bedroom Units can only
be used for aged persons as per the Management Order on Reserve 33591.
Further research (particularly in relation to the 3 x 3 Bedroom Units) should be undertaken to
ascertain with what money they were built as they may have been funded through a funding
program that ties their future usage.

4.4.8

Future Management

Taking over management of the units would present an additional resource bourdon on the
Shire, however it does not appears to be too onerous, particularly if the Shire can manage the
finances and still utilise the some of the volunteers of the Brookton Senior Citizen Homes Inc
groop to co-ordinate activities such as building repairs and attending to specific resident
needs.
Understanding the overall requirement would involve further consultation with the current
committee. It would seem unlikely that the time required would out way the benefit to the
Shire and the surety it would provide to community peace of mind if the Shire maintained
control of the two facilities.
Within the outlined model all maintenance tasks have been costed to be performed by third
parties leaving a minor bourdon to existing Shire staff members.
One solution to the ongoing management could be to incorporate the formation of Shire run
management committee, similar to that being run currently by the senior citizens but under
the guidance and governance arrangements of the Shire.
This could potentially minimise demand on current staff members and my assisting in
transitioning from the current arrangement.
A third option is the utilisation of an outsourced aged care management provider which may
be better equipped to handle the management of the facilies. This would also need to be
investigated further before decisions are formalised as the implications on current and future
residents, as well as the Shire as the asset holder, would need to be investigated in detail.
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Attachment 1

Land Tenure Documents
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Attachment 2

Lease between Shire of Brookton and
Brookton Senior Citizen Homes Inc
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