
Retirement Village Reforms

Asset Management 

Plans

February 2021



2

Asset management plans key dates

From 1 January 2021 operators must prepare and maintain an asset management plan 

for a village’s major items of capital.

Operators will need to have an asset management plan in place for the financial year 

2021-2022, noting that the industry’s financial years can differ. 

A transitional period will apply to allow operators to adhere to the new laws and prepare 

the plan. Thus, the penalty provisions for non-compliance will not commence until 1 

September 2021. 

The Regulation for asset management plans commenced on 5 February 2021 together 

with the guidelines.

The Department of Customer Service has developed the Secretary's Guidelines for Asset 

Management Plans to assist operators in preparing the plan and to navigate the new 

requirements.



• The asset management plan must include the following 

components:

o an Asset register of the village’s major items of 

capital, including information about the effective life 

of the items of capital, and

o a Maintenance schedule of the villages major 

items of capital, including information about capital 

replacement.

• Operators must also prepare a report of 3 years of 

estimates for capital maintenance extracted from the 

asset management plan (the 3-year report)

• Section 93 of the Act requires operators to maintain each 

item of capital for which operators are responsible in a 

reasonable condition.

• Section 101A of the Act requires operators must prepare an 

asset management plan for each village that operators 

manage or operate.

• Key features of the reforms include to:

o prepare and keep up to date a 10-year asset 

management plan for the village’s major items of 

capital (including items shared with other villages or 

aged care businesses),

o record certain information in the asset management 

plan, 

o prepare a three-year report for capital maintenance of 

major items of capital 

o make the asset management plan available for all 

current and prospective residents. 
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Asset management plans’ reforms

Major items of capital are items of capital for which an 

operators is responsible, that have a purchase cost of 

$1,000 or more, or are part of a group of similar items of 

the same effective life and acquisition date that has a 

combined total purchase price of $1,000 or more. 

Items of capital do not include consumables.



Asset register, Maintenance schedule and 3-year report

Asset register

• Operators must record all new and existing major items of capital in the asset register, including those items they share 

with other villages or aged care businesses.

• The register must include certain information about the items such as purchase date, construction date and the effective life

of items, among others.

Maintenance schedule

• Operators must prepare a maintenance schedule for maintaining, repairing and replacing major items of capital.

• The schedule must include planned maintenance, repairs and replacement activities (including estimated and actual costs 

and information).

• Operators cannot charge residents for maintenance or repairs of any major item of capital that it is not in the plan.

3-year report

• Operators must extract information 3 years of information from the current asset management plan including estimates of 

costs of maintenance and repairs,

• The 3-year report will inform expenditure for major items of capital in the proposed annual budget.

• The report must also include the amount of recurrent charges set aside in the capital works fund for capital maintenance 

of major items of capital.
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Interaction of the 3-year report and the proposed annual budget
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How the asset management plan and the 3-year report interact with the 

annual budget process

Asset management plan

• The asset management plan is 

for recording information and 

providing transparency. 

• The asset management plan 

does not form part of the annual 

budget. 

• Residents can review and provide 

comments on the asset 

management plan, but do not 

provide their consent on the asset 

management plan. 

• However, residents can apply to 

the Tribunal if they think the 

operator is not maintaining or 

replacing items of capital.

3-year report

• The 3-year report informs the 

annual budget itemising the 

proposed maintenance costs of 

major items of capital for a 

relevant period of 3 years. 

• The Act requires operators to 

seek residents’ consent of the 

expenditure itemised in the 

proposed annual budget. 

• Residents can provide or refuse 

their consent to the expenditure 

detailed in the proposed annual 

budget. 

• If residents refuse to give their 

consent to the budget, the 

operator or a resident may apply 

to the Tribunal to make an order 

regarding the proposed 

expenditure for that financial year.

Section 98 of the Act requires operators to include certain information about capital maintenance for all 

items of capital in the proposed annual budget when proposing to use recurrent charges or the capital 

works fund to fund capital maintenance. 



Operators’ obligations

• When preparing the first or revising an asset management plan, operators must notify residents that a proposed plan 

is available for their review and comment at least 60 days prior to the commencement of asset management plan.

• Operators must prepare a report of the comments received from residents, and the reasons why they have or have 

not revised the plan, as a result of the comments. 

• Operators must ensure the first asset management plan commences at the beginning of the next financial year of the 

retirement village, after the day on which the Regulation commences. This means 2021/2022. 

• Operators must keep the asset management plan up to date in accordance with the Regulation. 

• Operators must include the 3-year report of capital maintenance in the proposed annual budget.

• Operators must revise the asset management plan when the cost of the plan is likely to increase by 25% or more, 

excluding CPI.

• Operators must make the most up to date version of the asset management plan available at their village or at a 

place of business in NSW for inspection by a resident or prospective resident, or a person acting on their behalf. 

Operators must also make a hard copy or an electronic copy available 7 days after receiving a request. 

• Operators are not required to record items that are worth less than $1,000 in the asset management plan. However, 

operators must include information about the cost of maintenance and replacement of these items of capital items 

through the annual budget process, as per the requirements of section 98 of the Act.
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• While preparing or revising the asset management plan, operators must notify each resident of the retirement 

village that a copy of the plan is available for their review and comment.

• Residents will be able to provide comments on the proposed asset management plan and the operator will 

need to show how they have addressed their comments and explain why they have or have not revised the plan 

in response to residents’ comments.

• The 3-year report informs the annual budget itemising the proposed maintenance costs for a relevant period of 3 

years. Residents can consent or refuse to consent to the expenditure detailed in the proposed annual budget.

• If a resident of a retirement village is of the opinion that the operator of the retirement village is not maintaining or 

replacing items of capital for which the operator is responsible when necessary, the resident may apply to the 

Tribunal.

Residents’ role 
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Secretary’s Guidelines
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• Section 189B of the Retirement Villages Act 1999 enables the Secretary to issue guidelines to assist operators to 

comply with their obligations regarding asset management plans. 

• The purpose of the Secretary’s Guidelines for a retirement village asset management plan is to:

o explain what is an asset management plan and what information must be recorded in it.

o outline an operator’s asset management reporting obligations.

o explain how asset management will inform and link with the existing budget procedures under legislation.

o suggest a process for when an item needs replacement.

o provide a template for operators to use when developing their asset management plan.

o provide general guidance (not legal, financial or taxation advice).

• The guidelines have been published on the NSW gazette and will be available on the Fair Trading website shortly.



Whether to replace or maintain an item of capital 

• Under the law, operators must:

o maintain each item of capital for which they are 

responsible, in a reasonable condition considering the 

age and prospective life of the item and the money 

residents pay to the operator. 

o carry out maintenance or replace the item within a 

reasonable timeframe once they become aware of the 

need to do so. If it is not practical to maintain, 

operators may replace the item. 

• Operators may consider if an item needs replacement

if:

o the accumulated repair costs for a major item of capital 

reached 90 percent of the original purchase cost, or

o the major item of capital is within one year of the end 

of its effective life. 

• Operators may decide to keep and maintain the 

item if it is still functional and in a good state.

• Operators are encouraged to discuss with 

residents before deciding to prolong the life of the 

item through maintenance or whether to replace 

it. 

• Ideally, residents would agree on what to do with 

these items. 

• The aim of this recommendation is to ensure 

transparency and good management of 

finances by not replacing an item of capital if 

it is unnecessary to do so. 
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Penalties for non-compliance

• The maximum penalty that can be applied in the case an operator does not comply with the asset 

management plan requirement (section 101A of the Act) is:

o 100 penalty points for a corporation

o 50 penalty points for individuals

• The maximum penalty that can be applied in the case an operator does not comply with the requirements for 

matters to be included in the proposed annual budget – 3-year report (clause 19A of the Regulation) is:

o 20 penalty units.

o penalty Infringement Notice of up to $1,100 (in the case of a corporation) or $440 (in any other case) for 

a breach of clause 19A.
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A transitional period will apply to allow operators to adhere to the new laws and prepare the plan. Thus, the 

penalty provisions for non-compliance will not commence until 1 September 2021. 



QUESTIONS?
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