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PRE-PURCHASE INSPECTION REPORT 
of the books & records of the Owners Corporation of Strata Plan 100504  

inspected on  
 29 March 2022 

 
Lot 4  

4/19 Judith Avenue 
Kotara NSW 2289 

 

1. STRATA ROLL:  
 

(a) The Proprietor shown on the Strata Roll is: 
DISPLAY REPORT 
. 
. 

 (b) The Mortgagee shown on the Strata Roll is: 
  Unencumbered  
 (c) Leasing Agent shown on the Strata Roll is: 
  Vacant Possession  
 (d) Other entries on the Strata Roll are: 
  Original Owner/Developer:  Fitz & William Pty Limited 
 (e) The following indicates the extent to which the Strata Roll 

  Complies with the legislation: 

  DIGITAL COPY     yes 

  UNIT ENTITLEMENTS RECORDED  yes   

NAMES RECORDED    yes 

  BY-LAWS INCLUDED    yes 

  ONE PAGE PER LOT    yes 

  ORIGINAL PROPRIETOR RECORDED  yes 

  ADDRESSES RECORDED    yes 

  INSURANCES RECORDED   yes 

 
(f) It appears from the Strata Roll that the initial period has expired. 
  
 Section 5 of the Strata Schemes (Freehold Development) Act 1973 provides the following 

definition: 
 "Initial Period", in relation to a body corporate, means the period commencing on the day on which 

that body corporate is constituted & ending on the day on which there are proprietors of lots the 
subject of the strata scheme concerned (other than the original proprietor) the sum of whose unit 
entitlements is at least one-third of the aggregate unit entitlement. 
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PRE-PURCHASE INSPECTION REPORT 
of the books & records of the Owners Corporation of Strata Plan 100504  

inspected on  
 29 March 2022 

 
Lot 4  

4/19 Judith Avenue 
Kotara NSW 2289 

SUMMARY 
 

Administration Fund Quarterly Contribution    $602.80  

Capital Works Fund Quarterly Contribution    $137.05 

Administration Fund Balance      $(321.68) 

Capital Works Fund Balance      $2,471.15 

Current Special Levy Lot 4  Total Contribution    $nil 

Current Special levy Lot 4  balance due     $nil 

The Capital Works Fund plan prepared by Humby Property Consultants PTY Limited recommends a 
contribution of $6,786.00 for financial year 2022.  
The current contributions do NOT meet the recommended contribution.  
Should an unanticipated major expense occur that exhausted the current capital works fund balance 
then a special levy would be required. 
 

Attitude to Pets        

   Option A  Schedule 3 2016  
(1) An owner or occupier of a lot may keep an animal on the lot, if the owner or 
occupier gives the owners corporation written notice that it is being kept on the 
lot. 
(2) The notice must be given not later than 14 days after the animal commences to 
be kept on the lot. 
(3) If an owner or occupier of a lot keeps an animal on the lot, the owner or 
occupier must: 

(a) keep the animal within the lot, & 
(b) supervise the animal when it is on the common property, & 
(c) take any action that is necessary to clean all areas of the lot or the 
common property that are soiled by the animal. 

 
This page is a summary page only. 
To gain a more thorough knowledge of the owners corporation this report should be read in its entirety  
We apologise for the quality of the images within the report.  
The paper records are printed at very low resolution & are copies of copies in some cases.   
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2. TITLE DEED:  

On 11 October 2021, new changes to the land titles system in NSW were introduced that 
transitioned NSW away from paper-based processes. 

The Real Property Amendment (Certificates of Title) Act 2021 made several changes to legislation, 
importantly allowing for the cancellation of certificates of title (CTs) and progressing NSW to 100% 
electronic lodgement of land transactions. 

There are two significant changes from 11 October 2021: 

• the cancellation of CTs and the control of the right to deal (CoRD) framework; and 
• all land dealings must be lodged electronically. This is referred to as ‘100% eConveyancing’. 

 
In all instances an Information Notice will issue, which will confirm the dealings registered and date 
of registration. 
 
The current title search is copied below 
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3. STRATA PLAN:  
 

The registered strata plan was inspected. 
 CP/SP 100504 registered 11 November 2019  
The Strata Plan has not been subjected to strata plans of sub-division. 
  
Noted changes to the strata plan are:  

• Nil 
 
     Number of Lots:  4                
     Number of Units: 4 
     Unit entitlements  Lot 4  = 270 / 1000 
 

 
The registered strata plan is copied below.                 
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4. MANAGING AGENT:  
 
 Details of the Managing Agent are: 

Name:   Lake Group Property Services PTY LTD 
Address:  34 Smith Street 

Charlestown NSW 2290 
Contact:  02 4942 3305  info@lakegroupstrata.com 
Date of appointment: 14 January 2021 for 1 year/s as expired now quarterly 
Licence Number: 1041666  
Licensee in Charge: Paul Frederick Finlay 

 
 

5. RECORDS OF NOTICES & ORDERS:  
 

(a) Records are kept of Notices given to the Owners Corporation in accordance with 
Section 179 of the Strata Schemes Management Act, 2015. 

(b) Records are kept of Orders served on the Owners Corporation in accordance with 
the Section 179 of the Strata Schemes Management Act, 2015 

 
179 Notices & orders to be kept  
An owners corporation must cause the following to be recorded: 

(a) particulars of any notice given to the owners corporation under this or any other Act, 
any order under this Act given to the owners corporation & any order made by a court or 
tribunal & given to the owners corporation, 
(b) the date on which it was given & the manner in which it was given, 
(c) the part of the parcel to which it relates, 
(d) the date by which compliance is required, 
(e) the date on which it is complied with. 

  Maximum penalty: 5 penalty units. 

 
 (c) Particulars of matters discoverable for such notices or orders which  
  adversely affect either the Owners Corporation or the subject Lot from the  

perspective of a purchaser or Mortgagee, are:  
 

• Nil 
 
There was no evidence in the Owners Corporation Records made available for 
inspection of any orders pursuant to the Strata Schemes Management Act, 2015 
having been lodged by any owner or tenant.    
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6. ADMINISTRATION & CAPITAL WORKS FUND CONTRIBUTIONS 
  

(a) Administration Fund Levy:  $602.80  
payable quarterly in advance & at the time of this report were not in arrears  
$(nil)    interest on levy arrears $nil 
Arrears are paid by the vendor upon settlement 

 Capital Works Fund Levy:  $137.05 
payable quarterly in advance.  
  
However, a S184 Certificate must be obtained prior to settlement to confirm any 
possible changes to the subject lot. 

 
81 Owners corporation to set contributions to administrative & capital works funds  
(1) The owners corporation must determine the amounts to be levied as a contribution to 
the administrative fund & the capital works fund to raise the amounts estimated as needing 
to be credited to those funds. 
(2) That determination must be made at the same meeting at which those estimated 
amounts are determined. 
(3) The owners corporation must levy on each person liable for it such a contribution. 
(4) If the owners corporation is subsequently faced with other expenses, it cannot at once 
meet from either fund, it must levy on each owner of a lot in the strata scheme a 
contribution to the administrative fund or capital works fund, determined at a general 
meeting of the owners corporation, in order to meet the expenses. 
(5) A contribution is, if an owners corporation so determines, payable by the regular periodic 
instalments specified in the determination setting the amount of the contribution. 

 

Intending purchasers may not be aware of the basis on which calculations are determined with 

regard to the extent of levy applied to a particular lot in accordance with unit entitlements to clarify 

this matter the following describes the formula: - 

The total aggregate of unit entitlement for Strata Plan 100504 is 1000.  The last annual 

Administrative Fund Budget adopted is $8,930.00.  This figure is divisible by the total aggregate of 

unit entitlement i.e., $8,930.00 divided by 1000 = $8.93 which is then divided by the determined 

payment program i.e. either quarterly, bi-annually or annually which, in this case is quarterly & 

represents $2.23 per entitlement.  

This amount is then multiplied by the unit entitlement attached to Lot 4  the subject of this report, 

which are 270.  It is this prescribed manner that provides the Administration contribution for the 

subject of this report to the extent referred to above at 6(a).   

Capital Works Fund contributions are calculated on the same basis with the most recent Capital 

Works Fund adopted annual budget reflecting a total of $2,030.00. 
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 (b) Current Special Levies are:    
   

A special levy has not been determined. 
 

Contribution Total:  $nil  
Lot 4  Contribution Total: $nil 
 
Owners should be mindful of Sections 83, 85 & 86 of the SSMA 2015, copied below 
for your ready reference. 
 

 83 Levying of contributions  
(1) An owners corporation levies a contribution required to be paid to the administrative 
fund or capital works fund by an owner of a lot by giving the owner written notice of the 
contribution payable. 
(2) Contributions levied by an owners corporation must be levied in respect of each lot & are 
payable (subject to this section & section 82) by the owners in shares proportional to the 
unit entitlements of their respective lots. 
(3) Any contribution levied by an owners corporation becomes due & payable to the owners 
corporation on the date set out in the notice of the contribution. The date must be at least 
30 days after the notice is given. 
(4) Regular periodic contributions to the administrative fund & capital works fund of an 
owners corporation are taken to have been duly levied on an owner of a lot even though 
notice levying the contributions was not given to the owner. 

 
  85 Interest, discounts on contributions & payment plans  

(1) A contribution, if not paid when it becomes due & payable, bears until paid simple 
interest at an annual rate of 10% or, if the regulations provide for another rate, that other 
rate. 
(2) Interest is not payable if the contribution is paid not later than one month after it 
becomes due & payable. 
(3) However, an owners corporation may by resolution determine (either generally or in a 
particular case) that a contribution is to bear no interest. 
(4) An owners corporation may, by resolution at a general meeting, determine (either 
generally or in a particular case) that a person may pay 10% less of a contribution levied if 
the person pays the contribution before the date on which it becomes due & payable. 
(5) An owners corporation may, by resolution at a general meeting, agree to enter into 
payment plans, either generally or in particular cases, for the payment of overdue 
contributions. A payment plan is to be limited to a period of 12 months, but a further plan 
may be agreed to by the owners corporation by resolution. 
(6) The regulations may prescribe requirements for payment plans. 
(7) The existence of a payment plan does not limit any right of the owners corporation to act 
to recover the amount of unpaid contributions. 
(8) The Tribunal or a court may, on application by an owner, order that no interest is 
chargeable on a specified contribution if the Tribunal or the court is satisfied that the owners 
corporation should reasonably have made a determination not to charge interest for the late 
contribution. 
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  86 Recovery of unpaid contributions & interest  
(1) The Tribunal may order the owner of a lot in the strata scheme, or other person, to pay a 
contribution that is payable by the owner or other person under this Act that is not paid at 
the end of 1 month after it becomes due & payable, together with any interest payable on 
that unpaid contribution & the reasonable expenses of the owners corporation incurred in 
recovering those amounts. 
(2) The Tribunal may make an order under subsection (1) only:  

(a) on the application of the owners corporation, & 
(b) if proceedings between the owners corporation & the owner of a lot in the strata 
scheme or other person are pending before the Tribunal. 

(2A) An owners corporation may, without obtaining an order under this section, recover as a 
debt in a court of competent jurisdiction, a contribution not paid at the end of 1 month after 
it becomes due & payable, together with any interest payable on that unpaid contribution & 
the reasonable expenses of the owners corporation incurred in recovering those amounts. 
Clause 6 of Schedule 4 to the Civil & Administrative Tribunal Act 2013 provides for the 
transfer of proceedings between the Tribunal & a court which has jurisdiction (& vice versa) 
if the parties to the proceedings agree or if the Tribunal or court of its own motion or on the 
application of a party so directs. 
(3) Interest paid or recovered forms part of the fund to which the relevant contribution 
belongs. 
(4) An owners corporation must not take action to recover an amount under this section 
unless it has given the person against whom the action is to be taken at least 21 days’ notice 
of the action. 
(5) The notice of the action must set out the following:  

(a) the amount of the contribution, interest or expenses sought to be recovered, 
(b) the recovery action proposed, 
(c) any other matter prescribed by the regulations for the purposes of this 
subsection. 
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 (c) Indication of a special levy in near future: 
  

There is indication from the records that a Special Levy may be 
required in the near future. 

 
The balance sheet reveals that as of 28 March 2022 the Capital Works Fund balance 
was $2,471.15 
 
The Capital Works Fund plan prepared by Humby Property Consultants PTY Limited 
recommends a contribution of $6,786.00 for financial year 2022.  
The current contributions do NOT meet the recommended contribution.  
 

Should an unanticipated major expense occur that 
exhausted the current capital works fund balance then a 
special levy would be required. 

   
That the following increases in the current Administration & Capital Works Fund 
levies may occur in the near future: 
Administration & Capital Works Fund contributions are determined at the annual 
general meeting by ordinary resolution (simple majority vote). 
Purchasers should note that in the case of Administration Fund Contributions it is 
common/prudent for an annual CPI increase or greater to be resolved at general 
meeting to accommodate for expected increases in the cost of living. Purchasers 
should further note that in the case of Capital Works Fund contributions it is not 
uncommon for an owners corporation to determine to increase Capital Works Fund 
contributions above those recommended in the Capital Works Fund Plan if they 
believe the current Capital Works Fund balance to be inadequate to cover costs of 
future maintenance.  

 
The approximate balance of the Administration Fund is: 

  $(321.68) as of 28 March 2022 
& held in Managing Agent’s Trust Account. 

 
The approximate balance of the Capital Works Fund is: 

  $2,471.15 as of 28 March 2022 
& held in Managing Agent’s Trust Account. 
 
The trust account balance sheet is copied below. 
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7.          INSURANCES:  
 
Note – Purchasers are reminded of the importance of having their own personal contents insurance 
to cover such items as carpet, light fittings, painting, wallpaper, blinds, curtains & public liability for 
their own apartment/unit/villa.  If the property is to be tenanted, then it is advisable to obtain 
Landlords Insurance. 
 
Records made available for inspection provide evidence of the following insurance claims.  

 
The most recent insurance claim being for storm damage dated 26 July 2020 
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Last Building Insurance Valuation – dated 14 March 2020 for $2,290,000.00.  
 
An extract from the valuation is copied below.   
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The insurance renewal is next payable 18 November 2022 the current renewal is copied below. 
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8.         BY-LAWS:   
 

(a) The following By-Law/s have been resolved at general meeting but not registered in 
accordance with section 141 of the Strata Schemes Management Act 2015 at the 
time of this report. 

  

• No by-laws are noted as remaining unregistered at the time of this report 
 

  141 Procedure for changes to by-laws  
(1) An owners corporation may, in accordance with a special resolution of the owners 
corporation, change the by-laws of the strata scheme. 
(2) A change to the by-laws of a strata scheme has no effect until:  

(a) the owners corporation has lodged a notification with the Registrar-General in 
the manner approved by the Registrar-General, & 
(b) the Registrar-General has made an appropriate recording of the notification in 
the folio of the Register for the common property. 

(3) The secretary of the owners corporation must keep a consolidated up to date copy of the 
by-laws for the strata scheme. 
(4) A notification cannot be lodged in the Registrar-General's office more than 6 months after 
the passing of the resolution to make the by-law. 

 
 
 

(b) The Owners Corporation attitude to the keeping of animals is option  
A:   5   Keeping of Animals 

  
  Option A   schedule 3 2016   

(1) An owner or occupier of a lot may keep an animal on the lot, if the owner or 
occupier gives the owners 
corporation written notice that it is being kept on the lot. 
(2) The notice must be given not later than 14 days after the animal commences to 
be kept on the lot. 
(3) If an owner or occupier of a lot keeps an animal on the lot, the owner or 
occupier must: 

(a) keep the animal within the lot, & 
(b) supervise the animal when it is on the common property, & 
(c) take any action that is necessary to clean all areas of the lot or the 
common property that are soiled by the animal. 

 
  
 
 
(c) Information (if applicable) as relating the rights of exclusive use & enjoyment of 

common property are listed below.   
 

• Approval Lot 3 fence   29.03.2022 
 

• No exclusive use by-laws are noted 
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(d) The Owners Corporation registered by-laws are copied below:  
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9.       BOOKS OF ACCOUNT: 
  

The Owners Corporation resolved at the last annual general meeting 14 January 2021 
resolved not to appoint an independent auditor. 

 
Taxation returns are not lodged if/as required by the Australian Taxation Office. 
ABN: 95 423 304 432 
The owners corporation is not currently GST registered. 
Financial Year End 31 December each year. 
 
 
Books of account are kept. Please note that no attempt has been made to ascertain whether 
the Managing Agent has complied with the detailed accounting requirements of the 
Property, Stock & Business Agents Act 2002. An additional inspection would be necessary to 
enable us to report on those requirements. 
If any Income is derived from common property e.g. Mobile Phone Carriers/Leases &/or 
development/sale of common property/solar generated electricity, then this Income under 
tax ruling 2005 is deemed to be the Owners/taxable & has to be split between Owners per 
unit entitlement 

 
Enclosed for your reference is a copy of the Financial Report for the period ending  
28 March 2022 
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10.       REPAIRS & MAINTENANCE:   
 
 

a) Common Property last painted: 
Externally:    Upon construction 2019 
Internally:    not applicable 
 

b)   Common Property carpet last laid: not applicable  
 
c) Particulars of current building repairs & maintenance apparent from the records are: 

 

• There is no evidence of any current major common property repairs & 
maintenance from the records made available. 

 
 

d) History of Repairs & Maintenance 
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11.      HARMONY & OCCUPANCY: 
  

a) History of concerns/disputes:      

• There is no evidence of any major disputes/concerns. 
 

b) History of by-law contraventions:      

• There is no evidence of any major ongoing by-law contraventions; from the 
records made available the property appears harmonious at the time of this 
report. 
 

c) Number of Units tenanted:   

• Access to full strata roll not provided 
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12. HOME BUILDING COMPENSATION FUND  
(Home Building Act 2014 & Regulations 2014): 
 
Changes to the home building laws commenced 15 January 2015, further amendments 
concerning contract requirements will commence 01 March 2015. The new laws help to 
clarify what a major defect is. A major defect is covered by the 6-year warranty. General 
defects that don’t meet the major defect test will continue to be covered by the standard 2-
year statutory warranty. In order to comply with the Act, any building defects affecting the 
common property &/or individual lots should be reported to the Insurer within six months of 
first being noted within the six-year warranty period. 
 
Insurance under the Home Building Compensation Fund period is current 

 
The Home Building Compensation Fund is established under the Home Building Act 2014 & 
commenced on 15 January 2015. It is an integral part of the consumer protection package for home 
owners having building work undertaken. 
After new home warranty insurance arrangements for NSW commenced on 1 July 2010 the NSW Self 
Insurance Corporation trading as NSW Home Warranty Insurance Fund took over as the sole provider 
of home warranty insurance within NSW. 
Home warranty insurance policies issued before the commencement of the new Government 
underwritten scheme will remain in force, & the insurer that issued the policy will remain on risk for 
the duration of the period of cover. 
For more information, go to the Home warranty insurance fund website 
http://www.fairtrading.nsw.gov.au/ftw/About_us/Legislation/Changes_to_legislation/Major_changes
_to_home_building_laws/Frequently_asked_questions_home_building_law_changes.page? 
  
Multi-storey buildings General exemption 
Construction of a new multi-storey residential building after 31st December 2003 does not require 
home warranty insurance cover to be in place Home Building Amendment (Insurance Exemption) 
Regulation 2003. For the purposes of the exemption from the home warranty insurance 
requirements, a multi-storey building is a building that: 

• has a rise of more than three storeys, & 

• contains two or more separate dwellings. 
A rise in storeys has the same meaning here as in the Building Code of Australia. A storey does not 
include a space within a building which is only intended to accommodate vehicles. 
If a home owner is planning to buy a unit that is part of a multi-storey residential building, the 
developer is not required to attach a certificate of home warranty insurance to the contract for sale. 
Not exempted 
Conversely, construction of a new multi-unit residential development (where the rise is three storeys 
or less, e.g. villa units, town houses, low & medium rise projects etc.) does require home warranty 
insurance cover to be in place. In this instance, a developer is required to attach the certificate of 
home warranty insurance to the contract for sale of such dwellings. 
Similarly, home warranty insurance cover must also be taken out before residential building work is 
done on an existing multi-storey building (e.g. repairs, maintenance, alterations & additions etc.). 

 

  

http://www.fairtrading.nsw.gov.au/ftw/About_us/Legislation/Changes_to_legislation/Major_changes_to_home_building_laws/Frequently_asked_questions_home_building_law_changes.page
http://www.fairtrading.nsw.gov.au/ftw/About_us/Legislation/Changes_to_legislation/Major_changes_to_home_building_laws/Frequently_asked_questions_home_building_law_changes.page
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On 10 June 2021, a retrospective duty of care commenced under the Design & Building 

Practitioners Act 2021 giving all owners who became aware of building defects losses in the 10 

years before 10 June 2021 a right to sue in negligence against: 

* builders, 
* designers, 
* subcontractors, 
* suppliers or manufacturers; & 
* supervisors, project managers or co-ordinators in control of the works. 

This retrospective duty of care is currently limited to residential buildings including cladding, but 

there are relevant other time limits e.g., limits under the planning laws which need to be 

considered. 

If the loss became apparent after 10 June 2021, the duty of care period reverts to the usual 6 

years from awareness of the loss, but again other limitations need to be considered. 

 

Design & Building Practitioners Act 2021  
37   Extension of duty of care 

(1)  A person who carries out construction work has a duty to exercise reasonable care to avoid economic 
loss caused by defects— 

(a)  in or related to a building for which the work is done, & 
(b)  arising from the construction work. 
(2)  The duty of care is owed to each owner of the land in relation to which the construction work is 

carried out & to each subsequent owner of the land. 
(3)  A person to whom the duty of care is owed is entitled to damages for the breach of the duty as if the 

duty were a duty established by the common law. 
(4)  The duty of care is owed to an owner whether or not the construction work was carried out— 
(a)  under a contract or other arrangement entered into with the owner or another person, or 
(b)  otherwise, then under a contract or arrangement. 
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13. WORK HEALTH & SAFETY ACT 2011:  
 (Formally known as Occupational Health & Safety). 

 
New work health & safety (WHS) laws commenced in NSW on 1 January 2012. The WHS laws 
replaced the occupational health & safety (OHS) laws in NSW. 
From 1 January 2012, WorkCover administers & provides advice on the: 
•Work Health & Safety Act 2011 (WHS Act)  
•Work Health & Safety Regulation 2011 (WHS Regulation).   
The WHS Act 2011 sets out the legal obligations that must be complied with to provide for 
the health & safety of workers. 
The new laws make Owners Corporation responsible for maintaining a safe workplace 

• An Owners Corporation cannot contract the responsibility to another party 
(Building Manager or Strata Manager) 
• Fines up to $3m for failing to maintain a safe workplace. 

Section 7 of the WH&S Act 2011 provides an exemption for premises that are used only for 
residential purposes 

• The exact meaning of this section is not known at this time & should be viewed 
cautiously 
• If there are commercial or retail lots, an employee, or any short-term 
accommodation etc., WHS will impact on the scheme 

Even if the strata scheme does not have any of the above, all owners corporations have an 
obligation to ensure the health & safety of the people using their common property. This 
‘Duty of Care’ is based on the strata legislation & common law 

• It is still advisable the strata scheme take proactive steps to ensure the strata 
scheme is not at risk. 

 
A recent professional safety report was not evident. 
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14. ASBESTOS 
 
As of December 31st, 2003, all strata plans constructed before January 1st, 2004, are 
required to obtain an asbestos report & must maintain an asbestos register on site.  
 
Not applicable 
 

 
 
 
 
 
 

15. SWIMMING POOL 
 

New laws for properties with swimming & spa pools 
  

The Division of Local Government (DLG) is responsible for the Swimming Pools Amendment 
Act 2012. If you have any questions about the information provided below, please contact 
your local council. 

  
From 29 April 2016: 
•residential properties in NSW with a swimming pool or spa pool cannot be sold, &  
•new residential tenancy agreements cannot be entered into for properties with a 
swimming pool or spa pool unless they have a valid Certificate of Compliance or relevant 
occupation certificate. In a strata scheme, the owners corporation is responsible for 
ensuring there is a valid Certificate of Compliance or relevant occupation certificate for 
swimming pools or spa pools on common property. Work may need to be undertaken 
before a Certificate can be issued, so owners corporations should act now to ensure they 
have a valid Certificate of Compliance before 29 April 2016.  
 
Not applicable  
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16. FIRE SAFETY 
 

In accordance with the Environmental Planning & Assessment Act, 1979 & Regulations, 
2000, specified buildings are required to be inspected by qualified contractors for the 
purpose of determining whether or not adequate provision for fire safety has been made in 
connection with the building. Inspections occur as required throughout the year & annually 
a Fire Safety Statement/Certificate is required to be completed.  This Certificate must then 
be submitted to NSW Fire Brigades & the Local Council who administer fire safety on behalf 
of the State Government. 
Some properties have fire safety measures in place but are not required to submit an annual 
Fire Safety Statement to the authorities, these properties will however request a Fire Safety 
Statement for the own records. 
The NSW Government introduced the Environmental Planning & Assessment Amendment 
(Smoke Alarms) Regulation 2006. This required smoke alarms for all houses, flats & units 
that did not currently have them installed. 
The new Regulation commenced on 1 May 2006 & requires the smoke alarm comply with 
the Australian Standard (AS) 3786–1993. 
 
There is no evidence that an annual fire safety statement is required. 
 

 
 
 

 
 

17. LIFT 
 

In accordance with the Work Health & Safety Act 2011 & Regulations 2011 formerly the 
Occupational Health & Safety Act 2000 & Regulations 2001 lifts are required to be 
maintained by qualified contractors who must provide annually a statement of safe 
operation. The safe operation statement is required by WorkCover annually who will upon 
receipt provide a Renewal of Plant Registration.   
 
Not applicable 
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18. CAPITAL WORKS FUND 
  

In accordance with the Strata Schemes Management Act 2015 & Regulations 2016 an 
owners corporation must establish a Capital Works Fund (special conditions apply to two lot 
strata plans). An owners corporation must, at each annual general meeting, estimate how 
much money it will need to credit to its Capital Works Fund for actual & expected 
expenditure: 

(a)  for painting or repainting any part of the common property, which is a building 
or other structure, & 
(b)  to acquire personal property, & 
(c)  to renew or replace personal property, &  
(d)  to renew or replace fixtures & fittings that are part of the common property, & 
(e)  to replace or repair the common property, & 
(f)  to meet other expenses of a capital nature. 

Expenses of a capital nature would include expenses in relation to major repairs or 
improvements to the common property or personal property of the owners corporation, 
such as painting of a building or replacement of roofing, guttering or fences & the like. 
When estimating amounts needed to be credited to the administrative fund or the Capital 
Works Fund the owners corporation must have before it, & take into account, a statement 
of the existing financial situation of the strata scheme & an estimate of receipts & payments. 
In estimating amounts to be credited to the Capital Works Fund, an owners corporation that 
is required to prepare a plan under section 75A is to take into account anticipated major 
expenditure identified in the plan for the 10-year period to which the plan relates. 
An owners corporation of a large strata scheme must include in the estimates prepared 
under this section at an annual general meeting specific amounts in relation to each item or 
matter on which the owners corporation intends to expend money, or on which the owners 
corporation is aware money will be likely to be expended, in the period until the next annual 
general meeting.  
It is prudent that the purchaser checks the Capital Works Fund Plan’s recommended 
contribution against the Capital Works Fund budget adopted. If less than the 
recommended contribution is resolved, this may then result in special levies being 
required in the future. 
 
Copied below is an extract from the Capital Works Fund plan prepared by Humby Property 
Consultants dated 06 February 2020.  
A recent professionally prepared Capital Works Fund plan was not evident 
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19. WINDOW SAFETY DEVICES – child safety:   
 
Section 118 Strata Schemes Management Act 2015 
 
On the 18th of September 2013, the NSW Department of Fair Trading announced that it was updating 
legislation that would improve window safety, in response to the on-going safety issue of children & window 
falls. 
The NSW Government has developed a range of measures to help prevent the incidence of falls. These 
measures include: 

• requiring strata schemes with residential lots to install safety devices on all windows that present a risk to 
young children 

• allowing individual strata owners to install window safety devices regardless of their scheme’s by-laws 

• changes to the Residential Tenancies Regulation 2010 to include window safety devices in the prescribed 
condition report for rental premises. 

The changes to the prescribed condition report for rental premises apply from 1 March 2014. The new version 
includes the addition of ‘window safety devices’ wherever ‘windows/screens’ appears.  
The child window safety requirements for owners corporations commenced on 11 December 2013  
If the window safety requirements have not been met by 13 March 2018, owners corporations will risk being 
fined. 
Generally, all openable windows above the ground level that are accessible to children from inside the building 
must have safety devices fitted. The details of the new laws are explained in the regulations, but you can check 
your windows by taking two simple measurements. An openable window will need a safety device installed if: 

1. the lowest part of the window is less than 1.7m above the floor; &  
2. the internal floor under the window is 2m or more above the outside surface. 

The safety devices must be able to limit the maximum window opening to 12.5cm, must be robust, & must be 
childproof. Suitable window safety devices would include window locks or safety screens, but not ordinary 
insect screens. 

 

Installed upon construction   
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20. TERMITE REPORT:   
 

Damage from pests such as termites is usually not covered in insurance policies as insurance 
companies see pest control as the home-owners responsibility in the normal up-keep of the 
building & view termite damage as a preventable event. 
Entomologists have worked out that termites are really a type of specialised cockroach. 
Termites diverged from cockroaches on the evolutionary tree many millions of years ago & 
have successfully pursued their own plant-eating life ever since. 
Termites are small (their size can range from about 3 to 10 mm long), pale or transparent, & 
have thin skins. Unlike ants they don't have a thin waist, they are usually blind (there isn't 
much need for vision in the dark tunnels they inhabit) & they cannot tolerate dry conditions. 
But they are similar to ants in that they occur in large numbers.  Ants & termites also both 
have castes that include sterile workers & soldiers, & a single large queen. Both insects can 
live in large, complex colonies & both have produced fungus-cultivating. 
The emphasis of current building regulations is on managing termites through barrier 
systems & inspections rather than environmentally harmful methods of the past. 
The potential risk of attack also varies according to the location of the property in Australia 
& site-specific features of the local environment. 

  

Copied below is an extract from the termite report prepared by Remedy Pest Solutions 
dated 23 December 2021.  
A recent professionally prepared termite report was not evident. 
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21.       MEETINGS:   
 
 (a) Minutes of meetings are retained in book form (digital copy)  
 (b) The Inaugural General meeting was not evident 
 (c) The First Annual General meeting was convened 22 January 2020  
 (d) The last Annual General meeting was convened 14 January 2021 
 (e) The last Extraordinary General meeting was convened 21 February 2020 

• solar panels by-law  
 (f) The last Strata Committee meeting was convened 04 July 2021  

 

 

 

 

22. MEETING MINUTES:   
 

Members of the strata committee are detailed with the enclosed annual general meeting 
minutes.  
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Please note the first annual general meeting 
22.01.2020 is incorrectly labeled the inaugural general 
meeting 
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23. ADDITIONAL REPORT:   
 
The following information was taken from the books/records evident at time of inspection: 
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Top 10 Tips for Apartment Buyers  

1. Do Some Sleuthing  

Have Strata Nirvana search of the books & records of the owners corporation to view the finances & any issues the owners 

corporation is facing.  

2. Don’t Forget the Levies  

Remember that you’ll have to budget for levies to fund the annual running expenses of the owners’ corporation & its long-

term maintenance. Ultimately, this protects the value of your financial investment.  

3. Know What You Are Buying Into  

Check that the car space or garage you were shown is correctly allocated to the apartment – the strata plan will usually 

detail this. Your solicitor/conveyancer should also take you through the contract to ensure you understand each step of the 

purchase process.  

4. Know Your Rights  

Acquire a full copy of the by-laws that are specific to your owners corporation, so that you understand the rules that you 

will be required to live by. (By-laws are supplied with a Strata Nirvana report) 

5. Show Me the Money  

Have a good look at the condition of the building & make sure that the funds in the capital works fund match long term 

maintenance planned for the next few years.  

6. Love Me, Love My Pet  

Before you buy, check whether the owners corporation will welcome both you & your pet/s into the building. (Strata 

Nirvana reports clearly indicate pet status) 

7. Be Informed  

Educate yourself about your rights & responsibilities when living in a strata title property. NSW fair Trading have produced 

a booklet entitled Strata Living & Strata Nirvana are happy to provide advice. 

8. Know Who To Call  

Find out what emergency arrangements are in place or who to contact on your strata committee if something goes wrong 

in the building.  

9. Be Active  

Take an active interest in what goes on in your building. Attend the annual general meeting so that your voice is heard & 

consider becoming a member of your building’s strata committee.  

10. Love Thy Neighbour  

Remember that in an apartment building, your neighbour is usually just on the other side of the wall. Live next to them as 

you would have them live next to you.   
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Thank you for engaging Strata Nirvana. Should you require further information regarding strata 
legislation, living in strata or the content of this report, Strata Nirvana will be pleased to assist. Strata 
Nirvana is available to explain living & investing in strata, your obligations & rights. We understand 
that for many strata is new & we are happy to answer your questions. 
Strata Nirvana offers consultation to owners corporations wishing to self-manage their strata plan 
at a minimum cost. We are available to assist you when you need it. 
Please feel free to visit our website for more information www.stratanirvana.com or like us on 
Facebook for strata updates www.facebook.com/stratanirvana.australia. 
  
 
Vicky Sherry  
 
Diploma of Management (Strata) 
Bachelor of Applied Science (Oenology) 
Fair Trading Licence Class 1 Agent Strata #1564430 
ABN 26791493159 
 
strata nirvana 
specialist strata reports 
advice to self-managed strata plans 
advice to lot owners & prospective lot purchasers 
 
0419 832 271 
admin@stratanirvana.com 
www.stratanirvana.com 
www.facebook.com/stratanirvana.australia 
 
           
The inspection & report were compiled using visual only inspection of readily accessible books & 

records that were provided by the Strata Manager at the time of the inspection.  

This report (including all attachments) is the sole property of STRATA NIRVANA & may be 

confidential. If you are not the intended recipient, you must not use or forward the information 

contained in it. This report may not be reproduced or otherwise republished without the written 

consent of STRATA NIRVANA. No liability or responsibility is due to any third party who may rely 

on this report in whole or in part. 

If you have received this report in error, please delete & notify the sender. 

 

http://www.stratanirvana.com/
http://www.facebook.com/stratanirvana.australia
mailto:admin@stratanirvana.com
http://www.stratanirvana.com/
http://www.facebook.com/stratanirvana.australia
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Strata Living: 

The publication - Strata living - provides information for owners & residents about living in 
residential, commercial & other strata schemes. 
URL:  http://www.fairtrading.nsw.gov.au/biz_res/ftweb/pdfs/About_us/Publications/ft045.pdf 
File size: 482kb 
   

Terms of Inspection: 
This report is subject to the Privacy Act 1998 an Australian law which regulates the handling of 
personal Information about individuals.  This includes the collection, use, storage & disclosure of 
personal information, & access to & correction of that information. Information contained in this 
report was obtained from the books & records supplied to the Inspector & where noted, 
conversations with Officers of the Owners Corporation or the Managing Agent.  
All reasonable care has been exercised whilst compiling this Report. No warranty or representation 
is made as to the accuracy of the information provided by the Managing Agent &/or Officers of the 
Owners Corporation & no responsibility is taken for any loss or damage due to any cause 
whatsoever, including negligence whether in connection with information supplied by the Managing 
Agent &/or Officers of the Owners Corporation or otherwise. The observations made of the state of 
repair of the strata premises are based on our documentation search & not on any physical 
inspection of the building.  I do not profess to have any knowledge of building practices & hence am 
not qualified to offer advice as to the quality of the building &/or any major repairs carried out.  In 
addition, I cannot guarantee that all records were inspected as some Owners Corporations may hold 
certain files internally (i.e. Documents that are subject to legal professional privilege; that are 
commercial in confidence; Correspondence that may relate to litigation or potential litigation; 
Information that may be considered a breach of another person’s privacy, quotes & reports) & some 
Managing Agents may hold pending files that might not have been produced at the time of 
inspection.   
Most documents are also now kept electronically & sometimes due to poor identification of 
document/s when scanning these may not be ‘opened’ as seemingly ‘unimportant’ – also 
sometimes these electronic documents have not been ‘sent/updated’ to the computer available 
for searchers to use. 
If any further information is required as to the state of the building, then we recommend that a 
building report be obtained. 
  
Service & Maintenance Agreements:  
No search has been made of these or of any other agreements that may have been entered into by 
the Owners Corporation. 
 
Abbreviations – the following are common abbreviations which may be used in this report: 
 SCM   (strata committee Meeting) 
 AGM   (Annual General Meeting) 
 EGM   (Extra-Ordinary General Meeting) 
 OFT   (Office of Fair Trading now NSW Fair Trading) 
 The Act  (The Strata Schemes Management Act, 2015 & Amendments) 
 SC  (strata committee) 
 OC  (Owners Corporation) 
 CTTT  (Consumer Tenancy & Trading Tribunal now NCAT) 
 NCAT  (NSW Civil & Administrative Tribunal) 
 HOW  (Home Owners Warranty) 

http://www.fairtrading.nsw.gov.au/biz_res/ftweb/pdfs/About_us/Publications/ft045.pdf
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