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STRATA SCHEME INSPECTION REPORT 
Property Address   2/60-62 Old Pittwater Road, Brookvale NSW 2100 

Lot 2 Strata Plan 73317 

Inspection Date    25th September 2019 

Inspector   Kate Warner-Smith 

    0410 11 44 11 

    kate@sydneystratareports.com.au 

 
MANAGING AGENT / SECRETARY 
Owners Corporation records are held by:  

Name    Lamb & Walters  

Address    19-23 Bridge Street, Pymble NSW 2073 

Phone    02 9449 8855 

Manager    Talofa Pouli 

The managing agent has been involved with this property since prior to 2015. 

 

STRATA ROLL 
We did sight a printed strata roll. 

Owner     James Michael Meredith & Kate Louise Meredith  

Address    2/60-62 Old Pittwater Road, Brookvale NSW 2100 

Mortgage   None noted 

Unit Entitlement    72 

Aggregate Unit Entitlement 1,000 

Initial period   The initial period has expired, according to available records.  

 
STRATA PLAN 
We sighted a copy of Strata Plan 73317 registered on 13/08/04. 

 
CERTIFICATE OF TITLE  
We did inspect title documents for the common property. 

Edition    7 – 24/01/19 

Number of Lots   16 

Number of Units   16 
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LEVY CONTRIBUTIONS 
Administrative Fund  $616.50 per quarter – paid to 31/10/19 

Capital Works Fund  $270.00 per quarter – paid to 31/10/19 

Levies appear to have been calculated correctly in accordance with the unit entitlement. 

 
SPECIAL LEVIES OUTSTANDING 
NIL 

 

FUND BALANCES 
Approximate balance of the Administrative Fund  - $805.70, as at 25/09/19 

Approximate balance of the Capital Works Fund   $24,336.01, as at 25/09/19 

Balances were obtained from a balance sheet. 

 
INCOME AND BUDGET TRENDS 
We enclose statements of income and expenditure for the current year to date and last financial year. 

Administrative Fund $34,250.00 

Capital Works Fund $15,000.00 

 

TAXATION 
The owners corporation is currently NOT registered for GST. 
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QUOTES FOR MAJOR WORKS 

None noted 

 
POSSIBLE PROPOSED SPECIAL LEVIES 
The Administrative Fund is currently in deficit by $805.70, the Act requires that any deficit be cleared by the 
determination of a special levy within three months of a deficit occurring. 
The Administrative Fund can become in deficit for various reasons; a few lot owners being behind on their 
levies or a majority of accounts falling due at the same time. 
 
NOTE: For your general information – Special Levy contributions are normally in proportion to units and their unit 
entitlement. 
 
The contribution for Lot 2 would be 72/1,000 – $72.00 for every $1,000 collected by the Owners Corporation. 
 
 
PAST SPECIAL LEVIES 

None noted 

 
PAST MAJOR WORKS  

Year Ending 31/10/19 31/10/18 31/10/17 31/10/16 31/10/15 

Bank Charges  10.83    

Carpets & Stairs Replace  4,741    

Consultants 594     

Doors & Windows   892.10   

Driveway & Paths     550 

Electrical  946  242  

Fire Protection   1,430   

General Service Replace   1,550.71   

Income Tax 133.50 201  225.30 127.80 

Landscaping  1,265    

Legal Fees 450 719.91    

Painting 14,317.68 14,006.73 13,649.12 13,305.83 12,892 

Roof     1,078 

Shower Repairs   2,370.50   

Structural Rectification    16,720  

Total 15,495.18 21,890.47 19,892.43 30,493.13 14,647.80 
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MEETINGS, MINUTES & RECORDS 

The prescribed books of accounts are kept. 

Minutes are retained for the prescribed period. 

Last Annual General Meeting   10/12/18 (enclosed) 

Last item in the Minute Book   Annual General Meeting 10/12/18 

An auditor has NOT been appointed. 

The Strata Committee hold meetings as required and produces detailed minutes. 

 
STRATA COMMITTEE 
The Election of Office Bearers for the Strata Committee are as follows: 

Chairman: Ms V A Yep  Treasurer: Ms D J A Frawley  Secretary: Ms J A West   

 

TENANT OCCUPANCY  
Tenant occupied lots as per the strata roll  Not attainable. 

 

LITIGATION 
No evidence of current or proposed litigation involving the Owners Corporation. 

 

INSURANCE 

Insurer    CHU 

Policy Number   832402 

Due Date   01/09/20 

Building Sum Insured  $6,689,753 

Public Liability Insurance  $30,000,000 

Voluntary Workers Insurance $200,000/$2,000 per week 

Workers Compensation  Not selected 

Additional insurances held Yes, see attached 

 

VALUATION 

Valuation suggested amount $6,430,600 

Date of last insurance valuation 09/03/18 
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COMPLIANCE 

FIRE SAFETY 
08/09/19 Annual Fire Safety Statement 

 

CHILD SAFETY WINDOW DEVICES 
Records indicate the child safety window devices compliance has been completed. 

 
LONG TERM CAPITAL WORKS FUND FORECAST 
See attached. 

 
COMMON PROPERTY SAFETY REPORT 
Not attainable. 

 

PEST INSPECTION REPORT 
Not attainable. 
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BY-LAWS 

AP13339 Consolidation of Registered By-Laws (as per contract) 

 

ANIMALS  
Option B 

(1) Subject to Section 49 (4) of the Act, an owner or occupier of a lot must not, without the prior 
written approval of the owners corporation, keep any animal (except a cat, a small dog or a 
small caged bird, or fish in a secure aquarium on the lot) 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. 

(3) If an owner or occupier of a lot keeps a cat, small dog or small caged bird on the lot then the 
owner or occupier must: 
(a) Notify the owners corporation that the animal is being kept on the lot, and 
(b) Keep the animal within the lot, and 
(c) Carry the animal when it is on the common property, and 
(d) Take such action as may be necessary to clean all areas of the lot or the common 

property that are soiled by the animal. 
 

SMOKING 
A special by-law to prohibit smoking has not yet been discussed. 

 

STATE OF HARMONY IN THE BUILDING 
Correspondence noted for breaching the following by-laws: 

• depositing rubbish 

• appearance of lot 

 
ALTERATIONS/IMPROVEMENTS 
We did not inspect any By-Law or Strata Committee approval for alterations to Lot 2.  



2/60-62 Old Pittwater Road 
Brookvale NSW 2100 

Lot 2 SP 73317  
25th September 2019 

 

 

ATTACHMENTS 

The following attachments for this report includes: 
• Important general information about strata record inspections 

• Statement of Financial Position 

• Income & Expenditure – Current & Last Financial Year 

• Strata Roll 

• Owners Ledger 

• Certificate of Title 

• Insurance 

• Valuation 

• Capital Works Fund Plan – Summary 

• Fire Safety Information 

• Minutes 

 

NOTE 
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 harmony within the 
complex. It is the responsibility of the 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. 
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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, Auctioneer and Licensed Strata 
Manager 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 CAPITAL WORKS FUND FORECAST 
 
Regulations require Owners Corporations prepare a plan of anticipated major Capital Works Fund expenditure 
for a ten (10) year period (formally known as the Sinking Fund Plan). 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. 
 
 
 
 



















Level 33, 101 Miller Street
North Sydney NSW 2060

PO BOX 500, North Sydney NSW 2059

Phone: 1300 361 263
Email: info_nsw@chu.com.au

The contract of insurance is arranged by CHU Underwriting Agencies Pty Ltd (ABN 18 001 580 070, AFSL 243261) on behalf of the insurer: QBE Insurance 
(Australia) Limited (ABN 78 003 191 035, AFSL 239545).

COLLECTIVE INSURANCE BROKERS LAMB & WALTERS
SUITE 602, 447 KENT STREET
SYDNEY NSW 2000

Certificate of Currency
CHU Residential Strata Insurance Plan
Policy No 832402
Policy Wording CHU RESIDENTIAL STRATA INSURANCE PLAN
Period of Insurance 01/09/2019 to 01/09/2020 at 4:00pm
The Insured THE OWNERS - STRATA PLAN 73317
Situation 60-62 OLD PITTWATER ROAD BROOKVALE NSW 2100

Policies Selected
Policy 1 – Insured Property
Building: $6,689,753
Common Area Contents: $66,897
Loss of Rent & Temporary Accommodation (total payable): $1,003,462

Policy 2 – Liability to Others
Sum Insured: $30,000,000

Policy 3 – Voluntary Workers
Death: $200,000
Total Disablement: $2,000 per week

Policy 4 – Workers Compensation
Not Available

Policy 5 – Fidelity Guarantee
Sum Insured: $250,000

Policy 6 – Office Bearers’ Legal Liability
Sum Insured: $1,000,000

Policy 7 – Machinery Breakdown
Not Selected

Policy 8 – Catastrophe Insurance
Sum Insured: $1,003,462
Extended Cover - Loss of Rent & Temporary Accommodation: $150,519
Escalation in Cost of Temporary Accommodation: $50,173
Cost of Removal, Storage and Evacuation: $50,173

Policy 9 – Government Audit Costs and Legal Expenses
Government Audit Costs: $25,000



The contract of insurance is arranged by CHU Underwriting Agencies Pty Ltd (ABN 18 001 580 070), AFSL 243261) on behalf of the insurers: QBE insurance 
(Australia) Limited (ABN 78 003 191 035, AFSL 239545). Page 2 of 2

Appeal expenses – common property health & safety breaches: $100,000
Legal Defence Expenses: $50,000

Policy 10 – Lot owners’ fixtures and improvements (per lot)
Sum Insured: $250,000

Flood Cover is included.

Other than as set out above, the terms, conditions, exclusions and limitations contained in 
Your Policy remain unaltered.

Effective Date 01/09/2019

This certificate confirms that from the effective date noted above, a Policy existed for the sums insured shown.

It is not intended to amend, extend, replace or override the Policy terms and conditions. This certificate is 
issued as a matter of information only and confers no rights on the certificate holder.
























































