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INSPECTION REPORT 
 
Property Address  X/30 Rosedale Avenue, Fairlight NSW 2094 
 
    Lot X Strata Plan 4030 
 
Inspection Date   4th March 2016 
 
Inspector   Kate Warner-Smith 
     
    0410 11 44 11 
    
    info@sydneystratareports.com.au 
 
 
MANAGING AGENT / SECRETARY 
 
Name    Mason & Brophy 
 
Address    13/818 Pittwater Road, Dee Why NSW 2099 
 
Phone    02 8978 3000 
   
Managers Name  Mark Baumann 
 
This manager has been involved with this Strata Plan since 2010. 
 
 
EXECUTIVE COMMITTEE 
 
The Election of Office Bearers for the Executive Committee, are as follows; 
 
Chairman: Vacant Secretary: Vacant Treasurer: Vacant 
 
 
STRATA ROLL 
 
Our Inspector did sight a printed strata roll for the subject lot. 
 
Owner    XXXX 
 
Address    X/30 Rosedale Avenue, Fairlight NSW 2096 
 
Mortgage   None noted 
 
Unit Entitlement   150 
 
Aggregate Unit Entitlement 824  
 
The initial period has expired, according to available records. 
 
 
STRATA PLAN 
 
Our Inspector sighted a copy of the Strata Plan registered on 19/06/69. 

SA
MP
LE



X/30 Rosedale Avenue 
Fairlight NSW 2094 

Lot 4 SP 4030   
4th March 2016 

 

 

CERTIFICATE OF TITLE 
 
Our Inspector did sight a copy of the common property Certificate of Title. 
 
Number of Lots   6 
 
Number of Units   6 
 
 
LEVY CONTRIBUTIONS 
 
Administrative Fund  $1,365.30 bi-annually – paid to 31/03/16 
 
Sinking Fund   $455.10 bi-annually – paid to 31/03/16 
 
Levies do appear to have been calculated correctly in accordance with the unit entitlement. 
 
NOTE – Levies for this Strata Plan are paid bi-annually. 
 
 
FUND BALANCES 
 
Approximate balance of the Administrative Fund  $6,359.98, as at 04/03/16 
 
Approximate balance of the Sinking Fund  $7,664.88, as at 04/03/16 
 
Balances were obtained from a balance sheet. 
 
 
INCOME AND BUDGET 
 
We enclose statements of Income and Expenditure for the current year to date and last financial year. 
 
Administrative Fund  $15,000.00 
 
Sinking Fund   $5,000.00 
 
 
SPECIAL LEVIES OUTSTANDING 
 
Special Levies Outstanding NIL 
 
 
TAXATION 
 
The Owners Corporation is currently NOT registered for GST. 
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PAST SPECIAL LEVIES 
 
None noted 
 
 
POSSIBLE / PROPOSED SPECIAL LEVIES 
 
Unlikely – Both Administrative and Sinking Funds appear to have sufficient funds to cover current expenses. 
 
NOTE: For your general information – Special Levy contributions are normally in proportion to units and their unit 
entitlement. 
 
The contribution for Lot 4 would be 150/824 – $182.05 for every $1,000 collected by the Owners Corporation. 
 
 
QUOTES FOR MAJOR WORKS 
 
None noted 
 
 
FIRE SAFETY 
 
No Annual Fire Safety Statement Available 
 
Our Inspector noted that the Strata Plan has NOT yet received a Fire Safety Upgrade from Council. 
 
 
LITIGATION 
 
None noted 
 
 
MINUTES OF MEETINGS & RECORDS 
 
Minutes are retained for the prescribed period. 
 
The prescribed books of accounts are kept. 
 
Last Annual General Meeting  24/08/15 (enclosed) 
 
Last item in the Minute Book  Annual General Meeting 24/08/15 (enclosed) 
  
An auditor has NOT been appointed. 
 
The Executive Committee holds meetings as required and produces detailed minutes. 
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LONG TERM SINKING FUND FORECAST 
 
See attached 
 
 
PAST MAJOR WORKS – SINKING FUND 
 

 15/16 14/15 13/14 12/13 

Driveway & Paths   572  

Electrical Repairs 14,431.44 1,210   

Income Tax Paid   28.50 126.30 

Painting – Interior    3,250 

Roofing & Guttering 5,720    

Shower Waterproofing    570 

TV Antenna    341 

TOTAL $20,151.44 $1,210.00 $600.50 $4,287.30 
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INSURANCE 
 
BROKER   BCB Strata Insurance Brokers 
 
POLICIES 
 
Policy Number  XXXX 
 
Due Date  07/07/16 
 
Held by   SP – 4030 
 
 
 Covers     Sum Insured 
 
 Building (including common contents) $2,015,000 
  
 Loss of Rent/Temp Accommodation $302,250 
 
 Catastrophe or Emergency  $302,250 
 
 Additional Loss of Rent   Not Selected 
 
 Additional Catastrophe   Not Selected 
 
 Fusion Cover    Up to 5 KW 
 
 Glass     Included 
 
 Theft     Included 
 
 Legal Liability    $10,000,000 
 
 Fidelity Guarantee   $100,000 
 
 Office Bearer’s Liability   $1,000,000 
 
 Voluntary Workers Insurance  $200,000/$2,000 per week 
 
 Government Audit Costs   $25,000 
  
 Legal Expenses    $50,000 
 
 Workplace, Health & Safety Breaches $100,000 
 
 Machinery Breakdown   Not Selected 
 
 Lot Owners Fixtures & Improvements $250,000 per lot 
 
 Workers Compensation   Not Selected 
 
 
Total Premium     $3,698.40 
 
 
VALUATION 
 
A valuation for insurance purposes was carried out by James Spinks Valuers on 13/06/13, recommended cover 
was $1,900,000. 
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BY-LAWS 
 
UNREGISTERED CHANGES TO BY-LAWS 
 
None noted 
 
 
CHANGES TO BY-LAWS 
 
None noted 
 
 
ANIMALS 
 

(1) Subject to Section 49 (4), an owner or occupier of a lot must not, without the approval in writing of the 
Owners Corporation, keep any animal on the lot or common property. 

(2) The Owners Corporation must not unreasonably withhold its approval of the keeping of an animal on 
a lot or the common property. 

 
 
STATE OF HARMONY IN THE BUILDING 
 
No regular correspondence noted. 
 
 
ALTERATIONS / IMPROVEMENTS 
 
Refer to By-Laws and Strata Schemes Management Act 1996 – Section 116 
 
116. Owners, occupiers and other persons not to interfere with structure of lot or services to lot 

(1) An owner, mortgagee or covenant chargee in possession (whether in person or not), lessee or 
occupier of a lot must not do anything or permit anything to be done on or in relation to that lot so 
that: 

a. any support or shelter provided by that lot for another lot or common property is interfered 
with, or 

b. the passage or provision of water, sewage, drainage, gas, electricity, garbage, artificially 
heated or cooled air, heating oil and other services (including telephone, radio and television 
services) through or by means of any pipes, wires, cables or ducts for the time being in the lot 
is interfered with. 

(2) The owner of a lot must not alter the structure of a lot without giving to the Owners Corporation, not 
later than 14 days before commencement of the alteration, a written notice describing the proposed 
alteration. 

(3) In this section, “lessee” of a lot in a strata leasehold scheme means a sublessee of the lot. SA
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LE



X/30 Rosedale Avenue 
Fairlight NSW 2094 

Lot 4 SP 4030   
4th March 2016 

 

 

ATTACHMENTS 
 
The following are attached in this report: 
 

• Important general information about strata record inspections 
 

• Standard By-Laws 
 

• Statement of Financial Position 
 

• Income & Expenditure – Current & Last Financial Year 
 

• Lot File 
 

• Certificate of Title 
 

• Insurance 
 

• Valuation 
 

• Land Valuation 
 

• 10 Year Sinking Fund Forecast – Summary 
 

• Asbestos Report – Summary 
 

• Minutes 
 

• Changes to By-Laws – as per contract 
 
 
NOTES 
 
Documents attached to this report may disclose building defects, proposed works, legal disputes, current and 
proposed levies and special levies, attitude to keeping of animals, by-law changes and state of harmony 
within the building. It is the responsibility of our client to determine how this may affect the purchase. 
 
We always recommend that a pre-purchase building inspection be completed prior to settlement. Matters 
contained in this report may assist a building inspector to conduct a more thorough inspection. SA
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IMPORTANT GENERAL INFORMATION ABOUT STRATA RECORD INSPECTIONS 
 
Information contained in our inspection report has been derived solely from the records available at the time 
of inspection. We have not inspected the building and often have very little practical information about it. We 
may not, for instance, be able to distinguish between a low maintenance building in good condition and one 
where owners are not making a record of maintenance requirements or building problems. 
 
The Owners Corporation are required to keep accounts, minutes of meetings and correspondence records 
but there is no external monitoring of this process. If an Owners Corporation fails to keep a full record of its 
activities, or fails to keep them in an accessible manner, any inspection the the records will be deficient. 
 
Some Owners Corporations deliberately withhold information with the intention of misleading potential 
purchasers. You should make your own observations of the building’s condition and you must make further 
enquiries if material in the report seems inconsistent with your observations. You should, in any case, use the 
report as a starting point to ask questions of the vendor and we always recommend informal discussions with 
people living or working in a building as they may identify important matters not in the formal records. 
 
Our inspection of the records is normally confined to a single scheduled viewing of the records held. Strata 
Managers are not obliged to be available for interview. Some management companies prohibit staff from 
providing verbal advice. Unless specifically stated, we have not obtained any information other than files 
provided by the Strata Manager. Our primary goal is to identify items in the formal records which may 
materially affect the value of the property to a purchaser. 
 
Our inspection of the records has been conducted in a systematic manner. Strata Reports, Sydney use our 
own specially developed computer software and are trained to conduct inspections of strata records. 
 
Beyond inspection training, our Inspector is a Licensed Real Estate Agent and Auctioneer with more than 
fourteen (14) years practical knowledge. We are not Lawyers, Accountants, Auditors, Engineers, Fire Safety 
Experts, Builders or Psychologists. Our Inspectors have knowledge specifically useful for strata record 
inspections, such as general familiarity with common report formats and filing systems. They tend to recognise 
the names and letterheads of regular expert professional advisers but, they are not themselves experts. 
 
Nothing in this report should be construed as legal advice. Where we refer to any legislation or other legal 
matter we are providing general information only. This report is an adjunct to, not a substitute for, considered 
legal advice. Unless otherwise stated this inspection report relates to an inspection of the Owners Corporation 
records to a maximum of five (5) years prior to the date of the inspection. 
 
Some or all of this report may have come from our archives. Some or all of this report may be used by us for 
current and future clients. 
 
 
SECTION 98 COMPLIANCE 
 
The Act contains several requirements in respect of the records kept with the strata roll. These requirements are 
based upon manual record keeping procedures while strata managers use largely computer based records. 
Further, in our experience, default in this area is of only technical interest, It has no implications for any 
purchase decision, nor does it place the Owners Corporation at risk of prosecution. We do not report on 
Section 98 compliance. 
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INSURANCE 
 
The Strata Schemes Management Act 1996 requires the Owners Corporation have; 

(1) Building insurance at least to the value of the building as determined by a valuation, which must be 
obtained at least every five (5) years 

(2) Public Liability cover to a minimum of $10,000,000 and 
(3) Voluntary Workers Insurance. 

 
After 30th June 2008 employers paying less than $7,500.00 per annum wages in NSW are not required to carry 
Workers Compensation Insurance. 
 
It should be noted the Owners Corporation insurance policies normally cover only risks associated with the 
common property and not individual lots. It should be noted this can apply even where damage to property 
in an individual lot results from a fault arising in the common property. 
Owners and occupiers need to have adequate cover for their own contents and other risks. 
 
 
FUND BALANCES 
 
Fund balances are from information provided by the Strata Manager. This information has not been subject to 
any audit. The Property Stock & Business Agents Act and Strata Schemes Management Act between them 
make a number of requirements in respect of accounts, accounting reports and funds held in trust for Owners 
Corporations. We have not reviewed these requirements. 
 
 
UNIT LEVIES 
 
Levy information is provided by the Strata Manager at the date of the inspection of the records. It may be 
desirable to have the Strata Manager provide a Section 109 Certificate prior to settlement to confirm any 
levies or other charges payable by the lot owner. 
 
 
LONG TERM SINKING FUND FORECAST 
 
Regulations require Owners Corporations prepare a plan of anticipated major Sinking Fund expenditure for a 
ten (10) year period. The forecast requires item by item assessment of major building elements and must be 
reviewed at each Annual General Meeting. It is to be adjusted, if necessary, at the fifth Annual General 
Meeting and a new plan is to be prepared at the conclusion on the ten (10) years. Most Owners Corporations 
seek professional assistance for these forecasts. 
 
The Regulations came into force in early 2007 and implementation has been staged depending on the Strata 
Plan number. All Owners Corporations with a number greater than SP 30000 are required to have a plan in 
place at their next Annual General Meeting. Plans for schemes with numbers greater than SP 10000 are 
required for the Annual General Meeting after 1st July 2008 and older schemes with numbers up to SP 10000 
after 1st July 2009. 
 
 
TAXATION 
 
Owners Corporations are not normally considered a “non profit” entity within the terms of the GST Legislation, 
so the obligation to collect GST commences when the total income exceeds $75,000.00. Income earned by 
the Owners Corporation from sources such a rent is taxable in the hands od individual lot owners. We have 
made no review of the Owners Corporation taxation obligations. 
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MINUTES & RECORDS 
 
The Act requires notice of a forthcoming Executive Committee Meeting are distributed to all owners not less 
than 72 hours before the meeting. Minutes of the meeting are to be distributed to all owners within seven (7) 
days after the meeting. If the scheme is smaller than 100 lots and maintain a notice board, the notice board 
and minutes of the meeting may be displayed on that board. Minutes must be displayed for a minimum of 
fourteen (14) days. 
 
 
LITIGATION 
 
The Act provides an Owners Corporation or Executive Committee must not seek legal advice or the provision 
of other legal services, or initiate legal action, for which any payments may be required unless and resolution is 
passed at a General Meeting of the Owners Corporation. There may be some exemptions provided in the 
regulations. 
 
For new buildings this change to the Act should be understood in conjunction with Home Buildering 
Amendment (Insurance Exemptions) Regulation 2003, which exempts buildings over thee (3) stories in height, 
commenced after 31st December 2003 from the requirement to have Home Owners Warranty Insurance. 
 
 
CHANGES TO BY-LAWS 
 
Changes to By-Laws require the passing of a Special Resolution at a General Meeting. The Act then allows two 
years for the new By-Law to be registered at the Titles Office. Part of our inspection of the records includes a 
search for By-Laws that may not yet be registered with the Strata Plan. 
 
Strata Schemes registered prior to 1st July 1997 have By-Laws as defined by Schedule 1 of the Act, subject to 
later registered change. Strata Schemes registered from 1st July 1997, a copy of the By-Laws will be among 
documents registered with the Strata Plan. 
 
 
ALTERATIONS / IMPROVEMENTS 
 
As a general rule owners are not allowed to make any alteration to their lot or common property except 
where it is permitted in the By-Laws. In a practical situation this means an Owners Corporations permission must 
be sought for such things as; installing air conditioning, satellite dishes, awnings and security doors, closing 
balconies, removing carpet, installation of timber or tile flooring, moving or removing walls and or doors. 
 
Any permission is normally granted with conditions in respect of the brand, style, colour, capacity and future 
maintenance of the changed item. Typically, any item of common property altered by a lot owner will 
become the responsibility of the lot owner. 
 
Please refer to the Strata Schemes Management Act 1996 – Section 116 
 
 
NOTICES AND ORDERS 
 
We recommend as a standard enquiry enquiry the local Council, Sydney Water and other relevant bodies be 
contacted to ascertain if there are outstanding notices or orders against the Owners Corporation. 
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HOME OWNERS WARRANTY INSURANCE 
 
The Home Building Act 1989 applies to building work on residential properties. Among other things, the Act 
provides for warranties for a period of seven (7) years and requires that these be insured. 
 
The Legislation allows an insurer to exclude claims made later than six (6) months after the beneficiary first 
becomes aware, or ought reasonably to be aware, of the fact or circumstance under which the claim arises. 
Insurers specifically enforce this exclusion. 
 
Accordingly, the insurer should be advised in writing of any building defects claims, immediately they are 
communicated with the builder, regardless of the builder’s likely response. It is beyond the scope of a 
standard inspection of the records to provide comment on the management of building defect claims. 
 
Home Owners Warranty Insurance does not apply to building over three (3) stories in height where 
construction commenced after 31st December 2003. 
 
 
OCCUPATIONAL HEALTH AND SAFETY 
 
The common property of many residential buildings may be included under the definition of workplace. This 
means the Owners Corporation, it’s executive committee and strata managers are obliged to ensure the 
property complies with the “safe workplace” requirements of the legislation. 
 
Compliance with the legislation is compulsory. Any purchase of a Strata Title property needs to be aware that 
the safety of the common property requires the ongoing attention of every Owners Corporation. 
 
 
SERVICE AND MAINTENANCE AGREEMENTS 
 
No examination has been made of any service or maintenance or other agreements entered into by the 
Owners Corporation and they are not covered by this report. 
 
 
LEGISLATION AND GOVERNMENT 
 
The Strata Schemes Management Act and Regulations can be viewed in their complete form at Australasian 
Legal Information Institute website – www.austlii.edu.au 
 
The Office of Fair Trading has several publications discussing various aspects of strata living, including the 
management and disputes. These can be seen at – www.fairtrading.nsw.gov.au 
 
 
PROFESSIONAL INDEMNITY INSURANCE 
 
Strata Reports Pty Ltd trading as Strata Reports, Sydney carries Professional Indemnity Insurance.  
Policy Number 18A051545PID underwritten by QBE Insurance (Australia) Limited, ABN 78 003 191 035 with a limit 
of $1,000,000 on any one claim. 
 
 
LIMIT OF LIABILITY 
 
This report is provided exclusively for the use of the person to whom it is addressed or, where has been 
provided by phone or internet order, the person whose name appears on the invoice. No other person or 
corporation has any authority to make use of any or all of this report. This report supersedes any other report, 
verbal or written, given in respect of the property. 
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STRATA SCHEMES MANAGEMENT ACT 1996 
MODEL BY-LAWS 

(Schemes registered before 01/07/97) 
 
1. Noise 
An owner or occupier of a lot must not create any noise on the parcel likely to interfere with the peaceful enjoyment of the 
owner or occupier of another lot or of any person lawfully using common property. 
 
2. Vehicles 
An owner or occupier of a lot must not park or stand any motor or other vehicle on common property except with the 
written approval of the Owners Corporation. 
 
3. Obstruction of a common property 
An owner or occupier of a lot must not obstruct lawful use of common property by any person. 
 
4. Damage to lawns and plants on common property 
An owner or occupier of a lot must not: 

(a) Damage any lawn, garden, tree, shrub, plant or flower being part of or situated on common property, or, 
(b) Use for his or her own purposes as a garden any portion of the common property. 

 
5. Damage to common property 

(1) An owner or occupier of a lot must not mark, paint, drive nails or screws or the like into, or otherwise damage or 
deface, any structure that forms part of the common property without the approval in writing of the Owners 
Corporation. 

 
(2) An approval given by the Owners Corporation under subclause (1) cannot authorise any additions to the common 

property. 
 

(3) This by-law does not prevent an owner or person authorised by an owner from installing: 
(a) Any locking or other safety device for protection of the owner’s lot against intruders, or 
(b) Any screen or other device to prevent entry of animals or insects on the lot, or  
(c) Any structure or device to prevent harm to children. 

 
(4) Any such locking or safety device, screen other device or structure must be installed in a competent and proper 

manner and must have an appearance, after it has been installed, in keeping with the appearance of the rest of 
the building. 
 

(5) Despite Section 62, the owner of a lot must maintain and keep in a state of good and serviceable repair any 
installation or structure referred to in subclause (3) that forms part of the common property and that services the 
lot. 
 

6. Behaviour of owners and occupiers 
An owner or occupier of a lot when on common property must be adequately clothed and must not use language or 
behave in a manner likely to cause offence or embarrassment to the owner or occupier of another lot or to any person 
lawfully using common property. 
 
7. Children playing on common property in building 
An owner or occupier of a lot must not permit any child of whom the owner or occupier has control to play on common 
property within the building or, unless accompanied by an adult exercising effective control, to be or to remain on common 
property comprising a laundry, car parking area or other area of possible danger or hazard to children. 
 
8. Behaviour of invitees 
An owner or occupier of a lot must take all reasonable steps to ensure that invitees of the owner or occupier do not behave 
in a manner likely to interfere with the peaceful enjoyment of the owner or occupier of another lot or any person lawfully 
using common property. 
 
9. Depositing rubbish and other material on common property 
An owner or occupier of a lot must not deposit or throw on the common property any rubbish, dirt, dust or other material 
likely to interfere with the peaceful enjoyment of the owner or occupier of another lot or of any person lawfully using the 
common property. 
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10. Drying of a laundry item 
An owner or occupier of a lot must not, except with the consent in writing of the Owners Corporation, hang any washing, 
towel, bedding, clothing or other article on any part of the parcel in such a way as to be visible from outside the building 
other than on any lines provided by the Owners Corporation for the purpose and there only for a reasonable period. 
 
11. Cleaning windows and doors 
An owner or occupier of a lot must keep clean all glass in windows and all doors on the boundary of the lot, including so 
much as in common property. 
 
12. Storage of inflammable liquids and other substances and materials 

(1) An owner or occupier of a lot must not, except with the approval in writing of the owners corporation, use or store 
on the lot or on the common property any inflammable chemical, liquid or gas or other inflammable material. 

(2) This by-law does not apply to chemicals, liquids gases or other material used or intended to be used for domestic 
purposes, or any chemical, liquid, gas or other material in a fuel tank of a motor vehicle or internal combustion 
engine. 
 

13. Moving furniture and other objects on or through common property 
An owner of occupier of a lot must not transport any furniture or large object through or on common property within the 
building unless sufficient notice has first been given to the executive committee so as to enable the executive committee to 
arrange for its nominee to be present at the time when the owner or occupier does so. 
 
14. Floor coverings 

(1) An owner of a lot must ensure that all floor space within the lot is covered or otherwise treated to an extent 
sufficient to prevent the transmission from the floor space of noise likely to disturb the peaceful enjoyment of the 
owner or occupier of another lot. 

(2) This by-law does not apply to floor space comprising a kitchen, laundry, lavatory or bathroom. 
 
15. Garbage disposal 
An owner or occupier of a lot: 

(a) Must maintain within the lot, or on such part of the common property as may be authorised by the Owners 
Corporation, in clean and dry condition and adequately covered a receptacle for garbage, and 

(b) Must ensure that before refuse is placed in the receptacle it is securely wrapped or, in the case of tins or other 
containers, completely drained, and  

(c) For the purpose of having the garbage collected, must place the receptacle within an area designated for that 
purpose by the owners corporation and at a time not more than 12 hours before the time at which garbage is 
normally collected, and 

(d) When the garbage has been collected, must promptly return the receptacle to the lot or other area referred to in 
paragraph (a), 

(e) Must not place anything in the receptacle of the owner or occupier of any other lot except with the permission of 
that owner or occupier, and 

(f) Must promptly remove any thing which the owner, occupier or garbage collector may have spilled from the 
receptacle and must take such action as may be necessary to clean the area within which that thing was spilled. 
 

16. Keeping of animals 
(1) Subject to Section 49 (4), an owner or occupier of a lot must not, without the approval in writing of the Owners 

Corporation, keep any animal on the lot or the common property. 
(2) The Owners Corporation must not unreasonably withhold its approval of the keeping of an animal on a lot or the 

common property. 
 

17. Appearance of lot 
(1) The owner or occupier of a lot must not, without the written consent of the owner’s corporation, maintain within the 

lot anything visible from outside the lot that, viewed from outside the lot, is not in keeping with the rest of the 
building. 

(2) This by-law does not apply to hanging of any washing, towel, bedding, clothing or other article as referred to in By-
law 10. 
 

18. Notice-board 
An Owners Corporation must cause a notice-board to be affixed to some part of the common property. 
 
19. Change in use of lot to be notified 
An occupier of a lot must notify the Owners Corporation if the occupier changes the existing use of the lot in a way that 
may affect insurance premiums for the strata scheme (for example, if the change of use results in a hazardous activity being 
carried out on the lot, or results in the lot being used for commercial or industrial purposes rather than residential purposes). 
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