
Item 9.1 - Blue Haven Terralong Asset Condition Report  Attachments 1 - Blue Haven Terralong 
Asset Condition Report 

 

Page 26 

A
tta

ch
m

en
t 1

 
Ite

m
 9

.1
  

  

 

 

  Condition Report  |  1  

 
 
 
 
 

 

  
  
  

  
  
  
  
  

Blue Haven Terralong Village 
Kiama 

  

      

    

  

  

    
  

    

Prepared by 
26th November 2025  

 

 



Item 9.1 - Blue Haven Terralong Asset Condition Report  Attachments 1 - Blue Haven Terralong 
Asset Condition Report 

 

Page 27 

A
tta

ch
m

en
t 1

 
Ite

m
 9

.1
  

  

 

 Condition Report |  2 

Acknowledgment of Country 

Kiama Municipal Council acknowledges the Wodi Wodi people on Dharawal country as 
the traditional custodians of the land on which our Municipality is located. We pay our 
respects to Elders past, present and future. We are committed to honouring Australian 
Aboriginal and Torres Strait Islander peoples’ unique cultural and spiritual relationships 
to the land, waters and seas and their rich contribution to our community. 
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Introduction 

Executive Summary 
This report aims to provide an overview of current asset data, relevant conditions, 
defects and issues for Blue Haven Terralong Village. Asset data was collected three 
ways – defects data collection and condition assessment by an asset compliance officer, 
and interview with the respective site manager. 
 
Defects data identified 14 defects, with prioritised actions for greater than $12,850 of 
issues including structural cracks and concrete cancer. 
 
Condition data indicated that 33% of the total replacement cost is in a Poor (4) to End of 
Life (5) condition, with assets greater than $10,000 amounting to $3.0 million. 
 
The site manager interview identified issues highlighting that painting has not been done 
in over 18 years, and lifts are more than 20 years old. 
 
From a 10-year cost forecast generated through the AssetFuture platform, capital costs 
total ~$45 million (inclusive of an externally identified fire safety order and refurbishment 
works) and maintenance costs are ~$3.8 million. 
 

Scope 
• Initial on-site assessment performed with asset compliance officer in 2023, 

subsequent visit to validate defects and condition observed completed in 2025 
 

• Provide insight into overall site condition and associated costs to improve this. 
Data is drawn from previous on-site assessments, indexed against degradation 
models from AssetFuture model library 
 

• Identify defects which can be prioritised for maintenance and repair with 
recommended actions and associated estimated costs to quantify. 
 

• Photos taken as supplementary visual record have been captured alongside 
defects identified for validation purposes 
 

 

Disclaimer 
The contents of this report are for strict use of the recipient in accordance with the 
agreed terms and conditions of the assignment undertaken by AssetFuture. Any implied 
or stated analysis or opinions (including statements or forecasts) are based on the 
professional judgment of AssetFuture as at the report date and are subject to change 
without notice. 
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Property Details 
 

Attribute Details 

Assessment Type Condition Audit 

Property Address 200 Terralong Street, Kiama NSW 2533 

Date & Time Inspection 04/07/2022 to 15/08/2022, 06/11/2023 to 21/11/2023 

Inspector Details Jeffrey Ho, Airton Ramos | Contracted Assessors 

  

Attribute Details 

Assessment Type Defects and Condition Validation 

Property Address 200 Terralong Street, Kiama NSW 2533 

Date & Time Inspection 09/09/2025 from 8:30am  

Inspector Details Otavio Novais | Senior Asset Compliance Officer 
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Condition Assessment 

Condition Profile 
 

 
Figure 1. Current condition summary of assets as of 26/11/2025 

 
 
Table 1. Current condition summary of assets split by stage. 
Stage New Good Average Poor EOL Total 
Stage 1 $10,387 $18,844 $238,459 $989,611 $379,539 $1,636,840 
Stage 2 $125,726 $91,691 $1,109,503 $6,157,435 $1,905,181 $9,389,535 
Stage 3 $105,458 $176,619 $2,530,199 $2,170,496 $286,174 $5,268,945 
Stage 4 $13,292 $83,600 $2,976,158 $2,311,029 $262,271 $5,646,349 
Stage 5 $98,628 $429,273 $19,914,564 $280,156 $18,908 $20,741,529 
Total $353,491 $800,026 $26,768,884 $11,908,728 $2,852,072 $42,683,200 
 
Figure 1 above shows the replacement cost condition distribution for the entire Blue 
Haven Terralong Village site, ranging from New (1) to End of Life (5). The condition profile 
is representative of an aging asset portfolio with 61% of replacement cost in Average (3) 
followed by 27% in Poor (4) and 6.5% in End of Life (5). For the site, 97% of the component 
replacement cost is comprised of assets in each stage totalling $42,683,200 (see Table 
1) – representative images of stage plans can be found in Appendix A – Site Plans. This 
is 53% of the total investment property value of $80,200,000 (FY25 Financial Statement).  
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Condition over 10 Years 

 

 
Figure 2. Condition progression of assets with no action (top) vs following a 10-year plan (bottom) 

 
Analysing Figure 2, replacement cost of assets in End of Life condition is expected to 
double from 2026 to 2027 if no action is taken. By the end of a 10 year period, 74% of 
assets by replacement cost will be in Poor-End of Life condition. With the 
implementation of a 10-year replacement program, 88% of assets by replacement cost 
on average can be kept within a New to Average condition.  
 
Further breakdowns of 10-year planning can be found under 10 Year Plans. 
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Details by Item Type 
Table 2. Total replacement cost and average current condition of assets by stage grouped by item 
types  

Item Types Average Current Condition Total Replacement Cost 
Fittings Poor $4,951,815 
Exterior Walls Poor $1,991,770 
Roof Coverings Poor $1,781,277 
Elevators & Lifts Poor $1,747,067 
Electrical Service & Distribution Poor $1,243,220 
Lighting and Branch Wiring Poor $690,371 
Exterior Doors Poor $630,685 
Controls & Instrumentation Poor $424,513 
Terminal & Package Units Poor $418,748 
Domestic Water Distribution Poor $219,327 
Standpipes Poor $178,909 
Commercial Equipment Poor $156,716 
Distribution Systems Poor $139,994 
Site Development Poor $96,283 
Other HVAC Systems & Equipment Poor $41,372 
Roof Construction Poor $38,198 
Institutional Equipment Poor $36,218 
Fire Protection Specialities Poor $22,138 
Water Supply Poor $21,389 
Roof Openings Poor $11,717 
Heating Distribution Poor $3,241 
Wall Finishes Average $6,114,718 
Floor Finishes Average $6,061,306 
Ceiling Finishes Average $5,928,874 
Interior Doors Average $2,016,815 
Plumbing Fixtures Average $1,788,928 
Exterior Windows Average $1,646,073 
Stair Construction Average $1,561,321 
Partitions Average $1,049,416 
Other Equipment Average $566,288 
Communications & Security Average $403,567 
Other Electrical Systems Average $239,717 
Pedestrian Paving Average $228,995 
Sanitary Waste Average $186,713 
Rain Water Drainage Average $18,432 
Roadways Average $17,366 
Sprinklers Average $4,927 
Other Plumbing Systems Average $4,775 

Total $42,683,200 
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Overall Observations 
Following analysis of the site’s condition profile and costs grouped by item type and 
condition, key observations can be made: 
 

• Assets ranging from Poor (4) – End of Life (5) condition account for 33% of the 
total replacement cost for the portfolio (See Figure 1).  

• Electrical, Fire Protection, HVAC, and Site Mechanical Utilities have an average 
condition of End of Life (5). 

• Wall, floor, and ceiling finishes make up the top three highest replacement cost 
item types, accounting for 42% (See Table 2). 

 
A breakdown of the items under each item type found per stage can be found in 
Appendix B – Table 2 Breakdown. A sample of unit rates for some items can be seen 
below in Table 3.  
 
Table 3. Example of unit rates for 3 items (Source: Rawlinsons) 

Item Replacement Cost Unit 
Ceiling; Acoustic Tile $243.56 m2 
Floor; Concrete $451.84 m2 
Wall; Plaster $115.67 m2 

 
Inclusion of structural assets like those shown above is standard when it comes to asset 
management reporting. It allows a full picture of what requires maintenance, renovation, 
or replacement, assisting in the allocation of funds to different works across the site.  
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Defects Assessment 

List of Identified Defects 
Table 4. Identified defects in Blue Haven Terralong Village 
Issue 
Number Location Issue/Defect Image 

1 Grounds, 
Pathways 

Missing balustrade 
 
Pathway north of 
stage 3 

 
2 Grounds, 

Pathways 
Retaining wall 
compromised 

 
3 Grounds, 

Pathways 
Metal structure 
needs to be 
repainted  
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Issue 
Number Location Issue/Defect Image 

4 Stage 2, 
Level 1, 
Corridor 2 

Paint bubbling 

 
5 Stage 2, 

Level 3, 
Corridor 2 

Concrete cancer 
 
In front of unit 36 

 
6 Stage 2, 

Level 3, 
Walkway 

Balustrade needs 
paint 

 
7 Stage 2, 

Level 6, 
Stair 1 

Ceiling crack 
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Issue 
Number Location Issue/Defect Image 

8 Stage 3, 
Level 1, 
Garage 

Concrete cancer 
 
Close to the entry of 
underground 
garage between 
stage 2 and 3 

 
9 Stage 4, 

Level 2, 
Corridor 

Ceiling crack 
 
Between Unit 102 
and 103 

 
10 Stage 4, 

Level 3, 
Corridor 

Ceiling crack 
 
Between units 112 
and 113 

 
11 Stage 4, 

Level 4, 
Corridor 

Ceiling crack 
 
Between units 122 
and 123 
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Issue 
Number Location Issue/Defect Image 

12 Stage 5, 
Unit 519, 
Bathroom 

Trim needs 
repainting 
 
Door Trim showing 
signs of wear near 
floor. 
Moisture identified. 

 
13 Stage 5, 

Level 7 
Multiple rusty points 
in the external area 

 
14 Stage 5, 

Unit 710, 
Bathroom 

Rusty Cover Plate 
 
Leaking plumbing 
cover plate, plate is 
rusting and visible 
signs of moisture. 
Investigate and Fix. 
 
Handle Plate 
replaced but it still 
rusty 
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Site Manager Interview and Feedback 
There were issues reported by Blue Haven Terralong Village site manager – Andrew 
Brady – on the 9th September 2025: 
 

• Overall – maintenance is overdue where units have not been painted in over 18 
years, lifts are more than 20 years old and outdated, and there are fire safety 
concerns. 

 
• Stage 3 – Minor issues on heavy rain, structural issues with Dutch gables, roof 

issues. 
 

• Stage 4 - Structural issues with Dutch gables, roof issues.  
 

• Stage 5 – Roof issues, internal and external ceilings along all external corridors on 
each level require painting.  

 
• ACF Section – A whole section of the site, named “ACF,” has been condemned 

and is scheduled for demolition. 
 
Additional feedback was provided on the 23rd October 2025 reporting additional issues 
and works:  
 

• Fire Safety Compliance – Stage 5 was identified to have non-compliant fire and 
smoke construction defects requiring rectification. Upgrades and extensions to 
the fire control and sprinkler system planned.  
 

• Stage 5 – Hot water system is slowly failing and requires replacement soon. 
 

• Refurbishment – Council undertaking internal refurbishment for 8 units, replacing 
kitchens, carpets, painting, & internal refreshment of units. 
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Recommendation & Further Actions 

Prioritised Actions 
Combining defects, condition and interview data, the following top 5 priorities were 
identified: 
 

1. Capital maintenance.  
2. Water leaks on heavy rain. 
3. Safety/prevention maintenance. 
4. Gardens and surrounds. 
5. Individual unit maintenance. 

 
Table 5 below are recommended actions based on issues identified on-site from Table 
4 and feedback received. The estimates and works provided in these tables are issues 
cited by the site manager during the interview and captured on-site, which is separate to 
other tables in the report.  
 
Table 5. Recommended actions based on identified issues and site manager interview. 

Area Recommended Actions 
Grounds, 
Pathways 

• Replace balustrade (Issue 1). 
• Replace retaining wall (Issue 2). 
• Replace paint on metal structure (Issue 3). 
• Estimate: $3,200 

Stage 2  • Replace bubbling paint (Issue 4). 
• Replace concrete ceiling with concrete cancer (Issue 5). 
• Replace paint on balustrade (Issue 6). 
• Repair ceiling crack (Issue 7). 
• Pressure wash external brick walls, remove weeds in walls and 

roofs. 
• Estimate: greater than $2,100 

Stage 3 • Replace concrete with concrete cancer (Issue 8) 
• Pressure wash external brick walls, remove weeds in walls and 

roofs. 
• Repair Dutch gables and roofs. 
• Estimate: greater than $1,200 

Stage 4 • Repair ceiling cracks along corridors (Issue 9, 10, 11).  
• Pressure wash external brick walls, remove weeds in walls and 

roofs. 
• Repair Dutch gables and roofs. 
• Estimate: greater than $750 

Stage 5 • Repaint trim in unit 519 bathroom (Issue 12). 
• Repaint ceilings, rusted walls, louvres, and downpipes in external 

area. Requires scaffolding. (Issue 13). 
• Replace rusty cover plate in unit 710 bathroom (Issue 14). 
• Repair minor ceiling plaster cracks. 
• Estimate: greater than $5,600 
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Further Actions  
Table 6 lists high value assets (>$10,000) in Poor (4) or End of Life (5) condition which will 
require a capital program to address. 
 

• Stage 2 contributes to 50% of the total replacement cost for high value assets, 
primarily attributed to its lifts.  

• Roofing material presents as a common high value asset across Stage 1, Stage 2, 
and Stage 4. 

• Ceiling material presents as a common high value asset across Stage 2, Stage 3, 
and Stage 4. 

Unit rates such as those provided in Table 3 are used in the replacement cost 
calculations in Table 6. 
 
Table 6. Assets greater than $10,000 in Poor (4) or End of Life (5) condition 

Building Asset Total Replacement Cost 
Stage 1 Roof; Concrete Tile [NC] $68,533 
Stage 1 Wall; Face Brick [C] $40,142 
Stage 1 Floor; Concrete $23,812 
Stage 1 AC System; Portable; 3kW $13,791 

Stage 2 
Lift; Hydraulic; 20Pass; Presumed Positive 
Asbestos $437,220 

Stage 2 Ceiling; Concrete $310,655 
Stage 2 Balustrade; Powdered Aluminium $244,639 
Stage 2 Roof; Concrete Tile [NC] $183,255 
Stage 2 Wall; Face Brick [C] $165,274 
Stage 2 Paint; Soffit Lining $46,633 
Stage 2 Roof Gutter; Copper [C] $43,255 
Stage 2 Gate; Palisade; Automatic Slide; 6m $40,915 
Stage 2 Floor; Concrete $36,644 
Stage 2 Floor; Pavement; Concrete $26,346 
Stage 2 Door; Automatic Slide; Aluminium Single $13,983 
Stage 2 Wall; Face Brick; Internal $12,058 
Stage 3 Ceiling; Concrete $309,155 
Stage 3 Roller Door; Domestic; Manual $99,114 
Stage 3 Door; Automatic Slide; Aluminium Single $55,931 
Stage 3 Roof Gutter; Copper [C] $50,465 
Stage 3 Wall; Face Brick [C] $27,651 

Stage 3 
Window; Aluminium; Commercial; Single 
Fixed $22,462 

Stage 3 Roof Anchor; Stainless Steel $11,532 
Stage 3 Wall; Face Brick; Internal $10,131 
Stage 4 Ceiling; Concrete $170,224 
Stage 4 Roof; Terracotta Tile [C] $160,995 
Stage 4 Balustrade; Powdered Aluminium $98,877 

Stage 4 
Ceiling; Concrete; Presume Positive 
Asbestos $92,108 
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Building Asset Total Replacement Cost 
Stage 4 Roof Gutter; Copper [C] $43,856 
Stage 4 Floor; Ceramic Tile $40,388 
Stage 4 Floor; Pavement; Pebble Crete $34,292 
Stage 4 Water Meter $20,754 
Stage 4 Wall; Concrete [C] $20,297 
Stage 4 Door; Automatic Slide; Aluminium Single $13,983 
Stage 4 Floor; Concrete $10,121 
Stage 4 Roof Anchor; Stainless Steel $10,090 

Total $3,009,580 
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Appendix A – Site Plans 
 

Stage Plan Image 
Stage 1 Single 
Bedroom Units 

 
Stage 2 Site Plan 1 
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Stage Plan Image 
Stage 3 Allocation 
Plan 

 
Stage 4 Allocation 
Plan Level 4 

 
Stage 5 Allocation 
Plan Level 2 
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