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no longer permitted to charge tenants a fee to
prepare a lease.

during a tenancy. Remember, there is more
detailed information you can download.

If for some reason a tenancy begins and is not
covered by a written lease, it is deemed to
be a six month agreement

Rent Payments and Receipts
The new Act stipulates that tenants have to be
given at least one way to pay their rent that does
not attract a specific fee. For example, by making
a direct transfer into the landlord or agent’s
bank account.

What does that mean? It means that for six
months, the rent cannot be increased and the
tenant cannot be asked to leave unless they
breach the terms of a standard lease.
The standard tenancy agreement and the
premises condition report have been updated
and modernised. As well, certain lease terms
are prohibited under the new laws, including
compulsory carpet cleaning at the end of
a tenancy.

Changes to tenancy laws
You must be interested in finding out about the Residential Tenancies Act two
thousand and ten, and how the reforms to NSW tenancy laws affect you. We’re
here to give you an overview of some of the key changes.

Do the new laws apply to existing tenancies?
Yes. The new laws apply to all residential
tenancies in NSW from the date the laws
commence.
Existing leases remain valid and there is no need
to replace current agreements with new ones.
But, if there are any terms in an existing lease
that conflict with the new laws, the new laws
will apply.
If you would like more information after watching
this presentation, there are documents you can
download that explain the changes in more
detail. Or, if you would like to speak to someone
at Fair Trading, call 13 32 20 between the hours
of 8.30am and 5pm Monday to Friday.
BEGINNING A TENANCY
Before Signing a Lease
The new laws introduce a number of changes to
things that happen before a new lease is signed.
First up, a landlord or agent can ask a
prospective tenant to pay a holding fee of up to
1 week’s rent.
How is this different from a ‘reservation fee’?
A holding fee can only be requested from a
prospective tenant after their tenancy application
has been approved.
What does a holding fee do? Acceptance of a
holding fee means the agent or landlord must
keep the premises for the prospective tenant for
at least 7 days. The property must not be offered
to anyone else during this time.
What happens if the tenant changes their mind
after paying a holding fee? If the prospective
tenant decides not to go ahead with the tenancy
they forfeit the full amount of the holding fee, not
just a portion of it, as was the case under the old
‘reservation fee’ system.
What happens if things change and the
landlord or agent is forced to withdraw from
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their commitment to rent the property? Once
a holding fee has been accepted, the landlord
is committed to entering into a lease with the
prospective tenant. If for whatever reason they
do not do this, the prospective tenant can apply
to the Tribunal for the matter to be resolved.
Before the tenant signs a lease at the start of
a tenancy, the landlord or agent must disclose
certain things to them. These include:
• If a sale contract has been prepared for the
property.
• If a financial institution has commenced court
action to take possession of the premises.
• And certain material facts about the premises.
What do you mean by material facts? A material
fact is information about the premises that is
relevant to the tenant’s decision as to whether or
not they want to live in the property. For example,
if it has any significant health or safety risks, or
if a serious flood, bushfire or violent crime has
occurred in it in the last 5 years.
What if a landlord has recently bought a property
and doesn’t know all the historical material facts?
There is no expectation that a landlord or agent
look into the history of a property. But they are
required to disclose what they already know
about the property to a prospective tenant.

So what happens if any of these
things are not told to a tenant?
Failure to disclose this information may mean
that the tenant can get out of the lease and seek
compensation from the landlord.
Lease
The new laws make it clear that a landlord or
agent must provide a tenant with a written lease
in the standard form at the start of a tenancy.
And by the way, the formal name for a lease is
residential tenancy agreement. The new laws
also make it clear that landlords and agents are

So does this mean that the tenant cannot be
charged to clean the carpet if they leave it dirty?
No, the tenant is responsible for leaving the
carpet clean. If they don’t, the tenant would have
to pay for the carpet to be cleaned.
What about if the tenant has a pet? If the
landlord allows the tenant to keep a cat or dog,
the lease can include a carpet cleaning term.
This is the only circumstance where a carpet
cleaning term could be added to a lease.
Rental Bonds
Under the new Act, the maximum amount that
can be requested as a rental bond is 4 weeks
rent, regardless of whether or not the premises
are furnished.
Is this a change? Yes, under the old law,
furnished places could attract a higher bond
than unfurnished places. The new law caps the
bond at 4 weeks, for all premises.
Can a tenant be asked to top up a bond to keep
it at the 4 weeks rent if the rent goes up during
the tenancy? No, landlords and agents are not
allowed to request or receive any bond ‘top-ups’
during the course of a tenancy.
Rental bonds have to be lodged with Fair Trading
and there are new time limits for this.

What happens if a rent payment is dishonoured?
Tenants will have to pay the landlord’s bank
charges if a rent cheque bounces or a direct
debit rent payment is dishonoured.
So what about existing tenants, does this apply
to them? Yes, under the new laws, all tenants,
including existing ones, must be given a fee-free
way to pay their rent. And all tenants will have to
pay the landlord’s bank charges if a rent payment
cannot go through due to a lack of funds.
The maximum amount of rent in advance that
can be requested from any tenant is two weeks.
Tenants can voluntarily pay more if they want to.
So is this a change? Yes, under the old law,
tenants could be asked for one month’s rent in
advance if the rent was over $300 a week. The
new laws cap rent in advance to a maximum of 2
weeks, regardless of the amount of the rent.
Landlords and agents can keep rent ledgers
electronically, or in any other format and tenants
can ask for a copy at any time. Such requests will
need to be met within 7 days.
Alterations
The new law regarding alterations does not give
tenants the right to make alterations without
approval from the landlord. Tenants must still get
written permission before doing any alterations to
the property.

Under the new Act, landlords
must not unreasonably refuse
requests from a tenant to add a
fixture or make a minor change
to the property.

What is the new lodgement time limit for agents?
Agents have 10 working days from the end
of each month to lodge all the bonds they’ve
collected in that month.

For example, installing child safety locks on
windows, connecting pay television to the
property, or adding picture hooks in rooms
which don’t have any.

And the new time limit for landlords? Landlords
have 10 working days from the date they receive
a bond to lodge it with Fair Trading.

Well what sort of request can a landlord refuse?
Landlords can refuse a tenant’s request to:

Where both parties agree, a bond can be paid
off by instalments, and the landlord or agent will
be able to retain the part payments until either
the bond is fully paid or 3 months has elapsed,
whichever happens first.

And it is against the law for
more than one rental bond to
be charged per lease.
DURING A TENANCY
The rights and responsibilities of tenants and
landlords are spelled out in the standard lease.
Here are a few of the important areas of the
law which affect landlords, agents and tenants

• Paint the property.
• Make structural changes.
• Make any alterations that are prohibited under
another law.
• Do any work that is not easily rectified, repaired
or removed.
• Do any alterations that are not consistent with
the nature of the property.
• Or any other request where it would be
reasonable for the landlord to say no.

and seek to take over the tenancy if their name
is not already on the lease. That’s right, this
new provision means immediate protection for
domestic violence victims.
A person who has taken out an apprehended
violence order will not need to get the landlord’s
permission to change the locks, so long as the
AVO prohibits the violent person from accessing
the rented premises.
The landlord or agent should be given a copy of
the new set of keys within seven days.
Water Usage
Under the old laws, tenants can be charged for
water where there is a separate water meter,
such as in most houses. But under the new laws,
water efficiency measures have been introduced.
What does that mean? It means that rented
premises must be made water efficient if tenants
are to pay for their water.
What about for existing tenancies?
Landlords who wish to continue charging their
existing tenants for water will have 12 months
from the start of the new laws to install water
efficient measures.
And for new tenancies? Landlords will need to
install water efficiency measures in their rented
premises before starting a new lease if they want
to charge their tenants for water usage.
Another change is the introduction of time limits
to these arrangements. Landlords must seek
payment from their tenant within 3 months of
receiving a water bill. And tenants will have 21
days to pay their landlord for the water used.
Under the old laws, if there is no individual water
meter for a rented property, as is the case with
most blocks of units, a tenant cannot be charged
for water. This is unchanged under the new laws.
Sub-letting
If a tenant wants a new or replacement co-tenant
to move in and sign the lease, the tenant first
needs to ask the landlord for permission.
Under the new laws, a landlord cannot
unreasonably refuse a tenant’s request to
bring in a new co-tenant or sub-let part of the
premises, such as the granny flat downstairs, the
spare room or the parking space.
Can the landlord ask for any information about
the person looking to move in or sub-let? Yes,
they can even sit down and have a chat with
them if they want to.
On what basis can a landlord refuse? The law
says it is reasonable for a landlord to refuse
a sub-letting or co-tenancy request under a
number of circumstances. These include:

If there is a dispute over permission for
alterations, either party can take the matter to
the Tribunal to have it resolved.

• If it would result in overcrowding.
• If the person was listed on a bad tenant
database.
• If the number of occupants permitted under
the lease would be exceeded.
• Or any other good reason.

Protection for domestic violence victims
Victims of domestic violence living in a rented
property have the right to change the locks

If the tenant believes the landlord’s refusal is
unreasonable, they can take the matter to the
Tribunal to have it resolved.
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Landlords have complete discretion to refuse
a request from a tenant to sub-let the whole
premises.
Rights of Co-Tenants
When more than one person signs the lease, all
those who sign are called co-tenants. Co-tenants
each have a legal contract with the owner of the
property and share full responsibility for
the tenancy.

The new laws recognise the
rights of co-tenants for the
first time.
If there is a dispute, a co-tenant can apply to
the Tribunal for an order to terminate their own
tenancy, the tenancy of another co-tenant, or
the tenancy as a whole, which would bring the
agreement with the landlord to an end.
Once the fixed term period of the lease is over,
a co-tenant can give 21 days notice if they want
to move out and end their contract with the
landlord. This will bring an end to their joint legal
liability with the other co-tenants for things like
future rent and damage to the property.
The remaining co-tenants will need to decide
whether or not they want to keep the tenancy
going, get someone else in, or give their own
notice to move out.
Sale of Rented Premises
If rented residential premises are to be sold, the
tenants must be told about this at least 14 days
before the first inspection is to take place.
Is this a change? Yes. This is to address
situations that occurred in the past where
tenants have come home to learn their place
is for sale by finding a ‘for sale’ sign in the
front yard.
Under the new laws, the selling agent must try
to come to an agreement with the tenant about
what days and times the premises will be open
for inspection.

Also changing under the new Act is the notice
period that applies when the fixed term has
already ended. The landlord or agent has to give
at least 90 days notice if they want the tenant to
move out after the end of the fixed term.
Under the old laws, this was 60 days notice,
right? Yes, that’s right. But this has been
replaced by a 90 day notice period.
The new laws also allow a tenant to leave at
any time after receiving notice from the landlord
without having to give their own notice. In
addition, the tenant is only liable to pay rent until
they return vacant possession to the landlord,
and by that I mean they have moved out and
handed the keys back.
Is this a change? Yes, under the old laws, a
tenant would have to stay until the end of the
notice period or give their own notice and
possibly have to pay rent on two places for a
period of time.
So if a tenant is given 90 days notice after the
lease has already ended, are they liable to pay
rent for the whole 90 days? No, the tenant is only
liable for rent until they move out, which can be
at any time during the 90 days.
Under the new laws, termination notices, and any
notice for that matter, issued by either a landlord,
agent or a tenant, can be hand delivered to the
mail box of the other party.
So, is this a change? Yes. It provides a speedy
alternative to posting a notice through the mail
because it avoids the need to add four working
days to the notice period.
Another new change is that the Tribunal can
overlook errors in the content of a termination
notice or the way it has been served. As long as
the Tribunal decides that the person receiving the
notice has not been significantly disadvantaged
by those errors, the notice will be acceptable.
The period of notice that has to be given by a
tenant stays the same. A tenant will have to give

at least 14 days notice if the fixed term period is
due to end and at least 21 days notice if the fixed
term period has already ended.
Rent Arrears Evictions
When a tenant cannot pay their rent on time,
they fall behind and are in ‘rent arrears’. Being in
rent arrears is a reason for the landlord to evict
a tenant.
The new law streamlines the rent arrears
eviction process in two ways:
1. The termination notice can be hand delivered
to the tenant’s mail box, avoiding the need to
add four days to the notice period for postage.
2. The Tribunal application for a termination order
can be made at the same time as the notice is
given to the tenant, cutting up to 2 weeks off
the time it takes to get an application heard.
The termination notice must spell out for
tenants that they have 3 options:
1. Pay the arrears amount in full.
2. Follow a repayment plan that is acceptable to
both parties.
3. Move out by a specified termination date.
If a tenant offers to pay the landlord or agent
a full payment of rent arrears at any time, the
landlord or agent must accept it.
So landlords and agents are not allowed to
refuse the payment in order to get the tenant
evicted? That’s right, rent arrears payments must
be accepted even if they are offered at the last
minute.
But what happens when tenants are repeatedly
late with their rent? Landlords and agents can
apply to the Tribunal for a termination order.
The Tribunal will be able to issue an order if the
landlord or agent can show that the tenant is
frequently late with their rent.
The order can be enforced even if the tenant
pays and the landlord or agent accepts the
rent arrears.

Two inspection periods each week are allowed,
such as one evening and on Saturday, and the
parties can negotiate if more access is required.
What if the agent and tenant can’t agree on
inspection times? The agent or landlord still
has the right to show the property to potential
buyers. They don’t need the tenant’s consent but
the tenant must be given at least 48 hours notice.
The tenant may ask for a rent reduction during
the inspection period to compensate them for
being inconvenienced. It is up to the parties to
negotiate what the amount of any discount
might be.
ENDING A TENANCY
Termination Notices
Under the new Act, a landlord or agent has
to give at least 30 days notice if they want the
tenant to move out when the fixed term
period ends.
Under the old laws, this was 14 days notice, is
that right? Yes, that’s right. But this has been
replaced by a 30 day notice period.

PAGE 3

NSW PROPERTY

Certainty for Landlords
At the end of a fixed term tenancy, it is not
uncommon for a landlord to want their tenant to
move out. To do this, the landlord or agent would
generally issue a termination notice asking the
tenant to move out by a certain date.
What happens if the tenant doesn’t move out?
If the tenant doesn’t vacate the premises by the
due date, the landlord or agent can apply to the
Tribunal for an order to terminate the tenancy.
Does this resolve the situation? Well, under the
old laws, the Tribunal could use its discretion to
allow the tenant to stay living in the premises,
despite the landlord’s wish to get their property
back. But under the new laws, this discretion has
been completely removed. Provided the landlord
or agent served a proper termination notice, the
Tribunal must order the tenant to vacate
the property.
Are there any exceptions to this? Yes, if the
tenant can show that the notice was retaliatory,
the Tribunal can decide to let the tenant stay
living in the premises.
What does retaliatory mean? I can best explain it
by using an example. Suppose a tenant has just
taken the landlord to the Tribunal to get some
repairs done. Then, soon after, they receive a
termination notice. In this situation, the Tribunal
may find that the landlord wanted to terminate
the tenancy as a way of punishing the tenant.
This is what is meant by a ‘retaliatory’ notice.
Breaking an Agreement
Under the new laws, there are four specific
situations when a tenant can break a fixed term
lease without penalty. And what are they?
• If they accept an offer of public housing.
• If they need to move to a nursing home.
• If the landlord puts the property up for sale.

without telling the tenant before the lease was
entered into, or
• Where a co-tenant is the subject of a final
AVO barring them from the premises.
In these situations, the tenant can give 14 days
notice to end the tenancy and is not liable to
pay any compensation or other amount to the
landlord.

Under the new laws, parties
to a tenancy agreement have
the option of including a
break fee in the lease.
When does the break fee apply? The break fee
applies if the tenant breaks the lease before
the end of the fixed term period. The exception
to this is in those special circumstances I
mentioned a moment ago. The amount of the
break-fee is set under the new laws:
• In the first half of the fixed term period it is 6
weeks rent.
• In the second half of the fixed period it is 4
weeks rent.
What if there is no break fee in the lease? The
tenant would still be liable to compensate the
landlord for any loss, which resulted from them
breaking the lease early.
For example, they may need to pay rent until the
landlord or agent can find a new tenant.
Upon the death of a tenant, the tenancy can be
terminated at any time by the tenant’s executor,
any other legal personal representative, or
the landlord. In these situations the estate will
only be liable to pay an occupation fee until
vacant possession is given to the landlord. The
occupation fee is an amount equivalent to
the rent.

Government’s focus on
housing supply welcome
The NSW government’s focus on new housing supply today will be a boost to
homebuyers and renters, according to the Urban Taskforce.

The Premier, Mr Barry O’Farrell, has announced
that Landcom would begin work on the
government’s election commitment to release
10,000 new housing blocks over the next
four years.
The Urban Taskforce’s chief executive, Aaron
Gadiel, said that no state has suffered a greater
fall in new home construction than NSW over the
last eight years.

“

Last year NSW produced only two-thirds
of the new homes it produced in 2002, while
Western Australia produced 28 per cent more
homes than in 2002, Victoria produced 21 per
cent more homes and South Australia produced
16 per cent more homes,” Mr Gadiel said.

“

Even Tasmania has improved its level of new
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home construction from 2002 levels - to the tune
of 51 per cent,” Mr Gadiel.

Immediate Grounds for Eviction
A landlord can go straight to the Tribunal for
a termination order, without having to give a
termination notice, under certain circumstances.
Under the new laws, these circumstances have
been expanded. They are:
• If a tenant uses the premises for illegal
purposes,
• If a tenant injures, threatens, abuses,
intimidates or harasses the landlord, or their
agent, employees or contractors,
• If any occupants cause serious damage or
injury, or
• If serious damage or injury is caused to
neighbouring property.
What is meant by using the premises for illegal
purposes? Well, this doesn’t mean things that
are simply a breach of the agreement, like
keeping an animal without consent. This is
directed at serious criminal activities such as the
manufacture or cultivation of illegal substances
on the premises.
Goods Left Behind
Under the new laws, rubbish and perishable
items left behind after a tenant moves out can
be disposed of immediately. For all other goods,
including a tenant’s personal documents, a
landlord is required to make reasonable attempts
to notify the former tenant that their goods will be
disposed of unless collected within a
certain period.

“

Boosting Landcom’s program by 30 per
cent – taking it to 10,000 new blocks over four
years, will also make an important contribution to
Sydney’s housing supply,” he said.

What happens if the tenant cannot be contacted
or doesn’t want their things? The landlord or
agent can dispose of the items after the end
of the notice periods in any appropriate legal
manner. Official documents like passports and
Medicare cards can be returned to the issuing
authority.
Well, we’ve reached the end of this article.
We hope you found it a useful and informative
introduction to the Residential Tenancies Act
2010.
This document must not be relied on as legal
advice. For more information about this topic,
refer to the appropriate legislation.

© State of New South Wales through NSW Fair
Trading, 2010
www.fairtrading.nsw.gov.au

We specialise in Lift & Elevator:
• New Lift Installations
• Heritage Restorations
• Maintenance

development levies and complex planning
processes, as well as strong urban infrastructure
investment.

• Modernisations
• Repairs

“

We’re optimistic that the government’s reform
agenda and investment plans will begin to
address these issues in the near future.”

• Risk & Hazard Assessments

But the city only secured 13,400 extra homes
in the last financial year, and less than 3,000 of
those homes were brand new blocks in
Western Sydney.

The Urban Taskforce is a property development
industry group, representing Australia’s most
prominent property developers and equity
financiers.

• Lift Registration Renewals

“

News in Brief

“

Sydney needs between 25,000 and 50,000
new homes each year.

“

Mr Gadiel said there was also an undersupply of
apartments in inner suburban areas.

Mr Gadiel said that today’s
announcement was a great
first step.

“

Boosting Landcom’s activity is good start on
a long journey,” he said.

Mr Gadiel said the new government’s support for
homebuyer choice and greater competition was
particularly refreshing.

electra lift company

How do tenants get their goods back if they
want them? Landlord and agents have to make
a reasonable effort to notify the former tenant

“

In the last four years, rents for two bedroom
apartments in the inner suburbs have swollen by
41 per cent – an average of 9 per cent a year,”
he said.

Can tenants be charged for this? Yes, but only if
sufficient goods have been left behind to hinder
re-letting of the premises. In these situations,
landlords can only charge a storage fee which is
equal to the rent. A maximum of 2 weeks fee can
be charged.

How long do goods need to be kept?
General goods such as furniture and clothing
must be held for at least 14 days. Personal
documents such as photos and bank statements
have to be kept for at least 90 days.

The very modest targets of the former
government require the existing rate of greenfield
lot production to be doubled to 6,000 a year.”

In the last four years, median rents for three
bedroom houses in outer suburban Sydney have
soared by 44 per cent – that’s an average annual
increase of 9.5 per cent.”

about the goods they have left behind. The
notification can be given in writing, in person
or over the phone. The tenant can collect their
goods during the notice period.

“
“

But getting new home construction going
again in NSW will ultimately depend on private
sector development.

“

• Lift Car Interiors

Visit our SHOWROOM
at Unit 9, 4 Bronti Street, Mascot NSW

Call us today on

If you are interested to
advertise in our next
issue please contact us

02 9667 4826

Electra Lift is an Australian owned and operated elevator and escalator maintenance company located in the
Eastern suburbs of Sydney. For over three decades we have provided a comprehensive range of services to
a growing number of organisations in need of cost efficient lift maintenance, repairs and modernisations.

stratavoice.com.au

This will require reforms to the state’s high

www.electralift.com.au
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To further complicate matters, in some cases,
specialised solid-state components are no longer
being manufactured and availability is restricted
to a dwindling shelf supply.

This MG set based technology
is a far cry from today’s modern
digitally based electronic
techniques.
Brake and Upward Runaway Systems
Today’s standards require at least two
independent brake functions in modern main
braking systems. In addition provisions are made
to control the dangerous condition generically
known as “upward runaway”. These new
provisions bring the question of obsolescence
to all equipment that does not have these
protections.
Levelling and Door Systems
In today’s litigious society, every owner needs
to minimise third party risks, particularly those
associated with passengers leaving and entering
lift cars.

Risk management associated with
escalators and lifts
The Australian Elevator Association publishes the Owner’s Lift and Escalator
Handbook and it is advised that everyone who looks after the maintenance of
one would benefit from having a copy for all up to date information.

Obsolescence
Lift Equipment, like motor vehicles, has
significantly advanced over the years with the
technological improvements that emerge with the
passing of time. Today’s digital techniques bring
levels of safety, to control and drive systems,
which were not dreamt of by even the most
progressive technologist, a few years back.
The safety levels associated with today’s modern
car are greatly enhanced by air bags, ABS
braking, crumple zones and tyre technology.
This means that a fifteen-year-old car, even if it is
maintained in mint condition and complies with
all the road rules, is not able to match today’s
safety levels. When it comes to lift equipment
the passing of time has brought obsolescence to
many dated designs.
Every owner of lift/escalator equipment is faced
with the need to comply with modern OH&S law
and to do this with dated equipment is not easy.
Some have seen the need to seek advice from
experts other than lift manufacturers in a quest
to satisfy their duty of care requirements. Whilst
this approach may assist, the fact remains that
yesterday’s equipment remains just that, no
matter what advice an expert may give.

understands the shortfalls with past generations
of lift technology. Consider the following:
MG Set Based High Speed Technology
Smooth speed control for higher speed elevators
became available through the use of varying DC
voltage as produced by a motor generator (MG)
set dedicated to each elevator. In the early days
a compound arrangement was used to cater for
changes in lift load by the use of a combination
of a series and shunt fields in the generator.
Improper control of the series field can result in
dangerous run away conditions.

Many owners are finding the need to upgrade
their two-speed control systems to provide
greater floor levelling accuracy. Upgrade paths
to minimise the likelihood of passengers being
struck by doors needs to be considered.
As can be seen from the above examples
obsolescence requires careful management. This
of course is a difficult task in today’s investment
environment where the value of a building directly
relates to the net value of income and outgoings.
The natural tendency seems to involve a
reduction in service cost.
What this approach neglects is the facts that
obsolescence in many cases requires more
maintenance and even a unit in mint condition
will not match the safety available with modern
equipment. Undoubtedly there is a need for
owners and their lift maintainer to solve the
complex mix associated with obsolescence,
increasing maintenance burden and
building values.

The logical way forward in all of this is an
upgrade path that minimises the impact on
building worth. Your maintainer, as member of
the AEA, is best equipped to handle your long
term needs to satisfy your safety, performance
and building worth requirements.
Why don’t you make contact today so that
the following can be put into place:
• Risk analysis of existing equipment.
• Performance analysis.
• Upgrade path and its benefits including an
• Assessment of pay back.
• Payment method to maximise asset value.
OH&S Matters
In addition to satisfying the plant related aspects
there is a need to ensure compliance with
OH&S related legislation. Generally, throughout
Australia, legislation makes it clear that
employees must be adequately trained
and competent.
There was time when a lift was a lift. Generically
a lift did not vary significantly from designer to
designer. Those days have long passed and
this means that owners and employers must
ensure, for a number of safety reasons that
lift workers are provided with the necessary
information regarding the particular design of
each installation.

Risk Management Plan
Each item of “in service” plant should be covered
with a Risk Management Plan. This plan needs
to contain current Hazard and Risk Analysis and
a statement as to how each identified hazard is
managed to economically and adequately reduce
risk. The plan also needs to cover matters of
upgrade, especially as time passes.
Financial aspects must also be covered with a
budget and the provision of funds to cover future
works. When plant is altered the parties involved
in any work should provide the owner with an
updated “safe to operate” statement. Care needs
to be taken to ensure that local requirements
in relation to registration are met to cover any
alteration. As part of the ongoing management of
risk, the following should occur as a matter
of course.
It is reasonable for owners to rely on their expert
service providers to keep them informed about
matters that are hidden from normal view or are
of a very technical nature. Commonsense though
dictates that a service provider is not present
in your building on a 24/7 basis and therefore
will not have the opportunity of inspection
that is consistent with those vested with the
responsibility of the supervision of
the building.
Matters including but not limited to the
following list should be regularly inspected

This aspect is readily covered by use of the OEM
but where your service provider is not the OEM it
is the responsibility of owners and employers to
ensure the adequacy of information.

by building owners representatives:
• Floor levels.
• Slip and trip hazards.
• Smoothness of operation.
• Any unusual in-service conditions, like
stopping in mid-flight.
• Tendencies for the doors to bump users.
• Checks on the adequacy of protection to
prevent falls from escalator or moving walk
related structures.
• Checks to ensure that supervision is in place to
ensure children are under adult supervision.

The Safe-T-Rider programme, as detailed later,
is an example of what can be done to educate
children about the dangers of using escalators
incorrectly.
To reduce the risk of injury to users, service
providers should provide relevant information
to owners for their use in the process of
informing users.
An area warranting special attention is falls from
escalator related structures. It is imperative that
adults in charge of children provide a reasonable

Maintenance of functions like brakes, “suiciding
circuits” and overload protection are required
to ensure safety with this type of equipment.
Unfortunately the art of maintaining DC systems
is fading and this with ageing equipment
suggests that in many cases the time for upgrade
is fast arriving.

The Australian Elevator Association publishes
the Owner’s Lift and Escalator Handbook and
is advised that everyone who looks after the
maintenance of one would benefit having a copy
for up to date information.

Please contact Australian Elevator Association on
(02) 9868 3033 or visit australianelevator.com.au

Of course there needs to be a system in place
to ensure that your service provider is regularly
updated with any concerns you may have.
Quotations for video production, uploading,
DVD authoring etc. are obligation free!

Having considered all the aspects from inception
to upgrade one could be excused for thinking “all
is well” but so far we have only considered the
owner and providers of product and/or services.

A lift, escalator and moving
walk only delivers maximum
safety when it is used correctly
and those who fail to do this
must remain responsible for the
consequences of their actions
and those of children under
their care.

SEEING IS
BELIE VING!

STRATA VOICE READERS AND STRATA
MANAGERS CAN OBTAIN A FREE SAMPLE
DVD FROM OPEN HOUSE PRODUCTIONS
BY VISITING:

Smart agents and developers recognise that
video has come to represent the pinnacle of
real estate advertising – the unmatchable
power of screen-based imagery to stir the
emotions and motivate positive decisions.

In this respect it must be noted that a
Service Provider who signs off the Adequate
Maintenance requirements as specified in the
Link Process (Section 6) and the Adequate
Maintenance requirements of Section 9 are
undertaking to ensure that the designer’s
recommendations or equivalent have been
followed.
The owner’s obligations in this regard are simply
covered by insisting that Service Providers follow
these relevant sections.

level of supervision to prevent falls into open
spaces like atriums and voids.

www.openhouseproductions.com.au
OR CALL JOHN HOSKING:

02 9332 3888

Pride in Service | Safety Always
Service & Maintenance

Risk Management

Modernization & Compliance

Sanscord Elevators Pty Ltd proudly services and maintains a broad
range of elevators and service lifts throughout the Sydney metropolitan
region, providing comprehensive ongoing maintenance as well as a 24
hour breakdown service and repairs. Our flat company structure and
approachable manner is ideally suited to maintain lifts in apartment
buildings. We have in place the resources to provide effective elevator
maintenance at a personal level – you do not get lost in the crowd at
Sanscord. Unlike some of the larger companies we are geared to
maintain lifts installed by other companies. We have invested extensive
time and money in developing strategies to ensure our mechanics have
the resources to fault find and repair many different brands of Elevators.

Sanscord is able to assist building owners with a complete risk
assessment to identify hazards with the lift installation as per the
guidelines developed by the Australian Elevator Association – the AEA.
This will assist in developing a risk management plan as required by the
current Work cover registration requirements. If requested, we can then
complete the necessary upgrades and modifications to eliminate those
hazards. For example 3D door protection scanners, machine guards,
emergency telephone systems and better lighting, to name a few.

Sanscord specializes in providing cost effective modernization proposals
to upgrade old control equipment, door operators, locking mechanisms
and install the latest motor speed control drives to ensure smooth
safe operation and accurate floor leveling of the elevator. Lift control
mechanisms are becoming dated very quickly and the early obsolescence
of electronic equipment is a factor to be considered when planning for the
future. Your lifts do have a life cycle. Rather than wait for the ultimate
breakdown and possibly months to repair or upgrade, you take control
of the downtime. By harnessing the strength, experience and expertise
of Sanscord.

Later systems with MG sets moved to utilise
analogue speed control (ASC) systems and the
need for a series field passed, as did the risks
associated with the former system. The ASC
system brought many advantages but it too is
fast racing toward the obsolescent class.

BEFORE
AFTER

Advice from experts regarding the management
of obsolescence could prove helpful but the fact
remains that the superior way to control risks is
to remove the hazard – in some cases the most
appropriate solution is to upgrade or replace
equipment. This becomes clearer when one fully
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Maintenance companies are reporting that
devices like the many resistors and capacitors
used in this type of system are aging and
therefore drift in characteristic. These drifts
can have critical safety ramifications where
speed measurement functions are involved

We are ready and waiting to discuss all your vertical transportation needs call us 02 9572 3888 or visit sanscord.com.au
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Has Being Penny-Wise
Left your LIFT SERVICE Poor?

Lift service… is it just another
bill to pay?
Those of us living in Sydney know we are living in one of the world’s most
expensive cities, so we are all looking for ways to save, and in particular save on
those seemingly insurmountable bills.

Is lift service just another bill? What should you
be getting for your money and why should you
maintain your lift?
Often a ride in a lift is an everyday occurrence,
one that inspires little thought or consideration.
Push a few buttons… wait a few seconds…
arrive at your desired floor and its over.
These marvels of engineering enable us to live
and work in high rise buildings, allowing us to
shop, travel and dine or move goods from floor
to floor, reducing the need for manual labour and
giving those in our community that are less active
a chance to participate.
Most of us have only seen the external features
of these pieces of equipment and have very little
understanding of the technology and engineering
that enable them to operate. You simply expect
the lift to be in full operation when you need it.
Lifts contain sophisticated operating hardware
and software, numerous safety features - both
electronic and mechanical – that need to be
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maintained. Just like your motor vehicle they
need to be inspected and registered. But, unlike
your motor vehicle, lifts and escalators make
thousands of trips per year and are exposed to
numerous operators and the general public. The
maintenance of your motor vehicle is a decision
you make for your own peace of mind and your
family’s safety.
Who’s making the decisions on the maintenance
and safety of your lift?

Are they making well-informed
decisions?
In recent times we have seen a consumer base
making decisions predominately on price, and
some elevator companies heavily discounting
their services due to an unstable building
economy. As a result, prices for lift maintenance
have fallen to record lows.
While I’m sure this discounting of services looks
appealing, you should be concerned about the
level of service that’s being eroded along with the
price, and in turn the erosion of the item of plant.

Maturity needs to come back to the maintenance
market. Industry and it’s clients need to focus
on safety and lift life cycle, including the cost in
relation to the initial outlay and costs over the
potential life span of the equipment.

A quote from John Ruskin (1819-1900) sums up
the situation perfectly.

It’s far from sound economics to accept an
inexpensive lift maintenance cost when, due
to “budget” maintenance, the lift’s excepted
life cycle is shortened. This is when you will
find you’ll be prematurely paying for equipment
upgrades and major component replacement,
which can run into the hundreds of thousands
of dollars.

When you pay too much, you lose a little money
– that’s all.

Have your equipment maintained to the highest
standards, and you will inevitably see your lift’s
life cycle complete its intended design life.

“It’s unwise to pay too much, but
it’s worse to pay too little.

When you pay too little, you sometimes lose
everything, because the thing you bought was
incapable of doing the thing it was bought to do.
The common law of business balance prohibits
paying a little and getting a lot.
If you deal with the lowest bidder, add something
for the risk you run. And if you can do that you
will have enough to pay for something better.

»

Extensive technical resources, know-how and access to high quality spare parts to
service and maintain any make of lift or escalator.

»

A free and comprehensive evaluation of lifts and escalators to be serviced or upgraded.

»

Fast and reliable service 24 hours a day, 7 days a week, 365 days a year.

»

Service agreements tailor-made to ensure that lifts are maintained in peak condition.

If you are interested to
advertise in our next
issue please contact us

»

Competitive rates and real value for money.

stratavoice.com.au

National: Call 1800 663922

With an estimated outlay of $160,000 for a basic
12-stop lift, a fully comprehensive service –
including regular maintenance visits, 24 hour call
out and replacement parts – should be annually
4-6% of the initial outlay. Good equipment
properly maintained should last up to 20 years.
Adding to this, we have recently seen new
legislation in the commercial property market
to enforce mandatory disclosure of energy
efficiency.
We believe that it won’t be long before it enters
the private property sector. This is when the
strata sector will have to consider life cycle
maintenance and sustainability to be of greater
importance, just as we’ve seen its importance
escalate in the commercial sector.

Call Liftronic to Elevate your
Expectations for Reliable
LIFT SERVICE Solutions

Liftronic Pty Limited: The largest Australian Owned Lift Company
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ranging from modernizing components to full
modernization or replacement.upgrades. If more
serious issues have been uncovered, KONE can
recommend a solution ranging from modernizing
components to full modernization
or replacement.

For escalators, the focus is on the passenger
travel space, the building interface and workers.

FULL ASSESSMENT OF YOUR EQUIPMENT

We support our customers
every step of the way; from
design, manufacturing and
installation to maintenance
and modernization.

The result of the KONE Care for Life assessment
is a report focusing on performance, ecoefficiency, accessibility, aesthetics and safety.
This is accompanied by a recommendation on
how to improve your installation. The solution can
range from easy-to-install retrofit kits to a more
major package such as a new controller and
hoisting machine.
1 — Performance
The machinery and brakes, controller, drive and
electrification are examined. For elevators, the
hoisting ropes, shaft and doors are
also checked.
For escalators, the frequency converter, step
chain, lubrication system and step rollers are
also analyzed.
2 — Eco-efficiency
In both elevators and escalators, several
issues are considered that can significantly cut
electricity costs. Existing lighting is compared to
LED lights. Standby operation is considered: this
slows down the escalator step band or brings it
to a complete stop after an adjustable time delay.
Also in escalators, the machine, electrification,
drive and step chain affect energy consumption.
3 — Accessibility
For elevators, car accessibility is analyzed, taking
into account leveling accuracy, door opening
and protection, and car size. An analysis of the
signalization is also performed.

KONE provides a complete analysis
of your elevator or escalator
Know the condition of your equipment... Is your elevator or escalator reliable?
Is it safe? Are there opportunities to reduce energy consumption and avoid
unpredictable repair costs? The KONE Care for Life TM analysis helps you answer
your questions.

• Report contains evaluation of visual
appearance of installation.
Performance
• Reliable, efficient, continuous operation is
important to ensure smooth people flow in
the building.
• All elevator and escalator components are
checked for reliability.
Eco-efficiency

With KONE Care for Life, you can identify
the potential areas of improvement in your
equipment. It is an essential tool for elevator or
escalator lifecycle planning and management.
KONE Care for Life consists of three steps: an
assessment of your equipment, a report on its
condition, and a recommendation
for improvement.
KEY BENEFITS

Safety & Accessibility
• Safety and accessibility mean more than
conforming with regulations. The important
thing is to make the equipment safe and
convenient for all users, including people in
including people in wheelchairs and families
with children.
• Report checks for code compliance:
– Elevators: EN 81-80 Safety standard,
- EN 81-70 accessibility standard.
– Escalators: EN 115-2 Safety standard.

Lifecycle Management
Aesthetics
• Systematic analysis by trained specialists.
• Clear process of assessment, report,
recommendations.
• Efficient lifecycle management of equipment.
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• First impressions matter – the elevator or
escalator is one of the first things tenants or
customers see when they enter the building.

• There is great potential for energy savings
and for improving ride quality and reliability at
the same time.
• Report shows where energy-efficiency can
be improved.
A THREE STEP PROCESS
TM

KONE Care for Life has three parts: an assessment
of your equipment, a report on its condition, and a
recommendation for improvement.
Assessment
The first step is a thorough on-site evaluation
by a KONE professional. This includes more
than 150 checks of your installation, from
the viewpoints of performance, safety, ecoefficiency, accessibility and aesthetics.

The KONE technician reports every check into
a reporting system where the data for that
particular equipment are stored. For escalators,
a two-level approach allows a survey of the
escalator without stopping your equipment.
Report
The result of this assessment is a full report,
divided into three clearly-defined sections.
The executive summary is an excellent tool
for decision-makers, containing the main
characteristics of your installation and areas
needing intervention.
This is followed by a detailed analysis of the
results of the KONE Care for Life assessment.
The final section of the report compares the
measured data to the hazardous situation
description, as defined by the relevant standards.
For escalators, a two-level report underlines the
improvement opportunities that may have been
checked by stopping the equipment.

KONE provides innovative and eco- efficient
solutions for elevators, escalators and
automatic building doors.

KONE is a global leader in helping our customers
manage the smooth flow of people and goods
throughout their buildings.

Our commitment to customers
is present in all KONE solutions.
This makes us a reliable partner
throughout the life-cycle of the
building.
We challenge the conventional wisdom of the
industry. We are fast, flexible, and we have a
well-deserved reputation as a technology leader,
with such innovations as KONE MonoSpace®,
KONE MaxiSpaceTM, and KONE InnoTrackTM.
You can experience these innovations in
architectural landmarks such as the Trump
Tower in Chicago, the 30 St Mary Axe building in
London, the Schiphol Airport in Amsterdam and
the Beijing National Grand Theatre in China.
KONE employs over 34,800 dedicated experts
to serve you globally and locally in over 50
countries.

KONE Corporation
www.kone.com

For escalators and autowalks, people guidance
systems, newels, signage, and the anti-slip
properties of the tread surfaces of steps, pallets,
comb plates and cover plates are considered.
Also for moving walks, accessibility with
shopping trolleys is assessed.
4 — Aesthetics
The visual status of the signalization, doors and
car interior is assessed for elevators.
For escalators, the focus is on the passenger
travel space (steps, skirt, balustrade, access
cover, comb plate). The condition of the lighting
and cladding is also analyzed.
5 — Safety
Safety norms are considered. Priority levels
are defined by the applicable standards. For
elevators, the focus is on user risks on the
landing and in the car, and worker risks in the
machinery and shaft.

Solution
Once the deficiencies have been identified,
together we can agree on an action plan to bring
your installation up to the required standard. If
your equipment is in good shape, KONE can
recommend regular maintenance and minor
upgrades. If more serious issues have been
uncovered, KONE can recommend a solution
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most life-like still images or descriptive text. And
while there is not an industry that hasn’t been
touched by the impact of multimedia advertising,
it has become an almost essential element of
property campaigns.
Smart agents and developers recognise that
video has come to represent the pinnacle of
real estate advertising – and it is a trend that
experts believe will only continue to grow. Head
of Marketing at Ray White Real Estate, Ian
Campbell, says real estate video has been used
widely in the United States for many years.

“

A lot of novices think that because they’ve
done a video course, bought a camera or have a
home edit system they know what they’re doing.
Not so,” he says. “My first and most important tip
if you’re interested in a video: get someone who
knows what they’re doing.”

In the same way that a film brings a book to life,
Campbell says it is the richness of video content
that makes it so much more valuable than the
static images used in traditional real estate
advertising.

“

Video not only provides images, it really gives
you a sense of dimension and space. It’s a true
representation and probably the next best thing
to being somewhere physically.”

Remember a time when the most you had seen of a property before you attended
the open for inspection came from a single, grainy image - and how more often
than not, it didn’t even look like the real thing?

It’s this sense of realism that
Campbell believes also makes
video a more honest medium
than photography.

“

There are definitely stories of photos being
retouched to make the sky look blue, the grass
greener, or rooms bigger than they are, but video
is harder to manipulate. It also gives a greater
sense of proportion than pictures, particularly
if you have a human reference in the footage. It
shows perspective and brings a property to life in
a way that photos can’t.”
Interestingly enough, video technology has been
around for decades. What has changed in recent
years is the number of new platforms through
which it can be played. Whether uploaded to
YouTube, embedded in a Facebook profile, sent
by email, watched on a phone or hand-held
device, or simply copied to duplicate DVD or
even VHS…the list of uses for video continues
to grow.

Fortunately for all those in the market for a
new home, property or premises, real estate
advertising has come a long way in the last
decade. There are now so many ways agents
can promote their properties that consumers
have a wealth of information at their fingertips
before they even leave their front door.

have made this possible. Agents have always
known that to sell or lease a property it must
be positioned in its best light. And while the
increase in quality – and quantity – of advertising
photography has helped in this regard, it is now
video which is taking the property industry
by storm.

Prospective buyers no longer need to dedicate
their Saturdays to inspecting living rooms which
turn out to be only a quarter of the size they
appeared in the advertisement. Instead of driving
for kilometres only to find out that their dream
property is anything but, consumers can now
be much more strategic in selecting properties
that are worth the travel and time an open for
inspection involves.

Video is now widely used in all forms of
advertising for its ability to convey large amounts
of information and at the same time, stir the
emotions. No other medium provides such rich
content, using both audio and visual output to
create lasting impressions and most importantly,
instigate positive decisions.

With an extensive broadcast television
background including Executive Producer of the
award-winning global science and technology
series Beyond 2000, Hosking started his Open
House Productions property video business in
Sydney more than a decade ago.

Since moving pictures were invented, audiences
everywhere have been captivated by the sense
of being transported to the scenes they watch:
a sense of perception unmatched by even the

Since then it has produced powerful and
effective presentation videos in property sectors
throughout Australia including residential,
commercial, retail and industrial.

The property industry has embraced the
rapid advances in advertising technology that

PAGE 12

“

“

People are so time poor now that the more
they can find out before they get to a property
the better. No one has time to spend doing
physical inspections of homes that just
don’t suit.”

Harnessing the power of
electronic media

“

In broadcast TV a plodding storyline, substandard image or boring on-camera talent
means you’re dead in the water - the ratings
drop and the show is axed. The same applies to
property video – people watching must be both
engaged and entertained.”
A presentation video has to be crafted,
with subtle and sometimes no-so-subtle use
of imagery, graphics, music, script and other
factors to keep the audience’s attention.”

Trends are a lot more advanced in the US.
Traditionally agents there have adopted videos
to a larger extent than in Australia but that is now
definitely starting to change,” he says. And, he
believes, it is a change that has been driven by
the consumer.

Director John Hosking — Open House Productions

Watchability, says Hosking, is the key. And he
knows what he’s talking about when it comes
to creating screen content that people want to
watch, rather than have to watch.

So how can you harness the benefits of video?
John Hosking is one who knows.

“

“

Experienced producers usually see the angle,
selling-point or creative approach straight away.
So they’ll not only hit the mark better and sooner,
they’ll usually do it more cheaply because they
have a better understanding of what’s required at
both a creative and technical level.”
Hosking says new and emerging digital video
technology has made dramatically increased
quality available at a fraction of the cost. He
says a typical presentation, which usually lasts
between 90 seconds and four minutes, can now
often be produced for less than the cost of still
photography or printing glossy brochures.
To use video to greatest effect, Hosking
offers the following tips:
• Make it for the audience, not for you:
Understanding your viewers will help you create
a video that is well received and achieves its
purpose. Focus on effect, not detail.
• First impressions count: If the production
doesn’t feel right first time you watch – it isn’t.
Don’t talk yourself into accepting sub-standard
content.
• The power of the unexpected: Don’t state the
obvious. If the shot shows a lounge, then don’t
say “I’m here in the lounge”. Say something
interesting – best of all, something they don’t
expect.
• Big start and big finish: Capture the attention of
your viewers in the opening moments, and
leave them with a memorable ending for
maximum impact – give them something to
remember.
• Leave them wanting more: It’s an old
show-business adage that holds true in video
production as well. Be selective about the
footage you include in the final edit. Trying to
cram too much information into your video
may cause the audience to lose attention
or switch off.

Hosking is right. The power of the medium
is obvious: in Australia alone, more than $3
billion a year is spent on television advertising
– considerably more than all other sectors
combined. But it’s not just advertising where
the power of electronic media comes to
the fore.
Video is also an immensely powerful tool for
conveying all manner of basic visual information.
One Open House Productions client uses video
for tasks like contractual and bond assessment.

“

A professional video operator can cover
every nook and cranny of a multi-story
building in a matter of hours - producing
un-arguable images in the event of disputes,”
Hosking reveals.
Online news sites are another good example
of the increasing use of multimedia content. All
around the world, publications ranging from
club newsletters to prominent newspapers
incorporate video with their still images and
written copy. With the value of moving images
becoming more and more powerful, figuring out
how you can best harness the benefits may very
well be the challenge that sets you apart from
your competitors.
Tessa McMahon, Marketing Manager at Walker
Corporation, says that in the property industry
the major players use video to communicate big
messages in a short amount of time.

“

In property development visual mediums are
the most effective way to communicate ideas or
concepts around developments because people
often find it hard to visualise things.”

“

We use video in our corporate marketing
and also in our project-based marketing. So
we do various things whether it’s testimonials
from clients that we have, to feature videos of a
particular project. For example we have a great
history video that we use to quickly tell our story

about what it is we’ve achieved. It’s much faster
to be able to show people on video the types of
projects we’ve done and communicate the key
messages that way.”

importance.” Indeed for many offerings without
a video element in their sales presentations, the
first question that’s asked is: “Where’s
the video?”

Without question video is becoming a
more and more popular medium, particularly
because it’s very easy now to put onto the web
and because generally people are becoming
averse to reading. If they can watch a video
that will tell the story in half the time and in a
more entertaining and impressive fashion then
definitely they’ll choose the video option.”

“

Hosking says there’s nothing to match the
emotive power of well-produced content. “It
really is the next best thing to being there.

“

And of course, Hosking says, there is always
the added novelty of having your family, friends
or business associates seeing the video of
your new home or premises playing from your
computer or plasma TV.

It’s certainly becoming a medium of
choice for a lot of industries, not just property
development.”
And with some statistics showing that websites
which contain video are up to fifty times more
likely to be listed on the first page of Google
search results, it is not hard to see why.

Video content is increasingly
being used as the method of
choice to promote companies’
products or services online.
Ian Campbell says that while traditionally
marketing at Ray White Real Estate relied heavily
on print, in future he sees opportunities in the
integration of offline and online content – and
video as the best way to bridge this gap.

“

Whether its earthquake victims or millionaire
prize-winners, devious crime or great sporting
moments, 21st century electronic media brings
major events to life right before our eyes.

Remember
Video should always be well-produced.
Just as a high quality video will enhance your
campaign, an amateurish production may have
a detrimental effect.
Aricle by Amy Kelly

Strata Voice readers and Strata Managers can
obtain a free sample DVD from Open House
Productions by visiting:
www.openhouseproductions.com.au
or calling John Hosking on 0293323888
Quotations for video production, uploading,
DVD authoring etc. are obligation free.

Why video?

Video is the most information
rich medium and the next
best thing to physically being
somewhere.
• Video is harder to manipulate than images, so
provides a more honest impression.
• Moving images capture the attention and
emotions of the viewer in a way that static
images don’t.
• Video is easier to play on hand held devices
than clicking through images.

With the proliferation of mobile devices,
the great thing about video is that it’s almost
native on a phone or iPad,” Campbell says. “The
experience of watching a video on a phone or
hand-held device is much more natural than
clicking through pictures.”

“

Add to that the credibility factor,” says
Hosking. “When people see a property, product
or service featured in well-produced video,
they immediately afford it greater respect and

Following these simple guidelines, Hosking says,
can make the difference between a successful
video and one that simply doesn’t work.
He says viewers are discerning about what
they watch and in the same way that a wellproduced video can promote your cause or
product, an amateur production can have a
detrimental effect.
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(SRA) should be conducted. The systematic
approach supports the principles of Crime
Prevention through Environmental Design
(CPTED – pronounced Sep-Ted). CPTED is a
proven crime prevention approach, which has
been shown to reduce the opportunities for
crime, fear of crime and nuisance problems. To
understand a strata complex, the SRA will provide
owner corporations and managing agents with
a matrix of risks rated according to the potential
impact upon the strata complex if an incident
or event were to occur. Provided with such
information owner corporations and managing
agents will be positioned to apply appropriate
security measures and spend the owner
corporations security dollar wisely.

Help or hindrance? Security can be the
heart of the strata community
The historical view that security and crime prevention was the responsibility of
Police and associated law enforcement agencies is long gone. The responsibility
for our safety and security resides closer to home. In many instances the shared
responsibility of strata ownership and management can hinder the opportunity
that planned pro-active security measures can provide.

Providing a safe, friendly and secure strata
community remains a challenge and comes at a
price. The price is not always dollars, the price
is that strata living also requires a co-operative
community approach and that brings with it at
times restrictions on access, parking, facility
utilisation, behaviour and freedom.
With over 65,000 strata schemes in NSW alone
and a suggested five new schemes being
registered each day, a strata scheme without
security is a scheme doomed to fail. Success
and/or failure may be measured in terms of
ownership and occupancy desirability however if
there is one factor that may swing the pendulum
one way or the other, then ‘security’ is that factor.
So says Peter Johnson, Manager for Compliance
and Regulatory Affairs at the Australian Security
Industry Association Limited (ASIAL). ASIAL is
the peak national body for the Australian Security
Industry.Established in 1969, ASIAL represents
approximately 85% of the security industry in
Australia.
Strata security is not just a quick audit process
and the filing of the document, it is an
underpinning mindset required to enable the
occupants to undertake their daily activities in a
safe manner and to ensure the security of the
premises 24/7.
Strata security does not always mean
convenience for occupants. Convenience,
security and safety is a balancing act which
requires strata owners, occupants, owners
corporation and managing agents to be informed
of a vast array of security measures including
access control, CCTV, security hardware,
guarding and patrol services, and the multitude of
variations of electronic security measures and the
available options.
No one expects the strata owners corporation
or managing agents to have a complete
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understanding of detailed security applications
and leading edge technology, however it is
expected that they have the ability to grasp
what security measures are suitable for the
strata complex and the needs of the occupants
and building requirements. The ability to select
and apply appropriate security measures is
paramount for the smooth operation of the
strata complex.
Those responsible for strata security are
encouraged to seek advice from a security
expert although care should be exercised in the
selection of the source and the advice. ASIAL
encourages the selection of suitably qualified
and licensed security advisers. Although not a
national requirement, the majority of jurisdictions
require security advisers, security sales people
and technicians responsible for installation of
electronic security equipment to be licensed.
ASIAL provides a public search database for
providers of security services. The corporate
member database can search by services
offered, State/Territory and region. The search
service is found at: http://www.asial.com.au/
findasecurityprovider

criminal perspective. Criminologists have long
considered that criminals make rational choices
about their targets and consider that;
• The greater the risk of being seen, challenged
or caught, the less likely they are to commit
a crime.
• The greater the effort required, the less likely
they are to commit a crime.
• The fewer the reasonable or believable excuses
than can be offered, the less likely they are to
commit a crime, and
• The lesser the actual or perceived reward, the
less likely they are to commit a crime.

The selected security measures should also be
supported by quality operating procedures for
the strata complex supported by training for the
owners/tenants and contractors where required.
Good procedures and communication provides
advice and direction for the daily function of the
strata complex. Ultimately compliance with the
procedures creates a site culture that delivers the
secure and safe environment.
The installed mechanical security measures
of keys, locks, cameras, door readers etc are
enhanced by the security awareness applied by
owners/tenants and visitors.

The four elements of the SRA include:

Therefore the SRA is used in design, selection of
security measures, site training and procedures
to ensure that;

The application of security awareness can be
identified when considering typical building
security features such as:

Site Visit — Including interviews or surveys
with local residents and other relevant persons,
including preliminary discussions with local
police. Photo surveys of the site and the
surrounding area by day and night are sometimes
conducted. The site visit can also include a
safety audit.

• There is more chance of being seen, challenged
or caught.
• Greater effort is required.
• Territorial boundaries make it clear when people
are not on public land or in a public space.
• The actual or perceived rewards are less, and
• Opportunities for criminal activity are minimised.

Locks — Locks work only when they are used.
This includes entry doors, windows and balcony
areas. It is a good safety habit to keep the door
locked at all times. Chain-type locks offer little
resistance to forced entry.

Preliminary Reviews — Including more in-depth
discussions and meetings with crime prevention
police officers, residents, planners and security
providers. This process can take form of planning
meetings, focus groups, and so forth.

This returns us to the
appropriate security risk
assessment of the strata
complex that guides us in our
decision process.

A Crime Risk Assessment — Including
crime analysis of available statistics, local
demographics, mobility patterns and any
available forecasts. On complicated or large
projects, specialists use ‘hotspots’ analysis,
and other technical techniques.
Design Reviews — Including architectural design
workshops and a CPTED review of existing plans.
Detailed landscaping plans and models, where
appropriate, can be used to examine sightings,
movement predictors, entrapment areas and
natural surveillance locations. This stage would
also pay attention to technical issues such as
lighting, target hardening and detailed
landscape plans.
A skilled security professional is capable of
solving a security problem without detracting
from the environment. Excessive visual security
measures may be inappropriate or give the wrong
message in that ‘crime does occur here’. Such
an impression may not attract investors, owners,
and tenants or provide a degree of comfort for
occupiers or visitors.

The application of security measures can take
many forms although undertaking a security risk
management audit of the premises can assist
all options. One should always be mindful that
a strata complex should not end up like a ‘Fort
Knox’ nor incorporate security measures that
cause ill-feeling upon approaching the premises
or personal anxiety in just remembering the
process to access your own home.

On the other hand security options including
electronic access control, CCTV, managed
reception/security control point, can present
security options that deliver the message that ‘we
care’ and that the complex provides a safe feeling
and a pleasure to be there. Suitable lighting,
space management and a complex culture of
compliance and acceptance of procedures
naturally support this.

One should feel comfortable in the knowledge
that security measures are in place, occupants
are informed of their operational requirements
and of their responsibility in complying with the
security guidelines for the benefit of all.

Whatever the security initiative,
security is an investment and
the return on investment may at
times be difficult to measure.

As indicated, to determine what security
measures are required a security risk assessment

It can be an advantage when considering security
measures to view the strata complex from a

Building security and access control systems
are capable of controlling interior and exterior
door control and alarm point monitoring and
are scalable for the requirements of the strata
complex. System options may include;

Building Entry Systems — Front door entry
systems which allow a resident to remotely let
visitors into the building is only effective in the
door-locking system functions appropriately and
where intruders cannot take advantage of an
open door to enter the building. Similarly when
residents activate the front door entry system
they should know who they are letting in and
remind the visitor to ensure that the door is
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closed behind them. Intruders will sometimes
buzz different apartments until someone lets
them in.
Lifts — Look and see who is in the lift before
entering and if feeling uncomfortable to not enter
the lift.
Parking Areas — Observe & report suspicious
persons who are seen in parking areas. Do not
permit tailgating access or allow inappropriate
use of an access card to permit others to use the
park. Pass-back card programming assists in
eliminating this practice.
The monitoring of a facilities electronic security
system is an option although many Insurance
companies require system monitoring as a
condition of coverage. In many jurisdictions Fire
system monitoring is a legislative requirement
falling under the building regulations.

for organisation not only in the selection
of quality equipment and its operation but
also the legislative requirements and privacy
issues. As with security, there is no uniform
national legislation covering CCTV and the
associated privacy issues. The uncertainty of
operational accountability and level of public
intrusiveness exercised by private organisations
operating CCTV continues to attract public and
government interest. The following publications
provide further information regarding the issues
surrounding the use of CCTV.
• The Western Australian Police CCTV Guidelines
• The Victorian Law Reform Commission
– Surveillance in Public Places
• Northern Territory CCTV Code of Practice
• New South Wales CCTV in Public Places
Guidelines
• Commonwealth Organisation of Australian
Governments (COAG) National Approach
to CCTV

When selecting an alarm monitoring company,
owner corporations and managing agents
should ensure that the monitoring company is
appropriately licensed and the monitoring centre
is certified to the Australian Standards 2201.22004 (Intruder Alarm Systems – Central Stations).
ASIAL provides a public list of monitoring centres
that have been certified through the Associations
process.

Despite concerns over the use of CCTV, its use
in Australia is now widespread with significant
public support when the value of CCTV is
demonstrated as a means of crime prevention
and proactive security measures. Operators
must ensure their compliance with use,
recording, distribution and archiving of images
recorded via CCTV.

With the monitoring of electronic security
equipment, CCTV presents another challenge

The changing environment of security and the
plethora of security equipment available will

7:07 AM

continue to challenge strata owners corporations
and managing agents. Security organisations
offering services from the provision of guards to
elaborate electronic security systems involving
access control and CCTV will need to offer
confidence of compliance in all aspects of the
delivery and provision of the security service
and products. It is the responsibility of strata
managers to demand evidence of compliance
from security providers.

1

NSW Fair Trading November 2010 – Strata Living

2

ASIAL - http://www.asial.com.au/

3

http://www.aic.gov.au/about_aic.aspx

4

View the current ASIAL approved monitoring station list
at http://www.asial.com.au/

5

The following publications provide further information
regarding the issues surrounding the use of CCTV.

- The Western Australian Police CCTV Guidelines
- The Victorian Law Reform Commission – Surveillance in
Public Places
- Northern Territory CCTV Code of Practice
- New South Wales CCTV in Public Places Guidelines
- Commonwealth Organisation of Australian Governments
(COAG) National Approach to CCTV
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Think security

• Biometric readers
• Door scheduling
• Owner/tenant database information
• Detailed real-time and achieve reporting
• Visitor management
• Photo identification
• Video surveillance
• Car park entry/exit and fee management

…THINK ASIAL

The selection of the security measures must
take into account the requirements of the strata
complex and that of all stakeholders. One must
recognise the need for systems that meet the
basic needs of all whilst providing the additional
security measures required by some.

When it comes to protecting your business, property or family you
cannot afford to take any chances. Always use an appropriately
licensed security provider and make sure that they are a member
of the Australian Security Industry Association (ASIAL).

Depending upon specific owners corporation
rules, owners/tenants may be permitted to source
and provide their own internal security measures
although they should be guided on the selection
of quality equipment and installation. Engaging
appropriately licensed and qualified security
organisations and individuals for the installation
of security equipment is an important criteria and
responsibilities of the owners corporation and
managing agents.

ASIAL is the peak national body for the security industry. Our
members are bound by a Code of Professional Conduct and are
committed to providing the highest standard of service and
excellence.
To find an ASIAL member in your local area visit www.asial.com.au

Modern access control systems are relatively
simple to monitor and maintain. When installed by
qualified people, they are difficult to tamper with
and override, creating peace of mind for strata
owners and tenants.
Whatever security measures are provided within
the strata complex, the performance of the
system is only enhanced the management system
that supports it.
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‘The peak body for security professionals’
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New Technology in Security
Chris also emphasizes that modern security
technology is less expensive and more powerful
and robust than ever before: it’s also much
more intelligent. “The average system today
is a fraction of the cost of only 5 years ago –
it’s making stratas re-think their strategy. For
example, many older building’s intercom systems
can now be upgraded to video handsets using
the existing wiring – even if it’s 30 years old…
and this can cut costs of an intercom upgrade
by as much as 70%. Another example – today’s
CCTV cameras are available in infra-red versions
at low cost, and come with tremendous image
quality in total darkness. It’s great for catching
people who think they can’t be seen at night –
and, being able to operate this way means you
don’t need lighting, and this translates into lower
energy costs for stratas” says Chris.
2) Ensuring Residents Comply with By-Laws
Ask any strata resident or EC member what their
real issues are, and security itself will usually be
low priority. “Real concerns (after budgetary and
maintenance issues) are often things like illicit
dumping of rubbish, misuse of common areas
and facilities (gym, pool, rooftop terrace BBQ
areas, etc), abuse of car-parking spaces – in
other words, getting residents and guests to act
in accordance with the by-laws” says Chris.

The business case for security as an
investment: how modern security
systems can save a strata money...
and heartache
Chris Pearson, Quorum Security System’s Managing Director and a respected
expert in Strata security, believes that most decision-makers on Executive
Committees view security in a dim light.

“

They see it as low priority, and a grudge
purchase at best.” says Chris. “They think
security systems are just about keeping out
thieves or vandals. They know that strata
buildings have a fairly low break-in rate
compared to a suburban house, so their view
is pretty negative, overall”
Chris believes that today’s security systems,
properly designed and installed, can carry
out a range of important and useful functions
– beyond their traditional roles – in a strata
building. He also thinks that these systems can
offer a great return on investment, because they
can save money, and protect residents from risk.
“The business case can often be quite strong”
he says. “We’ve seen Owner’s Corporations
(O.C.’s) get back the entire cost of their systems
within a 2 or 3-year period, through reduced
insurance premiums and payouts, or from being
able to avoid costly litigation or fines”.
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Chris believes that most stratas struggle
with their by-laws. ”If the EC can’t enforce
compliance, you have a knock-on effect which
translates into poorer quality tenants, unhappy
owners and residents, and lower resale values
for units – particularly as good-quality residents
and tenants start to leave. And all of this is costly
for the owners” Chris says.
3) Helping to Improve Owner’s Unit Values
General ‘big-picture’ real estate values in a city or
state are well beyond the ability of an individual
owner or O.C. to influence. However, for
residents or investor/owners alike, it is absolutely
vital that the value of their strata unit keeps pace
or stays ahead of similar values within its area or
suburb – and that value is heavily influenced by
the decisions the strata makes about levies and
investments in maintenance, upkeep… and new
technology.

Chris believes that, beyond protecting assets
and people in a strata building, security systems
can be – and should be – set up to achieve four
major objectives:

The presence of security systems in a strata
helps maintain higher rental rates, as goodquality tenants value security, and feel safe and
comfortable. This, along with the perception that
a secure building is well-managed and more
likely to contain ‘solid citizens’ as neighbours,
translates into better values for unit sales in a
strata, if benchmarked against other stratas in
the local market.

1) Protecting the Strata Against Claims
and Court Cases
To achieve this objective, you require two things:
a proven audit trail of events, and an ability
show due diligence, or ’duty of care’. “This is
because, when a compensation claim starts
up, the insurance company tries to identify any
other party they can blame for the accident,
and therefore get them to pay, instead of the
insurance company. So, if the strata can’t
easily prove it has carried out its ‘duty of care’
and been duly diligent, then it can get sued,
essentially for contributory negligence. The trick
here is to use security technology to defend the
O.C. against such claims” Chris explained.

4) Managing Risk
It has been calculated that just one single
successful ‘slip & fall’ compensation claim
against an O.C. could wipe out (or at the very
least severely dent) the average strata’s sinking
funds, as well as potentially tie up the strata in
court for years. “A strata operates like a family,
in the sense that they generally take out some
insurance, but also self-insure, by doing things
like locking the doors, or putting the car in the
garage at night, etc. A strata needs to do more
than just take out insurance, as this action
alone isn’t enough. Security systems can be the
perfect ‘self-insurance’ tool for managing – and
thus minimizing – risk” Chris believes.

Some other examples of clever uses of new
technology include:
• Today’s access control systems can effectively
manage auto-locking of common areas such
as gymnasiums or rooftop terraces at night - no
more noisy parties after midnight! They can
even automatically make a duress call in the
event of an emergency in the pool area.
• The latest car-park access systems can ‘count’
how many cars a specific tenant has let into
the garage, and disallow any more than the
allocated number, until one of their vehicles
has exited – thus dramatically reducing
parking problems.
• Biometrics (Use of finger-scanners etc) and
new encrypted access cards are tackling
the growing and dangerous problem of overtenanting in CBD high-rise buildings. In the
past, over-tenanters (up to 12 students in a
2-bedroom unit) have been illegally copying
access cards, and these new initiatives have
made it a much tougher game for these people:
they just tend to move on to a ‘softer target’
building,
Chris believes that the real challenge isn’t getting
residents and EC members to understand
the technology. “The challenge is in moving
people from their pre-conceived ideas that any
investment in security is to be avoided where
possible, as it’s all dead money” says Chris.

“We always explain that modern
security systems often have a
very good return on investment”
Decision-makers need to take on board such
issues as the real cost of insurance premiums
or payouts, the real cost of having poor-quality
tenants or over-tenanting problems in the
complex – and how that can all translate into
lower values for their units”.

Strata Voice readers and Strata Managers
who are members of ISTM can obtain a
comprehensive security audit, consultation
and written report (from a licensed security
consultant) on any of their ‘problem’ stratas – at
no charge – simply by calling Chris, or his team
at Quorum on 02 93 94 3000.
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• 10 mobile service vehicles on Sydney roads
• Highly trained, uniformed, professional staff
• 24/7 emergency services also available
• All brands serviced
• Spare parts for popular brands stocked in vehicles

1300 302 293
*Book your service call before 10am for attendance on that day – or receive 25% off the bill (excluding parts).

Please visit Quorum’s website at quorum.com.au
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Density and design: creative partners in
the city of the future
Australia deserves the civilising qualities and the very real economic and social
benefits a sophisticated, urbane culture of design engenders.

Certain countries have a reputation synonymous
with design quality; think of Japan or the
countries of Scandinavia. We do not lack
the talent or the track record. We have a
long heritage of innovation and creativity; an
Australian architect is a past recipient of the
prestigious Pritzker Prize. And, of course, ours
is the country that produced the building on
Bennelong Point, which has become the design
emblem of this nation.
What we need now is greater recognition of
the value of good design and the powerful part
creativity plays in the drive towards sustainability.
We need leading companies to proclaim their
commitment to design excellence, greater public
appreciation, and governments to promote and
support it. There are some encouraging signs
of this. At the national level the Institute has
successfully lobbied for a government architect
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in every state, and is working towards the
appointment of our first commonwealth architect.
Some states already claim the design mantle.
Victoria’s State of Design Festival (http://www.
stateofdesign.com.au) is the largest design event
in Australia, and the Queensland Government
has established HEAT (http://www.architecture.
com.au/heat) along with an Asia-Pacific Design
Triennial to advocate the value of design in the
region. Also, architect Tim Horton has been
appointed South Australian Commissioner for
Integrated Design in a new whole-of-government
role focused on the importance of good
design (http://www.premcab.sa.gov.au/dpc/
department_idc.html). Closer to home, the City
of Sydney’s focus on design excellence resulted
in six awards and a commendation in last year’s
NSW Architecture Awards, and subsequently five
national awards.

A decade on, SEPP 65 — mandating the
involvement of an architect in the design of all
residential apartment buildings — makes us
the envy of every other state grappling with the
difficult process of city growth and renewal.
The NSW Government is still within its first 100
days of office, and the Australian Institute of
Architects’ NSW Chapter is advocating strongly
for the development of a design policy so this
state can benefit from renewed, creative focus.
Nowhere is the need for a strong design policy
as necessary as in the process of city making.
It is not possible to absorb the projected increase
in our urban population without adopting a very
different mindset towards the built environment.

Design quality and density
are joint partners in achieving
this change. We cannot keep
increasing our urban footprint.
We can neither afford to pay for the infrastructure
costs of new suburbs nor erode more and more
agricultural land to build the biggest houses in
the world. It’s simply not sustainable.

otherwise. We need renewal through urban infill
and consolidation. We need to apply design
thinking and creativity, and we need to achieve
greater density with a corresponding increase
in amenity and urbanity. At the planning and
development control level we need to find better
ways to judge density and amenity. Floor space
ratio, land use and building height controls are
an imperfect measure of design quality; we
must adopt more sophisticated processes for
assessment in which design is paramount.
Article by Matthew Pullinger – NSW President
Australian Institute of Architects.

If you are interested to
advertise in our next
issue please contact us

stratavoice.com.au

What we need to do is recycle our cities.
They represent too great an investment to act
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Furthermore, some of the biggest successes
come from not only designing and constructing
a green building, but educating the users,
occupants, owners and facility managers
about how it can function well. ‘Closing the
loop’ to ensure that the building can operate as
designed, with commissioning, management
and informed use, makes sure that the maximum
efficiencies – and maximum cost-savings – can
be achieved. This can be as simple as informing
building occupants about local transport options,
about the balance between natural ventilation
and systems, or about maximising light while
minimising heat coming into the building. A
facility or strata manager who understands how
the building will continue to need fine-tuning and
how elements can be replaced or recycled will
be able to achieve the best results.

Green Star: returns for office market
annualised 2 year returns to December 2010
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Green properties as investments
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Can everything old be new again?

NABERS Energy: returns for office
annualised 2 year returns to December 2010

6.0%

March 2011 – For many years the property industry in Australia has declared
that ‘green’ buildings, particularly offices, are better investments than nonrated buildings. Now, for the first time, a new Property Investment Index offers
evidence to support these claims.

When many people hear the phrase ‘green building’ they immediately think hightech features and high-spec finishes. They picture advanced low-e glass, blinds
that automatically adjust to shield the sun’s rays, blackwater recycling systems,
geothermal heating and smart meters that track energy usage.

5.4%

5.0%
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The new PCA/IPD Green Property Investment
Index suggests that office buildings with an
environmental rating outperform non-rated
buildings.
Information analyst firm IPD has developed
a green property index to track investment
performance of commercial office buildings
that have been awarded an environmental
performance rating from Green Star, NABERS
Energy and NABERS Water.
The PCA/IPD Green Property Investment Index
currently represents about $36 billion of office
buildings, reflecting 71 percent of the office
assets in the IPD database.
Indices will be updated and released on a
quarterly basis, segmented according to total
return, capital growth, income return, pricing and
other diagnostics.

Assets with a NABERS Energy rating (base
building, no green power) of 4 Star or above
delivered significantly higher returns than
buildings with a rating of 3.5 Star or below.

Cap rates are lower for rated
assets as opposed to non-rated
assets over the two years to
Dec 2010.

1.0%
0.0%
4 star

all stars

5 star

4.5 star

non rated return

6 star

4 star

3.5 star

3 star

non rated return

Dr Anthony De Francesco, managing director of
IPD in Australia and New Zealand, says,

“

It is clear that over the two years to December
2010 rated properties performed significantly
better than non-rated properties. The return
spread between rated and non-rated buildings is
around 400 basis points. In addition, rated office
buildings have a lower capitalisation rate than
non-rated buildings, in the order of 40
basis points.”

5 star

1.6%

all stars

non rated

Property assets with a NABERS Water rating
marginally outperformed the non-rated assets.
However, the 4-5 Star-rated assets out
performed more significantly.
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“
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As a whole, the pool of rated NABERS
Energy assets outperformed the unrated assets.
Interestingly, the 4-5 Star-rated properties
outperformed the non-rated assets while the
0.5-3.5 Sta-rated properties underperformed
the non-rated assets. Also, these NABERS-rated
properties delivered lower capitalisation rates
than the non-rated properties, although only
marginally.”
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The outperformance in returns is consistent
across various market segmentations.
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Chart Graphic
Outperformance is seen across each Star rating,
with the strongest returns observed in 4 Starrated assets.

annualised 2 year returns to December 2010
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Green Star: returns for office market
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Main Results
The inaugural Index shows that property assets
with a Green Star ‘office design’ or ‘office as
built’ rating outperformed non-rated assets over
the two years to December, 2010.

0.5-2.5 star

Source: IPO Rearch

Key Benefits of The Index

While green building does embrace and
encourage new technologies, new designs and
new approaches, many new green buildings are
emulating the old designs, the old approaches,
the old techniques and nature’s ‘technologies’ to
get better, greener outcomes.
Take a simple concept like solar orientation. We
have archaeological evidence that the ancient
Greeks were building their homes in grid patterns
to best access the heat and light of the sun in the
fifth century BC.

“

• Provides a tool to adequately measure the
investment performance of property assets
with a Green Star, NABERS Energy or NABERS
water rating.
• The index details income, capital and total
return, capitalisation and discount rates and
various space market diagnostics.
• Provides the property industry with a tool to
undertake benchmarking analysis between
environmental performance rated and nonrated buildings.
• Improves transparency in the market and
across the property industry.

In houses that look toward the south, the sun
penetrates the portico in winter, while in summer
the path of the sun is right over our heads and
above the roof so that there is shade”, the
philosopher Socrates observed, talking about
the Northern Hemisphere’s early green buildings.

By Facility Management – fmmagazine.com.au
More information – IPD www.ipd.com

The Ancient Romans developed the first solarheated bath-houses and access to the sun was
made a legal right under the Justinian Code of
Law adopted in the sixth century AD. The earliest
green roofs, such as the Hanging Gardens of
Babylon in what is now Iraq, date back to
biblical times.

Greek playwright Aeschylus took his admiration
of passive solar design a step further, noting that
only primitives

Nepalese homes, with their passive solar
orientation and shading, high-insulation roofing
and rock walls with high thermal mass, have
changed little for centuries. The Cappadoccians
in Turkey built thermally-efficient homes by
hollowing out soft volcanic rock, in much the way
the people of Coober Pedy do today. In America,
the Pueblo Indians built their dwellings with
south-facing adobe walls which absorbed the
sun’s heat during the day and then warmed the
home’s interior at night.
Indigenous Australians used simple, passive
design principles to ensure they gained shelter
from our nation’s blazing sun while still allowing
air flow, while early colonial buildings integrated
elements of passive design. The magnetic
termite mounds of the Northern Territory are
miniature ‘termite cities’ aligned north to south
to minimise exposure to the heat of the sun, with
structures that keep temperatures stable within

the mound, allow air flow, and help shed excess
rainwater without being washed away. Recall the
old Queenslanders perched on stilts to improve
air flow, inner-Sydney terrace houses pushed
up against each other to provide good thermal
mass, and the shade and shelter gained from the
ubiquitous verandah.
As these examples demonstrate, until fairly
recently human beings were adept at living in
harmony with our climate and our environment.
Where did it all go wrong? The post-war boom
required as many homes to be built as quickly
as possible. Later, a focus on minimising costs
resulted in suburb-upon-suburb of sealed brick
boxes – each designed in a way that ensured
they would trap the heat in summer and block
out the sun in winter, requiring mechanical
air conditioning to assure thermal comfort.
In fact, the invention and commercialisation
of air-conditioning led us to lose touch with
the concept of building our shelter around
the seasons. When the same building design
could be applied everywhere from the Top End
to Tasmania, little thought was given to the
local climate and ecosystem, not to mention
the aesthetics of the suburban landscape. Air
conditioning remains a valuable part of indoor
environment quality, but should be used to
complement good passive design, rather than
the starting point of architecture.

So, the shift to sustainable
building is not really a
progression – more a return to
simple, common sense methods
of good, green passive design.
Take Australia’s first Green Star-rated residential
development, The Summer in Perth, as an
example. The Summer has integrated simple
design features that use the ocean breeze and
regulate the heat generated by the sun. The
result is a development that has eliminated the
need for mechanical air-conditioning, and is
estimated to reduce greenhouse gas emissions
by 88 per cent.
Through passive design strategies, over 90
per cent of units have open floor plans and
provide dual aspects to allow for natural crossventilation, recirculating air throughout the
units and common spaces. The building also
incorporates moveable screens on balconies to
provide solar shading in the warmer months.
The design principles applied at The Summer
evoke the Queenslanders of yesteryear –
demonstrating that everything old can be
new again.

Robin Mellon
Executive Director – Advocacy and International
Green Building Council of Australia

“

lacked knowledge of houses turned to face
the winter sun, dwelling beneath the ground like
swarming ants in sunless caves.”

Sustainable design is not just a feature of the
classics, however. Many cultures followed simple
principles of sustainable design that remain as
relevant today as they were thousands of
years ago.

Source: IPO Rearch

NABERS Energy: returns for office
annualised 2 year returns to December 2010
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allowing people to select only those that are
needed by their development.
This approach makes it easy if circumstances
change and different insurance cover is required.
It is easy then to integrate additional policies into
the original plan or remove others.
The WFI local area network, built up through a
long history of providing farm, home, business
and personal insurance products since 1919,
means WFI has over 160 area managers in more
than 80 locations across Australia offering faceto-face service to clients.
This local area network is very helpful for strata
clients who are faced with a lot of complexity
to ensure the best protection for their overall
building.
WFI’s network of over 160 area managers across Australia means client receive a high level of personal service

Choice is vital in strata insurance
Strata buildings and developments can vary enormously making it difficult to
apply a ‘one size fits all’ when selecting insurance.

An insurer with a wide range of policies allows
you to choose what best suits the requirements
of your individual strata complex.
WFI – a part of the Wesfarmers group and with
more than 90 years of providing insurance around
Australia - took a close look at the needs of strata
owners before introducing its insurance plans for
commercial and residential strata complexes.

More flexibility and choice for owners as well as a
personal service with the opportunity to develop
strong relationships with experienced insurance
professionals through a network of over 160 area
managers are key features of the WFI offering.
WFI strata insurance plans offer considerable
flexibility for owners or their representatives as
each insurance plan consists of individual policies

Owners Corporations and strata and building managers of apartment buildings
may have noticed the steep rises in electricity pricing of late, and prices are set
to continue to rise.
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WFI is a trading name of Wesfarmers General
Insurance Limited ABN 24 000 036 279 AFSL
241461, the issuer of our policies. Any advice we
provide is of a general nature only and does not
take into consideration your objectives, financial
situation and needs. Before acting on any advice
you should consider its appropriateness.
Contact WFI for a PDS to help decide if our
policies are right for you.

In the event of a claim, clients
deal directly with WFI from
enquiry to resolution of the
claim.

If you are interested to
advertise in our next
issue please contact us

For more information or an obligation-free quote
for your strata insurance call 1300 934 934 or visit
wfi.com.au today.

stratavoice.com.au

Why should you choose WFI?

Willoughby city council assists in future
proofing apartment buildings
The NSW Independent Pricing and Regulatory
Tribunal (IPART) has approved price hikes that
will result in a total increase of between 20 per

They can build up a relationship with an area
manager who is on hand to provide information
and visit onsite to offer cost effective but
appropriate products.

• We have a long and proud history of providing
insurance cover for homes, businesses and
personal property.
• We have been serving the Australian
community since 1919.
• We have over 160 local area managers across
Australia offering personal face-to-face service.
• We offer a high standard of claims and service.
• You deal directly with WFI – from enquiry
to claim.
• We are just one phone call away.
• We are a member of the Wesfarmers group.

cent and 42 per cent on residential electricity
prices depending on the electricity supplier and
the contract.

You can rely on WFI. We are ‘good people to
know’ for strata insurance because:

These increases will affect the operating costs
of apartment buildings, particularly those with
intensive common area energy usage such as
high rise apartment buildings, or those with
resort style shared facilities. Now is the time to
consider how these price hikes will affect the
operating budgets of apartment complexes.

improve the sustainability performance of the
City of Willoughby. We are working with our local
Owners Corporations to identify the actions
they can take to prepare for rising electricity
and water bills and reduce the carbon footprint
of their apartment buildings,” said Willoughby
Mayor, Pat Reilly.

In response to this emerging challenge,
Willoughby City Council has launched the
Climate Clever Apartments program to assist
local Owners Corporations to improve the
sustainability performance of their apartment
building. The program aims to help Owners
Corporations to save money and the
environment. This innovative program has
already provided 25 Owners Corporations
of residential strata plans with common area
energy and water assessments. Some of the key
findings from these assessments include:

Willoughby City Council has awarded financial
grants to three motivated Owners Corporations
to help them prepare showcase buildings. The
grants will fund the replacement of T8 fluorescent
tube lights in common areas with energy efficient
LED lights and the installation of solar power
systems on apartment building rooftops,” said
the Mayor.

• A potential collective annual saving of 930,000
kilowatt hours of electricity or a total of
$230,000 within the common areas; and
• A collective carbon footprint reduction of 1,000
tonnes of greenhouse gas emissions.
Council is now working with these Owners
Corporations to provide advice and practical
assistance to implement cost effective measures,
including the provision of financial assistance to
help buildings install energy efficient features and
showcase the results.

“

The projects are due for completion in early 2011.
Council is thrilled to be working with the involved
Owners Corporations and is working closely with
the Owners Corporation Network and Green
Strata Network to showcase the results to other
interested Owners Corporations.
For more information about the ClimateClever
Apartments program, phone Willoughby City
Council on 9777 1000 or visit willoughby.nsw.
gov.au/climateclever

News in Brief

“

As part of the ClimateClever campaign,
Council is working with our community to

Where processes meet personalities: the
management of strata schemes
The homes, and assets, of millions of people around Australia are managed by
committees of volunteers, who give up their time and energy to manage strata
schemes. Sometimes the owners corporation hires a strata managing agent to
assist them, and sometimes they do the job alone.

A recent survey of executive committee
members of strata schemes provides the first
look at the experiences of these volunteers, and
the challenges they face in effectively managing
their strata schemes. The survey, carried out
by the City Futures Research Centre at the
University of NSW, heard from 413 executive
committee members from across NSW.
While this is not a sufficiently large sample to
be considered to be representative of all NSW
executive committee members, it is the first
survey of its type in NSW and provides an
indication of issues facing executive committee
members in running strata schemes of different
types, sizes and locations.

The survey revealed some
interesting things about the
challenges people can face
in trying to effectively govern
a strata scheme and draws
attention to the importance
of both personalities and
processes.
Interpersonal relationships play a major role in
the operation of a strata scheme. The survey
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highlighted that effective communication and
exchange of information between executive
committee members, other owners and strata
managers is essential for the smooth running
of a scheme. Strata schemes where individuals
behave inappropriately (e.g. bullying, pushing
personal agendas, etc.), or where people
just don’t get along can be challenging for
everyone and less effective generally. Strata
schemes where residents are in dispute can be
problematic, as can those where owners are
uninvolved and apathetic.
While recognizing that these personality clashes
and personal agendas influence the smooth
running of strata schemes, we also need to
ask whether the processes in place for the
governance and management of schemes
are robust enough to deal with all of these
interpersonal issues.
Initial findings from our survey indicate that in
many cases, the answer to this question is ‘no’.
In particular:
• It is easier to run a strata scheme when you’re
not chasing the builder or developer to fix
defects resulting from faulty construction.
Yet building defects appear to be a major

problem in strata schemes. Of the 413 survey
respondents, 51% reported current or past
building defects in their schemes.
• It is easier to run a strata scheme when you
can access all of the relevant information you
need to do so. Yet, while the information
available via Fair Trading and managing agents
was valued by survey respondents, some
reported that the legislation is complicated
and it is difficult to get accurate and detailed
information about the appropriate processes to
follow. More than 1 in 3 (37%) respondents said
they had had difficulty accessing the
information they needed to help run their
scheme. This is not because of any lack
of interest in learning, with 74% of survey
respondents supporting formal training of
executive committee members.
• There are a lot of rules in place, about building
standards, management procedures and
budgeting requirements, but strata is a largely
self-regulating system and some respondents
raised concerns around accountability. The
onus for checking that things are done
properly, and for enforcing matters where
they are not, often falls squarely on the
heads of executive committee members. But
the processes in place to enable those ‘in the
wrong’ to be held to account can be onerous,
frustrating and costly for those ‘in the right’. For
those respondents whose executive
committees had attended mediation, but had
found that it had not successfully resolved
their dispute (1 in 6 respondents), further steps
had to be taken (adjudication, tribunal hearings,
legal cases) or the matter was dropped.
Further, the executive committees of almost
one third of respondents (31%) had employed
legal advice at some time in relation to
a dispute.

It is perhaps little wonder that a third (37%) of
the survey respondents said that attracting
people to sit on their executive committee
had been difficult.
We need to stop passing off problems in the
management of strata schemes on personalities
(since those things will always exist), and start
trying to improve our processes to achieve better
outcomes more consistently and more often.
For more information about this research
project, please visit: http://www.fbe.unsw.
edu.au/cf/research/cityfuturesprojects/
governingthecompactcity/

Dr Hazel Easthope
City Futures Research Centre, University of NSW

Streamlined Property Services in
the commercial, resort, industrial,
government and aged-care sectors.

Project Works
Maintenance
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Consulting
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about geography. It’s a question about origin,
status, culture, ethnicity, context. It’s a question
about the kind of place that defines you.
And, surprisingly often, it’s a question we find
hard to answer.
It goes without saying that we need shelter
to protect us from the elements, to have an
uninterrupted night’s sleep and, in the case
of most Westerners, to keep our stuff secure.
Shelter is so fundamental to our comfort and,
indeed, our survival – almost but not quite on a
par with our need for food and drink – that we
can hardly categorise it as a desire.
But the desire for ‘my place’ is a different
thing altogether. The houses we live in are not
necessarily the places where we feel most
at home. Many of us have special spaces
and places that answer a deeper and more
powerful emotional need in us than the need
for somewhere to live. ‘My place’ is the physical
symbol of my emotional comfort zone.

The desire for ‘my place’
Home is the place where, when you have to go there, they have to take you in.
–Robert Frost, The Death of the Hired Man.

Where do you come from? Where do you live?
Where do you feel most at home? How many
places do you think of as ‘home’? Your
country of

seems kaleidoscopic in the complexity of its
shifting patterns. (Even the homeless like to claim
their favourite spot as their own territory, and to
be left in peace there).

birth? Your adopted country? The house you
grew up in? The house where you now live?

Most migrants experience an initial sense
of insecurity and uncertainty – sometimes
bordering on panic – when they arrive in a new
country, and some never quite recover from
the upheaval, never being sure where home is;
where they belong; which place is truly theirs.

Is there a place – a space – you think of as your
very own? Is it a private nook inside the house
you live in, somewhere at your workplace, in your
car, or somewhere else?
Could you ever feel a sense of being in your own
place in an airport, a shopping mall, a hospital
or a prison? Could you live out of a suitcase
and never feel the need to put your roots down?
Home is where the heart is. Home is where I
hang my hat. Could you settle for that, and only
that? Do you ever envy the nomad, the itinerant
worker or the swagman?

At the end of the Second World War, the world
was awash with people known as ‘displaced
persons’ or DPs. The term was peculiarly
evocative: persons without a place to call their
own; dispossessed; persons whose very sense
of identity was threatened by a fractured, tilting
sense of place.

Is the idea of ‘my place’ so attached to your
childhood home that you’ve never been able
to recapture it? Did you feel as if you’d lost
something irreplaceable when your parents sold
the family home? Did the idea of home change
when you had children of your own?

That’s how significant the sense of ‘my place’ is
to most of us: it helps not only to locate us, but
also to frame us, to define us, to contribute to our
sense of who we are. I belong here; this is my
place; I feel at home in this space. And if I can’t
be there for a while (perhaps for years), the sense
of a place that will still be mine when I return
burns like a beacon in the back of my mind.

Home may be a multilayered concept but, for
most of us, the deepest layer is located in our
desire for a place that is unambigu- ously ours;
a place that seems in harmony with us; that
welcomes and comforts us; that says things
about us we’re pleased to have said. The
absence of such a place can be a source of
anxiety, restlessness and unresolved tension.

Yes, people are also crucial to our sense of
identity and emotional security: for some people,
family is the central, defining feature of home: I
feel at home wherever my family is. But the sense
of place also has a powerful role to play: we need
to know where we belong; we need to feel that
some physical place stands as a symbol of our
uniqueness and acceptance.

‘My place’ is partly an anchor, partly a refuge,
partly a stable reference point in a world that

Where do you come from? is a question that
carries more freight than mere idle curiosity
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The place I feel most at home is sitting on a rock
not far from here. I don’t own it or anything – it’s
out in the bush, but it’s become my favourite
place. That’s where I do all my thinking. No one
else knows about it – not even my husband. Just
going there settles me down.
Home is special, of course. But I never feel quite
as comfort- able at home as I do in the office.
That’s my domain. I love getting there early,
before anyone else arrives. I even shave there.
Although open-plan and ‘hotdesk’ (sit-anywhere)
offices cut costs and are still fashionable with
architects and interior designers, it’s hard to see
how they encourage the sense of connection
people like to feel with their workplace. ‘You can
put your family photos on your laptop screen,’
say the designers. But that hardly compensates
for frustrating our desire for a place to call
our own.
Home? I feel more at home in the local coffee
shop than anywhere else. I always sit in exactly
the same spot. They know me there, they know
my order – it’s the one place I can relax and
unwind and do a bit of thinking, without being
interrupted. I guess it’s my bolthole. Sometimes
I’m a bit reluctant to go home.

When I was a kid, I used to climb
a favourite tree and sit up there
for hours. It was my secret
hide-out. I can remember what
that felt like – totally secure,
totally safe. That was my space.
Nothing quite matches it now.
Maybe my shed does.
‘The shed’ has long been a way for men to
satisfy the desire for ‘my place’, whether it
happens to be a literal shed in the back garden
or a symbolic place – a den, a study, a media
room, a ‘man cave’ – that serves the same
social and emotional purpose. For some, this is
a place of solitude and retreat. For some, it’s a
place of creativity, activity and work – making
things, repairing things, painting things, even
writing things. It’s hard to escape the feeling
that, for many men, the shed is a symbol of

something quite primitive: a sign of masculinity;
a vestige of men’s clearly defined role in the
hunter–gatherer culture; a strictly men-only kind
of place, reserved for uninhibited men’s talk and
the accoutrements of ‘men’s work’.
It’s sometimes a place of male bonding, as well.
Sons love to join their fathers in the shed (or the
garage, or the workroom) and some men like to
congregate in each other’s sheds, complete with
a bar fridge, easy chairs and perhaps a TV set.
In many suburban garages, corners are specially
set up for this purpose.
My wife and I are looking to move from here, up
the coast. Last weekend, I went scouting and
found the perfect shed. It’s huge. My wife said,
‘What about the house?’ and I said, ‘Bugger the
house, I want that shed.’
In rural and regional Australia, a communitybased ‘men’s shed’ movement has been
gathering momentum, ever since the first such
shed was established in South Australia by a
group of Vietnam veterans who were having
trouble resettling into their community. More than
two hundred communal men’s sheds are now in
operation around Australia and the movement is
spreading to other countries. The members of
these shed-based groups are typically retired or
unemployed men.
These are men who would not normally dream
of joining something called a ‘men’s group’, but
the shed creates an informal, accessible space
where they feel comfortable and secure. Open
and frank discussion becomes possible, while
doing some useful projects as well – making or
repairing toys for underprivileged kids, building
or restoring furniture – whatever needs might
emerge in the local area. The movement is
credited with making a significant contribution to
the mental health of the men involved: it provides
comradeship and that all-important sense of
place.

‘My place’ can be small and
temporary, or even mobile.
At a conference centre in the countryside outside
Bathurst, a regional city in the central west of
New South Wales, I used to conduct four-day
courses in the psychology of communication for
business executives, public servants, teachers
and others. The first part of the course was a
two-day immersion in communication theory.
Then there was a break, usually of two months,
before the participants came back to present
their own case studies at a second two-day
session. I wasn’t surprised when, in the first
two-day program, people returning for Day 2
sat in the same seats they’d occupied on Day
1, but I confess I was surprised when, time after
time, people returning after the two-month break
would occupy the same seats on Day 3 that
they’d sat in on Days 1 and 2.
A trivial example? I don’t think so. Our emotional
comfort (especially in a semi-stressful situation
like an intensive, small- group tutorial) is aided
by the claiming of a space – even a chair – as
our own. In staff lunch-rooms, meeting rooms,
office carparks, long-distance commuter
trains, playgrounds and libraries all around the
world, people like to stake their claim to their
own space, and are offended by any threat to
their occupation of it. There are some people
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who have sat in the same pew in church for so
long that they’d not only be miffed but actually
destabilised if someone else took ‘their’ spot
and they were forced to sit elsewhere, to see
the service from a different perspective, to find
a new place. (Historically, some churches even
had family pews labelled with a brass plate and
a lockable door: how’s that for a sense of ‘my
place’? Keep out
When we are living in a strange place, the need
to carve out a space of our own becomes even
more compelling. An Australian friend of mine
lived in Venice for a year, sharing a house with
a group of students. In a city that, however
magical, was strange to her, in a house that
was not her home in any but the most transient
sense, she noticed she was devoting an
extraordinary amount of attention to the state
of her small desk – obsessively straightening
her books, sharpening her pencils, keeping up
a supply of stationery – and unerringly heading
for that comfortable, familiar spot every time she
returned to the house.
She wondered if this was a way of exercising
control over one tiny part of a wildly
uncontrollable environment, and that might well
have been part of the explanation. But I suspect
another factor was that, in such a strange and
unfamiliar setting, she needed a place of her very

own; a symbol of stability and refuge; a place
made secure by her emotional attachment to it.
The Western world is characterised by speed,
restlessness and motion (look at any major
airport at almost any hour of the day or night),
so it’s hardly surprising that for many people in
modern urban settings, ‘my place’ is neither a
building nor a piece of the Earth’s surface, but
that ubiquitous mobile enclosure we call the car.
My very own space? I’ll tell you where that is –
behind the wheel of my car. It’s the only place I
ever have to myself and it’s the only place where
I seem to get any real peace.
I’ve lost count of the number of times I’ve heard
people say their car is the most comfortable
place they ever inhabit; the place where they
feel totally in control (helped immeasurably by
the symbolism of a steering wheel in their hands
and an accelerator pedal under their foot); the
place that feels more like a personal space than
anywhere else they spend their time.
Furniture retailers are irritated by customers
who ask, ‘Why can’t I find a chair that’s as
comfortable as the driver’s seat in my car?’ The
answer is that regardless of the ergonomics, no
chair that sits on a showroom floor is invested
with the same emotional power as a driver’s seat.

Greening NSW buildings to save power
New legislation to stimulate energy efficiency upgrades in the commercial
building sector has the potential to unlock more than $2 billion in investment
in the Sydney market and significantly reduce power bills and greenhouse
gas emissions.

Minister for Climate Change and the
Environment Frank Sartor, said the Local
Government Amendment (Environmental
Upgrade Agreements) Act 2010 will improve
access to finance for upgrades to improve the
environmental performance of existing buildings.

“

The commercial property sector consumes
approximately a fifth of Australia’s electricity and
accounts for around 13 per cent of greenhouse
gas emissions - rising by 3 per cent a year,” Mr
Sartor said.

“

In high density areas, such as the Sydney
CBD, office, hotel and retail buildings can
account for as much as 77 per cent of the city’s
greenhouse gas emissions

“

resulting savings in electricity pay for the cost of
the upgrades.

“

Tenants will benefit over time from reduced
electricity bills from energy efficiency upgrades
that otherwise would have been unlikely to
happen.”

Mr Sartor said the finance
sector has estimated that
at least $2 billion worth of
energy efficiency upgrades in
the Sydney market could be
unlocked as a result of this
legislation.

Rising demand for electricity from this sector
requires increased investment in the electricity
network.

The bill is also timed to coincide with new
Commonwealth tax deductions, promised to
commence from 1 July next year.

“

The Bill amends the Local Government Act 1993
to overcome two key barriers to retrofitting large
commercial buildings and large strata
unit blocks:

Wherever we can use less power, this
reduces pressure on the network, putting
downward pressure on everyone’s bills.

“

This Act establishes a mechanism for
voluntary environmental upgrade agreements
to be struck between building owners, finance
institutions and councils.

“

It will encourage landlords to invest in
energy savings upgrades because over time the
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• Access to low-cost loan funds – at present,
loans are made to companies that own
buildings. This Bill enables the environmental
upgrade loan to be directly attached to the
property, to be repaid via an agreed extra
council rate. This means loans can be secured

Some people become so attached to their
cars that they give them names. Some find the
experience of selling a car and buying a new
one an emotional wrench, a bit like parting
with an old friend. The space inside their car
has acquired, over time, a killer combination of
characteristics: familiarity, privacy and security. It
has become their precious personal space, often
augmented by the radio, that most intimate mass
medium of all.
Cars are for escaping into, for meditation, for
thinking, for praying, for singing, for courting, for
sex, for conversation, for eating and drinking,
for sleep, for letting off steam (even when
stationary) and for generating unrivalled – and
positively dangerous – feelings of power. Oh, and
for driving, too: cars are our most flexible and
efficient means of transport, though at enormous
cost to life and limb – to say nothing of the cost
to the quality of the air we breathe and the health
of the planet.
Our cars are like soft-upholstered mobile
cocoons. Locked and belted in, protected from
the elements, lulled by the sound system, we
feel far safer than we actually are; more private
than we appear to passers-by; freer and more
independent than at most other times of our
lives, the rules of the road notwithstanding. Cars,
rather like telephones, generate a feeling of

more readily and at a lower interest rate.
• Split incentives – at present a landlord cannot
pass through the cost of energy savings
measures that directly benefit tenants via lower
energy bills. As the loan repayment will be via
a council rate charge, the portion of the project
cost that will benefit the tenant can be passed
through. The Bill includes a provision to ensure
that no tenant would pay more as a result of the
agreement, unless specifically agreed.
Key Points:
• Similar mechanisms to those in the Act were
pioneered in California in 2009, and
introduced by the Victorian Government in
September 2010.
• The Environmental Upgrade Agreements will
initially be of most interest in major urban
council areas such as Parramatta, North
Sydney and City of Sydney where three
quarters of NSW office buildings are located.
Other councils may opt in later.

intimacy that encourages the kind of frankness
we often find difficult in face- to-face encounters:
when we’re sitting side by side gazing out the
windscreen, especially at night, we seem able to
say what we really think more easily than in many
other circumstances. Here again, the place –
even though it’s a mobile place – is working
its magic.

If I want to find out what’s on
my daughter’s mind, I drive her
to netball training. All sorts of
things come out when we’re
driving together, not looking at
each other.
The car is where my husband and I do most of
our serious talking.

Excerpt from ‘What Makes Us Tick?’ by Hugh
Mackay, Published by Hachette Australia ISBN
9780733625077 RRP $35.00

• The agreements are voluntary and will enable
building owners to implement works that wil
deliver the best environmental outcomes and
value for their building on a case by case basis.
• Because they are secure, loans for upgrades
will become available at lower interest rates and
for longer terms. This will greatly increase the
range of projects that can be undertaken.
• Stimulating activities to improve energy, water
or environmental efficiency or sustainability
of the building will improve the quality,
attractiveness and value of NSW building
stock and stimulate local economic activity and
jobs with tradespeople required to design and
implement the works.
Frank Sartor MP Minister for Climate Change and
the Environment Minister Assisting the Minister
for Health (Cancer)
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as an increase in its median unit price. However
it was sales of new waterfront units in Cleveland
which helped push its median price up 7.7 per
cent to $350,000 over the quarter.

such as penthouses are able to go off to QCAT
and get their body corporate fees and levies
reduced massively.

“

These reductions are at the expense of those
in cheaper units whose own body corporate fees
and levies then go up to compensate.

In Brisbane and surrounds broadly, a drop in the
number of unit and townhouse sales occurred
predominantly within the $350,000 to $500,000
price bracket which is the price range usually
targeted by first-timers and investors.

“

This led to many instances where pensioners
and people on modest incomes who had bought
home units with certain body corporate fees
being faced with massively jacked up fees merely
because penthouse owners could exploit a legal
loop hole.

The inner city continues to be the most sought
after for units in Brisbane with Brisbane City
recording 76 preliminary sales, New Farm
recording 48 preliminary sales, and Fortitude
Valley recording 33 over the period.
Over the December quarter on the Gold Coast
it was the bottom and top end of the market
that performed the best with preliminary sales
increasing in the sub $250,000 price bracket
and the $1 million-plus price bracket compared
to the September quarter. Surfers Paradise and
Broadbeach were the star performers with each
recording 20 more preliminary sales than the
previous quarter.

Queensland’s unit market
The Queensland unit and townhouse market held its ground over the December
quarter last year, even as the number of investors and first home buyers
remained relatively subdued.

Completing a trend throughout 2010, the last
three months of the year were characterised by
lower overall buyer demand, particularly from
the type of buyers who typically target the
unit market.
Similar to the house market over the December
quarter, Real Estate Institute of Queensland
(REIQ) figures show unit sales across the State
easing over the quarter however some regions
fared better than others.

“

The unit and townhouse market at the end of
last year was impacted by less overall demand
from investors as well as the lower number of
first home buyers in the market compared to the
same period in 2009,” REIQ chairman Pamela
Bennett said.

“

Although we experienced a number of natural
disasters in Queensland in the beginning of
2011, it is hoped that the steady interest rate
environment and the stable property pricing

New licensing rules for security firms
The Queensland unit and townhouse market held its ground over the December
quarter last year, even as the number of investors and first home buyers
remained relatively subdued.

Executive Director of Queensland’s Fair Trading
Operations Brian Bauer said the new mandatory
licensing arrangements were intended to
strengthen the industry and improve standards
by giving industry associations a role in ensuring
security firms were operating within the law.

“

The changes to the legislation to support
mandatory industry association membership are
a result of extensive consultation with the private
security service industry and stakeholders
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following a review in 2006 of the Security
Providers Act 1993,’’ Mr Bauer said.

“

Membership of an approved industry
association was one of a number of measures
highlighted in the review as a means of improving
integrity and standards in the private security
industry.

“

Mandatory membership of an approved
industry association is now a requirement for all

that now appear to be in play will result in a
strengthening unit and townhouse market by
year’s end.”
An increase in the number of unit sales above
$350,000 in Gladstone, including some located
on the waterfront, was behind the 40.2 per cent
median unit and townhouse price change over
the quarter. The new waterfront development
also recorded unit sales above $700,000 over
the quarter.
According to the REIQ, the unit market in
Gladstone is relatively small and therefore is
more likely to be impacted by any varying quality
of stock sold over a particular period.

On the Sunshine Coast,
Sunshine Beach and Caloundra
recorded increases in
preliminary sales numbers,
while the region as a whole saw
unit sales numbers hold steady.
New stock in Rockhampton saw its quarterly
median unit and townhouse price increase 5.3
per cent to $287,000, while its number of sales
held steady.
In Townsville, the increase in activity was largely
recorded in Kirwan, Townsville City and South
Townsville, which all also included the sale of
new unit stock.

The Real Estate Institute of Queensland

The top performing region in South East
Queensland was Redland City which recorded
an increase in preliminary sales numbers as well

security firms if they want to continue to offer
security provider services in Queensland,” he
said.

“

The Office of Fair Trading has been tasked
with approving appropriate industry associations
which must have a code of conduct in place and
are required to undertake compliance audits
of their member firms at least once every three
years.

“

They are also required to offer members
genuine and accessible services that are
relevant to security firms, such as professional
development training and information, and
advice about legal obligations,” he said.

“

Greater protection from body
corporate fee increases
Unit owners will have greater protection from increased body corporate fees as a
result of legislation passed in Parliament today – Wednesday, April 06, 2011.

Deputy Premier and Minister responsible for Fair
Trading Paul Lucas said the Body Corporate and
Community Management and Other Legislation
Amendment Bill will ensure a better and fairer
system for working out shared costs within
apartment complexes.

“

When it comes to body corporate fees, the
goalposts will no longer be able to be shifted
midway through the game,” Mr Lucas said.

“

Under loopholes in the current body
corporate legislation, owners of high value units

New Schemes

“

For new schemes the law will allow the lots
to be allocated on principles such as market
value of each (which will help promote affordable
housing) or even equality of units because in
those cases a rigorous disclosure regime will
mean that buyers know what they’re getting into
upfront,” Mr Lucas said.

“

Unfortunately under the old scheme the goal
posts were shifted by those exploiting legal loop
holes which usually disadvantaged pensioners
and those on low incomes.”

In some extreme cases some unit owners
were forced to pay thousands of dollars in extra
body corporate fees, including a disabled Cairns
man who saw his body corporate fees rise 50%
in one year to $7500 after someone in his unit
complex went to QCAT.

Two Lot Schemes

“

The existing body corporate rules are simply
too complex and expensive for these residents.

These new laws will mean that an original unit
owner who has been negatively affected by this
change will be able to have the scheme revert to
the old basis of contributions based on factors
such as the market value of respective units.

“

I’m very disappointed the opposition opposed
this Bill because council rates and many state
taxes have always been on the basis of payment
in accordance with capacity to pay.

“

If the opposition genuinely believe this then
they must believe that people living in Clayfield
should pay the same rates as those in Inala,
regardless of land value or size, and never have
pensioner discounts.

“

“

Tens of thousands of Queenslanders are
currently living in units across the State which
are covered by one of around 12,000 community
titles schemes,” he said.

“
“

The new two lot scheme will provide that
much of the body corporate workings can be
done by paper rather than meetings and other
time consuming ways.”
For more information on consumer rights, visit
http://www.fairtrading.qld.gov.au/ or call 13
QGOV

Deputy Premier and Attorney-General, Minister
for Local Government and Special Minister of
State – The Honourable Paul Lucas

That’s simply not the Australian way,” he said.
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Unit and apartment price growth over
one year and five years
In the units and apartments dwelling classification, suburbs in the inner city
show the highest price increases between 2009 and 2010.

association before their licence is granted.
Existing security firms will be required to become
members of an approved association within 60
days.

“

Any firm that does not comply with the new
legislation by failing to maintain their membership
with an approved association will risk having their
licence cancelled.”
For a list of approved associations or for more
information on security providers, call 13 QGOV
(13 74 68) or www.fairtrading.qld.gov.au

Queensland Government Office of Fair Trading

“

From today, all new applicants for a security
firm licence will need to demonstrate they
have a current membership with an approved
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Across the metropolitan area the increase was
16.6 per cent from $400,000 to $465,000.
In Caulfield South the median price increased by
a substantial 53.6 per cent to $722,000 as the
market begins to reflect the one for detached
houses in the area.
It was followed by Niddrie, where an equally
strong increase of 46.1 per cent was recorded,
from $431,500 to $630,500.
Suburbs on the west of the CBD, Williamstown
and Flemington, were next. In bayside
Williamstown there was a 41.5 per cent increase
to $580,000 and in Flemington an increase of
41 per cent to $416,750 was recorded. Given its
proximity to the CBD and dwelling prices below
the median, this represents an affordable option
for those who wish to live in that area.
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These suburbs were followed by St Kilda West,
Camberwell, Fitzroy North, Mentone, Carlton
and Caulfield North.
Over the medium term – five years – some
of these suburbs also recorded the largest
increases in their median price. It is interesting
to note that the increase recorded for units and
apartments over that time – 55 per cent – is the
same as that recorded for detached houses, a
sign of the maturity of that market.
The top three suburbs for increases in their
median price since 2005 were Flemington,
Williamstown and Camberwell.

STRATA MANAGERS | BODY CORPORATES
UNIT OWNERS | PROPERT Y MANAGERS

visit our website for more information

S T R A T A V O I C E . C O M . A U

Article by Enzo Raimondo – CEO REIV

Real Estate Institute of Victoria
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Specialists in repairing
shower and balcony leaks

The Eastern Affordable Housing Alliance
– An overview
Mission Statement: The Eastern Affordable Housing Alliance responds to current
and future housing needs by advocating for improved housing affordability in
Melbourne’s eastern metropolitan region.

Background
The Eastern Affordable Housing Alliance was
a recommendation of Knox City Council’s
Affordable Housing Reference Group.
Aim
To increase the supply of affordable housing in
the eastern metropolitan region of Melbourne.
Objectives
• To represent the affordable housing needs and
priorities of the eastern metropolitan region;

• To advocate for improvements in housing
affordability that have region-wide benefits;
• To advocate to State and Federal governments
and other appropriate parties for increases in
affordable housing supply, finance and housing
subsidies;
• To work cooperatively with Councils,
governments, statutory planning authorities,
registered housing associations and other
stakeholders as needed; and
• To encourage and maintain a democratic
and consultative decision-making process
in determining affordable housing needs

Eastern suburbs councils call for 10%
mandatory affordable and social housing
target for all new developments
Seven councils representing more than one million residents across Melbourne’s
eastern suburbs have today (Tuesday 9th November, 2010 ) called on all political
parties to support the introduction of a 5 per cent mandatory affordable housing
target for all new major residential developments, as well as a 5% target for
social housing in the community.

Speaking at the launch of the Eastern Affordable
Housing Alliance’s (EAHA) position statement,
Alliance Deputy Chair and Monash Councillor
Jieh-Yung Lo said 1 in 3 people in in the Knox
LGA alone are paying more than 30% of their
household income on rent – the recognised
affordability benchmark.

“

By the end of 2009, just 3 per cent of all
rental accommodation in Melbourne’s eastern
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metropolitan region was affordable compared to
9 per cent for the Melbourne metropolitan area
as a whole,” said Cr Lo.

“

Rental affordability is also exacerbated by
the shortage of social housing; with almost
5,000 people on a waiting list even though there
are only 7200 dwellings to service the public
housing needs of the entire region. Demand for
affordable rental housing in Melbourne’s east has

and Alliance activities, including community
participation and in conjunction with State and
Federal governments.

Proposed Priorities
Five proposed priorities for advocacy have been
developed by the Alliance:

Membership
The Alliance’s membership comprises all seven
Councils of Melbourne’s eastern metropolitan
region:

• Inclusionary zoning;
• Increasing the supply of social housing;
• Rental affordability;
• Diversity of housing options; and

• Boroondara;
• Knox;
• Manningham;
• Maroondah;
• Monash;
• Whitehorse; and
• Yarra Ranges (Shire).

• Integration of social housing (ensuring that new
dwellings are appropriately dispersed
throughout suburbs).
Resources
A 0.4 EFT project officer position supports the
work of the Alliance.

Zero Leak services include tiling, plumbing, cleaning plus the following:

Meetings
• Meetings are held on a quarterly basis, with
additional meetings as required.
• The first meeting of the Alliance was held in
April 2010.

dramatically outstripped supply for years. This is
the lowest level of social housing stock for any
region in Victoria,” he said.

reliable public transport to ensure best access to
a range of services within the community,” said
Cr Lo.

“

The Eastern Affordable
Housing Alliance is made up of
Boroondara, Knox, Manningham,
Maroondah, Monash,
Whitehorse Councils and the
Shire of Yarra Ranges.

The current policy settings are clearly failing
many people in Melbourne’s east, driving them
into a cycle of short term accommodation and
homelessness and it is time that governments
of all levels adopted a new approach to this
problem,” said Cr Lo.
In addition to mandatory affordability targets,
the EAHA’s position statement sets out a range
of initiatives to address the affordability crisis,
including rental assistance and housing diversity,
minimum rental standards, increased and longerterm funding for social housing and improved
integration into established neighbourhoods.

“

As well as encouraging policy change, the
EAHA is advocating for both the state and federal
governments to strengthen budget commitments
and funding allocation in these areas,” he said.

The EAHA’s position statement launch will be
held today, 3pm, at the Karralyka Centre on
Mines Road, Ringwood.

ANTI-SLIP TREATMENTS

BALCONIES

BATHROOMS

• instant slip resistant

• leaks fixed

• new bathrooms / renovations

• no drying or curing

• new tiling

• all tiling work

• no mess, use straight away

• new colour matched grouting

• all plumbing and gas fitting

• safe in wet or dry

• cleaning and sealing

• council applications

• pool, spa and bathrooms

• perimeters and expansion

• electricals

joints replaced
• efflorescence removed

MARBLE

STAINLESS STEEL

SHOWERS

• back to NEW!

• rust or tea stain removal

• leaks permanently fixed from $350

• floors, benchtops

• stainless steel polished

• no tiles removed

• scratches removed

• BBQs and appliances restored

• use your shower the next day

• chips repaired and

• balcony balustrading

• 12-year warranty

colour matched

• yacht fittings

• colour matching of grout sealing

• foodgrade safe

For more information on the EAHA’s position
statement, please contact Shannon Gimpel,
The Civic Group on 0415073201.

We service all areas. For all enquiries, please call

“

In addition to funding and increased stock,
The EAHA is pushing for any new housing to
be located close to activity centres and better,

0406 621 039
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• waterproofing

Putting a face to strata insurance.
In fact, we’ve put over 160 friendly faces into our local branches across Australia. That’s because at WFI, more than
90 years in the business has taught us that personal service from a dedicated Area Manager is something our clients
truly value. So if you would like a competitive quote on commercial or residential strata insurance, call WFI, part of the
Wesfarmers group.

Call 1300 934 934 or visit wfi.com.au

WFI is a trading name of Wesfarmers General Insurance Limited ABN 24 000 036 279 AFSL 241461. Contact WFI for a Product Disclosure Statement to help decide if our policies are right for you.
GC_WFI910

