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STRATA COMMITTEE MINUTES 

1830 Wednesday September 21, 2016.  Altair EC Meeting Room.  
 
Attendance: Deb Moore (Chair), Ralf Harding (Secretary), Chris Gardener, David 
Mackinnon, Eric Moses, Kevin Wellington. 
Mario Caruana (Building Manager), David Stanger (Francis Management) 
 
Guests:  
      
Apologies:  Michael Cluff (proxy to Deb), Mandy Heimann (proxy to Ralf), Luisa 
Liotta (proxy to Ralf). 
Our Building Manager, Mario Caruana, will be on leave from Friday 23 September 
until Monday 31 October. A temporary manager will be provided by Francis 
Management. 
 
Minutes of Last Meeting: Accepted. 
 
Matters Arising: See following 
 
Correspondence:  

Continued email correspondence between the Building Manager and an owner, Cara 

Weinstock, regarding a car space. See ‘Car Space Access’ following. 

Finance Report:  

The August Financial Summary shows a reported overspend of $17k YTD. An 

amount of $500 has been taken up in August against an item previously budgeted at 

$22k for November (see Fire Solenoids following) so on balance we are now back on 

budget. 

A copy of the Financial Summary is available to any Owner on request from the 

Building Manager. 

Building Manager’s Report: Attached  

Fire safety testing. Both stages one and two are now complete. The work required at 

$12k is within the annual amount budgeted for this regular maintenance programme. 

Eagle Fire will now provide the appropriate paperwork for Altair to register with 

CoSC.  

Owners may have seen recent media reports that question fire safety standards in 
some apartment buildings. These reports have been discussed with FM who advise 
that Altair has fire safety equipment, protocols and standards that fully comply with 
the Australian Standard AS1851 – 2012. Our entire fire safety regimes are inspected 
annually by Eagle Fire and promptly brought to code where required. Eagle Fire has 
previously described Altair as “one of the safest residential buildings from a fire 
perspective”. 
 



Fire solenoids. Following an initiative by Francis Management these have been 

successfully re-furbished rather than replaced at a saving of approx. $21k. Good 

work FM. 

Energy audit. CoSC advises that we should anticipate feedback on approval of the 

proposed CoSC funded Energy Audit by November which in turn will hopefully allow 

a report to be prepared for review by the Owners at the 2017 AGM. (Preliminary 

feedback is that Altair has relatively high electricity usage). 

Carpark padding. An owner has raised the issue of potentially placing some form of 

cover/padding on the concrete pillars in the carpark to perhaps highlight the 

possibility of hitting/scraping them and possibly limit any subsequent damage to 

vehicles. The owner has asked permission to install some padding adjacent to their 

car space at their expense. The Building Manager has been asked to reviewed the 

overall situation and has noted that 

a) Altair has generous access to parking in comparison with most similar 

buildings, with relatively wide ‘roads’ and turning areas. 

b) No padding will realistically prevent damage to a vehicle that ‘cuts the corner’ 

against a concrete pillar. 

c) There are a very large number of pillars and therefore a large number of 

potential scape points with attendant costs to attempting a remedy. 

d) This has not reportedly been a significant issue for the last 15 years. 

e) If any remedy is contemplated it should be uniform to prevent the car parks 

becoming a patchwork of ad hoc solutions. 

f) Altair cannot accept any liability for any accidents or incidents relating to any 

possible ‘remedy’. 

EC agreed to ask FM to attempt to source a standard form of ‘padding’ with a view to 

the EC/OC potentially allowing owners to affix only this padding to concrete 

pillars/corners that may affect their access to a car space…but at each owners 

expense and in a prescribed fashion…to be determined. 

Bottles/ Garbage Chute. The Building Manager noted that there is still glass being 

disposed of down the garbage chutes. This is a very serious safety hazard. A 

message requesting that this practice cease immediately has been sent to all 

residents. Cleaning staff regularly work in the compactor space at the base of the 

chutes. Bottles/glass can explode when they hit the compactor at the base of the 

chute with potentially serious consequences.  

If any further bottles or glass are disposed of down the chutes we will have to 

consider sealing the chutes off for any garbage disposal which will be a major 

inconvenience for all residents. EC agreed to ask FM to investigate whether a 

mechanism could be installed to prevent any garbage dropping into the compactor 

while cleaning staff are present. 



Updates  

Air Conditioning/Legal 
 
A Deed of Settlement and Release has been executed and court orders attached. 
Negotiations are ongoing regarding payment of costs awarded to Altair. 
 
Window restraints 
 
We have identified an appropriate authority at CoSC to certify the proposed window 
restraints – initially from technical drawings and then when installed. We are 
proceeding with having appropriate drawings completed for submission. Hopefully 
we will have an approved design to present to the owners for approval at the 2017 
AGM. 
 
Short stay letting 
 
We have recently ascertained that an apartment was being sub-let by the tenant for 
short stay lets in the style of Air BnB/STAYZ etc. We have dealt with the issue.  
 
The owner has been alerted and has reportedly advised their tenant that this is not 
acceptable. With the agreement of the lot owner we have limited the (sole) tenant to 
one access fob. This is the third tenant related ‘short stay lets/AirBnB style’ operation 
that we have acted upon in recent times…all with the co-operation of the relevant 
owners. Thanks. 
 
We have discussed this issue on a number of occasions with Strata Choice. They 
advise that our by-laws covering short stay lets are as robust as they can be. It is 
noted that both the CoSC and NSW Government are likely to relax their existing 
regulations which currently forbid lets of less than three months apparently in support 
of the ‘sharing’ economy. This is a very worrying development for Strata Plans. 
 
We are aware of a group ‘Neighbours not Strangers’ who are attempting to challenge 
these changes. There are possible law changes (reportedly supported by CoSC) 
being contemplated which might significantly affect the ability of any Strata Plan in 
NSW to ban Short Stay Letting. Similar law changes in Victoria have reportedly had 
very grave negative consequences for Strata Plans. This is potentially a very serious 
issue for Altair. 
 
The EC agreed to ask the Secretary to 

a) Seek legal advice on the possibly proposed changes and on what 
our options might be. 

b) Liaise with Neighbours not Strangers to see what we can learn and 
possibly contribute in fighting this issue. 

  
Security audit/tenant register. 
 
It is important, for security reasons, that Altair building management (including the 
concierges) is aware of who legitimately has access to Altair. Building Management 
and the concierges have put considerable time and effort into updating our Register 
of Tenants. We now believe that it is in good working order. This is a key tool, in 
conjunction with our regular audits, in protecting access/security at Altair. It is 
essential that we do not have ‘extra’ and/or unauthorized swipe/fobs circulating in the 
outside community that can access Altair. 
 



In this light owners who tenant their lots are reminded that under s119 of the 
Strata Schemes Management Act they are obliged to advise Altair management 
of when a tenancy ends or begins and the duration of the tenancy.  
 
As previously advised when we hold our regular security audits any tenant who does 
not register before the deadline and is not on our tenant register will have their 
access swipes deleted until they can produce either a lease or written advice from 
the lot owner confirming their tenancy. 
 
The number of ‘swipes’ in circulation was discussed. It was agreed that they should 
not be available in unlimited supply. Our Strata Manager has advised that a ‘normal’ 
price for swipes in Sydney is $200 and that the Altair price of $50 simply encourages 
excessive numbers of Altair security access swipes. 
 
After some discussion it was agreed that the EC should consider changing the 
costing structure in future to allow  
 

a) 2 swipes per apartment at the current price of $50 each 
b) 1 swipe for use by the concierges (stored at the front desk) at $50. It was 

noted that it is an ongoing waste of concierge time for them to have to 
manually ‘swipe’ cleaners etc. up to apartments where owners do not 
provide a swipe as well as keys at the front desk. It was further noted that 
the ‘card’ swipes do not easily fit in the security lock-up behind the front 
desk. Accordingly the EC agreed in principle  that 

a. Visitors, cleaners etc. should no longer be manually swiped up by 
concierges. It is the owner’s responsibility to ensure that a swipe is 
present with the apartment keys. 

b. Any owner who has a ‘card’ swipe at the front desk may apply to 
the concierges to replace it free of charge with a ‘fob’ swipe. 

Any additional swipes over and above the two per apartment plus one for the front 
desk will now be charged at $200. . All existing swipes will remain operational unless 
affected by the next security audit. 

 
EC to consider this scheme for possible implementation at the October meeting 

 
Strata law/regulation 
 

a) ‘Model’ By-Laws. 
The Department of Fair Trading have developed ‘Model’ By-Laws in 
association with new laws and regulations relating to Strata Schemes which 
come into effect on November 30 this year. A copy of the Model By-Laws had 
been sent to all EC members with a notation designating what, in our opinion, 
is the current relevant corresponding Altair By-Law. We have no obligation to 
adopt all, or any, of these new Model By-Laws. It is important to note that the 
Model By-Laws are not exhaustive and that the existing Altair By-Laws cover 
additional issues arguably particular to Altair. 
 
The Model By-Laws have been discussed with our Strata Manager who 
believes that the current Altair By-Laws are superior to the proposed Model 
By-Laws. The EC agreed that we do NOT adopt the proposed Model By-
Laws and/or incorporate them into Altair By-Laws.  
 
A copy of the Model By-Laws is attached for the information of Owners. 
 
 



 
b) New legislation. 

A copy of the new Strata Schemes Management Act had been previously 
sent to the EC. We have discussed the new laws/regulations with Strata 
Choice. In our collective view the new laws/regulations add very little to 
Altair’s existing updated by-laws. Amongst other things the Executive 
Committee will now be called the Strata Committee and the Sinking Fund will 
now be called the Capital Works Fund. 
 
There are a few changes that are a matter for concern as they seem very 
anti-democratic and /or difficult to administer. 
 
Your EC is particularly concerned with: 
 

i) The restriction of proxies to no more than 5% per attendee at 
an AGM. This means that if owners who cannot attend the 
AGM, and who support the status quo, give their proxy to the 
‘Chair’, as is often the case, any proxies held by the Chair 
above 5% will be disenfranchised – i.e. some owners may lose 
their right to vote.  
 
This is purportedly to prevent ‘proxy farming’.  
 
Altair – and the NSW Fair Trading official website guidelines - 
already precludes any proxy being held for over 12 months or 
more than 2 meetings so any proxies granted are already a 
considered annual decision ...and cannot be made in 
perpetuity. The idea that proxies can somehow be unwittingly 
‘kidnapped’ by megalomaniacal Chairs is a complete myth.  
All that will happen is that unaware owners may lose their 
ability to vote.  
 
EC agreed that this issue should be drawn to the attention of 
all owners noting that 
 

A. We would prefer that all owners attend General 
Meetings. 

B. If they wish to appoint a proxy then they can 
appoint whomever they like but 

C. If they wish to support the status quo i.e. the 
existing committee, policies and procedures 
then they should consider giving their proxy to 
a current committee member other than the 
Chair...if they give their proxy to the Chair this 
may risk wasting their vote. 

D. We would prefer that any proxies clearly 
stipulate on the proxy form instructions for 
voting on the issue(s) under consideration. 

 
ii) A new rule that if a quorum is not achieved by the start of the 

General Meeting then the Chair of the meeting can wait 30 
minutes and declare a quorum, whether it exists or not, to 
allow the meeting to proceed. 
  
This undermines participative democracy.  



 
It is only with very active promotion that we get enough 
attendees and proxies to achieve a quorum now. We are 
advised that the majority of ‘large residential’ buildings fail to 
get a quorum at the first attempt at AGM’s. 
 
This new rule openly invites even greater owner apathy and 
non-attendance at General Meetings. EC agreed to 
recommend to the Owners that Altair should NOT declare a 
quorum (25% of owner entitlements) if one does not genuinely 
exist...even if it requires a second meeting – at a rough cost of 
$4000. 
  

iii) It will now be possible to attend a General Meeting by ‘Skype’ 
and vote on-line; if a Strata Plan votes for that change in 
procedure. This is potentially a good idea but there are, 
however, no tools currently available that allow this with any 
operational efficiency.  
 
EC agreed to recommend to the Owners that, until appropriate 
technologies are available to support this opportunity, Altair 
should continue with traditional ‘attendance/proxy’ 
requirements for General Meetings. 
 

There are also a few ‘residential’ changes from the previous laws. We are not obliged 
to change our existing by-laws unless they contravene the new laws (which they 
don’t). Your EC is considering: 
 

I. Pets. Pets are no longer assumed to be ‘out’ as a default option. Altair 
by-laws are already pet-friendly, cover pets in some detail and remain 
valid but we may wish to think about by-law 13.3 (a) which does place 
some restrictions on large dogs...do we care about large dogs so long 
as they don’t bark? What is a large dog? We have, or have had, a 
Great Dane and two greyhounds in residence. Our by-laws already 
preclude aggressive and ‘dangerous’ dogs. We are considering 
deleting this clause relating to large dogs. 
 

II. Smoking. An owner/tenant now has the right to complain about smoke 
drift. This may be a worthy goal but in our experience it has proven 
virtually impossible to accurately identify the source of smoke and 
therefore to police any incidents. The EC is contemplating adding to 
existing by-law 3.1 (c) ‘and must take precautions to prevent smoke 
drift from their lot into any other lot. In the event of a complaint 
regarding smoke drift it is the complainant’s responsibility to identify 
the source of any smoke and provide actionable evidence of such’. 
 

III. Overcrowding. No more than two residents per bedroom. Altair by-
laws (35.1) already cover this issue. 
 

IV. Parking. This is covered in some detail in clause 37. There is a 
change in the NSW legislation to allow Council rangers to enter our 
car space and issue tickets. This is a double-edged sword as the 
rangers may not limit their activities to just errant parkers. We already 
have by-laws that allow us to remove unauthorised parkers but they 
have some executional difficulties. In any event since the departure 



from Altair of some individuals our parking issues have dramatically 
reduced. 

 
We may need, however, further clarification to our existing 
Development Consent that Altair does not allow leasing, etc. of car 
spaces to the public viz. non-residents (see Car Space Access 
following)...i.e. car spaces can only be leased, let, loaned etc. to a 
person already resident in Altair. 

 
c) Communication. 

 
It is vital that the Owners understand the ramifications of these proposed 
changes. EC agreed that the Chair and Secretary should draft a 
communication to the Owners so they are aware of these issues as well as 
the important issues of security and access swipes. 
 
The legislation allows for communication with all owners via e-mail at the 
owner’s discretion. Altair by-laws already allow this. We would encourage all 
owners to allow e-mail communication. If required we are happy to supply 
hard copies via traditional mail as well as e-mail but e-mail provides a faster 
form of communication for all parties. EC agreed that the Secretary should 
write to all owners who still get hard copy communication to invite them to 
also allow e-mail addresses to be used. 
 

d) New By-Laws 
 
We are required under the new legislation to formally review our by-laws 
within 12 months of the new act coming into force. The obvious opportunity to 
do this is in conjunction with the 2017 AGM in February.  
 
EC agreed to send a copy of the new laws to all Owners (attached) and invite 
any feedback by October 19 so the EC can consider any inputs at the 
October 26 EC meeting. 

 

Intercoms 
 

Francis Management has obtained a further quote for the installation of an intercom 
system which is ‘hands-free’ – i.e. no handset - which is arguably a tidier option. FM 
is overseeing the installation of this type of intercom in one of their other buildings at 
present. It is suggested that we await the completion of the installation process and 
then take FM’s advice on which intercom to proceed with. Installation is still planned 
for 2016. 
 
Car space access 
 
As reported last month an owner has sold their residential lot with associated car 
space but retained ownership of a second car space. The owner has been leasing 
the car space to a non-resident. The lessee has now vacated the car space and their 
swipe has been cancelled. The right to lease the car space to a non-resident is 
currently under discussion.  
 
The Development Consent from Council dated 12 May 1999 for Altair prohibits any 
car space being available as a public car space. It is the view of our Strata Manager, 
based on the Council document, that this means that the space cannot be let to a 
non-resident (member of the general public). The car space is reportedly currently 



under negotiation for lease to an existing owner in Altair. As previously noted we may 
have to review our by-laws on this matter. 
  

20 year plan 

We have asked Francis Management to update our 20-year Capital Works Plan in 

general but with specific reference to 2017 so that we can in turn update our 20-year 

Financial Plan for review by the EC. 

Resignation 

Deb Moore advised that she would be stepping down from the EC at the December 

meeting.  Deb has been a member of the EC from early 2010 and has made a very 

significant contribution both as a member and this year as Chair. Ralf noted that he 

was available to continue in a role. The EC again agreed that it was not desirable for 

one EC member to hold both the ‘Officer’ roles of Secretary and Chair so all EC 

members were invited to consider their availability for either Secretary or Chair. 

There will be a vacancy on the EC from December and interested owners are invited 

to apply to the Secretary. 

Meeting concluded at 1940. 

Next EC Meeting Wednesday October 26 2016.   


