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1. DICTIONARY           

 

 

1.1 “The Act”-refers to the Strata Schemes Management Act 1996. 
 

1.2 “FAGM” – refers to the First Annual General Meeting. 

 

1.3 “AGM” – refers to the Annual General Meeting. 

 

1.4 “EGM”- refers to an Extraordinary General Meeting. 

 

1.5 “Exec Com” - refers to the Executive Committee. 

 

1.6 “N/A: - refers to Not Applicable. 
 

1.7 “UTD” – refers to Unable to Determine 

 

1.8 “BMC”- refers to the Building Management Committee. 

 

1.9 “U/E”- refers to the Unit Entitlement. 

 

1.10 “O/C” – refers to the Owners Corporation. 
 

1.11 “The Scheme” – refers to the Strata Title Scheme.  

 

Throughout the report there are references made to the Administrative (admin) and Sinking funds 

(sinking). Primarily the Admin fund is raised to cover costs that are ongoing annually (for example 

cleaning, insurance, repairs and maintenance, common property water and electricity, management fees). 

However the sinking fund money is raised to cover major expenditure such as painting, guttering, 

carpeting and fence replacement, which is done every 5 to ten years on average. 
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2. TITLE DEED           
 

2.1 A copy of the Certificate of Title for the common property  was sighted. Edition number 4 

 

Date issued:  11/03/2013 

Folio Identifier: CP/SP2471 
 

2.2 The strata plan was first registered on    14/11/1966 
 It should be noted the boundary of lots for plans registered prior to 1/7/1974 

 

2.3 Number of Lots in the Strata Plan    12 
    

2.4 Number of Units in the building     6 + 6 GARAGES 
 
2.5 Have there been any subdivisions    No 

 

2.6 Is the strata part of a Community Association or BMC?  No 

 If yes, who is the manager of the Scheme?         
  
 

3. STRATA ROLL           
 

3.1 Section 96  Is there a Strata Roll  Yes 

 

3.2 From the entries on the Strata Roll does the 

Initial Period appear to have expired?  Yes (according to strata roll entries) 
 

Note: The following must be recorded in the strata roll according to the Strata Schemes Management Act 1996 

  

3.3 Section 98 (1)  Lot details for Lot: 5 & 9 
 
 

Vendor:  The recorded owner is Sean Gregory Dean & Rhiannon Lynette Smith 
      5/26 Nerang Street 
      Cronulla NSW 2230 

 
 Original Owner is: Unable to determine 
 

3.4  Section 98 (1) (b)  Mortgagees: The recorded mortgagee is None recorded 

 
3.5 Section 98 (2) (c)  Unit Entitlement: The Unit Entitlement (U/E) is:   LOT 5=40 
                    LOT 9=4, / 264 

 
 
Note: The Owners Corporation must prepare and maintain the strata roll in accordance with this section of the SSM Act. 

 The strata roll can be recorded or stored mechanically, electronically or by other means. 

    
 
 
 
 
 
 
 
 
 
 
 
 
 



 

4. INSURANCE’S           
 

 

Insurance of Buildings- information gained from Renewal Certificate - Copy attached 
 

Type Policy No. Cover Premium Due date 

Building 06S1153138 $1,766,000 $3,594.07 28/02/2016 

Contents As above $Included Included As above 

Loss of Rent As above $264,900 Included As above 

Public Liability As above $20,000,000 Included As above 

Personal Liability As above $2,000/200,000 Included As above 

Fidelity Guarantee As above $100,000 Included As above 

Office bearers Liability As above $100,000 Included As above 

Machinery Breakdown As above $Not Insured $N/A As above 

Catastrophe As above $264,900 Included As above 

Worker’s 

Compensation 

As above N/A N/A Not required if 

wages are under 

$7,500 P.A 

Govt. audit costs As above $25,000 Included As above 

Appeal expenses As above $100,00 Included As above 

Legal defense 

expenses 

As above $50,000 Included As above 

Lot owners fixtures 

and improvements 

As above $250,000 Included As above 

 

4.1 The excess is $ 250 all claims   

 

 

4.2 Insurance Broker is:  Strata Unit Underwiting Agency Pty Ltd 

 

4.3 Insurance Company is:  CGU Insurance Limited 

 

 

4.4 Valuation – Building section 82 (3) 

Has a valuation been carried out in the last 5 years?   Yes 

  

 If yes who by? Payne Pacific Valuations   Dated 19/01/2012                Value $1,760,000 
 

Note: It is a requirement of the SSM Act, that the owners’ corporation undertake out a property valuation for insurance 
purposes at least once every 5 years and have the building insured for its current replacement value. 
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5. RECORDS OF NOTICES AND ORDERS        

   
 

5.1 Are the records presented in loose leaf, 

 bound book or electronic  form?    Loose  
 

 Records are scanned onto a computer system by some strata management companies. 
 In some instances, we are required to inspect computer systems and loose copies of 
 records, therefore, we cannot guarantee that what we sighted as part of this inspection is all 
 that the manager has in their possession. 
 We are aware that Strata management Services do keep some information electronically, 
 however, no access is provided to this for inspection purposes. 
 
 
 

6. DOCUMENTATION RETENTION         
 

 

6.1 Are records served under Section 31retained?  Yes 
 

6.2 Are Notices given under Section 118 retained?  Yes  
 

6.3 Are these documents retained for the 

 prescribed period? (Seven Years)   Yes 
 
 

 
 

7. BOOKS OF  ACCOUNT          
 

 

7.1 What was the approximate balance 

of the Administrative Fund?             $ 4,097.98 as at 26 NOVEMBER 2015 
               

7.2 What was the approximate balance      

 of the Sinking Fund?              $ 16,076.21 as at 26 NOVEMBER 2015 
 

7.3 How were these approximate balances 

 ascertained?       PC Printout 

 
7.4 Are there any arrears for the Scheme   $5.49 
 
 

7.5 Has an Accountant been appointed?    No 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

8.  CONTRIBUTIONS        
 

8.1 The records indicate that current standard contributions are as follows: The strata manger shows the 
 combined lots: 

 Administrative Fund  $ 426.90 per quarter  

 Sinking Fund   $ 207.75 per quarter  
 Other    $  

 Levies due 1 March  1 June 1 September 1 December 
 

8.2 Are there any arrears for the subject lot?             $0.03 owing to 30/11/2015 
 New levy amounts to commence 1/12/2015: 

 Admin Fund $436.08 per quarter 
 Sinking Fund $207.71 per quarter 
 

8.3 Are there any current special levies?      
 (Admin Fund only S.76 (4))      

 (Sinking Fund S.76 (1)) periodic or lump sum payments No 
 

8.4 Details of current special levies are : 

    Fund     -  
    Total amount             $ -  

  For the subject lot            $ -  
  Due date/s    -          

    Purpose    - 
 

8.5 Do the records disclose the possibility  

              of special levies in the near future? Not according to the records presented to 
us for inspection, however, consider work 
in Building Matters (window replacements)  

 

8.6 if so, what are the likely details? 

  Fund     - 
  Amount              $ - 
  Likely Date    -    

  Purpose    -   
Note: Special levy amounts listed are for the entire Strata Plan.  To work out the proportion for the listed lot divide the 

amount  of the special levy by the Unit Entitlement Aggregate (Agg) and then multiply by the U/E. Then divide by the 
number of installments/quarters. 

   

9. BY-LAWS           
 

9.1 Are there any By-Laws that have not been registered 

  in the last two years      No     
 

    
           

9.2 What is the attitude of the Owners Corporation   

 to the keeping of animals?    As per By-Laws, Option C - an owner/  
 occupier must not keep any animal on the lot or the common property 
    

 

9.3 Were any exclusive use by-laws registered  

 affecting the subject lot?    Yes, Consent to enclose the balcony dated  
       23/11/1994. Copy attached. 
       Also responsibility of wall and floor tiles in the  
       laundry and kitchen 3/5/2012 – Copy attached 
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10. MANAGING  AGENT          
 

10.1 Managing Agent: Strata Management Services (formally known a Century 21 and  
    previously Gary Adamson Strata) 
    29 Croydon Street 
    Cronulla 
   
 Phone:               9523 0466 
 

10.2 Section 27 (1) This Managing Agent / Owners Corporation was appointed prior to 1994.    
A written appointment and delegation was not sighted 

 
 
 

11. MINUTES             
 

11.1 Date of FAGM       No sighted 
 
11.2 Date of last AGM      25 November 2015 
 
11.3 Last meeting posted in minute book sighted   AGM 25 November 2015 
 
11.4 Copy of Minutes attached     AGM 25 November 2015 &  
         EGM 03/05/2012 
 
Minute book inspected dated from 1994  
 
 

 12.   EXECUTIVE COMMITTEE MEMBERS        
 

 

12.1 The duly elected members of the committee 
 

 Please see attached appointed members as per AGM  

 

 

13. INCOME TAX           
 

13.1 Does the Owners Corporation appear to 

 receive taxable income?      Yes 
 

 

13.2 If so:  What is the source of that income?   Interest on Savings   

   Are Income Tax Returns lodged?   Yes 

 
 

 
 

14. BREACH of BY-LAWS/HARMONY         
 

So far as was possible to ascertain from the Owners Corporation records: 
 

14.1 State of harmony in building       

by-law Infringements:  No current infringements sighted  
      
 
 

 

 



 

 

15. BUILDING MATTERS       
 

Particulars of matters discovered from the books and records generally which may adversely affect either the 
Owners Corporation or the subject lot(s) from the point of view of a Purchaser or Mortgagee, or which otherwise 
may be of interest to a Purchaser or Mortgagee are: 

 

15.1 BUILDING MATTERS 
  

Painting 
2001/02 –Painting was done at a cost of $11,924. No details 
2013 – Paintpro painted the front entrance balustrade & garage doors at a cost of $2,409.  

 Work completed. 
 2015 – External painting is to be considered at the next AGM. 
 Three quotes for painting were sighted. 

 Robertson’s Painting & Decorating dated 12/02/2015. External painting is $41,000+gst, 
Internal painting $4,600+gst 

 PKT Painters dated 28/01/2015.  External painting is $29,700 incl.gst, internal painting 
$4,400 incl. gst 

 EasyTrades dated 11/12/2014. External painting $22,000 incl. gst, internal painting 
$7,000 incl. gst, cherry picker hire $3,500 icl. Gst 

Copies of the quotes are attached. 
 

Carpet 
2015 - Cronulla Carpets supplied & installed carpet on stairs & landing at a total cost of $1,525. 

 Work completed. 
 

 Window Locks 
 A quote from Child Safety Lock dated 17/11/2015 to install child safety locks to timber windows  
 is $1,980. A copy of the quote is attached. 
   

 Window Replacement 
 2015 - A quote from Windowline to replace the existing windows has been requested but no 
 quote was sighted. A separate quote was requested for the balcony doors as these are not part 
 of the common property. 

 Should this work proceed, it would be prudent to expect a special levy as there is only some 
 $16,076 available in the Sinking Fund (where it should be paid from). 
 

 Boundary Wall Fence 
 ACBM Corp Pty Ltd quote dated 13/10/2015 is to remove the impact damaged boundary wall 
 and rebuild a new brick wall. The cost of the quote is $5,478. 
 CMC Building Works and Design Pty Ltd Co quote dated 28/05/2015 is to remove the impact 
 damaged boundary wall and rebuild a new brick wall. The cost of the quote is $5,280. 
 Copies of the 2 quotes are attached. 
 This work should form an insurance claim if the strata scheme can prove it was impact 
 damaged. 
 Matter ongoing. 
 

  

 

 

15.2 LITIGATION / OTHER MATTERS 
2015 - No information regarding past / current or possible litigation involving the owners 
 corporation was sighted 
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16. COMPLIANCE REPORTS 
 

IT IS USUAL PRACTICE FOR THE OWNERS’ CORPORATION TO VOTE AT THE ANNUAL GENERAL MEETING WHETHER  

THE FOLLOWING REPORTS ARE TO BE UNDERTAKEN OR REVIEWED. 

AT THE TIME OF OUR INSPECTION THE RECORDS PRESENTED TO US CONTAINED THE FOLLOWING REPORTS:  
 

OCCUPATIONAL HEALTH & SAFETY 
 

O H & S REPORT YES  NO      
 

 

SINKING FUND ANALYSIS 
 

Has the owners corporation complied with the SSM Act 1996 in respect of carrying out this inspection?

 YES    DATED 2/12/2008   BY QIA Group Pty Ltd       COPY ATTACHED  Extract 
 As of 1

st
 July 2009, it is now a requirement that all strata schemes prepare a Sinking Fund Assessment 

 and undertake reviews at specific intervals. 
 

ANNUAL TERMITE REPORT 
  

 

 Has the owners’ corporation complied with the recommendations of AS3660.1 & 4349.1 in respect 

 to having this inspection carried out?  YES  NO      
 

 

ANNUAL FIRE INSPECTION (15A CERTIFICATE) 
 

 Was a current 15a Certificate sighted in the files presented? 

 

YES  NO       
We recommend that own enquiries be made with Local Council in respect of the subject complex that, if 
applicable, Annual Fire Safety Certification (formerly Form 15A) has been lodged and /or that all fire safety 
requirements at the complex comply with current standards. 

 

ASBESTOS REPORT & MANAGEMENT PLAN 
 

 Was a current Asbestos Report or Management Plan sighted in the files presented? 

 

YES  NO       
 New Workplace Health and Safety Legislation came into effect on 01.01.12. 
 It is unclear if this legislation refers to residential buildings, however, if applicable requires  that for 
 buildings constructed prior to 31.12.2003 a mandatory Asbestos Report and Asbestos Management Plan 
 must be kept on file and on site. 
 Tradespersons attending the premises for any reason, engaged by owner, tenant or S/manager is to be 
 made aware of this Report which can be viewed prior to any work commencing. 

  

 SWIMMING POOL 
 

 Was a current Swimming Pool Registration or Certification sighted in the files presented? 

 

YES  NO      N/A 
 
 As of April 2013 under the Swimming Pool Act 1992, all owners of swimming pools are required to register 
 their pool on the state wide register. All pools are required to be certified as compliant by 29 April 2016. 
 

 WINDOW LOCKING DEVICES 
  
 By Law, owners’ corporations in NSW must have window safety devices installed on all above ground 
 windows by 13 March 2018. Has this been complied with to date? 

 

YES  NO      QUOTES ARE BEING OBTAINED.       
  
 



 

17. HISTORICAL INFORMATION         
 

 

The following details are that of work carried out at the property as recorded in the STATEMENT OF INCOME AND 

EXPENDITURE REPORTS held by the Managing Agent / Owners Corporation.  Where possible we have accessed and 
inspected the records for the last five years (some Managing Agents & Owners Corporations do not present 5 years of information 

for inspection)  

Repairs and Maintenance [R&M] (admin) / Replacements – (Sinking) / Capital works /  
Special levy works / One off Projects 
 

BUILDING ISSUES / WORK CARRIED OUT RELATING TO LOT NO. 5 & 9 

2009/10 Shower recess U5 repaired at a cost of $1,155 
 

BUILDING ISSUES / WORK CARRIED OUT RELATING TO COMMON PROPERTY 

 
2001/02 Painting  $11,924 
  Building repairs $395 
 
2002/03 TV Antenna  $2,343 
  Building repairs $1,149 
  Electrical   $578 
  Shower waterproofing $395 
  Doors repairs  $330 
 
2003/04 Building repairs $1,133 
  Window repairs $401 
  Garage door  $258 
 
2004/05 Glass breakage $247 
  Garage door  $147 
  Waterproofing  $450 
  Plumbing  $110 
  Electrical  $148 
  Locks & keys  $187 
 
2005/06 Glass breakage $286 
  Electrical  $110 
 
2006/07 No financial information 
 
2007/08 Garage Door  $77 
 
2008/09 Plumbing  $913 
  Signs   $165 
  Tree lopping  1,850 
 
2009/10 Plumbing  $495 
  Shower recess U5 $1,155 
  TV Antenna  $1,760  
  Garage door  $115 
 
2010/11 No major expenditure 
 
2011/12 Insurance claim $704 
  Signs   $150 
 
2012/13 Driveway & Paths $1,265 
  Painting  $2,409 
  Roof repairs  $297 
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2013/14 Doors & Windows $489 
  Electrical  $786 
  Garage Doors/gate $176 
  Insurance claim 

Burst Pipe $3,503 
 
2014/15 Carpet/floor covering $3,050 
  Electrical (switchboard upgrade)  $2,554 
 
2015/16 to date 
  Tree Lopping/removal $1,450 
 
 
 

HISTORY OF SPECIAL LEVIES RAISED     

 
No special levies were sighted back to 1994. 
 

Note: This section can indicate whether the Owners Corporation / Managing Agent are in control of the budget and 
expenses.   

 

OUTSTANDING BUILDING WORKS 

2015 The 2015 AGM approved the managing agent to obtain quotes to replace all common property 
windows and to install child safety window locks.  
They also approved to rebuild the brick fence between the two properties (22-24 Nerang Rd) with 
matching bricks. 
Painting quotes to be considered at the 2016 AGM. 
 
See all matters listed in Building Matters section herein. 
  

Note: Shows details of works quoted but not yet resolved, Building works not yet complete and unpaid invoices (etc).   

 

BUDGET ANALYSIS  

 

ARE ESTIMATES MADE AT THE AGM? Yes 
 

YEAR  ADMINISTRATIVE FUND  SINKING FUND 

2012  BUDGET $10,270    BUDGET $4,240  

2013  BUDGET $10,510    BUDGET $4,720  

2014  BUDGET $10,245    BUDGET $4,985  

2015  BUDGET $10,466    BUDGET $4,985  (copy of Budget attached) 
 

Note: This section shows increases / decreases in the budget over recent years when records are available for inspection.  
It gives an indication of cost trends for the Scheme. 

 

18. INSPECTOR’S SPECIAL NOTES         
 

As a result of the 2015 AGM new levies commence 1/12/2015, as stated herein. 
 
While the current records do not disclose the likelihood of a special levy, we draw your attention to the 
current Sinking Fund account balance and the work being proposed to replace all windows. 
Window replacements can be quite expensive. Once the quotes have been received, the owners’ 
corporation would need to hold an Extraordinary General Meeting to vote if they wish to proceed, and 
determine funding for such if the quote/s are above the current funds held at the time. 
Instead of replacements they may also consider repairs with the new locks, depending on the condition 
of the windows. 
 
 

 



 

19. IMPORTANT NOTES         
 

a. During the course of the subject inspection, no attempt was made to ascertain whether any 
Managing Agent has complied with the detailed accounting requirements of the Property, Stock 
and Business Agents Act 2002 legislation or whether the prescribed accounting and prescribed 
financial statement requirements are being complied with by the Owners Corporation. This would 
necessitate a detailed examination of the records by a qualified auditor/consultant. 

 
b. The information contained in this report was extracted from the books and records of the Owners 

Corporation. This report covers a period of 5 years unless otherwise stated, or unless the plan is 
less than 5 years old. Due to time constraints and the volume of records often presented for large 
plans, we deal with the most relevant and current issues. 

 
c. Special procedures were followed to minimise the possibility of records not being made available 

for inspection.  However, your attention is directed to the possibility that all of the Owners 
Corporation Records may not have been made available for inspection or, alternatively, that the 
records may have been archived offsite by the manager or Secretary of a scheme. 

 
d. This report is issued to the named client and if that person is a solicitor or conveyancer, the client 

of that solicitor or conveyancer, Strata Property Inspections P/L will not accept any responsibility to 
any other person who relies upon this report to their detriment unless it has agreed in writing to 
accept such responsibility. 

 
e. Under the Home Building Act 1989, new buildings of four (4) floors or more commencing 

construction on or after 1
st
 January 2004, are no longer covered under the Home Owners Warranty 

Insurance for building defects. Thus, all costs to rectify problems become the Owners Corporation’s 
responsibility. It should be noted that commercial plans are not covered for HOW Insurance, even if 
part of a large residential scheme. 

 
f. The Completion date of a strata building occurs on the issue of an Occupation Certificate allowing 

the whole building to be used and occupied. This will have a bearing in relation to the new Building 
Warranty Laws effective 1 Dec 2014, that state warranty is for 2 years only now for non-standard 
defects, 6 years for structural defects. 

 
g. Strata schemes with over 100 lots (not counting parking, storage or other utility lots) now have 

specific rules applying to them.  These lots must from 7/2/2005 carry out the following: 

 have the scheme's financial accounts audited every year (to the requirements of the Australian 
Auditing Standards) before the AGM 

 specifically identify in the annual budget amounts expected to be spent on individual items 

 obtain at least two (2) quotations for any expenditure of over $25,000 

 give all lot owners at least 72 hours personal notice (which may be by email) of upcoming 
executive committee meetings. 

 give all lot owners personal notice (which may also be by email) of the decisions of the 
executive committee within seven (7) days of the meeting taking place 

 Lot owners wanting to utilise a proxy vote at an owners corporation meeting must give the 
secretary the written proxy arrangements at least 24 hours before the scheduled meeting. 

 Executive Committees of large schemes are limited in what thy can spend.  Other than in the 
case of an emergency, the executive committee may not spend more than 10% above the 
budgeted amount for any item. 

 

DISCLAIMER OF LIABILITY TO THIRD PARTIES:- This report is made solely for the benefit of the 
client named on the face of this report and no liability or responsibility whatsoever is accepted to any 
third party who may rely on the Report wholly or in part.  Any third party acting or relying on this report 
whether in whole or in part do so at their own risk. 
 
Yours sincerely 

 

STRATA PROPERTY INSPECTIONS 
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IMPORTANT INFORMATION 
 

Things to do once you have purchased the property 
 

 

 
 

1. Make sure that you’re Licensed Conveyancer / Solicitor has sent a completed 

Section 118 Notice to the Strata Managing Agent / Owners Corporation (listed on 
page 8 of the report) notifying them of your purchase.  
(Failure to do so will leave you liable for un-paid levies and restrict your voting rights 
at any general meeting.) 
 
 

2. If your property is to be rented ensure that your appointed Property Manager has 
sent the Strata Managing Agent / Owners Corporation (listed on page 8 of the 

report) a completed Section 118 Notice with all the tenant’s details and emergency 
contact details for yourself. 

 

3. Make contact with the Strata Managing Agent / Owners Corporation to introduce 
yourself and check that all of the legal documentation mentioned above has been 
received and entered against your lot in the strata roll. 

 

4. If you are to be an OWNER OCCUPIER you will need to ensure that you have 
adequate contents insurance, (this includes floor coverings which are not 
considered common property).   

 The policy held by the Owners Corporation only covers the building. 
 

5. If your are an INVESTOR you will need to ensure that you have adequate landlords 
insurance as personal injury caused by or in your lot will not be covered by the 
policy held by the Owners Corporation. 

 

6. If you are an INVESTOR renting the property it is your responsibility to ensure that 
your tenant receives a copy of the current by-laws. 

 

7. Obtain a current copy of the By-Laws pertaining to the building that you have 
purchased in. 

 

8. For information in relation to by-laws and your responsibilities whilst living in strata 

visit the Department of Fair Trading website www.fairtrading.nsw.gov.au and 

view “buying into a strata scheme?” 
 

 
 

 

http://www.fairtrading.nse.gov.au/





































































