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Shaping sustainable cities
“Imagine a city that uses 100 percent renewable energy… where most transport 
is by electric light rail, biking, or walking... where the solar office block is filled 
with green businesses… where the local farmers’ market sells fresh, bioregional 
produce… where parents meet in the parks and gardens while their children play 
without fear in streets that are car-free... It’s my dream that all new communities 
are built with this vision in mind.”  – Peter Newman, Professor of Sustainability, 
Curtin University.

When the Green Building Council of Australia 
(GBCA) asked a range of industry experts, 
environmentalists, policy makers and politicians 
to share with us their vision for a sustainable 
Australia, the answers were startling. 

Why? Not because they were full of surprises, 
but rather, because there were so few.

For example, Chief Executive Officer of the 
Australian Conservation Foundation, Don 
Henry, envisaged a future where buildings and 
surrounding infrastructures were designed to 
capture energy through sun, wind and water, 
and to harvest water for the needs of the 
community and beyond. 

But more than this, he spoke of a future 
community where “the term ‘waste’ is no 
longer in the language as everything is reused 
or recycled... food consumed is grown in the 
local food gardens, along footpaths, and the 
trees planted are mostly productive and can be 
harvested throughout the year. Most work takes 
place locally and through teleworking at home. 
Most services such as education and medical 
needs are available locally.”

Every vision shared similar elements, envisaging 
sustainable communities that are places that 
provide for the health and happiness of all 

community members, respect cultural diversity 
and the environment, can adapt to change, and 
consider the needs of future generations. ‘Simple’, 
‘local’, ‘connected’, ‘integrated’ and ‘natural’ were 
all words that kept appearing, and which form the 
basis of any sustainable community.

It’s clear that we already know what to do – 
so why aren’t we doing it?

Australia is confronted by significant long-term  
challenges. Population growth and demographic 
change, transport congestion, housing 
affordability, infrastructure development, climate 
change, energy and resource limitations, 
technological advances and the influences of the 
global economy have the potential to irrevocably 
shape the nation.

Many of these challenges will be felt most 
severely in our major cities, which will 
accommodate around 85 per cent of our 36 
million-plus population by 2050.

In late 2010, Treasury’s advice to the new Gillard 
Government couldn’t have been clearer: “Getting 
it right with cities has significant potential, not just 
from a pure economic perspective but also from 
a social and environmental perspective. Getting 
it wrong is likely to be very costly economically, 
socially and environmentally.”

These issues are now front-and-centre in the 
minds of our planners and political leaders. Cities 
were thrust into the spotlight in December 2009, 
when the Council of Australian Governments 
(COAG) agreed to reforms to ensure our capital 
cities were well placed to meet the challenges of 
the future. COAG outlined nine national criteria 
to ensure our cities have strong, transparent and 
long-term plans in place to manage population 
and economic growth, address climate change, 
improve housing affordability and tackle urban 
congestion. All states must have established 
plans that address the criteria by 1 January 2012, 
as future federal infrastructure funding will be tied 
to these plans.

In March this year, the Australian Sustainable 
Built Environment Council (ASBEC) released a 
Call to Action, urging the Australian Government 
to appoint a Minister for Cities and Urban 
Development, supported by an essential group 
of integrated participants across government, 
business and the wider community, to improve 
consistency and alignment in the policy and 
planning process. 

Then in May this year, the federal government 
released its national urban policy, Our Cities, Our 
Future which outlines its vision for a productive, 
sustainable and liveable future. This is the first 
time that an Australian Government has outlined 
its overarching goals for the nation’s cities and 
how we will play a role in making them more 
productive, sustainable and liveable. 

The Green Building Council of Australia has 
long advocated productivity, sustainability and 
liveability as vital characteristics of our future 
urban areas, which is why we are leading the 
Green Star- Communities project.

With financial support from industry and all 
three levels of government, including Minister 
Albanese’s own department, the Green Star - 
Communities rating tool is set to become  

a national, voluntary framework to support  
best practice planning, design and construction 
of communities, precincts and places  
across Australia. 

Green Star – Communities has established five 
principles for sustainable communities: liveability, 
economic prosperity, environmental responsibility, 
design excellence and visionary leadership. 

These principles provide the foundation for the 
Green Star - Communities rating tool, which 
is currently in development. A range of best 
practice benchmarks have been identified by 
a technical working group made up of industry 
experts. At the moment, 28 projects offered up 
by our sponsors are participating in a testing 
phase to assess these benchmarks. These 
projects span the spectrum of Australian 
communities: from small, private sector infill 
projects to large, government master-planned 
precincts. Projects from around Australia will 
be tested, including Darwin, Perth, Adelaide, 
Melbourne, Canberra, Sydney, Brisbane, the 
Sunshine Coast and Townsville.

Green Star Communities will play a fundamental 
role in shaping sustainable cities of the future. 
After all, we are not building cities for tomorrow, 
but rather cities for generations. Our built 
environment must be enduring, viable and 
sustainable for the next fifty or possibly the next 
one hundred years. Green Star Communities will 
help us understand and innovate to achieve the 
best practice values of today and imagine those 
possible for the future.

  
 
More information on the GBCA’s Green Star – 
Communities framework is available at:  
www.greenstarcommunities.org.au

Image from Green Building Council of Australia

Guard’s death leads to gas pool  
and spa heater warning
NSW Fair Trading has issued a safety alert following a recent Coroner’s report 
into the death of a young security guard who died from monoxide poisoning from 
a gas pool heater.

The guard was patrolling a gym area in a strata 
unit block with an unflued gas pool heater which 
was designed for external use. The heater had 
been enclosed, leaving it without adequate 
ventilation. As a result, carbon monoxide was 
trapped and travelled into an area where the 
guard was located.

Fair Trading is reminding all property managers, 
builders and gas fitters of the need to ensure 
adequate ventilation of gas pool and spa heaters.

Gas needs fresh air to burn cleanly and to get 
rid of dangerous exhaust fumes and surplus 
heat. Without sufficient ventilation, gas heaters 
can produce dangerous amounts of carbon 
monoxide. 

Carbon monoxide can overcome people without 
warning and kill. 

If you have concerns about the safety of gas 
heaters on your property, you should close  
down the gas heater immediately and contact  
a licensed gas fitter to arrange an inspection. 

Safety Steps

•  NEVER enclose gas pool and spa heaters 
designed for outdoor use 

•  NEVER allow a ventilation source to a flued 
appliance to be closed eg. via a roller door

•  NEVER allow exhaust fans or ducts to cause 
back draught to the gas appliance 

•  ALWAYS ensure that flues terminate outside 
away from windows

•  ALWAYS clear dust and debris from inside the 
appliance and flue after construction

•  ALWAYS ensure there is ventilation at both high 
and low positions for fresh air circulation

•  ALWAYS have your gas pool and spa heaters 
serviced once a year by a licensed gas fitter.

  
 
For more information, go to the  
www.fairtrading.nsw.gov.au

Never enclose gas pool or spa heaters designed for external use. Large pool water heaters 
can consume air at 1000 m3 per hour.

Reforms to the home building act
The NSW Government is reforming the Home Building Act. The first round 
of changes took effect on 25 October 2011, while a second round is due to 
commence on 1 February 2012.

Changes taking effect on 25 October 2011:

•  formally opening up Fair Trading’s dispute 
resolution process to allow traders as well as 
consumers to initiate requests for Fair Trading 
to assist

•  home owners may be able to make delayed 
home warranty insurance claims outside the 
insured period if certain conditions are met

•  home owners must notify the insurer in  
writing if they become aware of any defects  
or incomplete work that may be subject to 
future claims

•  for home warranty insurances dated before  
1 July 2010, all claims must be lodged within  
10 years of the work being completed

•  better definitions of the term ‘developer’  
and job ‘completion’ 

•  limiting the use of proportionate liability to 
ensure builders, not subcontractors, are fully 
responsible for compensating home owners  
for defective residential building work.

Changes taking effect on 1 February 2012:

•  changing the statutory warranty periods to  
six years for structural defects and two years 
for non-structural defects (which matches  
the Home Warranty Insurance warranty 
periods). The current statutory time limits  
are seven years for both structural and  
non-structural defects

•  all residential building work worth more than 
$20,000 must be covered by home warranty 
insurance. The current threshold is $12,000

•  introducing a new simpler requirement for 
written contracts for ‘small jobs’ worth between 
$1,001 and $5,000. A small job contract must 
be in writing, dated and signed on behalf 
of both of the parties and contain certain 
minimum information. Full home building 
contracts will only be required for work  
over $5,000

•  the minimum level of home warranty insurance 
cover is increased from $300,000 to $340,000

•  strengthening the definition of parties ‘related 
to’ a builder or developer to prevent abuse of 
the home warranty insurance scheme

For more detailed information about these 
reforms, go to the Home Building Amendment 
Act 2011 page on Fair Trading’s website.

http://www.fairtrading.nsw.gov.au/About_us/
Legislation/Changes_to_legislation/Home_
building_amendment_act_2011.html
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Budgeting for 2012 strata insurance costs
Strata insurance customers around Australia have had to deal first hand with 
an unprecedented level of storm and catastrophic events this year. Against this 
tough economic background CHU, along with other strata insurance specialist 
providers, will be reviewing their pricing policies and applying increases in 
premiums in most cases. CHU will also be applying variable Excess amounts on 
most policies as this helps to minimise future premium increases.

Over the last few years, the strata industry has 
managed to hold rate increases to single figures 
in the majority of cases against a backcloth of 
increasing claims costs. You may have read in 
the media - and our own comprehensive analysis 
of our strata book confirms this - premiums are 
set to rise to sustain the long term viability of 
insurers, including strata underwriters.

Weather is a key factor 

This year, we have had the Queensland flooding, 
Cyclone Yasi and the Melbourne severe storms 
and Perth bushfires which have culminated 
in another expensive year of losses for the 
Australian market.

Outside of Australia, major weather related events 
included the tragic earthquake in Christchurch 
and the devastating Japanese tsunami, both 
of which left a trail of devastation, with a level 

of human and economic loss which is hard 
to comprehend. And even more recently, the 
earthquake in Turkey and the Thailand floods,  
will only add to the insurance losses already  
seen for 2011.

The general insurance sector has relied largely 
on the reinsurance market to absorb much of 
these large losses, but the scale and harsh 
economic impact has already driven up strata 
insurance rates in some areas, signaling the end 
of the recent soft insurance cycle.

The factors that have led to these price increases 
have been well publicised and some of the main 
reasons include:

1.   An increase in the frequency and size of claims 
across Australia. Cost of claims in the general 
insurance industry has risen by *52% from 
$23.6 billion in June 2010, to $35.9b in June 2011. 

2.  A 40% increase in the average cost of 
everyday claims in strata for such things as 
broken glass, fixing burst pipes, cleaning 
graffiti etc in the last three years.

3.  Reinsurers (insurance company insurers) 
have increased their premiums significantly 
to recoup for losses paid out on worldwide 
natural catastrophes, with a flow on affect of 
increases to the cost of local insurances.

Historically, strata insurance policies have been 
underpriced when compared to the risks they 

cover. Many Bodies Corporate have been paying 
on average 1/3rd of the premiums paid for an 
equivalent stand alone home insurance policy. 
(**Refer to ICA Fact Sheet Oct 2011). Even today, 
collective strata insurance remains considerably 
cheaper than a standalone home insurance with 
a similar sum insured amount. It is important 
to remember that for strata insurance, each 
individual unit owner is paying much less than 
a comparative home insurance customer and 
strata policies remains good value for money.

Most strata insurance specialists endeavour to 
keep any increases in premium to a minimum but 
it is important to apply realistic pricing so that they 
can continue to provide the level of service and 
cover expected by their customers. This will help 
to ensure the long term protection and financial 
security of Bodies Corporate assets and people.

Should you have any questions on any aspect 
of your CHU insurance please call our office on 
1300 361 263 and one of our dedicated strata 
insurance specialist team will be able to help. 
   
 
Source: 
*APRA Report General Insurance Performance 
June 2011 
**Insurance Council of Australia (ICA) Fact Sheet 
– Residential Strata Insurance in Australia -  
www.insurancecouncil.com.au
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Sales, service and repairs

Garage doors gates and roller shutters

Remote control entry

Buying into a strata scheme
Ken Greenway Reports.

Who we are

Purchasers Strata Inspections Pty Ltd (PSI) was 
established in 1976. We set up to audit books 
and records of strata schemes and produce a 
report that outlined the condition of the property 
across many facets such as building condition, 
building maintenance , building defects, 
insurances, uninsured periods, financial, quotes 
for works, plumbing problems, water penetration 
problems, and historical information and much 
more. We were the first to do this in Australia 
and we still do it today. We were set up by Gary 
Bugden who is the Chairman of PSI.

We are fully Australian owned, other high profile 
owners include Rod James and Tony Maxwell 
(previously joint Managing Directors and owners 
of CHU insurance, prior to the sale to QBE) 
Helen Robson Managing Director of Robsons 
Australia a boutique strata management 
company and Peter Crogan CEO Body 
Corporate Services in Dubai.

Our Inspectors and staff

PSI inspectors are given formal training and 
development and are accredited by a Director 
of PSI before do inspections on their own. No 
other inspection company has formal week 

and weekend training school and continuing 
development programs. PSI inspectors only 
work for PSI and they research the records but 
they do not prepare the reports. We are the only 
inspection who prepares reports in out office 
and we do that by using database to check 
details and history. Financials are pulled apart 
and lodged against repairs and maintenance so 
we know what has been done and completed 
and more importantly what is outstanding. We 
do strata inspections from Port Douglas Qld to 
Batemans Bay NSW Technology

We own the URL www.strata.com.au/.  
On our WEB site “Smart Buyer” menu item may 
be of interest. 

PSI is by far the most technological company in 
this business. We have 80,000 inspections live 
on our database our building history extends 
from the initial registration of most buildings the 
building to date. We have information on some 
building dating back to 1950. Many of our client 
have a gateway to see where their order(s) is up 
to and in Queensland we even sell reports to the 
strata manager who holds the records. ie we 
inspect their records for their purposes. 

PSI has just past 230,000 inspections and we 
can call up any building we have done and freeze 

it in time to give a picture of what was happening 
at the building on the day of that inspection. 

Our inspectors use a notebook for an 
inspections. It is not a word document over 
written (which is the norm) it is an application 
based SQL database which splits the computer 
screen in two down the middle on the left side 
is the new information the inspector needs to 
research the right side shows the inspectors 
last visit and show what were the out standing 
matters. 

Other work

PSI is often used as an expert witness in court 
matters and we have been involved in both 
defence and prosecution of matters to the 
Supreme Court PSI never agrees to do legal 
work until we see a brief and evidence.  
We often refuse.

PSI does work for insurers to assist in claims 
determination. PSI does work for financiers to 
calculate the true value for unit holders especially 
when the scheme has taken a loan for major 
works. PSI finds unhappy schemes a new strata 
manager quietly. 

PSI is active in government 
submissions both in Queensland 
and NSW and is totally 
independent.

Enough about PSI...

I think the biggest issues for purchasers 
buying into a strata property is misinformation, 
misrepresentation and misunderstanding. Any 
new purchaser can buy into a strata managed 
property and will never understand the concept 
of buying into an unlimited liability company. 

Many purchasers and their legal representative 
take a cavalier approach to buying one of the 
most expensive purchasers they will make but 
they will not take responsibility they expect their 
representative to do what is necessary however 
in many cases all a representative wants to do is 
tick boxes so if they order a strata report they go 
for the cheapest possible and if anything goes 
wrong I guess they can sue.

  
 
Ken Greenaway 
CEO Purchasers Strata Inspections Pty Ltd

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

stratavoice.com.au
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Harnessing the power of  
electronic media
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?

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.

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.

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

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.

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. 

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 

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.

“ 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.

“ 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.”

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.”

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.

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

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

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.

“ In broadcast TV a plodding storyline, sub-
standard 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.”

“ 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.” 

“ 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.

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 well-
produced video can promote your cause or 
product, an amateur production can have a 
detrimental effect. 

Director John Hosking — Open House Productions

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.”

“ 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.” 

“ 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.

“ 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 

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

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

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. 

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.

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. 

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. 

Article 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.
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Converged communications
A new wave of strata communication and entertainment.

Given the reliance on shared infrastructure and 
communal resources, strata communities face 
unique issues when dealing with technology and 
the integration of telecommunication services. 
A Sydney company has come up with an 
innovative solution for a cost-effective, fast and 
reliable service and a unique distribution strategy 
for owners and residents.

In an Australian first, Strataconnect Australia 
offers a unified communications, security and 
entertainment solution for entire apartment 
complexes. Everything is supplied from a central 
point for seamless integration, and it can be 
incorporated during construction or retrofitted 
into existing buildings.

Strataconnect Australia recently launched its 
triple-play service solution for apartment owners, 

residents, tenants and strata managers.  
This triple-play service includes:

• high speed Internet access

• free to air and pay television

• hotel-style video on demand

• Telephone

• CCTV/security system integration

Every residence within a “Strataconnect 
enabled building” can have immediate access 
to unlimited phone, Internet, television and 
in-house movies. The provision of all community 
telecommunication systems from a single 
source eliminates the technical problems 
often associated with multiple providers in one 
location. Instead, all residents will have access to 

a single technical support team that is available 
24/7. It also removes a level of bureaucracy, with 
residents no longer required to seek approval 
from strata managers or owners for Foxtel and 
similar installations.

The Strataconnect model is unique. Just as a 
body corporate can service residents with a 
pool or gym, they can now provide an integrated 
communications and technology service. There 
is no need for each resident to negotiate with 
individual service providers, negotiate installation 
times or deal with ‘help desks’ or customer 
service call centres. The service is always on, 
always ready and help is always available – 
without individual contracts.

Lessons from history

History demonstrates a clear technology trend:

• Electricity started as a luxury, and became  
 a utility

• Telephone started as a luxury, and became  
 a utility

• Mobile phones started as a luxury, and are now 
 a mainstream utility

The Internet started as a niche tool for 
governments and universities. Today, nearly 
everything is done online - shopping, banking, 
schooling, working, researching and even social 
networking. Most organisations can’t function 
without the internet, and most people would 
agree life would be very different without it. Like 
technology before it, the internet started as a 
luxury, and is now a utility.

Telstra’s consumer business 
director, Rebekah O’Flaherty 
states ‘the Internet has become 
a [fourth] utility’.

Strataconnect Australia promises cost-
effectiveness, ease of use and above all, a first 
rate product. The backbone uses ‘enterprise-
grade’ Internet links, similar to those employed 
by Government and banks. The National 
Broadband Network offers similar potential for 
home-owners, however while it looks promising, 
the reality is that the NBN is a long way off. The 
construction is still in its infancy, with optimistic 
reports scheduling completion in 2020. 
Strataconnect Australia provides fast, efficient 
and reliable services today, and the solution is 
NBN-ready, so when the national broadband 
network does become available, it will be a 
simple transition process.

Lessons from today

Mobile phone providers have been in the news 
recently, facing claims of misleading terminology 
in their advertising and contracts. Similarly, 
Internet service providers have a language that 
can make it difficult to understand product 
specifics. Take upload/download speeds: 
advertised speeds are commonly a theoretical 
‘maximum’ however the actual speed may be 
much less. Nearly all internet connections are 
‘Asynchronous’ (that’s the ‘A’ in ADSL) so that the 
advertised speed is for download, and upload 
is a fraction of this. The NBN is also talking 
asynchronous speeds for most connections.

Even before the Internet, connections focussed 
on download speed rather than upload, as most 
people received far more information than they 
sent. With the new impetus on social networking 
and the call for services such as Skype and 
video calls, online gaming, the upload of photos 
and video to Facebook, YouTube and similar 
sites, the result has been slow and frustrating 
broadband for customers as they quickly hit the 
limit upload – not download - capability.

Strataconnect Australia has introduced a fresh 
approach to every aspect of its service, starting 
with clear, easy-to-understand terminology such 
as ‘at least’ rather than ‘up to’ when talking 
Internet speed. A minimum speed is always 
available, even at peak times of the day. Similarly, 
its phone service includes unlimited calls to non-
premium numbers (with unlimited including all 
long-distance, international and mobile numbers) 
with no flagfall or additional costs.

Moving to the future

The benefits of an integrated technological 
solution for strata communities are clear. 
Residents can move in and have access to 
Internet, phone, TV and movies-on-demand from 
day one. There’s no need for individual service 
connections saving valuable time and potentially 
frustrating delays. Occupants receive a complete 
telecommunications service with no separate 
billing, a single point of contact for all technical 
enquiries, and a (truly) unlimited service at a  
fixed price.

Owners, landlords and tenants 
all benefit

For those choosing to rent out apartments, all 
telecommunication fees can be incorporated into 
the weekly rental price. It can be a turn off for 
tenants having to seek permission for personal 
decisions such as installing Foxtel, and most of 
us have experienced the infuriation of waiting 
all around all day for technicians to show up, 
and often having to negotiate multiple visits 
because problems can’t be solved on the spot. 
This solution offers advantages for both rental 
occupants (seeking ease of use and ‘bonuses’ 
such as in-house movies) and owners (looking to 
maximise the appeal of their investment).

There are other features for owners and 
strata managers, including the company’s 
implementation of digital signage in properties. 
This handy device can be used to disseminate 
information to all residents quickly and easily: 
anything from current news and weather reports 
to notices of upcoming strata meetings and 
emergency bulletins.

The OECD agrees that convergence is the way of 
the future and a basis for change. Just as smart 
phones have seen the integration of web and 
phone services in recent years, so this triple-play 
service looks to be an engaging vision of where 
telecommunication services may be heading. 
 

To find out how to “Strataconnect enable” your 
community, visit www.strataconnect.net

The ‘no dig’ pipe within a pipe
Pipe Relining Solutions provides a technologically advanced sewer and drain 
repair solution to strata and facilities managers experiencing problems with 
cracked, leaking or root-infested pipes.

Pipe Relining Solutions is at the forefront of 
the rising popularity of pipe relining as a cost 
effective alternative to the traditional dig and 
replace method of repairing damaged pipe work. 
As Sydney’s high density housing becomes 
more congested, making it increasingly difficult 
and expensive to dig trenches to replace 
damaged pipes, pipe relining is more relevant 
today than ever before. 

This savvy solution is especially 
useful for strata managers 
because it minimises disruption 
to multiple tenants occupying 
the one building. 

Already used to reline hundreds of kilometres 
of pipes, the pipe relining method has a 
25-year proven track record both in the US and 
European markets. However, as a relatively 
new technology to hit Australia, one of the 
challenges for Pipe Relining Solutions is to 
create awareness and to educate the public on 
the many benefits of the pipe relining solution.

What are the benefits of  
pipe relining?

Save money and time

Because no digging is required, the pipe relining 
method is cost effective and also saves you the 
time and hassle when restoring commercial and 
residential properties and landscaping. Heritage 
buildings and trees will be properly preserved.

Quick installation, minimal disruption

Most pipe relining jobs can be completed in 
one day and without the mess and noise of 
excavation and other associated disruptions to 
the building and its tenants.

More effective protection

Relined pipes have improved flow and are more 
effectively protected from root penetration than 
newly installed pipes. Better still, this solution 
lasts longer than any other repair method 
currently available.

Patch without digging

Saving you from the burden of digging, pipe 
relining makes it possible to fix small and/or 
localised pipe issues by using a sectional pipe 
repair method.

So what is pipe relining?

The traditional way to fix a drainpipe is to dig 
it up and then replace the damaged section. 
Pipe relining is a much faster and less disruptive 
option. A seamless flexible textile liner is cut 
to correct length, soaked in environmentally 
safe resin and inserted into the drain using 
compressed air, completely lining the inside of 
the drain pipe. Pumping hot water through the 
liner then cures the resin.  

The result is a completely new pipe installed 
inside the old one. This ‘pipe within a pipe’ is 
100% watertight, stronger than PVC pipe and 
has an increased flow rate compared to most 
existing pipes.

It’s possible to repair old cast iron stacks 
in apartment blocks, asbestos downpipes, 
earthenware, copper, PVC pipes and many more 
types of pipe related work. Pipe relining handles 
pipe sizes from 40mm to 225mm, multiple bends 
in pipes of up to 90 degrees, and two changes in 
pipe diameter.

Is there a difference between 
pipe relining technologies?

Although there are several pipe relining solutions 
available in the Australian market, Pipe Relining 
Solutions offers its clients the best. After 
extensive research, the company invested in the 
Brawoliner system. Developed in Germany, it’s 
the number one performer in strict quality control 
tests in both Germany and the UK. 

Why choose Pipe Relining 
Solutions?

With 25 years plumbing experience and 
European industry training under its belt, Pipe 
Relining Solutions is Sydney’s leading expert 
in ‘no dig’ relining and drain repair solutions. 
Its custom designed truck is fully equipped for 
pipe relining work and comes complete with a 
climate-controlled environment to ensure the 
best result. 

Pipe Relining Solutions offers a 
50-year life expectancy and 20-
year installation guarantee on 
the product. 
  

To find out how Pipe Relining Solutions can 
provide a quick and permanent solution to your 
sewer and drainage problems please call us on 
1300 366 834.

PROBLEMS WITH CRACKED, LEAKING OR ROOT-INFESTED DRAINS AND SEWER PIPES?
HAVE YOU CONSIDERED:

 

THE "NO DIG" PIPE AND SEWER REPAIR SOLUTION
FOR STRATA AND FACILITIES MANAGERS

MINIMAL DISRUPTION       SAVE MONEY AND TIME       MORE EFFECTIVE PROTECTION       PATCH WITHOUT DIGGING       RELINE OLD CAST IRON STACKS

OR EMAIL info@pipereliningsolutions.com.au

“NO DIG” means we can repair your pipes with minimal disruption 
for the occupants of the residential properties or commercial 
facilities you manage — saving you time and money!

OUR INSTALLATION WORK IS FULLY GUARANTEED!

PIPE RELINING CREATES A COMPLETELY NEW PIPE INSIDE THE OLD ONE. 
THIS “PIPE WITHIN A PIPE” IS 100% WATERTIGHT, STRONGER THAN PVC 
PIPE AND HAS A LIFE EXPECTANCY OF 50 YEARS.   

“being connected just got easier”
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Leverage Australia
They are described by NSW Fair Trading as “small communities where the 
activities and attitudes of residents can have a significant impact on the 
satisfaction and enjoyment of others.” Ain’t that the truth

Strata living can be a great way of life but, like 
anything, it can have its problems. The New 
South Wales strata law is there to provide for 
the management of strata schemes as well as 
the resolution of disputes arising in connection 
with such management. Unfortunately, it’s not 
a perfect system but it’s what we’ve got for 
now. Whether you’re an owners corporation, 
an individual lot owner, strata managing agent 
or caretaker you need to know what your 
responsibilities are, as well as your rights, if you 
have any hope of finding your way through the 
strata micro world. 

To help you along the way, Leverage Australia 
Pty Ltd, a law firm specialising in strata, will be 
contributing to Strata Voice. In our four-part 
articles learn about the common and not-so-
common issues of strata living and how to 
manage them appropriately. We hope you enjoy 
the journey from “Inception” to “Keeping House” 
and “Keeping Value” as well as to “Trouble 
Shooting” when problems arise. We also 
welcome your questions, comments and stories.

Inception

A strata scheme comes alive as a micro world 
on registration of the strata plan at the Registrar 
General’s office. By-laws, easement details, unit 
entitlements, etc, all these things accompany 
registration. Upon registration of the plan, the 
Registrar General allots a strata plan number and 
an owners corporation is constituted as a ‘body 
corporate’ under the name ‘The Owners – Strata 
Plan No X’ (‘X’ being the registered number 
of the strata plan to which that strata scheme 
relates). 

The owners corporation is a separate legal 
entity comprising solely of owners. It can sue 
and be sued and is principally responsible 
for the ongoing control, management and 
administration of the scheme. 

The saying that great power comes with great 
responsibility is correct, but the reverse is also 
often true. With the responsibilities of an owners 
corporation comes the power of the by-laws. 
Not only do by-laws govern the behaviour of 
owners and occupiers and the use of common 
property, they can also extend the powers of an 

owners corporation in ways that were previously 
not contemplated. This has been proven in a 
recent case concerning a strata plan in northern 
New South Wales. It has potentially far reaching 
ramifications for all strata schemes as it applies 
to by-laws registered with the strata plan as well 
as those created or amended later.

The case of Casuarina Rec Club Pty Limited v 
The Owners – Strata Plan 77971 [2011] NSW 
CA 159

involved the New South Wales Court of Appeal 
overturning a decision of the Supreme Court 
to disallow an agreement made between the 
owners corporation and a recreation centre for 
the use of facilities located 15 minutes from the 
strata plan. The agreement was the result of a 
by-law which was registered with the strata plan 
and empowered the owners corporation to enter 
into the agreement. 

It was argued by the owners corporation in the 
earlier case that the by-law was made beyond 
the powers of the owners corporation and 
therefore the facilities agreement was invalid. 
Casuarina Rec Club Pty Ltd, along with the other 
plaintiffs, sought declarations and injunctions 
that certain agreements, including the facilities 
agreement, were valid and effective.

McDougall J in the Supreme Court found that 
the facilities agreement was not authorised to be 
entered into by the owners corporation and that 
the by-laws relied upon (as registered with the 
plan) were invalid. He stated:

“In my view, that power does not extend to 
making a by-law authorising the Owners 
Corporation to enter into an agreement with an 
owner of nearby (but not adjacent) facilities that 
gives lot owners and other residents the use of 
those facilities, at least where that agreement 
has nothing to do with the lots or the common 
property, or the rights of lot owners as between 
themselves or as between themselves and the 
Owners Corporation.”

No declaration of validity (or invalidity) regarding 
the facilities agreement was given. Casuarina 
Rec Club Pty Limited then appealed and was 
successful.

In overturning the Supreme Court’s decision the 
Court of Appeal held that for a by-law to be valid 
under the Strata Schemes Management Act 
1996 there simply needs to be “a nexus between 
the subject matter of the by-law and the use or 
occupation of the subject property.” 

Offering no precise rule to determine such a 
nexus, the Court found that while the recreation 
centre was not adjacent to the strata plan “it 
was sufficiently close to enable the inference to 
be drawn that a right of access to it would be 
capable of enhancing the occupiers’ enjoyment 
of their units…” 

Another matter which appeared to carry weight 
was the fact that the by-law in question was an 
original by-law. It was held that all owners would 
(or should) have been aware of the terms of the 
relevant by-law at the time they purchased their 
units. The Court did not, however, consider the 
breadth of an owners corporation to amend the 
by-laws.

What does this case mean for 
the strata world? It means that 
the power to make by-laws “is 
to be generously construed”. In 
other words, the power is broad. 
How broad? Unfortunately, no 
one knows. Depending on your 
perspective, this is either a good 
thing or a bad thing.

This particular case is very unfortunate for the 
owners corporation involved because lot owners 
are left feeling they have been saddled with a 
series of agreements carrying very high fees 
and very long terms. Those agreements were 
put in place via by-laws lodged with the strata 
plan. Yes, owners should have known about 
these by-laws and the relevant agreements at 
the time of purchase. However, the ethical issue 
of developers imposing their continual income 
appears to have been missed.

On the other hand, this case 
may prove very useful where an 
owners corporation wishes to 
review and overhaul its by-laws. 
While the Court of Appeal did 
not comment on the breadth of 
an owners corporation to amend 
the by-laws, it’s highly likely 
that this case will offer some 
guidance.

It’s a good idea for all owners corporations to 
review the by-laws from early on to ensure that 
they are appropriate for the scheme. 

A strata scheme is a ‘small community’ and the 
owners corporation is its quasi-government. The 
law should always be amended where the ways 
of a community have changed. 

By-laws are no different.

Go solar: community savings  
for a brighter future
Frequently Asked Questions on solar power in Strata apartments and townhouses

What do I need to consider when 
selecting a solar power system?

General information on selecting and installing a 
solar power (photovoltaic) system is available at:

•  www.climatechange.gov.au/en/government/
initiatives/~/me dia/publications/renewable-
energy/solar-pv-factsheet.ashx

•  www.cleanenergycouncil.org.au/cec/
resourcecentre/Consumer-Info/solarPV-guide.
html

•  www.livinggreener.gov.au/take-action/save-
energy/installsolar-power

•  www.yourhome.gov.au/technical/fs67.html

Apartment and townhouse owners should 
consider a range of issues including but not 
limited to:

•  unshaded northerly aspect roof space and 
competing uses

•  roof access and material

•  structural strength of the roof

•  fencing off panels on a flat ‘active’ roof top

•  size and location of panels and impact on 
views of other residents

•  ensuring the integrity of the waterproof 
membrane is maintained or reinstated, 
particularly when mounting panels on flat roofs

•  weight, size and location of inverter (converts 
DC power from the panels to AC power for 
connection to the electricity meter) being installed

•  cabling connecting panels to the inverter and 
the inverter to the meter will generally run 
through a conduit on a building’s external 
façade and/or through an internal service shaft. 
The type of conduit, route taken, method of 
affixing it, and the size of any holes in common 
property floors and walls and their impact on 
waterproofing need to be considered. The 
holes can also impact the integrity of fire safety 
separations between owners’ lots and the 
common property

•  age of electricity meter – where an old 
accumulator meter is in place, this will be 
replaced by a new interval meter to measure 
electricity use. Where customers are on the 
regulated retail tariffs, the default supply tariff for 
interval meters is time of use. If customers wish 
to opt out of the time of use tariff they should 
contact their energy retailer. An additional 
interval meter will be installed where solar 
power is to be exported to the electricity grid

•  any impact the system may have on the 
building’s insured value and consequently the 
premium paid by the owners corporation

•  information required for owners corporation 
approval – specific details of where each 
component will be situated, that the proposed 
locations can support the weight, what drilling 
will be necessary, how cabling will be run 
and shielded, what measures will be taken 
to waterproof any penetration of common 
property walls, roofs and floors, and that fire 
safety separations are not compromised. 
Diagrams should be provided for completeness

•  where an individual owner is proposing 
to install solar on common property for 
personal use, a by-law is required to ensure 
the owner is responsible for the installation 
and maintenance of the system, as well as to 
protect the amenity and safety of all residents 
and building users. Refer to GO SOLAR Strata 
owners corporation approvals frequently  
asked questions sheet available at:  
www.reduceyourfootprint.com.au/gosolar.

What solar power incentives  
are available?

Owners and/or owners corporations may be 
eligible for Renewable Energy Certificates* 
(RECs) from the Australian Government. These 
RECs can be assigned to the solar supplier 
in exchange for an upfront discount on the 
purchase price. More information is available at 
www.orer.gov.au/sgu/index.html.

Note that bonus RECs may also be available 
under the Australian Government’s Solar Credits 
Scheme*. Individual lot owners can apply for the 
Solar Credits Scheme, however the Office of 
the Renewable Energy Regulator (ORER) does 
not currently consider an owners corporation’s 
common property to be eligible. Owners 
corporations should check with ORER for the 
latest details if they are considering installing 
solar power.

* Eligibility conditions apply.

Additionally, owners and/or owners corporations 
may be eligible to be paid a ‘gross feed-in tariff’ 
for all the solar generated electricity exported to 
the grid under the NSW Solar Bonus Scheme*. 
An agreement is entered into with an electricity 
supplier for installation of the appropriate ‘gross’ 
meter and payment of the income. Further 
information is available at www.industry.nsw.gov.
au/energy/sustainable/renewable/solar/solar-
scheme/faq.

Alternatively, the owners and/or owners 
corporation can choose to use the solar 
generated electricity within the property and 
be paid a ‘net feed-in tariff’ for any excess 

solar electricity exported to the grid. Note, it is 
currently more economical to choose a ‘gross 
feed-in tariff’. Further information is available at: 
www.industry.nsw.gov.au/energy/sustainable/
renewable/solar/solar-scheme/faq.

Who pays the cost and who 
earns income from the system?

Where an individual owner proposes to install 
a solar power system on a strata building, the 
individual owner usually pays the installation 
costs and receives the ‘feed-in’ income from 
the export of solar power to the electricity grid. 
The owner may be required to bear the costs of 
preparing the necessary by-law as outlined in the 
GO SOLAR strata owners corporation approvals 
frequently asked questions sheet available at: 
www.reduceyourfootprint.com.au/gosolar.

Where an owners corporation proposes to install 
a solar power system on a strata building, the 
owners corporation pays the cost of installation. 
Any ‘gross feed-in’ income from the export of 
solar power to the electricity grid that is paid 
separately is paid into the owners corporation’s 
sinking fund account.

What funding can the owners 
corporation use to purchase  
a solar power system  
for common use?

The Sinking Fund will be used by an owners 
corporation to purchase and install a solar power 
system for common usage in accordance with its 
10-year sinking fund plan.

If the expenditure cannot be met from the Sinking 
Fund, the owners corporation can raise a special 
levy or take out a loan.

Some organisations that specialise in strata 
finance are listed in the Institute of Strata Title 
Management’s Strata Directory at  
www.istm.org.au.

Is the income taxable?

Where an individual owner installs a system  
and receives the income from the export of  
solar power to the electricity grid, the income 
does not currently have to be declared for 
taxation purposes.

Where an owners corporation receives the 
income from the export of solar power to the 
electricity grid, no clear advice has been received 
by GO SOLAR as to whether the owners 
corporation or the individual owners making 
up the owners corporation need to declare the 
income for taxation purposes.

All taxation information should be checked with 
a strata accountant or the Australian Taxation 
Office at www.ato.gov.au.

Additionally, beneficiaries of Australian 
Government entitlements should check  
the repercussion of any income received  
with Centrelink.

Is Council approval required?

To check whether Council approval is required 
contact your local Council or refer to GO SOLAR 

Council Approvals Frequently Asked Questions 
sheet available at: www.reduceyourfootprint.
com.au/gosolar.

What accreditation should  
a solar supplier have?

Ultimately, a Clean Energy Council (CEC) 
accredited specialist solar power provider will be 
able to advise whether solar power is suitable 
in each circumstance. Randwick, Waverley 
and Woollahra Councils have selected a CEC 
accredited GO SOLAR preferred solar power 
provider who can provide you with a free site 
assessment and quote as well as an exclusive GO 
SOLAR discount for a quality product and service.

Visit www.reduceyourfootprint.com.au/gosolar  
to register for your free information pack or site 
assessment and quote.

The solar proposal should be discussed with the 
strata manager and/or executive committee prior 
to requesting a site assessment and quote.

Terminology

By-law 
By-laws are a set of rules that all people living 
in the strata scheme must follow. They apply 
equally to tenants and owners and can be made 
or changed to meet the needs of all owners and 
to assist with running the scheme.

Lot 
A lot is an individual property such as an 
apartment in a strata title apartment block and 
generally includes everything including and 
within the inner surface of the boundary walls, 
the under surface of the ceiling and the upper 
surface of the floor.

Common property 
All the areas of land and building not included in 
any individual property or ‘lot’. Common property 
generally includes the roof. To confirm, ask the 
managing agent or check the strata plan.

Owners corporation 
The owners corporation comprises all 
the owners of the ‘lots’ in a scheme. Its 
responsibilities include the maintenance and 
repair of common property and the manement of 
the scheme’s finances.

Executive committee 
The executive committee is made up of elected 
owners who oversee day-to-day issues on behalf 
of the owners corporation. They may work in 
collaboration with a strata managing agent (if one 
has been appointed).

More information is available at: www.fairtrading.
nsw.gov.au/Tenants_and_home_owners/Strata_
schemes/Common_property_and_the_lot.html.

  
 
Disclaimer 
This information was prepared by Green Strata 
Network and GO SOLAR and is intended as a 
guide only. Randwick, Waverley and Woollahra 
Councils and Green Strata Network are not 
responsible for the use of this information. The 
information is correct as at October 2010 and is 
subject to change.

WHO’S LOOKING 
AFTER YOU?

For more info, please call 1300 88 48 10
LEVERAGE AUSTRALIA

 General advice
  Mediation,adjudication 

& CTTT
  Recovery of unpaid 

strata levies
  Planning and development
  Caretaking and on-site 

management agreements
  Strata management 

agreements and training
 Strata health checks
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Housing supply problems are driving 
rents up in Sydney
Urban Taskforce Australia Reports.

The recently released Housing NSW figures for 
the September Quarter indicate that Sydney 
rents are continuing to increase well beyond 
inflation, according to the Urban Taskforce. 
Chief Executive Officer Chris Johnson said the 
statistics come from an analysis of the data held 
by the NSW Bond Board, which is considered to 
be the most accurate.

“Across the inner ring of Sydney’s suburbs the 
annual increase for one bedroom apartments 
was 7.1%, for two bedroom apartments 5.5% 

and for three bed units the increase was 9.0%,” 
Mr Johnson said.

“The middle ring didn’t fare much better, with 
rises of 8.6% for one bed units, 5.0% for two 
beds and 6.2% for three beds,” he said.

Mr Johnson said some suburbs across Sydney 
have had very high rent increases, much higher 
than the CPI. “Botany Bay had a rise of 22.6% 
for one bed apartments, 12.5% for two bed and 
15.6% rise for three bed units.

Low growth for Sydney  
and regional NSW: new figures
Urban Taskforce Australia Reports.

Apartment approvals falling fast since 
the NSW state election
New figures released today by the Australian Bureau of Statistics of the latest 
building approval figures show a worrying downward trend for NSW, since the 
O’Farrell government was elected, in the approval of apartments and of non-
residential buildings, says the Urban Taskforce..

NSW’s modest rate of population growth has 
been outstripped by the other key states and 
projections suggest the trend will continue, 
according to new figures released by the 
Australian Bureau of Statistics (ABS) today.

The Urban Taskforce’s chief executive, Aaron 
Gadiel, said that NSW’s annual rate of population 
growth is half that of Western Australia and trails 
Victoria and Queensland.

In the 12 months to March this year the 
population of Western Australia grew by 2.2 per 
cent, the ACT by 1.8 per cent, Queensland by 
1.6 per cent, Victoria by 1.5 per cent, NSW by 1.1 
per cent,

South Australia by 0.8 per cent, Tasmania by 0.6 
per cent and the Northern Territory grew by 0.4 
per cent.

“It’s clear that Victoria and Queensland’s ready 
supply of housing have drawn people away from 
NSW,” Mr Gadiel said.

“Western Australia is clearly winning more people 
because of its strong employment opportunities.

“NSW is losing out on both counts, so it comes 
as no surprise that the state’s growth figures 
continue to be lacklustre.”

Mr Gadiel said that the ABS also released state-
by-state population projections today.

“Sydney is projected to grow at 
between 1.1 and 1.3 per cent a 
year, on average, up to 2021,” he 
said.

“This compares with Melbourne, which is 
projected to grow at between 1.3 per cent and 
1.8 per cent.

“Brisbane’s growth is projected to range from 
1.8 per cent a year, to 2.5 per cent, while Perth’s 
projections are between 2 per cent and 2.5 per 
cent a year.

“Maybe it’s a coincidence but the figures 
seem to peak at the time of the state election 
in March 2011 and have headed downwards 
sharply since, for apartment approvals and non- 
residential approvals.” said Urban Taskforce 
CEO Chris Johnson

“In early 2011 apartment 
approvals were running at 1,545 
a month and this has collapsed 
to 1,067 a month.”

“The non-residential sector has also collapsed 
since early 2011, where monthly approvals were 
valued at $617 million to $425 million one year 
later. The worrying part of this, is that there is no 
sign of an upturn in the high density home sector 
or the non-residential building sector.”

“Both sectors have gone down by a third over 
the last year” Mr Johnson said

“The good news is that 
individual houses seem to have 
stabilised over the last year and 
are being approved at a steady 
rate, although far lower than 
Victoria’s.

“With submissions due soon on SEPP 65, 
the planning policy that influences apartment 
designs, we believe the focus needs to move to 

using the planning system to increase supply”. 
Mr Johnson said..... “Clearly design quality for 
apartments is important but we also need far 
more of this building type but it is getting harder 
to get approvals from local councils.

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

  
 
urbantaskforce.com.au

“Even North Sydney and the City of Sydney have 
had significant rises, with North Sydney’s one 
bed units going up 8.4% and the City of Sydney 
having two bed units rise in rent by 6.6% and 
three bed units by 9.0%.

“The outer ring of suburbs had a less significant 
rise but still averaged a 4% rise for one bed units, 
a 6.1% rise for two bed units and a 5.6% rise for 
three bed units.”

Mr Johnson said the figures show that the poor 
supply of new houses and apartments in Sydney 
is having a major effect on rental costs. “It is 
essential that the NSW Government understands 
that there is a growing crisis in housing supply 
that is driving more people into the rental market 
and so driving rents up.

“We need to unlock the blockages to housing 
supply by lowering levies and by simplifying the 
planning system.

“Most rental is in apartments and the supply 
of this building type is constrained by NIMBY 
communities against change.

“To accommodate the 770,000 
new housing units required 
by 2036 as outlined in the 
Metropolitan Strategy, we will 
need a lot more apartment 
buildings built in infill areas 
close to transport nodes.”

The Urban Taskforce is a property development 
industry group, representing Australia’s most 
prominent property developers and equity 
financiers. 
  
 
Media Enquires: Chris Johnson, Chief Executive 
Officer – 0412 258 283. urbantaskforce.com.au

“These figures tell us that Sydney is expected 
to grow at very modest levels, compared to the 
nation’s other key cities.

“Nonetheless, these modest growth rates will 
still mean that Sydney will need housing for 
another 600,000 people, with the current 4.5 
million population likely to increase to 5.1 million 
by 2021.

“Sydney is simply not producing enough new 
homes to accommodate even this low level of 
population growth.

“In fact, no capital city produces less new homes 
per capita than Sydney.

“The NSW government and local councils need 
to tackle the systematic problems in our planning 
system which is preventing our housing supply 
from meeting the community’s clear need.”

Mr Gadiel said that the ABS was projecting 
average annual population growth in regional 
NSW ranging from 0.5 to 1.2 per cent.

“Regional NSW’s population - currently 2.6 
million - is projected to grow by between 120,000 
and 340,000 people by 2021.

“That may seem a lot, but in truth very little, 
compared to projected growth rates for regional 
communities elsewhere in Australia.

“Regional Victoria projected to grow at 0.8 
per cent a year, while regional Queensland is 
projected to grow between 1.6 and 2.4 per cent 
a year.

“The low-growth NSW disease 
is infecting both Sydney and 
regional NSW alike.

“If regional areas want stronger population 
growth, the focus shouldn’t be on trying to win a 
greater share of Sydney’s population.

“Instead, government and local councils must 
focus on the factors that are driving people away 
from NSW generally.

“Regional NSW will grow 
strong when Sydney is growing 
strongly.”

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

  
 
Media Enquires: Aaron Gadiel, Chief Executive 
Officer, phone: 0417 477 904 or (02) 9238 3955 
urbantaskforce.com.au

We employ over 600 staff and operate a fleet of over 200 collection 
vehicles servicing approximately 650,000 collections per week.

With over 30 years experience dealing with strata management 
companies, we have obtained a wealth of knowledge and understanding 
of strata manager’s needs and requirements in waste management. 

URM provide tailored waste solutions including: waste collection, 
recycling collection, grease trap, document destruction, waste audits, 
bin weighing, emission reports and a full suite of bin sizes available for 
internal and external use for all commodities.

The URM Group successfully services all aspects of 
the waste and recycling industry. 

Call us on 131 URM (131 876) 
or visit www.urmgroup.com.au

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

stratavoice.com.au
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NABERS overview
A unique rating system has equipped the Australian property industry to lead 
the world in greening its buildings. The NABERS tools have been used for more 
than a decade to rate more than 60% of Australia’s office space, providing the 
industry with a deep understanding of building performance from a trusted and 
independent source.

NABERS, a national initiative managed by 
the NSW Office of Environment and Heritage, 
measures the environmental performance of 
buildings in comparison to the wider market 
using a simple rating system. This ability to 
measure the true impacts of environmental 
initiatives has encouraged innovation and best 
practice to achieve substantial cuts in the energy 
and water use of buildings. 

The strength of the NABERS tools is in their 
ability to take detailed and complex third party 
verified data on the performance of buildings, 
and convert it into an easily understood star 
rating. These ratings are used by building owners 
to measure and compare building performance, 
providing a baseline and a means of evaluating 
the success of sustainability measures. 
Ratings are also used to report and promote 
environmental achievements and to set targets. 

A recent report on retrofitting buildings from 
the World Economic Forum (WEF) found that 
Australia is a world leader in retrofitting high-
grade office buildings to slash their energy use 
and emissions. Speaking at a conference in 
Sydney, the WEF’s Global Leadership Fellow 
Robin Ried explained that it was the NABERS 
rating program and mandatory disclosure laws 
that had put it ahead of other markets in terms of 
tenant education and demand for retrofits.

Recent studies have demonstrated that 
buildings with high NABERS ratings have higher 
rents, lower vacancies and increased returns 
compared to low or unrated buildings. The 
scheme has evolved over time to also include 
rating tools for Indoor Environment and Waste 

performance for offices, and ratings for shopping 
centres and hotels. Ratings of Commuter 
Transport for workplaces and Energy and Water 
for data centres will be released shortly. 

In August 2011, NABERS rating scale was 
extended from 5 to 6 stars to accommodate the 
next generation of sustainable office buildings, 
the top performers of which are moving beyond 
the 5 star rating achievement.

In developing this extension, the NABERS 
national steering committee canvassed industry 
views on the best means of recognising market 
leading building performance. Feedback 
overwhelmingly supported an extension of the 
scale. The new 6 star rating is awarded for a 50 
per cent reduction in greenhouse gas emissions 
or water use from 5 stars, and represents market 
leading performance. The move ensures that 
NABERS continues to offer an aspirational 
target, to drive and measure innovation and cater 
for future building technologies, while limiting the 
impact on the tool’s existing markets.

Since November 2010, the Commercial Building 
Disclosure Scheme has required office space 
over 2,000 m2 to disclose NABERS Energy 
ratings at the point of sale or lease, introducing 
the benefits of performance ratings to potential 
tenants and purchasers, and further increasing 
demand for efficient buildings. Since then the 
number of commercial buildings rated with 
NABERS in Australia has further increased, 
as has the awareness of the importance of 
incorporating sustainability initiatives  
moving forward. 

NABERS is immensely proud of what we have 
achieved, with our innovative and game-
changing tools. We will continue supporting the 
industry, which depends on the impartial and 
transparent star rating scheme to understand 
and communicate the sustainability of  
its buildings.

Why rate a commercial building? 

Increasingly, the market is being driven by tenant 
demand for high NABERS-rated premises, 
and owners’ desire to show the market they 
have efficiently run, high quality buildings and 
portfolios. NABERS has for some time been a 
core component of the value consideration, and 
this has grown since the introduction of CBD  
last year.

As pressure on capital spending continues, 
Australian property owners are using 
NABERS data to cost effectively improve the 
environmental performance of their existing 
property assets using existing technology and 
fine tuning operational procedures.

For commercial building owners and tenants 
alike, being environmentally efficient can help 
their bottom line. A building that uses less 
water and power, costs less to run. A NABERS 
rating can also educate and assist owners in 
benchmarking improvements to the indoor 
environment of their buildings to generate higher 
productivity and enhanced wellbeing among 
employees. A building that creates less waste 
saves on waste charges, sets a positive example 
for a business and its employees, and cuts 
pollution levels.

A NABERS rating tells you how efficiently 
a building is operating compared to other 
buildings in the market place and helps owners 
communicate their achievements. Shared 
knowledge encourages those hesitating to 
achieve higher levels of performance due to 
perceived cost and technological barriers. 

NABERS has enabled the industry to more 
easily create a demonstrable business case 
for sustainability refurbishment based on more 

than just lower electricity costs and corporate 
reputation. Positive rental indicators can now 
also be incorporated. 

The recent “Building Better Returns” project 
studied the financial performance of green 
office buildings in Australia. Results showed that 
buildings with a high NABERS rating have lower 
vacancies and incentives paid to tenants, lower 
operating costs, and reduced yields; and have 
up to a 9% higher value and 3% higher rents. 

The Investment Property Databank Green 
Property Investment Index measures the 
impact on investment performance from green 
initiatives in the Australian property market. 
The report released 31 August found that 4 to 
5 star NABERS rated assets outperform other 
buildings, have lower capital expenditure rates, 
and are considered less risky investments. Lower 
vacancy rates and higher rents indicate strong 
tenant demand for NABERS Energy 4 to 5 star 
rated buildings.

A 2009 study looking at low energy high-rise 
buildings by Sydney University’s Warren Centre 
found a direct correlation between simply 
obtaining a NABERS rating and a significant 
reduction in operational expenditure. 

The study also found that most buildings have 
the capacity to easily make energy savings 
equivalent to half a star rating – or about a 10 
per cent reduction in energy use - simply by 
streamlining and fine-tuning the existing systems 
in the building. 

Highlighted too, were the innovative strategies 
being used to extract capital for environmental 
improvements from reduced maintenance or 
operating expenses, rather than from capital 
budgets. The study found that in some cases  
a return on investment could be achieved within 
12 months.

Reducing operational costs is crucial in the 
commercial building sector and the NABERS 
tools are essential to meeting this objective.

The NABERS rating tools – what are they and how do they work?

Energy Water Indoor 
Environment Waste

Offices (base building/tenancy/whole building) Ì Ì Ì Ì

Shopping centres over 15,000 m2 GLAR Ì Ì

Business hotels Ì Ì

Homes Ì Ì

Energy 

NABERS Energy assists owners and tenants 
to reduce energy use, energy costs and 
greenhouse emissions. Implementing energy 
efficiency practices can save 20 per cent to 40 
per cent on many buildings’ energy bills. Energy 
ratings for offices are offered for just the base 
building or the tenancy, or as a whole building 
rating if the building is owner occupied.

A Base building rating is based on the energy 
intensity and greenhouse gas emissions of 
the building, excluding all energy use from 
tenants. It assesses greenhouse gas emissions 
associated with energy consumed in supplying 
central building services to lettable office areas 
and common spaces, such as common area 
lighting, lifts and base building air conditioning. 
A Tenancy rating is based on the amount of 
energy used per square metre of the tenancy 
associated with tenant lighting and equipment. 
When tenants’ and landlord’s energy use 
cannot be separated, a whole building rating is 
based on the intensity of the energy used and 
greenhouse gas emissions of the base building 
and tenancies. This includes all energy supplied 

to the building for the operation of the building 
and the occupants of the office space.

Water 

NABERS Water ratings are used by property 
owners and managers to track the impact 
of water upgrades for public environmental 
reporting and as a KPI in many building 
management contracts. As at June 2011, 38 per 
cent of the national office market has been rated 
with NABERS Water and the take-up of this tool 
continues to grow. 

NABERS Water for offices can only be used to 
rate the Base or Whole Building, as most water 
consumption in a building is influenced by the 
building owner. 

Waste

A NABERS Waste rating provides market 
recognition and a competitive advantage for 
buildings with low waste generation and high 
recycling rates. It encourages the minimisation 
of waste to landfill and allows building owners, 
managers or tenants to promote the waste and 

recycling performance of their building. 

A NABERS Waste rating measures the amount 
of ‘materials generated’ (garbage, recyclables, 
re-use, etc) by a building and how much of that is 
diverted from landfill/disposal. 

Indoor Environment

A NABERS Indoor Environment rating assesses 
the relationship between a building’s indoor 
environment quality and the health, comfort and 
wellbeing of its occupants by analysing:

Thermal comfort – which is directly linked to 
people’s productivity and is important for their 
comfort and wellbeing.

Air quality – a major concern to building 
managers, tenants, and employees because it 
can impact the health, comfort, wellbeing and 
productivity of building occupants. Research 
shows a strong relationship between good 
indoor air quality and people’s performance  
at work.

Acoustic comfort – which directly affect 
occupant satisfaction and productivity. One 
research study shows that over 50 per cent of 
occupants in office cubicles think that noise 
levels interfere with their ability to get their  
job done.

How to get a NABERS rating

Obtaining a building’s first NABERS rating can 
take some time, so you should plan ahead. It will 
save you time and money if you compile all of the 
materials your assessor needs beforehand. 

You’ll need to find an accredited NABERS 
assessor to conduct the rating. You can search 
the list of Accredited Assessors on the NABERS 
website at HYPERLINK “http://www.nabers.com.
au” www.nabers.com.au. 

You should ask the assessor what data will 
be necessary. As a rule of thumb, for an office 
Energy rating, the assessor will need to know 
the building type, location, size, number of 
tenants and tenancies and the number of people/
computers. They will need to know the net 
lettable area, all bills for each energy source 
used for the preceding 12 months and details of 
any vacancies in the preceding 12 months. They 
will also need permission to visit your building to 
determine the number of active computers and 
to conduct staff surveys to determine the hours 
of occupancy. 

You can find more information on preparing for 
NABERS ratings on the NABERS website at 
www.nabers.com.au

  
 
For further information: 
Jocasta Bronwasser 
Wise McBaron Communication 
(02) 9279 4770 

OR

Matthew Clark 
NABERS Manager Built Environment  
Separtment of Environment & Heritage 
02 9995 6338

Making units eco-kind
Nowadays, houses are constantly being scrutinised for ways in which their impact 
on the environment can be reduced. But there are also lots of things that can also 
be done to make unit blocks more eco-friendly.

From being vigilant about the small things to 
major investments in energy-saving plant and 
equipment, strata owners can make a significant 
difference to their building’s impact on the 
environment if they take care to evaluate their 
particular situation.

Previously, strata owners often only thought 
within their own four walls when considering 
their unit’s impact on the environment, and 
overlooked the common areas of the unit block. 
Now, however, savvy strata owners are now 
thinking more broadly as they realise that the 

community of owners in a strata building is a 
powerful body for making change.

Strata buildings can reduce their energy usage 
with more efficient air-conditioning, thermally-
efficient windows and awnings, and even create 
their own electricity using solar technology.

They can also reduce water usage by installing 
retention tanks and recycling grey water. Some 
buildings are even looking to manage their own 
sewerage.

The upfront cost of these investments need not 
be daunting as these sorts of projects usually 
pay for themselves over time if funded sensibly. 
In fact, money can be saved. And by making a 
unit block environmentally-friendly, outside and 
in, landlords may be able to increase their net 
rental and ultimately achieve a greater return on 
your investment.” 

Tips for making a unit block eco-friendly

•  Engage a professional to report on the specific 
measures you can undertake in your building.

•  Examine the return on investment that you can 
achieve to help decide on what measure to 
undertake.

•  Have a look at new glazing, double-glazing and 
window tinting. Modern glass is much more 
energy-efficient than old.

•  Consider installing awnings or other sun 
shades.

•  Install solar panels and new switching gear to 
make energy savings.

•  Install efficient air-conditioning systems.

•  Install rainwater tanks for gardening and car 
washing.

•  Install automatic energy savers such as timers 
on lights.

•  Review your building to see if you can look after 
aspects of your own waste disposal. 

  
 
From the Real Estate Institute of NSW website.
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In a strata scheme

A strata managing agent may carry out some 
or all of the functions, duties or powers of the 
owners corporation. Owners corporations must 
make sure that any managing agent they engage 
is licensed under the Property, Stock and 
Business Agents Act 2002 (the Act).

Managing agents

The appointment and giving of powers to a 
managing agent can only be decided by a 
majority vote at a general meeting. Only a person 
who holds a strata managing agent licence 
under the Act can be appointed. The length 
of the appointment should be negotiated by 
the parties. Owners corporations should make 
themselves aware of the terms of any agency 
agreement they enter into. A managing agent 
cannot be given the power to:

•  delegate their powers, authorities, duties or 
functions to others

•  make a decision on a restricted matter  
(ie. a matter that needs a special or unanimous 
resolution or which the owners corporation has 
decided must go to a general meeting)

•  set levies.

A managing agent must write to the owners 
corporation and tell them what duties they are 
doing and how they are doing them. A managing 
agent must give details of trust accounts and 
financial transactions when asked in writing by 
the owners corporation. The owners corporation 
and its executive committee can still carry out 
its duties even if it has delegated them to a 
managing agent.

A strata managing agent can not transfer the 
management of the scheme to another strata 
management business without the approval of 
the owners corporation.

Dismissing a managing agent

A managing agent can only be dismissed, or 
have a delegation changed at a general meeting 
by a majority vote. Termination conditions, 
including payments, are detailed in the agent’s 
contract. Written notice of the decision must be 
given to that agent.

Resolving disputes with 
managing agents

An Adjudicator can make decisions on disputes 
with a managing agent. An Adjudicator may

appoint a nominated person as a managing 
agent to carry out:

•  all the functions of an owners corporation

•  all the functions of the executive committee 
and/or the Chairperson, Secretary or Treasurer

•  only some of those functions.

If an Adjudicator is satisfied the owners 
corporation is not doing its work satisfactorily, 
or has failed to comply with an order, failed to 
perform one or more of its duties or owes a 
judgement debt, the Adjudicator may appoint a 
managing agent.

Caretakers and building 
managers

Caretakers may also be employed to assist the 
owners corporation in carrying out its functions. 
They do not have the same delegated functions 
as a licensed strata managing agent.

Caretakers may operate as letting agents within 
the building and are often referred to as the 
building manager. They may assist the owners 
corporation in:

•  the management of common property

•  controlling the use of common property by 
tradespersons and other non-residents

•  the maintenance and repair of common 
property.

Caretakers may not enforce by-laws or carry out 
other similar functions of the owners corporation.

A person is not a caretaker if they exercise those 
functions on a voluntary or casual basis or as a 
member of the executive committee.

Protection of strata owners in relation to 
caretaker contracts under the Strata Schemes 
Management Act also apply to anyone carrying 
out the role of an on-site caretaker even if 
they use a different job title such as a ‘building 
manager or ‘resident manager’.

Caretaker contracts  
or agreements

A caretaker must be appointed in writing under a 
caretaker agreement, which can be entered into 
before or after the strata scheme commenced.

An agreement between the original owner and 
the caretaker, entered into during the initial period, 
ends at the conclusion of the first Annual General 
Meeting (AGM). The agenda for the first AGM of 
an owners corporation must include an item to 
decide whether to appoint a caretaker and if so 
what functions the caretaker should exercise.

A caretaker agreement can be transferred to 
another person with the consent of the owners 
corporation.

From 10 February 2003, the period of a caretaker 
agreement has been limited to 10 years, but 
it may be renewed if the parties agree. An 
agreement entered into before this date that is for 
more than 10 years can run its full term.

Resolving caretaker disputes

The Consumer, Trader and Tenancy Tribunal 
(Tribunal), is a specialist, independent, low 
cost Tribunal for the fair and timely resolution 
of disputes according to law. Disputes about 
caretaker agreements are resolved at a Tribunal 
hearing if they are not resolved at mediation or 
determined inappropriate for mediation.

Only an owners corporation can apply to the 
Tribunal for an order to resolve a dispute with a 
caretaker. Applications may be made in relation 
to agreements entered into before 10 February 
2003. The following grounds apply:

•  the caretaker’s unsatisfactory performance 
under the agreement

•  unfairness of charges paid

•  the agreement is harsh, oppressive, 
unconscionable or unreasonable.

The Tribunal, in dealing with a 
caretaker dispute, can make an 
order to:

•  terminate an agreement

•  require payment of compensation by a party to 
the agreement

•  change, confirm or declare invalid the terms 
and conditions of the agreement

•  dismiss the application.

Provision of contract

A copy of the managing agent and caretaker’s 
agreement must be provided under any 
inspection of records request.

Use of proxy votes

Neither a strata managing agent nor a caretaker 
can use a proxy vote to obtain a financial or 
material benefit. For example:

•  for the purpose of extending the term of their 
appointment, or

•  increasing their remuneration or in a decision 
about legal proceedings involving the proxy.

  
 
From NSW Government Fair Trading. 
www.fairtrading.nsw.gov.au

Managing agents and caretakers
NSW Government Fair Trading Reports.

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

stratavoice.com.au

1300 880 969
www.SolarSwitch.com.au
sales@SolarSwitch.com.au

67 Cawarra Rd, Caringbah NSW 2229

With rising electricity prices imminent, 
do you know what the cost of 
inaction will be to your organisation?

There’s every reason under the 
sun to choose SolarSwitch

Why SolarSwitch?
 • Experience in large scale 
commercial projects

 • Solar and Energy Efficient  
Lighting Solutions

 • Full Project Management
 • Non Penetrative Mounting Systems
 • Premium products from  
reputable manufacturers

 • 10 year product and 25 year 
efficiency warranties held  
in Australia

10kW for  
GK Strata Management

27kW for  
PCYC Deception Bay

9.2kW for  
Sydney City Council

Why Solar?
 • Reduce electricity costs
 • Protection from rising 
electricity prices

 • Compliance with NABERS
 • Depreciation or Leasing 
options available

 • Increased value of  
the property

 • Government Rebates 

FREE SITE 

ASSESSMENT

With electricity prices soaring, new environ-
mental requirements under the Commercial 
Building Disclosure Program – NABERS 
becoming compulsory from the 1st November 
2011 and generous government rebates 
available, it makes economic sense for strata 
groups to install energy efficient measures like 
solar power, LED lighting and solar hot  
water today.

The key is to reduce costs in the common areas 
of commercial buildings and apartment blocks. 

“Green Strata” is a non-profit association aimed 
at helping strata management groups improve 
the sustainability of their common property and 
their community of residents. They advise that 
the time to invest in sustainable measures is now.

Sustainability and cost saving  
measures for strata
SolarSwitch Reports.

“ With utility costs set to rise continuously, the 
financial benefits of smart usage and reduction 
will make owners’ agreement to sustainable 
changes easier to obtain. Many projects can 
be shown to pay back initial costs over a few 
years, giving long term savings beyond. You’ll 
be able to reduce annual recurring expenses in 
your administrative fund, protect yourself against 
rising costs, and potentially allocate more of your 
levies to your sinking fund to help pay for more 
expensive sustainability initiatives.”(Green Strata)

SolarSwitch can help your strata management 
group achieve its sustainability and cost saving 
goals.  

“ As an industry leading energy efficiency 
company we are committed to tailoring a 
complete solution to meet your building’s 
sustainability needs” said Adam Tesoriero, 
Director of SolarSwitch.

 SolarSwitch’s dedicated Commercial Project 
Managers can show you how combining solar 
power, energy efficient lighting and solar hot 
water can really make a difference to your 
power bill.  We offer full project management 
from design to installation and deliver a turn-key 
solution for your property management group.

Solar power can protect your tenants from 
rising electricity prices by creating the building’s 
own clean green energy and energy efficient 

lighting solutions can decrease your lighting bill 
by up to 90%.  Rebates and government grants 
are available to encourage you to reduce your 
building’s energy consumption and so decrease 
electricity bills.

SolarSwitch also has leasing options available so 
as to not tie up the strata group’s capital whilst 
still reaping the cost saving benefits.

Having successfully installed over 5000 grid 
connect solar electricity systems across 
Australia for homeowners, councils, RSL’s, Strata 
Companies  and private enterprise SolarSwitch 
has the knowledge and expertise to install 
your energy saving measures in a timely and 
professional manner.

SolarSwitch prides itself on only using the 
highest quality equipment from reputable 
manufacturers with warranties held in Australia.  
We also have unique solutions like non-
penetrative racking for solar panels on metal 
roofs so the system can be moved if required.  
All our solar power installations are carried out  
by Clean Energy Council accredited electricians. 

  
 
Call us now on 1300 880 969 or visit 
SolarSwitch.com.au and book your FREE  
site assessment.
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Buying a property
Buying a property is a significant financial decision. Before you start to look for 
a property, it’s important to understand the buying process. It’s vital that you 
organise your finances in advance and be clear about what you are looking for.

Step 1: Decide what you want

Before you start looking for a property prepare 
a list of your requirements. You might want to 
consider: 

•  What area or suburb do you want to buy in?

•  Do you want a house, terrace, semi, 
apartment, unit or townhouse?

•  How many bedrooms and bathrooms do you 
need?

•  How much storage space do you need?

•  Do you need carparking or a garage?

•  Do you want a garden, courtyard or balcony?

•  Do you need to be near public transport, 
schools and work?

•  Do you have any special needs, for example, 
level access, room for a home office?

•  Are you prepared to renovate if the property 
requires repairs or upgrading?

•  What are you able to pay? Is this realistic 
considering what you want?

As you look you may find some of the things you 
identified at the start may change. This is quite 
normal. Be prepared to change what you require 
as you gain a realistic picture of the property 
market.

Step 2: Organise your finances 
and find an experienced solicitor 
or conveyancer

Make sure you have loan approval from your 
bank or lender before you make an offer. Some 
finance providers will not give final approval 
until they have seen the Contract for Sale of the 
property and obtained property details.

As loan rates vary, it’s a good idea to shop 
around. Some people use a mortgage broker to 
find the best deal. Prepare a list of costs. Don’t 
forget to allow for additional costs such as stamp 
duty on the contract, mortgage stamp duty and 
solicitor’s or conveyancer’s fees.

You’ll also need to think about other hidden costs 
such as renovation, repair costs, moving fees, 
insurance and adjustments to rates and levies on 
settlement.

Find a solicitor or conveyancer who is 
experienced in conveyancing and check how 
much they will charge you. The Law Society 
of NSW has a list of solicitors by local area. 
Conveyancers specialise in conveyancing and 
must be licensed by the Department of Fair 
Trading. They are listed in the Yellow Pages or 
you can inquire by calling the Conveyancing 
Society of NSW. As conveyancing fees are 
deregulated, it ‘s wise to shop around and 
compare quotes. Check whether the fees 
charged include disbursements such as title 
searches, photocopying and other searches. 

Step 3: Research and take time 
to look for a suitable property

Be a smart consumer and do your research. 
This will take time and may involve looking 
at a number of properties over weeks and 
months, especially on weekends. Contact 
several real estate agents; let them know what 
you are looking for. Brief them on any special 
requirements. Always be aware that the seller 
appoints the agent and as such, agents must act 
in the seller’s interests.

Look at local and metropolitan newspapers as 
well as relevant websites. Set aside enough time 
to look at properties. Sometimes it helps to take 
a friend along with you. Take notes when you 
look at properties. It’s easy to forget important 
details after looking at a number of properties.

Research recent sale prices in the area for 
properties similar to what you are looking for. You 
can access sales information usually by paying 
a fee. You will receive the information by email or 
by post. A number of agency websites list recent 
sale prices. Agents may also be able to provide 
lists of recent sales.

You’ll probably need to look at a number of 
properties before you decide to buy. When you 
look at properties, ask lots of questions about 
things you are uncertain about. Purchasing a 
property is a big investment and you need to be 
confident you’re making the right decision.

Some things to look for when you inspect:

•  Is the property in good condition?

•  Is it located in a street and area that is suitable?

•  Does it have the features you want? If not, list 
what isn’t there.

•  If you like a property, inspect it at different 
times.

•  Is there enough storage space?

•  Is there any rising damp?

•  What repairs are required?

•  Is it in reasonable condition for the price asked 
and how does it compare to other properties?

Ask the agent for a copy of the Contract for Sale.

If you are interested in a property but unsure 
about some details, ask the agent if you can go 
back and have another look.

TIP

Keep an exercise book and make notes about 
each property you inspect. It’s easy to forget 
important details when you look at a number of 
properties over a period of time.

Step 4: Consider professional 
inspections

It is important to consider having inspections 
done by experts to check for any problems.

If you are considering buying at auction and 
you want to have special inspections done, 
these must be arranged prior to the auction 
day. Sometimes, these inspections are done 
after you have made an offer on a property. 
It may be advisable to have the property 
thoroughly checked by experts. Your solicitor 
or conveyancer can give you guidance in this 
matter.

Some points to consider: 

•  A building inspection is done by a licensed 
architect or by a registered builder.

•  If a house is on a steep block, you might also 
get a geotechnical report to check the stability 
of the land.

•  It is also a good idea to check for pests, such 
as termites.

•  If you are considering buying a unit, you should 
arrange an inspection of the books and records 
of the owners’ corporation. The strata manager 
of the building secretary maintains these.

•  Make sure qualified professionals conduct 
these inspections.

You should remember that the cost of the 
inspections might seem a lot. However, they may 
find faults that could be expensive to fix. This 
could add to the overall cost of your property. 
Compared to the price paid, the inspections may 
be money well spent.

Step 5: Making an offer on the 
property

When you find the property you want to buy, you 
need to make an offer of what you are prepared 
to pay. Negotiate if you think the price is too high. 
The agent will discuss this with the seller. You 
may be asked to pay an initial deposit. This does 
not secure the property for you, but is a sign that 
you are serious. However, it may not mean that 
the property is taken off the market or that the 
seller will not consider other offers as well.

Gazumping is something to be aware of if you 
make an offer on a property. Gazumping occurs 
when you negotiate a price for a property that is 

accepted by the seller, however, before contracts 
are exchanged, another buyer makes a higher 
offer or offers better terms that the seller accepts 
and contracts are exchanged with the other 
person.

This can be a disappointment for buyers, 
particularly if they have paid money for pest 
and building reports, and fees for solicitors or 
conveyancers, and then find out the seller has 
accepted another offer. (See the factsheet on 
Gazumping for more information about this.)

Step 6: Exchange of contracts

The contract sets out the terms and conditions 
of the sale. It also identifies items such as floor 
coverings, curtains or other inclusions that are 
either included or excluded in the contract. Your 
solicitor or conveyancer will examine the contract 
carefully. There are two copies of the sale 
contract – one for you and one for the seller. You 
each sign one copy before they are swapped 
or “exchanged” and the deposit is handed over. 
Only when both the seller and the buyer have 
signed the contract and exchanged copies do 
you both become bound by the contract. The 
deposit will be held by either the agent, invested 
in an interest bearing deposit or released to the 
seller. The contract will stipulate the deposit 
details.

There can be a five-business day cooling off 
period unless you have bought at an auction or 
you may be asked to sign an agreement waiving 
the right to the five-day cooling off period. This 
is known as a section 66W certificate. A solicitor 
or barrister must sign it. The five-day cooling 
off period (after exchange) allows you time to 
conduct searches, obtain reports, confirm 
your finance and gives you the opportunity to 
withdraw. However, if you do not continue with 
the sale, you will forfeit 0.25% of the purchase 
price from the deposit you have paid if you 
decide to do so. Discuss with your solicitor or 
conveyancer your rights and obligations during 
the cooling off period. Real estate agents can 
only exchange contracts in a private treaty sale 
with a cooling off period. Real estate agents do 
exchange contracts under auction conditions 
and there is no cooling off period (see the fact 
sheet in this series on Auctions.)

Step 7: Settlement

Settlement occurs when the buyer pays the 
balance of the selling price. Adjustments are 
made for water and council rates, strata levies for 
units and any outstanding mortgages are paid 
out by the seller from the purchase price. The 
buyer becomes the legal owner of the property 
after settlement.

The period between the exchange of contracts 
and settlement is usually four to six weeks, 
although either party may ask for a longer or 
shorter settlement period prior to exchange. 
Make sure the settlement period suits your 
needs. This will affect your move and the sale of 
your own property if you have one. Organizing 
a move into the property on the settlement day 
can sometimes be difficult, as there can be last 
minute issues that may delay settlement by hours 
or days. Ideally do not plan to move in on day of 
settlement.

Case Study

Joe and Claire decided it was time to buy a home. 
They have two small children and their rental flat 
was now too small. Joe and Claire set aside time to 
discuss what they wanted and what was necessary 
and what would be great to have but not essential. 
They decided that they needed three bedrooms, two 
bathrooms and a level backyard. They wrote up a 
list of their requirements and then started checking 
newspapers ads, looked at some properties and the 
Internet to find out how much they could expect to 
pay for the home they wanted. When they had an 
idea of their price range they approached several 
banks to discuss finance. They also found a solicitor 
through the recommendation of a friend. They had 
friends who had been gazumped so they were 
keen to arrange loan approval so they could buy 
and not be delayed because their finances weren’t 
organised.

Joe and Claire contacted several agents in the 
area they liked. They arranged to look at a number 
of properties by both appointment and at open 
for inspection times. After nine weeks of looking 
at properties, they made an offer on a property 
and negotiated a sale price. They organized pest 
and building inspections. They proceeded with the 
exchange of contracts and after six weeks, they 
settled on the property.

When the Taits picked up the keys to the property, 
they breathed a sigh of relief and vowed that they 
would stay in their new home for some time. They 
thought the process would be quite stressful. 
However their research and preparation made the 
buying process quite straightforward and they felt 
happy with their new home.

First Home Owner Grant

Contact the Office of State Revenue on (02) 
9685 2187, or Freecall 1300 130 624 to see if you 
are eligible for the First Home Owners Grant of 
$7,000 and any stamp duty concessions under 
First Home Plus.

Strata schemes

Buying a property with a strata title differs from 
buying a property with a Torrens Title. A strata 
scheme is a building or collection of buildings 
where individuals each own a part, such as 
an apartment or townhouse, but where there 
is common property, such as foyers, paths, 
external walls, floors, roof, fences, lawns and 
gardens.

The maintenance and repair of these common 
parts is usually the responsibility of the owners’ 
corporation, which used to be known as the 
body corporate. There are a number of rules or 
by-laws relating to living in a strata scheme.  
For instance, you must ask the owners’ 
corporation for permission to have a pet or alter 
common property.

You should get a solicitor or conveyancer’s 
advice before signing a contract for sale. If you 
are interested in a property with a strata title, 
you should look at the records of the owners’ 
corporation. If you are unsure about what to 
look for it is probably best to get your solicitor 
or conveyancer to arrange a professional to 
conduct the inspection. In addition, you’ll need to 
assess the maintenance of the building and the 
potential repairs that may need to be made.

The NSW Office of Fair Trading provides 
a number of publications relating to strata 
schemes. These include the booklets “Buying 
into a Strata Scheme? Some things you should 
know before you sign up”, “Strata Living: what 
you should know about residential, commercial 
and other strata schemes” (also available in 
Arabic, Chinese and Vietnamese versions), 
“Strata Disputes” and “Strata Mediation”.

Copies of these booklets are available free from 
all of the Department’s Fair Trading Centres. The 
contact telephone number for the Centres is 13 
32 20, Monday to Friday between 8.30am and 
5.00pm. Copies can also be downloaded from 
the Department’s web site www.fairtrading.nsw.
gov.au.

Working with agents

Developing a relationship with real estate agents 
is helpful when buying a property.

While they are acting for the seller of the property 
and want to achieve the best possible result for 
them, agents are professionals in their field. They 
know there are two parties in a transaction and 
will try to be as helpful as possible. Working with 
agents can assist you in your goal.

Buyers agents

Unlike a real estate agent who represents the 
person selling the property, a buyers’ agent acts 
exclusively for the buyer. Recently a number of 
buyers’ agents have appeared on the real estate 
scene offering services to buyers ranging from 
market research, inspections, bidding at auctions 
to organising pest and building inspections.

Appointing a buyers’ agent may appeal to people 
who don’t have the time to attain sufficient 
knowledge of the market to confidently purchase 
a property. Fees charged will vary from agent 
to agent depending upon the services offered 
and the services you require. Fees are open to 
negotiation. Buyers agents must be licensed 
under the Property Stock and Business Agents 
Act. They might operate soley as a buyers’ agent 
or might also operate as real estate agents 
offering a wider range of services.

See other fact sheets in this series: Choosing 
an Agent, Auctions and Investing in Property for 
more related information.

Further information and useful websites

Office of Fair Trading  
www.fairtrading.nsw.gov.au  
The Department of Fair Trading is the State 
government department that deals with 
consumer issues including property and real 
estate. Call your local Fair Trading Centre on  
ph. 13 32 20

First Home Owner Grant 
For general information about the grant, visit 
www.firsthome.gov.au. In New South Wales, 
the Office of State Revenue is responsible for 
administering the First Home Owner Grant. 
For information, assistance and applications 
concerning the scheme in NSW the Office of 
State Revenue can be contacted by telephone 
on (02) 9685 2187 or FreeCall 1300 130 624.  
The website address is www.osr.nsw.gov.au

Home Purchase Advisory Service 
This is a service within the NSW Department 
of Housing. They can assist you with free 
information and impartial advice. Their free 
booklet The A-Z of Home Purchase is available 
from their website or can be sent to you by mail. 
Other home purchase publications and fact 
sheets are available on their website - www.
housing.nsw.gov.au 

Land and Property Information 
This New South Wales Government Business 
Enterprise provides land, property and valuation 
information and services. Land and Property 
Information incorporates land titles information 
and valuation services that were previously 
provided by different agencies. Services include 
land and property searches and registration; 
answers to Frequently Asked Questions about 
lodgment and registration of documents; 
mapping and aerial photos; publications; land 
title consultancy; and land valuations for rating 
and taxing. Telephone (02) 9228 6726. Website: 
www.lpi.nsw.gov.au

Law Access NSW 
Provides legal information and assistance either 
by telephone on 1300 888 259 or through their 
website www.lawaccess.nsw.gov.au

Law Society of NSW Solicitors  
Referral Service 
The Society provides information about finding 
a solicitor. Their telephone number is (02) 9926 
0300 or 1800 422 713. The Law Society’s web 
site also features information relating to buying a 
house or strata unit. Website: www.lawsocnsw.
asn.au

Australian Institute of Conveyancers –  
NSW Division 
The Institute provides information on general 
conveyancing matters and provides assistance  
in locating a conveyancer. Their telephone 
number is (02) 9653 1301 and their website is  
www.aicnsw.com.au

  
 
Written by Urbanalyst Staff
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Installing solar panels
There are a number of requirements that traders must be aware of before 
advertising, contracting, and/or installing solar photovoltaic (PV) systems  
(solar panels).

Licence requirements

Only the holder of a building or electrical class 
of licence can contract in NSW to install solar 
panels on the roof of a residential property or 
other premises.

A building contractor may enter into a contract 
to install solar panels and an electrical licence 
holder must be engaged as part of the contract 
to carry out the necessary electrical wiring work.

Electrical wiring

Electrical wiring of all solar panels, regardless of 
the cost of the work and regardless of whether 
the work is on a residential, commercial or 
industrial site, must be undertaken by someone 
holding an electrical contractor licence or a 
qualified supervisor certificate (QSC).

Section 14 of the Home Building Act 1989 makes 
it illegal to do unqualified electrical wiring work.

Connecting to the electricity 
distribution network

When a solar installation is to be connected 
from a home, business or other premises to 
the electricity distribution network, a suitably 
qualified person authorised under the Accredited 
Service Provider (ASP) Scheme must undertake 
the work.

The Electricity Supply Act 1995 gives electricity 
customers the right to choose who carries out 
this work.

A list of ASP’s and their contact details is 
available on the Industry & Investment NSW 
website www.industry.nsw.gov.au

Rebates

In order for the work of installing solar panels to 
attract the State or Federal Government rebates 
the installer must be accredited by the Clean 
Energy Council of Australia. Information about 
becoming accredited, the costs involved and 
other details is available on their website  
www.cleanenergycouncil.org.au.

To qualify for the NSW Government’s Solar 
Bonus Scheme, installations must be properly 
connected to the network by an ASP.

The NSW Government’s Solar Bonus Scheme 
was closed to new applications on 28 April 2011. 
For further information, go to the Department of 
Trade & Investment, Regional Infrastructure & 
Services website.

Home warranty insurance

Home warranty insurance cover is required for 
residential building work when the value of the 
work including labour and materials exceeds 
$12,000. 

Any rebate the consumer may claim for the 
installation of solar panels must not be deducted 
from the cost of the work for the purpose 
of avoiding the $12,000 threshold for home 
warranty insurance.

It is illegal to ask for payment under the contract 
(when the value of the work exceeds $12,000) 
unless Home Warranty Insurance has been  
taken out.

Contracts

Contractors must provide a written contract for 
all residential building work over $1,000. The 
Home Building Act 1989 provides that contracts 
must contain certain information including:

•  the contractor’s name

•  licence number

•  an accurate description of the work

•  the contract price

•  a statement about the requirement to have a 
current home warranty insurance policy if the 
value of the work is more than $12,000

For more information about what is required in a 
contract, go to the Home building contracts page 
on the Fair Trading website.

Before asking for any money for the supply and 
installation of solar panels, or commencing any 
installation work you must give to the consumer:

•  a written contract

•  a copy of the free Fair Trading publication 
Consumer Building Guide, which details

important information consumers need to be 
aware of

•  a certificate of home warranty insurance if the 
total cost of labour and materials is $12,000  
or more

Deposits

The Home Building Act 1989 places limits on 
deposits that can be required under contracts. 
The provisions state that:

•  if the contract price is $20,000 or less, the 
maximum amount of deposit a customer can 
be asked to pay is 10% of the contract price

•  if the contract price is more than $20,000 the 
maximum amount of deposit a customer can 
be asked to pay is 5% of the contract price

Statutory warranty

All residential building work must be done in 
a workman like manner and comply with the 
requirements of the relevant legislation, codes 
and standards. The statutory warranty provisions 
of the Home Building Act 1989 apply to the 
installation of solar panels for a period of 7 years 
from the date that the work was completed. 
  
 
From the NSW Government Fair Trading 
www.fairtrading.nsw.gov.au

stratavoice.com.au

State of Australian cities 2011 released
FEDERAL Minister for Infrastructure and Transport, Anthony Albanese, yesterday 
launched the State of Australian Cities 2011 report, as part of the Australian 
Government’s commitment to report on the progress of major cities towards 
improved productivity, sustainability and liveability.

According to the report, residents of Australia’s 
major cities are using less electricity, leaving their 
car in the garage more often in favour of catching 
public transport, producing less household 
waste and raising children who are staying at 
home until an older age.

Compiled by the Major Cities Unit, the latest 
‘report card’ builds on last year’s inaugural 
publication and aims to provide comprehensive 
analysis of the progress and performance of the 
nation’s 18 biggest cities.

Mr Albanese said that as well as giving us a 
better understanding of how cities work, the 
report also identifies specific initiatives of local 
councils and state planning authorities which are 
proving effective at promoting more productive, 
sustainable and liveable urban communities.

With Australia’s cities home to three quarters of 
the population and generators of approximately 
80 per cent of national wealth, Mr Albanese said 
the nation’s “future economic prosperity and 
continuing social cohesion will depend largely 
on how successful we are at making our cities 
work better.”

He said building more productive, sustainable 
and liveable cities will require the involvement 
of, and cooperation between, all levels of 
government.

Between 2001 and December 2010, the 
report finds that Australia’s population grew by 
2,915,607 people, with 81 per cent of this growth 
occurring in the 18 major cities and the biggest 
absolute increase occurring in Melbourne where 
the population rose by 605,411.

While the report focuses on the 18 cities in 
Australia that have a population of 100,000 
or more, the report projects that six “rapidly 
growing” regional centres are likely to have 
a population of more than 100,000 by 2027: 
Mandurah and Bunbury in Western Australia, 
Bendigo and Ballarat in Victoria and Mackay and 
Hervey Bay in Queensland.

In other changes since last year’s State of 
Australian Cities report, the 2011 report finds:

•  Emerging evidence of a major change in how 
people are getting around their communities, 
with per capita vehicle travel down by around 
one percentage point and aggregate travel 
beginning to stabilise;

•  The shift to public transport and active travel 
such walking and cycling has continued, with 
more than 11.5 million bicycles sold in the 
period between 2001 and 2010 - 2 million more 
than cars;

•  Net overseas migration has fallen by more than 

25 per cent from 453,000 (2008) to  
331,000 (2010);

•  Cities north of the Queensland/NSW border 
are growing faster than those to the south, an 
indication that the historical northward shift 
in Australia’s population shows no signs of 
abating;

•  Melbourne is growing faster than Sydney, 
having increased its population by more 
than 600,000 between 2001 and 2010 while 
Sydney’s grew by less than 450,000 over the 
same period;

•  The gap between housing supply and demand 
is general across Australia - a short fall of 
200,000 new homes - but is particularly severe 
in Sydney;

•  Since 2006, and for the first time since the 
keeping of accurate records, Australians have 
been consuming less energy and water while 
also cutting their household waste. Last year 
alone, energy consumption (mainly electricity) 
fell 1.2 percentage points; and

•  Whilst cyclones, severe storms, floods and 
bushfires can have significant social, economic 
and environmental impacts on Australian cities, 
the biggest natural disaster threat - particularly 
in terms of loss of life - remains heatwaves.

In addition to the State of Australian Cities 2011 
report, Mr Albanese outlined the Australian 
Government’s recent initiatives for cities, 
including:

•  Our Cities, Our Future: a National Urban 
Policy Framework which articulates the 
Commonwealth’s objectives and priorities for 
the nation’s major cities;

•  Committed $7.3 billion to modernise and 
extend urban passenger rail infrastructure;

•  Established a National Smart Managed 
Motorways Trial to retrofit smart technology 
to improve traffic flows along congested 
motorways and outer city roads;

•  Placed the need for infrastructure planning 
reform on the agenda of COAG with the 
establishment of the National Planning 
Taskforce; and

•  Required all state and territory governments to 
have strategic plans in place by 1 January 2012 
for their capital cities as a condition of future 
Federal infrastructure funding.

The Minister also announced that states, 
territories and eligible councils can now submit 
an application for funding under the Liveable 
Cities Program. 

The Program, initially worth $20 
million, offers up to $500,000 for 
innovative planning and design 
initiatives and up to $4 million 
for demonstration projects.

The report, State of Australian Cities 2011,  
is available from the Department of Infrastructure 
and Transport website at: 
www.infrastructure.gov.au/

  
 
Written by Urbanalyst Staff
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Private open space for high density living
A unique rating system has equipped the Australian property industry to lead 
the world in greening its buildings. The NABERS tools have been used for more 
than a decade to rate more than 60% of Australia’s office space, providing the 
industry with a deep understanding of building performance from a trusted and 
independent source.

Introduction

Victoria’s metropolitan planning strongly 
encourages higher density, even while our 
traditions have been based in suburban building 
forms. The population of metropolitan Melbourne 
is forecast to increase by 1.8 million residents to 
exceed five million by the year 2030, requiring 
an additional 600,000 dwellings. Policy in 
Melbourne 2030: Planning for Sustainable 
Growth and more recently Melbourne @ 5 
million directs that over half of these new 
dwellings will be delivered via infill development 
in Melbourne’s established suburbs, suggesting 
that high-density housing will be a key source 
of Melbourne’s residential growth in the near 
future. Consideration of housing density raises 
the issue of open space (Woolley, 2003). 
The literature suggests that three interrelated 
elements constitute a definition of open space: 
physical properties (Gold, 1980); the activities 
onsite, such as recreation (Gehl, 1987); and 
user perception (Wooley, 2003). Open space 
delivers a host of environmental, social, 
economic, psychological and physical benefits, 
including children and youth groups, providing 
children and youth with a set of non-materialistic 
experiences (Yuen, 1996), functioning as a 
“safety valve where children can burn off energy” 
(Burgess, 1988 pg 462). As housing densities 
increase the need to plan for and provide quality 
open space intensifies. This research addresses 
the current need to improve the quality of policy 
relating to communal open space provision at 
high density in Australia.

The Policy Context

The tradition of low-density suburbia poses 
significant challenges to both the application and 
acceptance of a compact city model, particularly 
if the needs of all groups in our communities are 
not catered for in this relatively new way of living.

•  The majority of high density households (40 

per cent) are aged between 29-44 years 
(Randolph, 2006);

•  Only 10 per cent of persons living in this urban 
form are aged less than 15 years (Australian 
Bureau of Statistics, 2001);

•  High density housing is primarily a rental 
market; 55 per cent of flats in Australia’s three 
largest cities are rented from a private landlord, 
contrasted to 14 per cent of separate houses 
(Australian Bureau of Statistics, 2001).

•  The majority of this stock is of 1-2 bedrooms; 
only 13 percent of dwellings contain more than 
three bedrooms (Randolph, 2006)

Fincher (2004) argues that Melbourne’s high-
density housing stock is market primarily at 
‘childfree lifestylers’, being households pre- or 
post- children. “There have been no statutory 
regulation that prohibits children; however the 
developers are providing a market with specific 
consumers in mind – one’s without children” 
(Costello, 2005 pg 57).

The requirements of open space provision 
in Melbourne’s high density housing stock 
are currently dictated by Clause 52.35 and 
the Guidelines for Higher Density Residential 
Development (Department of Sustainability and 
Environment, 2004). These provide little direction 
and there is no statutory planning requirement 
that necessitates the provision of open space 
in Melbourne’s high density housing stock. 
The Guidelines for Higher Density Residential 
Development Objective 6.1: “Ensure access 
to open space for all residents” addresses 
the functionality, form and orientation of open 
spaces in high density residential developments. 
Typical of performance based approaches to 
urban planning, no minimum requirement is 
stipulated. As such, the provision of open space 
in Melbourne’s high density housing stock 
may vary from nil to abundance. This study 

investigates how these planning provisions are 
typically interpreted by the private sector and 
administered by planners, examining the extent 
to which. such applications are appropriate and 
reflective of the perceived needs of families living 
at high density.

How Families Use Open Spaces

The study examined high-rise residential 
developments located in inner-city Melbourne. 
This study focuses upon communal spaces 
within high rise developments. While other space 
provided in the public realm is important, this 
study focuses upon that provided within high 
rise development sites. Open space areas were 
examined and 26 Melbourne households living in 
high density dwellings were interviewed, using a 
standard questionnaire containing 17 questions. 
Respondents were recruited via a snowballing 
method from inner city Melbourne areas with 
significant amounts of high rise residential 
developments: Docklands; CBD; and Southbank. 
A combination of Likert scale (1 – 5) and open 
ended questions were administered in interviews 
typically lasting 20 minutes each. The interviews 
of families dwelling in high density housing within 
Melbourne were complemented by analysis 
of the actual open spaces of the respondents 
via field study. While the overall number of 
interviews is insufficient to generalize to the 
population, it provides a basis for examining 
the physical qualities of the case studies and 
to act as a pilot study. Further, the results of 
the field study examining actual open space 
provision demonstrate that current performance-
based standards allow a wide range of different 
open spaces within high density residential 
developments – focused upon non-children 
‘lifestyle’- oriented amenities. Photograph 1 
below shows communal open space in the 
Arkley in Melbourne’s Docklands.

Photo 1 – The Arkley, Docklands, Melbourne

As Table 1 indicates swimming pool and gym 
facilities were the most frequently reported 
open spaces provided. 77 per cent (n=20) of 
respondents had access to the former and 73 
per cent (n=19) to the latter. Private balconies 
were the third most frequently provided open 
space with 69 per cent (n=18) of respondents 
reported their dwellings possessed this type of 
private open space. Current Victorian planning 
policies allow variance from having access to nil 
or an abundance of open space.

Table 1 – Provision of Open Space in 
Surveyed Households of Melbourne’s High 
Density Housing

Communal Open Space Frequency Percentage

Swimming Pool 20 77

Gym 19 73

Private Balcony 18 69

Garden 10 38

Sun Deck 7 27

Tennis Court 4 15

Private Courtyard 4 15

Terrace 1 4

Ground Floor Atrium 1 4

None 1 4

Communal open space are used at varying 
frequencies by families, stemming from the 
provision above. Figure 1 shows swimming 
pools are the most regularly used (and provided) 
provision, accounting for 38 percent (n=10) of 
responses. The gym and sundeck are the next 
most frequently employed communal open 
space, respectively accounting for 19 percent 
(n=5) and 15 percent (n=4) of respondents 
usage.
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Figure 1 – Most Used Communal Open Space 
Provision, Surveyed Melbourne Households

The most common for family use of communal 
open space within high density residential 
development was “recreation” 56 percent (n=18). 
Exercise was 32 percent (n=9). These findings 
generally correspond with the type of facilities 
typically provided.

Melbourne families rarely engage communal 
open space for purposes of ‘Entertaining Guests’ 
(n=3), ‘Contact with nature’ (n=1), or ‘Passive 
Recreation’ (n=1), suggesting current communal 
open space does not provide for the full scope 
of benefits possible, and that this is a corollary of 
the type, attributes and quality of the communal 
open space provisions provided.

Just under half (46 percent, n=12) of participants 
cited that they their most frequently engaged 
communal open space provision is typically 
utilized with their children. 35 percent (n=9) of 
participants use such provisions by themselves 
and only 8 percent (n=2) of respondents 
indicated that they typically enjoyed their most 
commonly used communal open space with their 
family and friends (Figure 2).
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Figure 2 - Experience of Communal  
Open Space Provision, Surveyed Melbourne 
Households

While good communal open space is said 
to engender interaction between residents 
(Randolph, 2006) and to facilitate greater 
independent child mobility (Prezza et al, 2001), 
the survey suggests this is not being achieved 
in new high density housing. No children 
employ their residence’s communal open space 
provisions alone. Rather, extant communal open 
spaces facilitate limited experiences  
and benefits.

Perceived Importance  
of Open Space

The frequency of the most used communal open 
space provision was extremely variable between 
sampled households (Figure 3), perhaps due to 
small sample size. Nevertheless 35 percent (n=9) 
of study participants indicated that their most 
frequently engaged communal open space is 
utilised two to three times per week. 19 percent 
(n=5) of respondents cited that such provisions 
are employed once monthly. 15 percent (n=4) of 
families use their most regularly used provisions 
once weekly.
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Figure 3 – Most Commonly Used Communal 
Open Space: Frequency of Usage, Melbourne 
Households

A five-point rating by respondents of the 
importance of open space in their family life (1 
most important) indicated a mean score of 2.1, 
demonstrating that communal open space is 
generally perceived as valuable to these families, 
despite any shortcomings.

Aspects of Open Space  
Valued by Families Living  
at High Density

Three open-ended survey questions were posed 
to participants to determine the characteristics 
of communal open space important to families, 
presented in Table 2.

Table 2 – Aspects of Open Space Important 
to Families Living at High Density

Theme Sub-Factor

Design and 
Comfort

Layout and Size

Microclimate

Physical Features

Accessibility

Diversity and 
Opportunity

Scope of potential uses

Appeal to different user groups

Aesthetic Quality

Safety

Surveillance

Physical Features

Maintenance of Communal  
Open Spaces

Sociability
Facilities

Accessibility

Design and Comfort

The most recurrent perceived need of families 
that emerged from the study findings relates to 
the design and comfort of communal open space 
provisions. This aspect is partially addressed by 
Victoria’s current planning policy; however the 
indistinct language used make application of 
policy problematic. Surveyed families indicated 
that there is a need for communal open spaces 
to be conveniently located and constructed to 
a size that allows a wide scope of activities and 
uses to occur. Microclimate emerged as a key 
factor.

The physical features provided impacted on 
communal spaces’ perceived importance and 
actual usage levels. Sampled families identified  
a number of factors:

•  Facilities;

•  Materials;

•  Lighting;

•  Extent and type of greenery; and

•  Useability throughout year

Accessibility was found to be highly important. 
35 percent (n=9) said their communal open 
spaces were underemployed by their children, 
being “inappropriate” (Participant MU). Problems 
related to accessibility and physical design 
features unsuitable to children emerged in many 
of the spaces examined.

Diversity and Opportunity

The second aspect important to families 
relates to the potential range of activities and 
uses possible in communal open spaces. 
This is inadequately addressed by Victoria’s 
current policy. Uses desired by families ranged 
from “burn[ing] off energy” (Participant MA) 
to “spiritual growth” (Participant MT). Where 
respondents desired aesthetic variety and “a rich 
and varied environment, with ranges of colour, 
texture, shape and smell” (Cooper Marcus and 
Sarkissian, 1990 pg 115), highly limited aesthetic 
experiences were actually provided in many 
instances.

Safety

Current Victorian planning policy is practically 
silent regarding safety beyond issues such as 
pool fencing. Further, safety references are 
suggestions only. Families themselves desired 
surveillance, safe physical features and proper 
maintenance. As such communal open spaces 
should be equipped with seating, tables, 
windows and so forth so as to facilitate active 
and passive surveillance. Many participants 
didn’t “feel comfortable” in facilities leading to 
underutilization. Finally, levels of cleaning, repair 
and maintainance were key factors for families.

Sociability

Communal open spaces may facilitate contact 
and relations between residents of high density 
residential developments (Randolph, 2006), 
but is not addressed at all by extant policy. The 
findings show that sociability was influenced by 
particular design aspects of the facilities. The 
extent and orientation of seating and tables was 
usually key. Participant SH commented that 
communal open spaces provide “a place where 
kids and adults can gather and make friends”.

Conclusion: Towards an Open Space Policy 
for Families

The research suggests that families possess 
particular open space needs in higher density 
settings. Specifically, the research identified 
four aspects of open space provision perceived 
as important to the interviewed families living 
at high density in inner city Melbourne: design 
and comfort; diversity and opportunity; safety; 
and sociability. The study demonstrates the 
importance of further investigating the particular 
design qualities of communal open space 
that can fulfill the perceived needs of families 
dwelling at high density. That is, some high-rise 
development’s communal open spaces, based 
on their physical and intangible qualities, are 
better suited to the pursuits of family life than 
others.

However, current communal open space 
provision in much of Melbourne high-density 
housing stock does not meet the open spaces 
needs of families. Victoria’s performance-
based planning policy is being interpreted to 
favour provision of private open space, gym 
and swimming pool amenities. Overall, Victoria 
currently possesses something of a laissez-fare 
approach to open space planning, perhaps 
reflective of an overall market tendency (March 
and Low, 2007). It is argued that the Guidelines 
for Higher Density Residential Development 
require modification to address families’ open 

space needs. Specifically, Objective 6.2 of 
the Victorian Guidelines for Higher Density 
Development requires modification to require 
that open space be provided in ways that meet 
the needs of a wide range of occupants. This 
adaptability will better serve the interests of 
the many groups that live in high rise, including 
families.

References

Australian Bureau of Statistics (2001) Changing 
Dwelling and Households Size

Burgess, J., Harrison, C. and Limb, M. (1988) 
People, Parks and the Urban Green: A Study of 
Popular Meanings and Values for Open Spaces 
in the City. Urban Studies, 25, 455-473.

Costello, L (2005) From Prisons to Penthouses: 
The Changing Images of High-Rise Living in 
Melbourne. Housing Studies, 20, 49-62.

Department of Sustainability and Environment 
(2004) Guidelines for Higher Density Residential 
Development

Fincher, Ruth (2004) Gender and Life Course in 
the Narratives of Melbourne’s High-rise Housing 
Developers. Australian Geographical Studies, 43, 
325-338.

Prezza, M; Pilloni, S; Morabito, C; Sersante, C; 
Alparone, F and Giuliani, M (2001) The Influence 
of Psychosocial and Environmental Factors on 
Children’s Independent Mobility and Relationship 
to Peer Frequentation. Journal of Community and 
Applied Social Psychology, 11, 435-450.

Randolph, B (2006) Delivering the Compact 
City in Australia: Current Trends and Future 
Implications. Urban Policy and Research, 24, 
473-490.

Woolley, H (2006) Freedom of the City: 
Contemporary Issues and Policy Influences on 
Children and Young People’s Use of Public Open 
Space in England. Children’s Geographies, 4, 
45-59.

Yuen, B., Yeh, A., Appold, S., Earl, G., & Ting, J. 
and Kwee, L. (2006) High-rise Living in Singapore 
Public Housing. Urban Studies, 43, 583-600.

  
 
Julia Guthrie, Beca & Alan March  
University of Melbourne

Contact: Dr Alan March, University of Melbourne 
alanpm@unimelb.edu.au 
03 8344 7077

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

stratavoice.com.au



STRATA VOICE  JANUARY / FEBRUARY 2012 PAGE 25

NSW PROPERTY

How green building is changing the world 
On the outskirts of Cape Town in South Africa, in a poverty-stricken township 
known as Cape Flats, sits an environmental centre that is a standard stop on tour 
itineraries for designers, architects and students of international culture.

International visitors don’t come to the Tsoga 
Environmental Centre to see its green building 
features - although they may be interested to 
see the biogas digester, wind turbines, grey- and 
black-water on-site treatment facility and clever 
use of recycled and local materials.

What people come for, and what makes 
this project special, is the way the Tsoga 
Environmental Centre addresses socio-
economic sustainability alongside environmental 
sustainability - by creating employment, offering 
training and empowering the local community.

The project team responsible for the centre 
ensured the community was deeply engaged 
throughout the design and construction process, 
and all construction workers received both 
specific skills training and general problem-
solving skills that they could transfer to other 
projects. Components of the building were 
designed so that they could be supplied by 
local small enterprises: brick recycling, door 
and window manufacture, reed ceilings and 
landscaping solutions were outsourced to  
local enterprises.

Material suppliers were assessed for compliance 
with fair labour practice and support for 
‘historically disadvantaged’ individuals – in other 
words, people who experienced discrimination 
under the apartheid regime.

And labour-intensive construction methods were 
deliberately used, which enabled 80% of the 
building budget to be committed to employment, 
as opposed to the conventional 30-50%.

The Tsoga Environmental Centre is a bricks-and-
mortar example of a new phenomenon: social 
sustainability. But while it may be a new term, it’s 
an old concept. The phrase ‘social sustainability’ 
reminds us that people should always be front-
and-centre of any new building, development 
or community. Buildings - whether schools, 
hospitals, offices or homes, and whether at 
design stage, construction or operations – 
should be based around the people within them; 
their purpose, their objectives and their health.

The concept also reminds us that sustainability 
is about more than preserving our natural 
environment – and that green building practices 
can simultaneously address climate change 
while also delivering affordable housing, creating 
new jobs and supporting local economies.

While employment creation, skills training 
and other socio-economic concerns are not 
addressed by the conventional notion of green 
building, nor are they explicitly rewarded 
by green building rating schemes, they are 
becoming part of the broader idea  
of sustainability.

In Australia, favourable socio-economic 
outcomes can be achieved by considering 
transport options, improving indoor environment 
quality, boosting local employment opportunities 
and constructing buildings that people actually 
want to live and work in.

Some projects are also recognised for innovative 
approaches to social sustainability. At the 
5 Star Green Star-rated Redfern Housing 
Redevelopment in Sydney, a minimum of 20 
construction workers were required to be 
Indigenous. This was a ‘first’ for a public housing 
project in Australia, and Housing NSW was 
rewarded with a Green Star Innovation point 
(through the Inn-1 credit).

Empowering the local community was an 
integral part of the sustainable development, 

and Housing NSW provided employment 
opportunities to both Aboriginal and long-term 
unemployed people to enhance their business 
skills, increase their knowledge of ESD issues 
and improve the social and economic conditions 
for both the individuals and their community.

Building rating systems are one of the most 
powerful mechanisms for affecting positive 
change and market transformation, and the 
World Green Building Council is currently looking 
at developing a socio-economic category that 
can be integrated or overlaid into existing tools.

While the new socio-economic category is some 
time away, headway is already being made. 
Organisations are increasingly recognising that 
their work environments affect the health, morale 
and productivity of their staff. The public ground 
floor plaza of the 6 Star Green Star-rated 1 Bligh 
Street in Sydney, for instance, acts as a meeting 
place for workers, with a living green wall and 
broad steps which double as informal seating. 
Such design elements enhance productivity and 
uplift the spirit. Principal architect on the project 
Christoph Ingenhoven has said that 1 Bligh 
Street will be an “enduring presence attuned 
to emerging cultural, social and environmental 
concerns.”

Similarly, the property and construction industry 
is considering how new precinct developments 
can affect employment opportunities, economic 
prosperity and general liveability. As part of its 
Green Star - Communities project, the GBCA 
has developed five principles for sustainable 
communities - liveability, economic prosperity, 
environmental responsibility, design excellence 
and governance.

Building and community rating tools will enable 
us to broaden our measurement of sustainability 
beyond the current environmental metrics 
and help us to measure some less tangible, 
but equally important, questions: how do 
we build resilient, prosperous and adaptable 
communities? And how do we sustain the unique 
environmental and social ecologies of our cities? 
Green buildings and communities may provide 
the answers to these questions.

  
 
Oct 24, 2011 
By Tony Arnel, Chairman,  
Green Building Council of Australia 

Have your say on strata & community laws
The New South Wales Government will commence a comprehensive review of 
NSW strata and community title laws from mid 2012.

Anyone interested in making comments, raising specific issues or suggesting possible solutions can 
participate in an online consultation hosted by public policy think tank Global Access Partners. The 
online forum is open until 29 February 2012. For more details go to www.openforum.com.au/strata

You can also register to be kept informed about the review by visiting the URL below to provide  
your details:

http://surveys.fairtrading.nsw.gov.au/Strata_and_community_law_review_registration.asp

GC_WFI1000

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.

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 
Wesfarmers Insurance.

Call 1300 934 934 or visit wfi .com.au

Putting a face to strata insurance.
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Melbourne: The quiet achiever 
Michael Spence says there is an “air of optimism” around Melbourne. He calls it 
“the quiet achiever” and he says it’s one of the most affordable major cities in 
Australia in which to rent office space.

“We haven’t had the spikes you’ve seen in Perth, 
in Brisbane with rentals. We’ve been slow and 
steady with good, moderate growth,” he says.

And Spence believes it will continue to be slow 
and steady. He says one reason for Melbourne’s 
competitiveness is its planning regime and 
availability of land.

“So if you look at Docklands as being a classic 
example of … future-proofing the city, it is 
geographically as large as the CBD,” Spence 
says. “So where cities like Sydney have got 
geographic constraints like the harbour and the 
nature of its terrain, Melbourne’s been able to  
be progressive.”

He has plenty of other positive things to say 
about Melbourne and why Walker Corp has its 
biggest book of work placed in Victoria.

“Victoria’s got a very competitive business 
environment,” he says. “If you look at the GFC, 
Victoria led the national recovery with over 
115,500 new jobs during 2009 and 2010. And 
that’s about 25,000 more than any other state.”

Spence also points to government investment in 
infrastructure in Victoria, which has quadrupled 
over the past decade.

“It’s the events capital of Australia,” he says, 
noting the State Government’s investment in 
the convention centre and the redevelopment of 
Melbourne Park Tennis Centre.

Walker Corp has a strong footprint in Melbourne 

concentrating on two sectors.

“We’re bullish on commercial and we’re 
optimistic on residential,” Spence says.

Essentially, he argues, Melbourne is meeting 
the demand of its inhabitants. As the population 
expands, land releases for the residential sector 
have been substantial.

Walker Corp’s residential development at Main 
Drive Kew has seen value growth of about 60 
percent since it began in 2008, and the average 
house price is now $2.3 million. Spence says the 
28ha site offers the opportunity to roll out further 
stages down the track.

Further to this, he says Walker Corp will look 
at both medium density and master planned 
community opportunities in Melbourne, and has 
its eye on some promising projects.

Commercial focus

Back on the commercial office side, Walker 
Corp is strengthening its foothold in Melbourne. 
Spence says tenants want large, efficient 
floorplates with green credentials – which 
Docklands has been able to deliver.

Two-thirds of major businesses also want a 
Collins Street address, which Walker is in the 
process of delivering with the mammoth Collins 
Square mixed-use development.

Collins Square is a significant project. “It’s an 
entire city block,” Spence notes, and a site that 

allows the developer to deliver business needs 
that could not otherwise be met in existing  
CBD sites.

“Sites are pretty limited along Collins Street, and 
the Government’s decision to extend Collins 
Street through the CBD into the Docklands has 
created a couple of prime sites,” he says. “And 
development activity within the Docklands has 
predominantly occurred along this axis.”

The $1.3 billion staged development will have 
an area of 195,000sqm and covers a substantial 
amount of prime Collins Street frontage – the 
entire site area is equivalent in size to the 
Melbourne Cricket Ground, Spence says. It is in 
the heart of the commercial precinct and, when 
complete, will include 10,000sqm of retail below 
five commercial towers.

Pre-commitments are already in place from a 
diverse range of tenants, including the Australian 
Taxation Office.

Spence emphasises the significance of meeting 
the changing needs of businesses. He says the 
design of Collins Square, offering larger, efficient 
floorplates that allow higher levels of workplace 
collaboration, have been a real strength with  
the project.

Environmental concerns are also being 
addressed, with the development aiming for both 
five-star Green Star and NABERS ratings.

“A lot of tenants don’t understand that the 
difference between a zero-star and a five-star 
rating for a tenancy can be about $30 a sqm, 
which is significant when you look at a 10-year 
lease,” Spence notes.

With a project of this scale, however, Spence 
says it’s not possible to follow an established 
development model, which creates challenges.

“We’ve really got to track technology that makes 

buildings smarter and more efficient, while 
keeping abreast of what our footprint is likely  
to be.”

Despite the complexity, he says the process has 
involved drawing on the intellectual property 
within the business, which is made easier 
coming off major projects such as Hope Island 
Resort on the Gold Coast and the $1.2 billion 
Rhodes Waterside developments in Sydney’s 
inner west.

Australia-wide, Walker Corp has projects 
in the CBDs of Melbourne, Brisbane and 
Canberra underway. Its retail pipeline extends 
as far as North Queensland. But its recent 
success delivering the $280 million DEEWR 
project in Canberra has set the current focus 
to commercial – of its $5 billion nationwide 
pipeline, 35 percent is commercial. Meanwhile, 
its industrial portfolio is concentrated in South 
Australia, Queensland and Canberra.

In Victoria, Spence says, Walker Corp is cautious 
about industrial.

“Melbourne’s got a strong supply of well-priced 
industrial land, so it doesn’t have the demand to 
match the supply,” he notes. He believes there 
will be more opportunities with regeneration 
projects in the inner ring suburbs, which the 
Victorian Government is delivering as part of its 
growth strategy.

But the focus for the business is elsewhere. “I 
think residential’s probably a better sector to 
look at. Outer Melbourne’s continuing to record 
strong population growth.” 

  
 
Author: Amal Awad 
Source: Property Australia

Disabled people face building barriers
The built environment has scored poorly in an inner Melbourne study of 
neighbourhood access for disabled people.

The Universal Mobility Index, initiated by 
Visionary Design Development, included the strip 
shopping area of Kensington and a surrounding 
area of commercial and public buildings, private 
dwellings and infrastructure such as footpaths, 

road crossings, street furniture, railway stations 
and bus stops.

Groups of people with differing disabilities 
inspected a statistically significant random 

sample of buildings and infrastructure elements.

With 0 representing “very bad”’ accessibility 
and 1 representing “‘very good,” the overall UMI 
score for the built environment as a whole was a 
disappointing 0.48, the report says.

“This low result confirms claims by disabled 
persons’ organisations that urban environments 
discriminately constrain the mobility of those 
with mobility impairments, limiting educational, 
employment, recreational opportunities and 
causing social exclusion, “ authors Mary Ann 
Jackson and Ralph Green say.

Commercial buildings scored 0.38 and private 
dwellings at 0.40 showed “bad” to “average” 
accessibility.

Public buildings (0.62) were “‘average” to “good’ 
and statistically markedly better compared to the 
other two building categories.

Infrastructure (0.56) overall showed only 
“average” accessibility. Infrastructure

sub-components accessibility performed 
variably with disabled parking spaces (0.48) 

worse than “average” while public spaces (0.58) 
and road crossings (0.58) were marginally better 
than average.

The rights of people with disabilities to access 
goods and services (commercial buildings 0.38) 
and to visit neighbours friends and relatives 
(private dwellings 0.40) was being denied, the 
report said.

A partial explanation was that the voices of 
people with disabilities are not currently well 
represented on disability advisory committees 
(0.52) and in policy making forums affecting the 
form (accessibility) of the built environment.

Representation of people with disabilities in 
helping to formulate built environment policy was 
average at 0.52. 

  
 
Authors are Mary Ann Jackson, architect, 
planner, access consultant and Ralph Green, 
vision and social scientist. 

The density question in Sydney, again 
OK, we are going on a bit about density and planning, but wow, it’s a hot topic  
and should be hotter.

Former NSW Government architect Chris 
Johnson this week stepped into the role of chief 
executive of the Urban Taskforce in NSW. His 
promise was to tackle exactly this issue, and to 
bring a greater understanding of development 
into the community. He has a big job ahead  
of him.

How big? The Fifth Estate had a conversation 
with Johnson’s predecessor, Aaron Gadiel, as 
he stepped down from the role to see what his 
take on the issue is. Gadiel has been a highly 
influential agitator on the developers’ side, with a 
media savvy rarely seen in the property industry. 
Within hours of the release of a government 
report or mention of housing, and Gadiel would 
have a measured and intelligent response in 
journos’ inboxes, complete with references and 
extracts from reports to prove his point, all neatly 
wrapped with quotable quotes.

Our conversation came about because Gadiel 
objected to The Fifth Estate’s view that most 
of his efforts were on behalf of greenfield 
development, largely viewed as highly 
unsustainable. (Let’s not mention the Taskforce’s 
argument to deregulate zoning) Gadiel, in 
exemplary lawyerly style, shot through a list of 
lobbying positions on the urban infill side and 
claimed his efforts were evenly split.

Gadiel says 50:50 is exactly the ratio of 
development  – infill versus greenfield –  
that has occurred in Sydney in recent years. 
A far cry from the 70:30 promised by the last 
Metropolitan Plan.

Developers – and their representative lobbying 
organisations – seem to have given up on 
urban infill. Some, such as Stockland, declaring 
that they will not build any more apartments in 
Sydney because it’s just too hard.

Gadiel agrees. “The reality is that developers 
have absolutely lost interest in large urban infill 
developments.”

But he says it’s no easier in the greenfields.

The army is marching 

In the infill areas, an “army of objectors” has 
created “teams of bureaucrats”, whether from 
state or local government, who address the 
“ostensible” reasons for objections, Gadiel says.

“So you have design competitions galore that 
can delay things, and you introduce massive 
costs and risk, in order to demonstrate to 
objectors it’s good design, [and the residents] 
can still object at the end anyway.”

Sarah Hill of Hill PDA, who will step into the 
president’s role at the NSW Planning Institute 
of Australia, is not so sure stalled urban 
development is always a planning issue.

She believes that in many cases there are 
economic reasons for development not going 
ahead, and planning simply becomes the fall guy, 
blamed because it’s the “last straw” http://www.
thefifthestate.com.au/archives/28373 in a litany 
of barriers.

Not all major residential development has been 
abandoned, she says, pointing to Mirvac’s 
Harold Park project in Glebe, among others.

Gadiel says this is one of the exceptions 
that prove the rule. The big projects that get 
underway are precisely those that already have 
development approval. Otherwise, developers 
are not interested.

Sense of stagnation

In the Sydney development scene, he says, right 
now there is a sense of stagnation, especially 
since the election of the O’Farrell Government 
earlier this year on a platform of handing power 
back to local councils.

This has made local councils feel quite relaxed; 
they now have a “sense of resolution” and feel 
empowered to do little on development,  
Gadiel says.

There is no sense of pressure, and he says this 
is sometimes necessary. For instance, when St 
Leonards needed to be densified – it is close to 
transport, hospitals and the city – there were 
three local councils with jurisdiction that had 
to agree. The State Government (then Labor) 
insisted there be a resolution or they faced a call 
up by the state.

The councils complied.

“That ultimatum is not being issued now,”  
Gadiel says.

“Local councils see no threat of intervention. 
There is nothing going on.”

In theory, there is power for the state government 
to intervene, but, “it’s a matter of clear intent 
… the state government is clearly telegraphing 
to the industry and local government, that its 
instinct is to not intervene.”

[Since our conversation the O’Farrell Government 
removed the hated Part 3a of the planning 
act (as promised) which previously sent most 
developments of more than $10 million to the 
state government for approval, and says most 
projects will be sent back to local councils to 
assess. Projects of more than $20 million will be 
handed to regional planning panels.]

So we have no significant new pipeline of sites 
for residential development in urban areas.  
And greenfield isn’t moving either, Gadiel says.

For Gadiel’s former members in the house and 
land game, that’s a big problem. It’s bad for the 
community too, he says, because you cannot 
substitute inner-city developments for outer 
suburban house and land. The buyers  

are different, he says: “the markets are  
not substitutable.”

When this supply of housing contracted Gadiel 
says a lot of those buyers migrated out of Sydney 
and even interstate.

But isn’t that what you do in most major cities of 
the world? If you want a house and land package 
in France you don’t expect to buy it in Paris.

Gadiel’s point, though, is that “you won’t see a 
rise in greenfield development in response to less 
infill.” Or vice versa.

Comes down to zoning

He says the issue with planning in the greenfields 
comes down to zoning, with authorities “refusing 
to release land where landholders want to sell” 
because of the idea of sequencing, or ordered 
planned release.

In urban areas, he says: “We have zoning 
problems because we have perfectly good sites 
which are sterilised because the zoning doesn’t 
provide the required height or uses.”

So, he says, you end up in a situation in which 
it’s more profitable to retain the site as a used car 
yard instead of redeveloping it as housing.

“And when you get the zoning – you might have 
the land zoned and approved and have the 
appropriate floor space ratio or height –you’re 
not entitled to any of that because approval is 
completely discretionary. Residents can say not 
a permissible development.”

The problem is that Sydney’s 
brownfield sites, where 
residents are unlikely to object 
to redevelopment, have nearly 
run out.

You don’t get objectors to subdivision,  
Gadiel emphasises.

Strategic planning. Not.

On the Metropolitan Plan, he says, “it’s not 
complete. The plan is never complete.” Because 
once you have the metropolitan plan, Gadiel 
says you need the regional plan and the local 
environment plan.

“I can’t think of one local council that has now 
implemented the Metropolitan Plan in full or even 
partly since 2005 and now we’ve got a new one, 
released in December,” he says.

“So we have all this strategic planning that isn’t 
taking us anywhere.”

But Gadiel doubts it will be an electoral problem, 
“because 80 per cent of the electorate will be 
untouched anyway.”

But then planning was precisely a major platform 
in the O’Farrell Government’s rise to power. 
  
 
Tina Perinotto Reports 
www.thefifthestate.com.au
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Parliament approves plan to expand 
Melbourne’s growth boundary
In the News – Urbanalyst Staff Reports.

MELBOURNE’S Urban Growth Boundary (UGB) 
has been enlarged by 43,600 hectares after the 
Victorian Parliament today passed Amendment 
VC68 to expand Melbourne’s UGB.

The expanded UGB will provide 24,500 hectares 
of developable land with the potential to provide 
134,000 new dwellings on Melbourne’s fringe.

The government said the amendment will also 
protect 15,000 hectares of native grasslands in 
Melbourne’s west and 6,000 hectares of land 
would be zoned for rural conservation purposes.

Planning Minister Justin Madden said the 
planning scheme amendment to expand the 
UGB would redefine the city’s limits and was 
fundamental to maintaining housing affordability.

“This is a significant moment in Victoria’s 
planning history and will be the last significant 
shift of the boundary our generation will see,”  
Mr Madden said.

“Expanding the boundary is a major component 
of the Brumby Labor Government’s long term 
plan to manage Melbourne’s growth, keep  

house prices affordable and ensure our city 
remains one of the world’s most welcoming and 
liveable cities.”

Mr Madden said the next stage in providing 
more housing in the growth areas would be 
consultation on the Growth Area Framework and 
the preparation of Precinct Structure Plans (PSP) 
for Melbourne’s newest suburbs.

Mr Madden said infrastructure in growth areas, 
particularly public transport, would benefit from 
a dedicated funding source in the Growth Areas 
Infrastructure Contribution (GAIC).

Several Council planning schemes will be 
amended to incorporate the amendment, 
including Casey, Whittlesea, Wyndham, Hume, 
Melton and Mitchell Shire Councils.

The amendment also plans the alignments of 
the Regional Rail Link (west of Werribee to Deer 
Park) and the Outer Metropolitan Ring / E6 
Transport Corridor.

Planning scheme amendment VC67 was ‘split’ 
to create VC68. Amendment VC68 does not 
include the changes to Clause 12 of the Victoria 
Planning Provisions which were intended to 
translate the policy elements of Melbourne @ 5 
million into planning schemes. These changes 
were contained in Amendment VC67 which 
was approved by the Planning Minister last 
month but not pursued in Parliament due to 
political opposition. A separate planning scheme 
amendment will be prepared to implement the 
Melbourne @ 5 million policies.

  
 
Written by Urbanalyst Staff

stratavoice.com.au
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Cities: the problems and the solutions
Two years ago, Rob Adams led a team study jointly commissioned by the 
Victorian Department of Transport and the City of Melbourne to establish the 
potential to transform metropolitan Melbourne to meet the projected population 
of 8 million by 2050.

‘Transforming Australian Cities – for a more 
financially viable and sustainable future – 
transportation and urban design’ was a major 
contribution to the metropolitan planning and 
sustainability debate. In a recent interview with 
UDF, Rob Adams reflected on what led to his 
observations about how cities work, and how to 
plan and design them sustainably for the future 
– and what has happened since the report was 
published.

There are some ironies, says Rob. Superficially, 
the then Labor Victorian State Government 
supported the proposal to focus low rise 
medium density development on public 
transport routes, and limit fringe sprawl. But 
they missed the point of the concept completely 
by legislating to allow increased development 
200m either side of all public transport routes 
– potentially a 400m medium density ‘corridor’. 
Needless to say, this was met with serious 
opposition.

Despite seeming to absolutely oppose the 
concept prior to the election last November, 
the then Opposition, now State Government, 
seems to be more in tune with the actual intent 
of the proposal: to accommodate the increased 
population in about 7.5% of the existing 

metropolitan, focussed on public transport 
nodes – retaining the traditional suburban form 
for the remaining 92.5%, without resorting to 
high rise.

Rob Adams

However, they have proceeded with major 
extensions of the urban fringe. Rob notes that 
recent research further complicates the irony: 
the fringe is now becoming unaffordable, despite 
rhetoric to the contrary.

Einstein was right!

Rob says Einstein got it right: you can’t use the 
ideas and techniques that created the problems 
to solve those same problems. [what Einstein 
actually said was: ‘No problem can be solved 
from the same level of consciousness that 
created it’] We are still trying to use the ideas of 
the 1950s, when suburbanisation really took off, 
and what we need is a new paradigm, Rob says. 
Currently the resources are insufficient, and new 
skills relating to community engagement and 
implementation are needed.

As a member of the Urbanisation Council of the 
World Economic Forum, Rob was recently very 

surprised, indeed shocked, that when setting the 
agenda for the Davos Symposium, there were 
many important topics – but not ‘cities’. Rob 
says that this omission flies in the face of the 
fact that cities are primary home to the world’s 
population, its greatest economic driver – and its 
largest producer of greenhouse gases. National 
governments are mostly blind to the importance 
and challenge of cities, he says.

Notwithstanding the flurry of recent activity by 
the Australian Government, interest in cities is 
very limited. Rob says it focuses only on the 
large scale and the macro, such as main roads 
and railway projects, not the fine grain, or with 
an understanding of how cities actually work. 
Governance is a key challenge to be addressed. 
We are still operating on 19th century patterns 
of decision-making. We have Minsters for all 
sorts of things – but not cities. Community often 
don’t trust planning – with changes to controls, 
political decisions – and often lack credibility. 
Local government decisions need to be well 
thought through, sensible and robust – not 
driven by fear of change, say Rob.

Effective problem solving

The real challenge is to convince politicians, 
and the public, that successfully planning and 
designing cities is an effective route to solving 
other problems – such as population increase, 
climate change and social inclusion.

The City of Melbourne has adopted a new and 
simplified approach to planning for change. 
Rather than traditional zoning, the planning 
principles revolve around three types of areas: 
those where stability is paramount, those 

where tweaking is acceptable, and those where 
comprehensive development is appropriate.

Rob was stimulated first by the lessons from 
Cape Town University in 1960s where, instead 
of building more spread-out universities, they 
discovered better, cheaper and sensible options 
– such as re-timetabling lectures with extended 
hours. The result was three times the number 
of students, with few new buildings, but no 
more land taken. It created a more active and 
enjoyable social environment. 

This approach also applies to cities, says Rob. 
Rather than relying on ‘big infrastructure’, such 
as stand-alone shopping centres and roads, look 
at fine grain mixed uses such as very accessible 
child care adjacent to where the parents can 
take advantage of part-time work and diverse job 
opportunities.

Rob Adams is an optimist. He concludes that 
the next decade is a very exciting time for 
Melbourne, to overcome the problems, and to 
meet the challenges. 

Innovation, he says, is important 
but it is also important to look 
back to go forward, to learn from 
the old successful ways and 
apply the a paradigm for  
the future.

Rob Adams is Director City Design at Melbourne 
City Council, and can be contacted at 
ROBADA@melbourne.vic.gov.au
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Bellvista 2 approval means housing 
affordability for the Sunshine Coast 
Work on more than 700 residential lots to provide good quality affordable  
homes for up to 1500 people on the Sunshine Coast will be underway by the  
end of the month. 

Deputy Premier and Local Government Minister 
Paul Lucas today announced that the Urban 
Land Development Authority had approved two 
development applications at Bellvista 2 as part 
of the Caloundra South UDA with early works 
expected to begin shortly.

Mr Lucas said the Sunshine Coast was 
experiencing housing pressures and Bellvista 2 
would bring more supply to the tight Sunshine 
Coast property market.

“The Sunshine Coast isn’t only a great place  
to holiday, it’s also a great place to live,”  
Mr Lucas said.

“More and more people are recognising that and 
that’s why projects like the Caloundra South UDA 
are important.

“The approval of these development applications 
at Bellvista 2 will help ease pressures being 
exerted on the property market on the Sunshine 
Coast and 25% of hous es across Caloundra 

South will provide for people on low to moderate 
incomes.

“Large scale projects such as this will 
provide longer term prospects of sustainable 
employment with the entire Caloundra South 
project expected to support more than 15,000 
jobs.”

ULDA CEO Paul Eagles said the development at 
Bellvista 2 will be undertaken by Stockland and 
deliver 708 residential lots across more than 90 
hectares.

“Development in Bellvista 2 was identified for 
early release in the Interim Land Use Plan to 
bring on more affordable housing within the UDA 
sooner,” Mr Eagles said.

“Feedback from the community about the 
development schemes for the Caloundra South 
UDA during the public consultation process has 
been considered in the approval by the ULDA of 
the Bellvista 2 development applications.

“As part of the approval process, the 
development applications were also referred to 
key stakeholders including the Sunshine Coast 
Regional Council, the D epartment of Transport 
and Main Roads, the Department of Environment 
and Resource Management and Unity Water for 
their input.”

The ULDA’s approval of Bellvista 2 also provides 
for an upgrade of the Caloundra Road/Bellvista 
Boulevard roundabout to cater for traffic 
expected with the future development.

Traffic generation reviews by independent 
consultants concluded that widening Bellvista 
Boulevard to four lanes is not necessary at this 
point in time, and instead will include a left hand 
slip lane for traffic exiting Bellvista Boulevard onto 
Caloundra Road to manage the traffic flow.

The submitted Caloundra South UDA 
Development Scheme recognises the need to 
upgrade Bellvista Boulevard from two lanes 

to four lanes in the future to support traffic 
demands in Caloundra South.

Development near the aerodrome was also 
a discussion point during the consultation 
process and one of the approved development 
applications is for lots near that site.

The Sunshine Coast Airport 
Corporation was consulted 
during the planning stages of the 
UDA and information provided 
by the corporation has been 
factored into the approval for 
these development applications.

“I want to assure the community that greater 
noise attenuation measures are in place for 
affected sites in Bellvista 2 than previously in the 
region,” Mr Eagles said.

“Affected homes must be attenuated to 80 
decibels during construction through building 
techniques such as double glazing and 
insulation.

“Potential buyers must be made aware of 
potential noise during the purchasing process 
and a statement detailing the noise issue will also 
be included in the contract of sale for sites in 
affected areas.”

The Caloundra South Urban Development Area 
(UDA) was declared 22 October 2010 and covers 
2,360 hectares.

Approval for Bellvista 2 has been achieved in less 
than 12 months.

  
 
From the Urban Land Development Authority 
website. 7 September 2011

Sydney implements apartment water  
and energy saving program
The City of Sydney program has commenced the Smart Green Apartments 
program which helps Owners Corporations by providing sustainability 
assessments for individual buildings. 

The assessments identify opportunities to 
improve energy and water efficiency, provide 
recycling infrastructure within apartment 
buildings and help residents reduce  
household waste.

The pilot program is working with five apartment 
buildings, with plans to expand the program to 
up to 30 buildings. These case studies will then 
be shared with up to 700 apartment buildings 
across the city.

Christine Byrne, Chair of the Owners Corporation 
of Parkridge Apartments and founder of the non-
profit group, Green Strata, welcomed being part 
of the City’s program.

“There are enormous opportunities to both 
reduce water and energy water bills and doing 
the right thing for the environment,” said Byrne.

“In the apartment building where I live, we have 
already reduced our water consumption by 20 
per cent by installing low flow shower heads, flow 

restrictors on taps and fixing leaks. Now we’re 
saving $11,500 per year in reduced water bills 
with a pay back period of less than two months.”

The Smart Green Apartments program will 
involve the City of Sydney working in partnership 
with state government, utilities, Owners 
Corporations and Executive Committees as well 
as strata agencies to improve the environmental 
performance of apartment buildings.

Energy audits for the pilot program will be 
subsidised by the Office of Environment & 
Heritage’s Energy Saver program.

“Three quarters of the population in the inner city 
already live in apartments and within 20 years 
half the state’s population will too. So it makes 
sense that we work with them to help them 
reduce energy and water consumption,” Sydney 
Lord Mayor Clover Moore MP said.

“Statistics show a person living in an apartment 
on average accounts for twice the energy related 

emissions of someone living in a house. This is 
due to common area services and amenities 
such as hot water, heating and cooling systems, 
lighting, car parks, pools and gyms.

It is part of the City’s 
Sustainable Sydney 2030 
strategy to reduce use of 
drinking water by 25 per cent 
and increase to 66 per the 
amount of resource recovery 
from waste..

  
 
From www.bpn.com.au 
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Queensland leads the way with clean  
air technology
Australian HVAC services contractor, AE Smith, has recorded impressive  
results over the last six months in its Townsville and Cairns regions with 
revolutionary UV light powered Steril-Aire technology. The US technology has 
perfected the sterilisation properties of the sun to successfully operate inside 
air conditioning systems - with some big names in Australia’s top end recording 
surprising results.

”The Steril-Aire product ticks all the boxes for  
our customers,” said AE Smith North 
Queensland General Manager, Vic Riella.  
“It saves a great amount of energy so the 
pay back is very quick, it kills 99 per cent 
of all viruses in the air and it also cleans the 
evaporator coils thoroughly, which reduces 
maintenance and does away with chemicals  
- that is a big plus for the environment.”

Vic added that impressive 
results have been recorded 
after just three months, even 
on the worst evaporator coils. 
Results show the cleanliness 
and efficiency of the unit is 
reinstated to about 98 per cent.

Steril-Aire is powered by nature’s best 
disinfectant, Ultra Violet light. Used in various 
forms over the past two decades for sterilisation, 
UV was never quite perfected until now. Steril-
Aire provides a very high output in the UV-C 
band, which works by destroying DNA, thereby 
killing the entire food source for any mould and 
bacteria growing in air-conditioning units units.

AE Smith sites success stories with the Ergon 
Energy buildings, Base Hospital, Prince Charles 
Hospital, City Council Chambers, Maroochy 
Shire Council and Tweed Shire Council, to  
name a few. News Ltd’s Environment and 
Climate Change Manager, Tony Wilkins, recently 
went on the record to say that the results of 
Steril-Aire “exceeded all our expectations” during 
a trial at the Cairns Post.

He told CE Daily that Steril-Aire’s UV-C emitters 
effectively killed and removed mould and 
bacteria on the surfaces of HVAC systems.

In the Cairns Post trial, he sited a 17 per 
cent increase in airflow and a 40 per cent 
improvement in cooling coil efficiency. Microbial 
testing of air conditioning system surfaces 
identified a 99 per cent reduction in fungal and 
bacterial levels, with News Ltd estimating a 
payback period of just seven and a half months.

At a time when the building industry in far north 
Queensland is doing it tough, the full service 
and skill set approach of AE Smith via their 
electrical, plumbing, refrigerated air conditioning, 
mechanical contracting, and alternative energy 
audit services, puts them in demand as an 
employer and contractor of choice.

“ Steril-Aire technology has complemented 
what we do perfectly and offered our customers 
a solution to the resource draining area of 
maintenance,” added Vic Riella.

“ Duct cleaning has been either reduced 
or eliminated, depending on the severity of 
contamination and filtration standards.

“ Independent studies have also shown 
reduced allergy and asthma symptoms triggered 
by biofilm and mould, reductions in staff 
absenteeism and improved productivity.”

AE Smith say they can also install the UV-C 
system in water tanks, giving peace of mind to 
schools and community groups.

“ We look after the whole spectrum for any 
building, so we understand the full picture of 
how a bacterial outbreak affects water as well as 
air. Should an animal infiltrate a water tank fitted 
with Steril-Aire that school can be confident no 
one would become sick.

“ The UV-C light is so strong that nothing 
lives in it. The bacteria is killed and the water is 
cleaned so well that you could drink it safely. 
Actually, one of our installers does drink it to 
prove a point,” he said.

AE Smith is a preferred 
Australian supplier and installer 
for the American Steril-Aire 
technology, working closely with 
Malcolm Cain, the Australian 
representative.

“ Many of our customers do an impeccable  
job at maintaining their units and through no fault 
of their own have inefficient systems,”  
added Malcolm.

“ I had one air conditioning unit in a Hospital 
which ran at 100 per cent capacity for seven 
years straight - that is the equivalent of never 
taking your foot off the accelerator. The Air 
Handling Unit had been serviced and cleaned 
endless times yet had never seen a reduction in 
energy consumption. I thought we wouldn’t get 
a result because the system had been under 
designed. Yet within two weeks, the chilled water 
valve was throttling back to 60 per cent.

“ No one wants to say they have air quality 
issues, but people need to understand that all 
systems are the same.

When we created air conditioning and enclosed 
our buildings we created a breeding ground 
inside the heat exchangers. A cool, damp, 
dark space is a perfect nursery for mould and 
bacteria, we didn’t have this problem when we 
had offices with open windows.

“ It is actually nothing to be ashamed of to say 
I have mould and bacteria growing in my air-
conditioning because everyone does. We have 
found in hospitals where the systems looked 
clean enough to eat off, mould and bacteria still 
existed, it is just a reality.”

Malcolm added that although the technology is 
mature in the States, it is still in its infancy  
in Australia.

We have completed 50 trials in the last 
three years in Australia and the results are 
very promising. We have developed a great 
relationship with AE Smith. We support them and 
their clients fully. We understand this technology 
is met with all sorts of scepticism here and yet 
AE Smith have been prepared to present it to 
their clients who have seen fabulous results.”

Malcolm added that they are now in the next 
phase, which includes installing Steril-Aire in 
whole buildings, replicating the results seen at 
Auckland International airport.

“Since they installed Steril-Aire 
throughout the whole airport 
they have seen energy savings in 
excess of $270,000 per year. The 
airport achieved their targeted 
20 per cent reduction in carbon 
footprint, they reduced their 
maintenance costs and also met 
their bio security obligations for 
air quality,” he said.

“ We look forward to our first whole completed 
building on the Gold Coast very soon. Stay tuned 
for the reports.”

Background

Established in 1898, AE Smith remains proudly 
100% Australian owned and operated. A BRW 
Top 500 Private Company recognised by IBIS 
World as a major player in the Australian air 
conditioning and heating services industry,  
AE Smith has nine offices around the country 
and employs more than 700 professionals. 
   
 
For information contact: 
Vic Riella, General Manager,  
AE Smith Townsville & North Queensland

M: 0407 585 020 
E: email@aesmith.com.au 
W: www.aesmith.com.au

BEFORE & AFTER COILS

The coils from this distribution centre in Sydney were cleaned every two months prior to the UV-C 
technology being fitted. AE Smith installed the Steril-Aire Emitters, which has kept these coils in as  
new condition since installation three years ago.

Petrie Dish: 
AE Smith took these two ‘before and after’ shots of a microbial air 
sample from a site in Brisbane show the results after just 45 minutes  
of Steril-Aire being switched on. The plates are split and detect mould  
on one side and bacteria on the other.

AE Smith North 
Queensland General 
Manager, Vic Riella, holding 
the special UV light emitter.
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A guide to strata titles
Compiled SCA (WA) – wa.stratacommunity.org.au

With already more than 235 000 strata title lots in 
53 000 strata companies in WA, the strata sector 
here is booming. In May 2011 alone, 1038 strata 
lots were created, which is an increase of 26% 
from the previous month and a 44% increase on 
May 2010 figures.

Strata titled property in WA is collectively valued 
at more than $100 billion. About $235 million in 
strata company levies are collected each year.

However, for many people living or looking 
at purchasing a strata property, it can at first 
appear confusing. Strata Community Australia 
(WA) [SCA (WA)] has prepared the following as a 
guide to owning strata titles in Western Australia. 
SCA (WA) is the peak body for the strata titles 
sector in WA with over 200 members who work 
within the strata industry. 

What is a strata property?

A strata property is usually a building or 
collection of buildings where individuals each 
own or live in a portion (such as an apartment, 
townhouse or unit), but where there is usually 
common property (such as external walls, 
windows, driveways, gardens, foyers, lifts and 
swimming pools) which every owner shares the 
ownership of. 

Residential strata schemes promote a sense 
of community, allow residents to enjoy many 
facilities such as swimming pools and gyms 

that would otherwise be beyond them and are 
often low maintenance properties. This all makes 
strata schemes attractive to many people in WA. 
It is often more affordable to buy into a strata 
property than a non-strata property. As people 
struggle with housing affordability here in WA, 
we are likely to see many more of these kinds of 
properties being developed and placed on the 
market. 

What do you own when you 
purchase a strata property?

One of the big differences between owning a 
non-strata property and owning most strata titled 
property (known as a ‘lot’) is that, commonly, in 
a strata scheme part of the building is owned 
by the lot owner and the rest does not belong 
to a single lot owner alone, but is owned by all 
lot owners. These parts are known as ‘common 
property’ and the maintenance and repair of 
these is the responsibility of a body called a 
‘strata company’. 

The strata company is the body made up of all 
the owners in the scheme. Each lot owner is 
part of the strata company and has the right to 
participate in decisions made by the company. 
The strata company comes into existence as 
soon as a strata plan is registered. At first, that 
may mean it is only made up of the developer, 
but as each person buys into the scheme, the 
strata company gains more members. 

The strata company is responsible for the 
common property in the scheme, and individual 
lot owners are not able, without permission from 
the strata company, to alter, renovate or change 
those common property areas in anyway. 

Generally, with a strata property – particularly 
modern apartments - you will find that as an 
owner you own the inside of the apartment 
(between your floor, ceiling and the walls), but 
not the main structure of the building itself. The 
dividing walls within the lot (for example, the 
walls between the kitchen and bedroom, etc) and 
fixtures such as bench tops are, typically, all the 
property of the lot owner. The walls that make up 
the outside of the building, the space between 
the ceiling and the floor above and the roof are, 
typically, all common property 

Outside areas such as balconies and courtyards 
can be the property of the lot owner or they 
might be common property. You need to make 
sure you pay particular attention to your strata 
plan that will show who owns what. For example, 
it may be your responsibility to maintain a 
pergola in your courtyard. 

What should you find out before 
buying a strata property?

When buying a strata property, there are a 
number of important factors to consider before 
committing to the purchase.

Under the Strata Titles Act 1985 (WA), a seller 
of a strata property is required to provide the 
buyer with a series of documents. These include 
a disclosure statement (a Form 28); a Form 29 
(standard details about buying and selling a 
strata property), including the default by-laws 
that may apply to the property; a copy of the 
registered or proposed strata / survey-strata 
plan; the unit entitlement of every lot within the 
scheme and any proposed or existing by-laws 
that vary the default by-laws. If the seller is selling 
a strata property ‘off the plan’, the disclosure 
requirements are even greater. 

It is important when buying a strata property to 
examine these documents closely before you 
sign an offer to buy.

You will need to look at the strata or survey-
strata plan so you know what would be part of 
your lot and what the common property is. The 
boundaries between lots and common property 
in a scheme are mostly shown on these plans 
by thick black lines. It is always advisable that 
if you are uncertain about the boundaries, you 
seek professional advice from a professional 
specialising in strata titles. 

You will also need to look at the scheme’s 
by-laws. These determine how you can live 
in and enjoy your property. The by-laws may 
include restrictions on things like noise, keeping 
a pet in the property and smoking, etc. 

Finally, you also need to be aware of the fees 
associated with the strata property. Maintenance 
of common property is a cost usually shared 
amongst all lots in a scheme, based on each lot’s 
unit entitlement. Strata levies are paid each year 
to your strata company to cover these costs. 
These costs differ from scheme to scheme, so  
it is important you understand what these are 
up front. 

There are many advantages to living in a strata 
property, including access to shared services, 
reduced day to day living costs, low maintenance 
living and a sense of community. However, it is 
essential that when buying into a strata property 
that you understand your obligations and how it 
all works.

What costs are there associated 
with owning a strata property?

Each owner will need to pay strata levies. 
These levies cover the costs of maintenance 
of common property, building insurance, 
management expenses and any reserve fund. 
The levies are different in every scheme. 

It is also important that each strata company 
plan for the expense of renewal and replacement 
of the common property that will occur in the 
future; for example, painting of the building, 
re-roofing the building or replacement of 
windows. It is important that the lot owners 
are aware of what these expenses are going 
to be and when they will need to be incurred. 
The owners can then decide whether to start a 
reserve fund now to build up sufficient money 
to pay for these works, or, as more schemes 
are doing, decide to borrow the money when 
necessary. Any contribution an owner makes to 
the reserve fund is not refundable - if you move 
out of your strata property, even if the reserve 
fund money has not yet been spent, you will not 
get it back. 

How do a strata company and  
a strata council work?  
Who does what? 

An owner’s ‘share’ in the strata company is 
determined by the ‘unit entitlement’ attributed to 
their lot. Unit entitlement determines their voting 
rights, their interest in any common property and 
the proportion of levied contributions payable 
(subject to the by-laws). 

At an annual general meeting (AGM) of the strata 
company, owners can select fellow owners to 
serve on the council of the strata company. This 
group of owners is known as the strata council 
and commits to perform the functions of the 
strata company until the next AGM. They are 
required to act in a manner similar to a board of 
directors in any company. 

The strata council is required to plan for and 
estimate their short and long term expenditure, 
make decisions on maintenance, convene 
general meetings of all owners as necessary and 
will generally appoint a strata manager to carry 
out administrative functions (including helping 
ensure the strata council complies with the Strata 
Titles Act).

What does a strata company 
manager do?

Each strata company (and strata council) has to 
comply with the Strata Titles Act and promote 
and protect the interests of the owners and 
others who occupy or visit the strata property. 
A strata council can appoint a strata company 
manager to assist the strata company to make 
and implement business decisions as instructed 
by the strata council. The council continues to 
instruct and authorise all activities. 
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A manager will usually provide a central point of 
communication for everyone in the building and 
provide agreed secretarial, treasury, clerical and 
advisory services. They will also help control 
and manage the use of common property and 
enforce the by-laws for the scheme. 

Some of the tasks a professional strata company 
manager may undertake include:

• maintain all accounting records

• prepare financial budgets and statements

•  store all records pertaining to the strata 
property

•  provide experience in handling difficult  
or complex strata issues

•  ensure the scheme complies with all relevant 
regulations

•  monitor, evaluate and implement any changes 
to strata title legislation

•  maintain the strata roll and levy register, 
including the issuing of all levy notices and the 
collection of levy contributions

•  arrange quotations for all services and 
maintenance works to the property

•  prepare and implement a preventative 
maintenance program

•  coordinate all maintenance and repairs to 
common property and ensure all tradespeople 
employed have the correct licensing

•  process and pay invoices for any work carried 
out on behalf of the strata council

•  prepare agendas and notices of all meetings 
and convene, hold and attend those meetings 
(including minute taking)

•  attend to and resolve disputes in the scheme 
and liaise with the appropriate authorities to 
resolve ongoing disputes

•  coordinate and ensure the schemes by-laws 
are adhered to 

•  liaise with the ATO regarding the tax affairs of 
the scheme

•  arrange valuations and quotes for insurance 
and prepare and lodge insurance claims

•  advise on non-legal matters relating to the 
Strata Titles Act 

Can we self-manage our strata 
company?

Strata companies can either be self-managed 
– that is, the strata council undertakes all 
responsibility for the management of the strata 
company - or employ a professional and qualified 
strata company manager to look after these 
tasks on their behalf.

For some strata companies, self-management 
is suitable, but for many it is not. Some of the 
pitfalls of self-management include:

•  limited voluntary time an owner is willing and 
able to contribute

•  lack of technical knowledge in respect to the 
Strata Titles Act

•  lack of opportunity to maintain a knowledge 
base of legislation over time

•  changes in membership result in loss of 
available experience and continuity

•  limited individual costs saving to volunteer 
council members

•  internal conflict between owners

•  limited access to competent contractors and 
service providers

•  reluctance to confront fellow owners about 
behaviour or money matters

•  limited availability of business and  
financial systems

•  risk management and personal  
liability exposure

For this reason, an increasing number of 
strata companies are choosing to appoint a 
professional strata company manager. 

How do I choose a good strata 
company manager?

Unfortunately, in Western Australia, strata 
company managers are still not licensed as a 
profession. However, it is essential to choose 
someone who understands the industry and the 
intricacies of the Strata Titles Act. A SCA (WA) 
accredited strata company manager is ideal –  
a full list of accredited managers can be found 
by following the links at www.stratacommunity.
org.au. 

What is the difference between 
a strata company manager and 
a property manager?

For many people who are tenants of a strata 
property- whether residential or commercial, the 
dividing line between a strata company manager 
and property manager can be confusing.

The primary difference between the two is that 
they both serve different ‘clients’ and therefore 
have very different roles. The strata company 
manager is employed by a strata council, usually 
comprising a group of elected property owners. 
On the other hand, the property manager is 
employed solely by an individual owner to 
manage and maintain their investment property. 

A strata company manager will look after the 
areas of common property in the strata complex, 
such as the gardens, lifts and swimming pools, 
whilst a property manager will take care of the 
maintenance issues relating to the individual  
unit itself, such as internal electrical and 
plumbing issues. 

In WA, many companies offer both a strata 
company management and property 
management service under one roof. It is 

important, however, that you still choose 
somebody who is a strata company 
management specialist. 

What are by-laws and how do  
I find out about them?

All strata schemes are subject to a set of 
by-laws- some of which may be default by-laws 
and others which may specifically apply to 
your property. By-laws are the ‘internal’ strata 
company rules that bind everybody in a strata 
scheme, including the strata company, owners, 
mortgagees and tenants. It is the role of the 
strata company to enforce the by-laws. The 
default by-laws found in the schedules to the 
Strata Titles Act are commonly used, but they 
do not have to be used.  Schemes can make 
their own by-laws, specifically tailored to their 
circumstances. 

By-laws usually cover subjects such as:

•  parking restrictions and use of allocated areas

•  keeping of pets

• garbage disposal

• use of facilities and common property

•  behaviour of residents - noise, hanging of 
washing, offensive behaviour, etc

• security and safety measures

• architectural and landscaping guidelines

•  installation and use of floor coverings

•  installation and use of air conditioners, 
pergolas, TV and satellite access

The default by-laws are broken up into schedule 
1 by-laws (mostly dealing with governance and 
finance) and schedule 2 by-laws (dealing with 
behaviour). The by-laws cover everything from 
the make-up of the strata council and the running 
of general meetings, through to rules about 
keeping animals on the strata property, noise, 
nuisance, parking and using common property.

It is important for people to note that the default 
by-laws were first drafted in NSW in the 1950’s 
and, therefore, are not adequate for many 
modern strata schemes in WA. For this reason, 
we recommend that you review your scheme’s 
by-laws to see whether they can be improved.

New by-laws can only be made or existing 
by-laws changed by the owners voting to 
do so at a general meeting of the strata 
company.  Schedule 1 by-laws can only be made 
or changed by a ‘resolution without dissent’ of 
the strata company. Schedule 2 by-laws can only 
be made or changed by a special resolution of 
the strata company. The rules regarding these 
sorts of resolutions are very detailed and must 
be followed to the letter. Owners are advised to 
always get specialist professional advice if they 
have any queries.

What happens when a dispute 
arises that cannot be solved by 
our strata company manager?

The State Administrative Tribunal (SAT) is an 
independent quasi-judicial body that considers a 
wide range of commercial and personal disputes, 
including those relating to strata titles. 

At times, residents of strata titled properties can 
experience the occasional problem, such as 
disagreements with neighbours. Whilst most of 
these same problems also exist with neighbours 
in non-strata property, strata residents have the 
benefits of by-laws to help resolve disputes and if 
the dispute can still not be resolved, SAT is there 
to assist the reconciliation of disputes. 

SAT will review the dispute and try to resolve the 
matter by mediation if that is at all possible. If 
not, the Tribunal can make final orders resolving 
the dispute: for example, ordering that the 
by-laws be complied with, varying the amount 
of strata levies or the manner in which these are 
to be paid; granting a by-law for exclusive use 
in some cases, requiring a pet to be removed or 
some other action to stop it being a nuisance. 
The Tribunal offers a low cost dispute resolution 
service and disputes are often resolved much 
quicker than if they were taken to a Court. 

Applications to the SAT can be made using the 
SAT wizard, available at www.sat.justice.wa.gov.
au. You should seek advice from a specialist 
lawyer if you are unsure about your rights. 

For more information on strata living

There are numerous resources available for 
people living in or owners of strata property in 
WA. These include:

•  www.stratacommunity.org.au – the website of 
Strata Community Australia – follow the links to 
SCA (WA), the peak body for the strata sector 
here in Western Australia. SCA (WA) has also 
produced a series of best practice guides 
aimed at consumers which can be downloaded 
from the website or available from SCA (WA) 
office by phoning 08 9361 0411 

•  Understanding Strata Titles – a book by John 
Angus, strata consultant. His book can be 
purchased from www.stratatitlesperth.com.au 

•  Strata Management Practice in WA and Role 
of the Council in Strata Company Management 
- two books written by Ian Laird, strata 
consultant. His book can be purchased by 
emailing ianlaird@gmail.com or phoning  
08 9430 4468 

•  Landgate also has published information on 
strata titles. More information can be found by 
visiting www.landgate.wa.gov.au 

This information was prepared in conjunction 
with Strata Community Australia (WA) Inc 
(formerly the Strata Titles Institute of WA). SCA 
(WA) is the peak body for the strata titles sector 
in Western Australia. This information is not legal 
advice and should not be relied on, but is a brief 
guide and information source only.

stratavoice.com.au
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Tim Horton on South Australia’s 
integrated design revolution
20 October 2011 – Quiet achiever Adelaide is up to its ears in strategic integrated 
design that could change the shape of the built environment nationally.

Western Australian pets apply  
for housing
Strata Community Australia (SCA), together with the Petcare Information Advisory 
Service (PIAS), today launched new application forms for pets wishing to live in 
strata and community title properties with their owners in Western Australia. 

Adelaide may seem an unlikely centre for an 
urban planning revolution. It is a city that has a 
reputation as being refined but perhaps a little 
staid. But Adelaide is after all Australia’s first 
planned city and, at a time when pressure on our 
cities is mounting, Adelaide is leading the charge 
for design that is integrated into the planning 
process and promoting innovative technologies 
that will lead to new ways of financing 
development.

Tim Horton, Commissioner of the recently 
created Integrated Design Commission SA, is 
driving this design charge. He spoke to The 
Fifth Estate about what he and his team hope to 
achieve, not just for Adelaide but for the future of 
urban planning.

“We’ve really only had a full team for nine 
months,” says Horton. “It’s a young and 
energetic team that understands just how 
important it is that design be placed at the 
centre of decision making once again. And that 
we make this ambitious commission a success. 
We exist in the interplay between design and 
governance; melding the worlds of politics and 
finance, design and planning, construction and 

development, environment and sustainability with 
research, practice and education.”

It all began with a report by Professor Laura 
Lee, who was appointed Thinker in Residence 
for Adelaide in 2009. An international leading 
voice for integrated design education, practice 
and research in architecture, Lee is Professor 
of Architecture at Carnegie Mellon University in 
Pittsburgh, USA. Her report on Adelaide focused 
on creating an integrated approach to design, 
planning and development to build a more 
vibrant and liveable Adelaide.

One of Lee’s recommendations was the creation 
of an Integrated Design Commission.

“Bringing in a thinker in residence like Laura Lee 
was a rarity in Australia – we were importing 
global thinking,” says Horton.

The result is an independent body that sits 
between Premier and Cabinet. It has a unique 
leadership model, says Horton, comprising 
three inter-dependent roles. These include 
Commissioner Tim Horton, Government 
Architect Ben Hewett and director Trixie Smith.

SCA Chief Executive Mark Lever said the new 
forms were a way of helping people living in 
strata to be responsible pet owners, while at 
the same time encouraging more pet-friendly 
apartments.

“We understand that there are 
some properties that simply do 
not want pets in the building and 
this is ok but others who may 
welcome pets or who may be 
considering allowing pets will 
benefit from this initiative which 
we are now rolling out across 
Australia,” Mr Lever said.

However he warns that no one should ever bring 
a pet into their apartment without checking out 
the by-laws and seeking permission from their 
building’s governing body.

“More than 60% of Australian households enjoy 
the companionship of a pet and our research 
shows that there is a high level of demand for 
pet-friendly housing, including strata properties,” 
says Susie Willis from the Petcare Information 
and Advisory Service.

In Western Australia residents must not keep 
an animal if they have received notice from the 
strata council. The keeping of pets is therefore 
at the discretion of the strata council. The 
standard by-laws provided by the Act apply to 
all strata schemes unless they have created and 
registered their own by-laws. 

The new forms, which have previously been 
available in NSW, have been revamped so that 
they are applicable in every state. The first form 
is the pet application form, and provides an 
opportunity for pet owners to present relevant 
and specific information relating to their pet. This 
not only makes it easier for potential pet owners 
to apply to the strata council, but also for the 
strata council to have all the information they 
need to make a decision. 

Horton, as commissioner, is independent 
of government, advising the premier and 
the cabinet, and focused on advocating 
the principles of integrated design. Ben 
Hewett’s role is to both lead the commission 
in an administrative sense and in modelling 
the practice of integrated design through 
collaboration with agencies across government 
and as a resource to the private sector. And 
as director, Trixie Smith’s role is to lead with 
integrated design processes.

“We are about good design and visionary 
planning. We exist to advocate the value of 
design. By maximising design in the urban 
planning process we can deliver cities that 
focus on quality of life. We work vertically with 
government as well as horizontally across 
government departments and then outwards to 
industry.

“It is critical to not only embed design into the 
planning process but to carry it through to 
development. This can only happen if design is 
applied upfront rather than at the last minute,” 
says Horton.

To provide a conceptual framework for 
the commission nine of Professor Lee’s 
recommendations have been translated into five 
founding principles. These include:

•  Design in all stages – recognising the impact 
design can have when considered upfront, not 
last minute

•  Collaborative culture – acknowledging 
that exemplary outcomes emerge from the 
successful collaboration across sectors.

•  Environmental leadership  – building on 
the essential strengths of a state with solid 
credentials in clean energy, advanced 
manufacturing, water, and exceptional 
environmental science

•  Evidence through research – promoting 
relevant research to enable evidence-based 
policy advice across design, planning and 
development

•  Inform, engage, educate – advocating 
the role of design as an essential tool for 
successful engagement of communities in 
negotiating change

Lower risk can mean lower 
finance costs

The creation of the Integrated Design 
Commission comes at a critical point in history, 
says Horton. As populations continue to 
grow and pressure on both natural and urban 
environments accelerate, the design of cities has 
never been more important.

“The Australian Treasury has predicted 
Australia’s population will reach around 36 
million by 2050,” Horton says. “At the same time, 
a review of the domestic housing market has 
identified a lack of innovation, putting at risk our 
capacity to accommodate our population.

“We cannot build fast enough, 
green enough or affordably 
enough for new entrants in to 
the market.”

The second form is an agreement between 
the pet owner and the building’s strata council. 
It enables the strata council to clearly detail 
their expectations of how pets will be kept and 
managed once they are approved. Both forms 
can be downloaded from www.stratacommunity.
org.au and adapted to suit the specific 
requirements of a strata property. 

PIAS says that there are many 
benefits to living in a pet-friendly 
strata community.

“Pet owners enjoy better mental 
health, lower blood pressure, 
and higher satisfaction with 
home life. Communities where 
people walk their dogs have 
a lower incidence of violent 
crime and a higher perception 
of neighbourhood friendliness. 
Pet-friendly strata properties 
attract more people and have 
lower turnover rates and higher 
profitability. And communities 
that work together, talk regularly 
and create more opportunities 
to socialise are much healthier 
communities,” says Susie.

About Strata Community Australia

Strata Community Australia is the new peak 
body for the strata sector. It brings together 
the former National Community Titles Institute, 
Institute of Strata Title Management (NSW), 
Community Titles Institute of Queensland, 
Owners Corporations Victoria, Community Titles 
Institute of South Australia, Strata Titles Institute 
of Western Australia and Strata Management 
Institute of the Australian Capital Territory under 
the one name with a new constitution and 
governance structure. Collectively there are 2500 
individual and business members including strata 
managers, other specialist service providers 
and individual owners and investors.  Unlike 
most industry bodies, the common denominator 
is the customer base - Australia’s 270,000 
body corporates, owners corporations, strata 
companies etc - rather than specific product or 
service categories. 

This makes SCA a powerful advocate both for 
its direct membership and the one-quarter of 
Australians households who live in apartments 
and townhouses.

About PIAS  

The Petcare Information & Advisory Service 
(PIAS) provides non-commercial information 
on socially responsible pet ownership. 
PIAS’ website, www.petsinthecity.net.au, 
provides information on living in higher density 
environments with pets. 



STRATA VOICE  JANUARY / FEBRUARY 2012 PAGE 36

SA PROPERTY

Horton also questions the ability of the future tax 
base to sufficiently provide for public financing of 
infrastructure  – roads, rail and aviation, ports and 
utilities, parks, squares, streets and buildings.

“There is a need for a new model for financing 
that is sustainable, supports quality, and is both 
innovative and enduring.”

Institutional investors, he says, are often 
unaware of project risks inherent in the delivery 
models, but also of the “capacity for emerging 
technologies and practices to significantly 
reduce this risk.”

Increasingly, says Horton, government and 
non-government sectors are seeking new ways 
to attract finance for the reform our cities need. 
Financing is becoming difficult to obtain. It is also 
at higher cost and with higher levels of pre-sale 
commitment on residential property.

The delivery model can change 
and the public sector can lead

The cost of finance will increasingly reflect 
the true risk profile of the project, in both the 
contractual and construction practices applied 
by the project team and the cost of carbon. 
More than this, governments must increasingly 
recognise the role for public sector procurement 
in leading change.

In traditional development practice, says Horton, 
members of the development team – architect, 
engineer, planner and others – pass on limited 
information between stages. This restricts the 
quality and scope of knowledge to the owner.

In emerging practice, on the other hand team 
members work closely and the design is 
prepared in conjunction with cost planning, 
construction and financing expertise.

“Potential specialist trade contractors may 
be engaged for advice and test assumptions 
throughout the design phase,” Horton says.

“Risks are identified from across the team 
specialisation and mitigated or removed. 
Statutory approvals are obtained using the  
same model used to confirm material quantities 
from suppliers, including prototyping the 
construction program.

“This same model is used throughout 
construction and handed to the owner at the 
completion of the project; embedded with 
design, construction and maintenance/ 
warranty data.”

Stages are sequential, exclusive and highly 
dependent on the outcome of the previous 
phase. This sort of model will reduce the 
risk for investors and bring down the cost of 
construction.

Lessons from the manufacturers

“There is a tiresome discussion that we hear 
a lot, about the high cost of infrastructure and 
cost of financing medium density development. 
We need to change our models so that there is 
a cross over from manufacturing into the built 
environment,” Horton says.

Currently the well managed risk of the emerging 
model has not flowed through to risk assessment 
and financing models. But this would come as 
“good design, better planning and innovative 
development all play a role to reduce risk.”

New pre-fab models to  
reduce risk

Horton pointed to emerging technologies and 
building methods such as those used by building 
firms such as Unitised Building and Tektum, 
which employ pre-fabrication modular methods 
to cut down on construction time and risk.

These emerging practices in design and 
construction are changing the way we finance 
them, Horton says.

“Firms like Unitised Building and Tektum show 
that contemporary manufacturing practice 
can dramatically re-set our assumptions on 
time, cost and quality in the built environment. 
Construction materials such as cross laminated 
timber promote carbon efficient practice and are 
suited to pre-fabrication, with only basic skills 
required.

“New practice can reduce risk 
by providing greater certainty 
in process and outcome of the 
complex supply chain involved  
in delivering our cities,”  
Horton says.

Tektum, founded by architect Nicolas Perren in 
2010, creates flat-pack houses that it delivers 
anywhere in Australia ready-made.

Unitised Building uses patented technology 
devised by architect-developer Nonda Katsilidis 
and co-owned by Victorian construction 
company Hickory Developments.

This allows offsite construction of highrise 
apartments in fitted out modules that are then 
stacked and connected on site. UB recently 
built the Little Hero development http://www.
unitisedbuilding.com.au/ in record time – 63 
apartments were completed on a constrained 
site near Melbourne’s Bourke Street Mall in just 
20 days.

Each apartment in the Little Hero development, 
says Horton, was constructed in around 18 
days in safe, protected workshop conditions. 
Completed apartments were inspected by 
owners off site and then each apartment was 
installed in just 1.5 hours.

Owners were first to re-enter the apartment. 
Approximately nine months of disruptive site 
works was avoided.

“We need to build faster, more sustainably and 
affordably,” Horton says. “Nonda is doing this. 
An average builder takes six to eight weeks per 
floor. Nonda by comparison took one and a half 
days per floor. This sort of construction is saving 
millions of dollars in holding costs alone,” says 
Horton.

Horton says a US study showed that non-farm 
sectors had increased productivity by 80 per 

cent since 1960, while in the construction 
sector it had decreased by 20 per cent.

“The construction sector needs to shift to pro-
active promoters of new technologies. But we 
must curate these outcomes. We have projects 
being delayed because of a shortage of skills set 
but we shouldn’t be investing in outdated skills – 
we should move to smarter construction.

“The theory is the market will find its own level 
but this is not happening fast enough and 
government must lead. If government doesn’t 
intervene we will just keep expanding on  
the fringes.”

Intervention has to come through the Council of 
Australian Governments reform, Horton says.

New models of finance, new 
models of ownership and tenure

It follows that new models of financing and 
procurement might also demand new models of 
ownership and tenure.

Horton points to the research of Jago Dodson 
and Neil Sipe, leading urban development 
researchers and academics at Griffith University 
and their report Unsettling Suburbia: The New 
Landscape of Oil and Mortgage Vulnerability in 
Australian Cities.

Dodson and Sipe have identified that “a longer 
term solution to the suburban oil and mortgage 
vulnerability challenge must reconsider the 
tenure structure of Australian cities and seek a 
wider set of stable and secure housing choices 
for suburban households”.

Horton says: “It’s fitting that the state that first 
designed the dominant property ownership 
model in Australia – the Torrens title – should also 
explore new models of tenure. That’s one reason 
that we’re interested in South Australia leading on 
re-thinking these complex issues…by design.”

Design of the future must be a tool for creating 
social cohesion, he says.

“Designers do not talk well to government and 
the public – we are too internal looking and 
have walked away from public policy discourse. 
This is largely because risk managers have 
recommended each profession should only deal 
in their core skill set. This has to change. We 
need architects as citizens again – people like 
Rob Adams, Ken Maher and Richard Weller who 
refuse to be defined by a profession.”

Integrated Design Commission has a number 
of initiatives under way. Here is a sample:

•  5000+: a city beyond the postcode 
www.5000plus.net.au 5000+ will deliver an 
urban design vision across eight inner metro 
council areas, backed by state and federal 
government. It aims to deliver a new model for 
how others can do this, based on Adelaide’s 
experience. The project is intended as a 
national pilot for how Australian cities of the 
future might think ahead, optimise chance and 
dictate, not react to circumstance – “design for 
choice not chance”.

•  Zero Carbon Challenge  
www.integrateddesign.sa.gov.aublog 
/2011/06/147/ The Commission is initiating a 
design-led collaboration with the construction 
sector to deliver the first carbon zero house at 
Lochiel Park in 2012 (in conjunction with the 
Land Management Corporation).

•  Reconnecting Adelaide to its river  
www.infrastructure.sa.gov.au/major_projects 
/adelaide_riverbank_precinct This project 
involves initiating a masterplan for Adelaide’s 
riverbank that will mediate new opportunities 
for public space alongside a $1bn upgrade 
to the Adelaide Oval and Convention Centre. 
The project will also explore the right pipeline 
of projects in the precinct. The commission is 
advising on process and chairing the Design 
Review Panel through Government Architect 
Ben Hewett.

•  Torrens Corridor, from Source to Sea – 
Review of Adelaide’s unique Torrens corridor 
– site of Australia’s first Linear Park – to provide 
a vision for the next 30 years (in conjunction 
with original design practice, HASSELL, 
local Kaurna aboriginal representatives and 
the Department of Environment & Natural 
Resources)

•  Design Sector Analysis – Analysis of the 
design sector in South Australia to understand 
trends in the sector over time and benchmark 
these against national trends identified by the 
Australian Bureau of Statistics (in conjunction 
with the Department of Trade and Economic 
Development)

•  Design Review of public & private projects 
– Establishment of a formal process of multi 
disciplinary design review to shepherd projects 
through the first few vital months of design; to 
assist early to avoid intervening later on when 
attitudes are fixed and the stakes are higher. 
Over $3 billion of public and private projects 
have already received formal advice from the 
commission. The commission is creating a 
multi-disciplinary, multi-sectoral panel of 24 
members. Formal reviews are expected to go 
live from early November.

•  Collaboration with international Design 
bodies – The Commission is establishing a 
stronger network with like-minded design 
agencies around the world including: UK 
Design Council/CABE (Commission for 
Architecture and the Built Environment), Design 
Singapore and Finland’s SITRA.

•  SA Annual Design Atlas – The Commission 
plans to publish South Australia’s first Annual 
Design Atlas in 2011/2021 showcasing design 
capability across product and industrial design, 
architecture, landscape architecture and  
urban design. 
  
 
By Lynne Blundell 
www.thefifthestate.com.au

stratavoice.com.au
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Call us on (02) 8783 8788 or visit our showroom: 
6 Enterprise Cct, PRESTONS 2170

www.expressdoors.com.au
sales@expressdoors.com.au
Licence # 115814C

 • Panelift Doors
 • Industrial Roller Shutters
 • Roll-A-Doors 

 • Tilt-A-Doors
 • Auto Openers

GARAGE DOORS & OPENERS

Fire Safety Constructions is a Sydney based 
company specialising in fire safety and BCA 
upgrades since 1999. 

Having a full building license, we are 
experienced in all facets of fire upgrade 
works – fire detection, fire doors, hydrants, 
hose reels, mechanical systems, fire rated 
walls/ceilings/floors, penetration rectification, 
all passive protection and balustrades.

Our team provides specific, relevant and 
personal service to strata managers, 
building owners and BCA consultants.

www.firesafetyconstructions.com.au
02 9945 3499

• Unmatched Security & Concierge Solutions

• Highest Quality Public Relations Personnel

• Dedicated to Super-Service

• Training and Development

• 100% Satisfaction or ‘no charge’ Guarantee

• 30 Years Knowledge and Experience

Gold Crest Security provide Super-Service through…d S S id S S i

gold

GOLD CREST SECURITY PTY LTD   I   P.O. Box 775   I   PARRAMATTA NSW 2124   I   1300 137 339   I   www.goldcrestsecurity.com.au

Call us today to fi nd out how many extra ways we can provide Super Service and Customer Care

Master Licence Number. 409 899 891

Streamlined property services 
in the commercial, resort, 
industrial, government and 
aged-care sectors. 

p 1300 88 6462
e sydneynw@minc.com.au

  Project Works

  Maintenance

  Facility Managememt

  Cleaning

  Consulting

minc.com.au

•• 15•years•experience•in•portable•fire•equipment•sales•and•service
•• Accredited•Internal•Fire•Systems•Auditor

•• Certification•inspections•for•councils•and•other•regulatory•depts.
•• Problem•solving•and•consultation

•• Certification•II•in•Asset•Maintenance•&•Fire•Protection
•• Friendly,•personal•service

For a FREE consultation, call Fireco on 02 4342 5507 or 0412 168 504
or visit www.firecoaustralia.com.au

Footprint Energy offers highly skilled and experienced professionals to  
successfully deliver energy audits that meet the needs of our clients in the  
residential and commercial strata management sector. The audit outcomes  
identify tailored energy savings with an attractive return on investment  
to assist ‘future proofing’ buildings against future energy increases.

Contact Footprint Energy on 0418 976 396 
Visit our website www.footprintenergy.com.au

 

Are you up to date 
with Fire Safety?

Essential Fire Safety Services:

• Fire Alarm Systems • Smoke 
Alarms • Emergency Warning and 

Intercom Systems • Building Occupant 
Warning Systems • Emergency Lighting 

and Exit Signs • Portable Extinguishers, 
Hose Reels, Fire Blankets • Electrical Services  

• Fire/Smoke Doors • Sprinklers, Hydrants Pumps  
and Tanks

Call Juno Fire on 9520 3070  
or visit us at www.junofire.com.au

•  Concrete repair and protection

•  Magnesite repairs

•  Brickwork repair including lintels

•  Remedial waterproofing to roofs & decks

•  Replacement balustrades  
& windows

•  ACRA Corporate members,  
MBA & ACA members

Contact John O’Connell on 0404 857 360 or visit www.preservetech.com.au

Specialist Remedial Contractors

0404 857 360
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Simply Smarter Strata

Strataconnect’s triple-play service is the first of 
its kind connectivity and entertainment solution 
for strata communities, including telephony, 
internet and video communications.

Our proven ‘open standard’ service can be integrated as 
part of construction, or retrofitted to existing buildings, 
supporting any telecommunications provider and 
manufacturer’s equipment.

We provide a unique and competitive solution for your 
strata building. 

Residents are able to move in and be connected from day 
one. No waiting times, no committing to long term 
contracts, and no multiple monthly bills... just truly 
unlimited service at a competitive monthly fee, 
incorporated into existing strata fees.

Strataconnect provides many benefits over and above 
current communication providers including:

 One point of contact

 Distribute and share real time information

 Simple, plug in connection

 No contracts, no caps, no shaping

 Competitive rates

 5-star hotel services - at home

 included in strata fees

+ many more

To find out how Strataconnect can benefit you, go to  
www.strataconect.net and fill in the contact us form, email 
info@strataconnect.net or phone 0402 412 550.

Communications just got easier! 

+61 (4) 0241-2550   info@strataconnect.net   www.strataconnect.net

Strata Managers
Strata Buildings
Owner Residents
Owner Investors
Rental Residents

Timara Strata Cleaning Services
•• Servicing•Sydney’s•North•Shore
•• 10•Years•Experience•in•Strata•Cleaning
•• OH&S•accredited•and•insured•contractor
•• We•work•to•your•“scope•of•work”•or•compile•one•for•your•premises
•• Our•employees•are•uniformed,•well•spoken•and•approachable
•• We•offer•a•written•Service•Guarantee

Call Andrew Martin-Blake on 0416 284 796 
or email timara@bigpond.net.au

Landlord Specialists is a support service for Private Landlords 
wanting to self-manage their investment properties in Australia.
We offer the services and support you need to successfully and 
confidently self-manage your investment property. 

Visit www.landlordspecialists.com.au or call us on 1300 850 852 
for all your Landlord hints, tips and advice – it’s free!

SWOLLEN CONCRETE? RUST SPOTS?
ACT NOW DELAY CAN BE COSTLY

Strata Specialist, Directors Individual Memberships ACRA, HIA, 
MBA, Corporate Memebership ISTM (Supp)

CONCRETE SPALLING REPAIRS
WE DO IT RIGHT... FIRST TIME!

CALL NEIL TRENWITH 

02 9958 6665
VISIT OUR WEBSITE

magnatex.com.au

  RESPONSIVE PROFESSIONAL SERVICE

  SPEEDY AND THOROUGH INVESTIGATION

  SINGLE CONTACT POINT

  COMPLETE PROCESS (MAGNESITE REMOVAL AND 
     CEMENTITIOUS FLOOR LEVELLING)

Visit www.rentalpropertyinspections.com.au or call us on 1300 988 196

Rental Property Inspections Australia are a professional team specialising in 
independent entry, exit and periodical (routine) inspections. 
We provide reliable, efficient, quality services to Self-Managing Private Landlords, 
Landlords who have a Property Manager, Property Managers/Agents and Tenants.

Elevator Maintenance and 
Modernization P.06

No 3 April / May 2011

STRATA MANAGERS | BODY CORPORATES | UNIT OWNERS | PROPERTY MANAGERS | STRATAVOICE.COM.AU

Where Processes Meet Personalities: 
The Management of Strata Schemes P.23

Strata Security P.14

Highly efficient hi-rise living P.15

No 3 April / May 2011

STRATA MANAGERS | BODY CORPORATES | UNIT OWNERS | PROPERTY MANAGERS | STRATAVOICE.COM.AU

Managing major repairs in residential 
strata developments in NSW P.06

A national voice for strata P.11

Strata Voice is a quarterly newspaper directly mailed to stata manangers, 
body corporates, selected unit owners and real estate agents

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

s t r a t a v o i c e . c o m . a u



STRATA VOICE  JANUARY / FEBRUARY 2012PAGE 40

NSW PROPERTY

GC_WFI1000

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.

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 
Wesfarmers Insurance.

Call 1300 934 934 or visit wfi .com.au

Putting a face to strata insurance.
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