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STRATA COMMITTEE MINUTES 
1830 Wednesday November 22, 2017.  Altair SC Meeting Room.  
 
Attendance: Ralf Harding (Chair), Eric Moses (Secretary), Marilyn Di Bella, Chris 
Gardener, David Mackinnon, David Saul, Kevin Wellington, Gary Zamel. 
Mario Caruana (Building Manager) 
 
Guests:  
      
Apologies:  
  
Minutes of Last Meeting: Accepted 
 
Matters Arising: See following 
 
Correspondence:   

a) E-mail exchange between the Building Manager and a tenant relating to an 

incident where a guest of the tenant damaged the roller door from KX Rd. (See 

Garage Door Damage following). 

b) Letter from the Building Manager to an owner advising that, as he had not 

provided access to his apartment to facilitate installing child locks, the 

responsibility for the child locks on windows is now his. The owner has 

subsequently provided access for the locks to be fitted. 

 

Finance Report:  

The Financial Summary for October shows that we are a bit under budget YTD. The 

monthly Financial Summary will be posted on the Altair website. 

Building Manager’s Report:  

The monthly Building Managers report will be posted on the Altair website. Key issues 

include: 

TPG 

 

TPG continues to press for access to install a wholesale service to compete with the 

NBN. Our previous advice has been not to allow a second service as it may cause 

interference with the existing service. SC agreed that we should continue to resist any 

attempts to install a second wholesale service. 

 

Garage Door Damage 

 

A visitor to a tenant has driven an oversize vehicle through, and into, the KX RD roller 

door after hitting the preceding sign warning of the height restriction. The damage 

required an emergency service call-out and the door will have to be replaced. We have 

billed the tenant who has accepted liability for the damage.  



 

The visitor accessed Altair using a security swipe given to him by the tenant. There is 

a history of incidents regarding this visitor who has now been barred from using our 

carpark.  

SC agreed that, as the tenant has accepted liability and has already paid for the repair, 

we let the matter rest. 

Fire Inspection 

 

Annual and biannual fire safety inspections have been completed and required works 

addressed. The new Fire Certificate has been posted on the notice-board. 

Podium Garden 

 

Maintenance works and top-dressing has been carried out on the podium garden lawn. 

This necessitated roping off the lawn for a couple of weeks while the lawns recover. 

We apologise for any inconvenience.  

 

The pavers on the podium level have been water-blasted. 

 

Foyer Carpets 

 

The foyer carpets have been steam-cleaned on all levels. 

 

East/west windows and louvres 

 

The windows facing east and west have been cleaned and the louvres serviced for 

routine maintenance. 

 

Works – Speakers 

 

An owner, lot 120, has requested permission to install some speakers associated with 

a wall-recessed television. We have had some issues with speaker installations in the 

past. After consultations involving the Strata Manager, Building Manager, the owner 

and his acoustic engineer, the SC has agreed to allow installation after having a Deed 

of Agreement drawn up and signed requiring that if there are any external noise issues 

associated with the speakers they will be addressed to the satisfaction of our Building 

Manager or failing that be removed. 

 

2017 Capital Works Programme 

 

a) Water and Fire Tanks. Done. These have been serviced and disinfected. 

b) TV Antennae: Done. A new ‘array’ has been installed. 

c) Concierge Mess: Done. Installation of running water, sink etc. in the room 

behind the concierge desk.  

d)   Car Park Louvres. Done. 

e)   Window Latches (Child-proofing). Done 

f)    Roof Membrane: Done 



g)   Car Park Lighting and Pool Boilers – Under review for 2018 (see 2018 Capital 

Works Plan following). 

 

Our Capital Works programme for 2017 is now complete. 

 

Updates  

Short Term Holiday Lets (STHL) 

Last month we reported that the Chair attended a meeting of concerned Strata Plans 

with the Lord Mayor regarding the CoSC response to the NSW government Options 

Paper on STHL. The CoSC has reportedly now made submissions in response to the 

Options Paper including recommending that Strata Plans should be able to make their 

own decisions on whether they allow STHL or not if ‘significant’ numbers of owners 

agree. 

2018 Capital Works Plan/2018 Budget 
 
SC has previously been sent the 20-year Capital Works Plan as updated in general by 
Francis Management but with specific reference to 2018. 
 
The CWP for 2018 includes 
 

a) Transferring the $30k for carpark and stairwell lighting from 2017 to 2018. 
b) Allowing $60k (as recommended in the CoSC Energy Sustainability Audit) to 

update the carpark and stairwell lighting to LED [see a) above]. NB: Shortfall 
of $30k. 

c) Transferring the $15k for pool boilers from 2017 and adding it to the $15k 
already allocated to 2018 making a total of $30k. 

d) Allowing $30k for pool boilers [see c) above] in 2018 which is what we expect 
boiler replacement to cost...if required. 

e) Allowing for $40k to up-grade the weights gym. We had a previous allowance 
for 2018 of approx. $6k. NB: Shortfall of $34k. 

f) Continued plan to spend 
a. Repaint ground floor walls and ceiling - $12.5k 
b. Paint Lift lobby and Doors/bollards – $3k 
c. Replace (some) carpark louvres - $8k 
d. Security Video System upgrade (if required) - $6k. 
e. Maintenance (previously $135k) now - $120k. Francis Management 

has identified some sustainable savings of approx. $15k. 
 

Accordingly, at this stage our new 2018 CWP is now plus $64k minus $15k = approx. 
$50k over our previous 2018 CW plan.  
 
A copy of the updated 20-year Capital Works Plan will be posted on our website for 
review by owners. We require any owner feedback by 31 November otherwise we will 
proceed on building our budget for 2018 based on this plan.  
 
NB: until we do an updated 20-year Financial Plan it is not possible to project whether 
all items currently included in this Capital Works Plan are affordable in 2018 without 
‘extra’ levy adjustments over the normal range of annual levy increase in recent years 
of 2-3%. 
 



We are currently working on 
a) A projected Admin budget for 2018. 
b) Projecting as close as we can the 2017 year-end  totals for 

a. Lift Fund 
b. Admin Fund 
c. Capital Works Fund 

 
We plan to have these on or around 1 December so we can add them to the Capital 
Works Plan and build our ongoing 20-year Financial Plan which informs our financial 
situation and decisions. We aim to present an indicative 2018 budget and financial 
plan at the December SC meeting. 
 
Levies 
 
Owners will have received the ‘one-off one month’ levy payment designed to bring our 
levy year in line with our financial year. This levy payment is due 21 November. It would 
be very helpful if owners could promptly pay this levy so that we have the best chance 
of getting Strata Choice’s cash accounting and Altair’s accrual accounting to line-up 
for year-end. 
 

Power Supply – Plan B 
 
At the 2017 AGM, a motion was proposed to allow universal A/C in Altair. If passed, 
the motion would have triggered a further motion to raise a Special Levy of approx. 
$1.6m to cover the upgrading the Altair power supply to accommodate universal air 
conditioning as previously advised by a specialist electrical engineering consultant. 
 
The motions were withdrawn but the SC undertook to research the issue further with 
a view to holding an indicative poll of Altair owners’ preferences once various broad 
options to address the power supply issue were better understood.  
 
NB.  This would be a poll of owner preferences NOT approval to take any action. Any 
action would require approval of detailed motions by Owners at a General Meeting. 
 
Following considerable research and consultation we believe that we now have a 
broad understanding of the options available regarding Altair’s ongoing electrical 
supply needs.  
 
This project was stimulated by a request to review the possibility of universal air-
conditioning at Altair but must be seen as considering what electrical needs and supply 
issues will impact both Altair and individual apartments. Accordingly, we acknowledge 
the potential impact of Electric Vehicle Charging (EVC) but note that this is a rapidly 
evolving field and that it is simply too early to make definitive decisions regarding this 
issue.  
 
There has been a study conducted recently in over 100 Strata Plans in Sydney, 
Melbourne and Brisbane regarding electric vehicles which indicated that 78% of strata 
owners favoured catering for EVC in-house and that 58% were contemplating buying 
an electric vehicle. We should, therefore, be mindful of the eventual requirements of 
EVC in any long-term decision-making regarding electricity supply. 
 
It was noted that the SC has previously agreed that we have no position on this issue. 
Our role is to ‘get the facts’ to allow the owners to make an informed decision. 
 
 



Some core facts 
 

• All electrical measures are in Amps (A).  
 

• All costs are very rough ballpark estimates but are based on professional advice. 
 
a) Altair currently has access to 400A via a sub-station located in the basement of 

Elan.  
 

b) Analysis by consultants Northrop (2012) and Shelmerdines (2017) show that Altair 
uses between 325A and 345A. 
 

c) All apartments in Altair have 63A circuit breakers. If every apartment used the 63A 
available simultaneously then we would exceed the available power from the 
existing Elan sub-station by a factor of over seven times.  

 

d) Both Shelmerdines and Northrop calculate that to allow universal air-conditioning 
in Altair, in addition to existing usage, would require a total of approx. 845A. This 
amperage level has had a ‘diversity factor’ for air-conditioning of .75 applied 
(diversity factor explanation follows) which means that the 845A cannot be 
discounted further. 

 

e) AUSGRID advise that we could increase our supply from the Elan sub-station to a 
maximum of 800A which has a safety margin that reduces the amount available to 
780A. This is the absolute maximum available from the Elan sub-station. 

 

f) Altair does NOT have enough power supply to allow unrestricted, universal air-
conditioning through the existing Elan sub-station either now or in its expanded 
form (780A). 
 

g) If Altair wants to access 780A from the existing Elan sub-station or any greater 
load from any other source this would require circuitry, mains switchboard and 
associated upgrades at a cost of very roughly $3/400k. 

 

h) Pending significant engineering and environmental testing AUSGRID could 
probably allow installation our own dedicated sub-station within Altair delivering 
1600A. We are advised that it is unlikely that Altair requirements would exceed this 
supply level in the foreseeable future. 
 

i) In very rough terms installing a sub-station would cost about $1m and take about 
two years. 
 

j) Any upgrade that allowed air-conditioning or any other substantive change in 
power allocation and or usage would require professional advice and approvals 
involving engineers, lawyers, planners, designers and CoSC. Strata Choice 
estimates that associated fees could exceed $100k. 

 
Diversity Factor. It is standard practice to apply a diversity factor when estimating 
what electricity supply is required for a building. This diversity factor considers the fact 
that not all appliances will be used simultaneously and that not all apartments might 
be occupied simultaneously. The diversity factor used in NSW for air-conditioning is 
.75. This assumes that only 75% of all available A/C units will be in use at peak times.  
 
Three-phase Power. The amps supplied to Altair are via three-phase power. This is 
effectively three equal wires each bringing power to Altair. Thus, 100A delivered by 



three-phase power results in 300A available for use. If we access the maximum from 
the existing Elan sub-station of 780A then we will have 780A x 3 = 2340A available. 
 
We have explored four options.  
 
Each option has pros and cons. We have done an extraordinary amount of work (and 
spent approx. $25k) getting this far and we believe that we need some guidance from 
the owners about what their preferred option is before we commit to the considerable 
time, money and effort required to advance some options.  
 
Accordingly, the options are broad and indicative not detailed and absolute. There 
is considerable detail yet to be worked out but we think we have enough information 
to assist owners with broad brush, directional decision-making.  
 
The possible Altair Energy Options are: 
 
Option One.   Maintain Current Power   (400A x 3 = 1200A) 
Key Pro.   No further cost 
Key Con.   No added access to air-conditioning 
 
Option Two.   Dedicated Altair Sub-station  (1600A x 3 = 4800A) 
Key Pro.  ‘Unlimited (?)’ electricity. 
Key Con.  Two year project timeline 
   Special Levy of maybe $1.5m  

 
Option Three   Limited Air-conditioning   (780A x 3 = 2340A) 
Key Pro  Would allow a limited level of A/C 
Key Con Management challenges re A/C and overall power control.  

Special Levy of maybe $500k 
 

Option Four  Limiting Circuit Breakers  (780A x 3 = 2340A) 
Key Pro Each apartment owner makes their own usage decisions within 

protected overall Altair supply. 
Key Con Would impose real restrictions on each apartment’s electricity 

allocation.   
 Special Levy of maybe $500k 
 
Notes 
a. All option cost estimates cover ‘Altair OC’ costs only.  

 
b. Purchase, installation, maintenance and operation of any appliances, A/C units, 

equipment etc. are strictly costs for individual owners. 
 

c. The Special Levy costs of $500k in option three and four are duplicated in the 
Special Levy costs of $1.5m in option two; i.e. the costs of option two include same 
$500k as option three and four plus another approx. $1m 

 
Option One – Maintain Current Power  
This is relatively self-explanatory. 
 
Option Two – Dedicated Altair Sub-Station 
Would require using space within Altair (in the rubbish area) to locate the sub-station. 
The project would take approx. two years to implement and would probably require 
both Elan and Altair to be without power for about 48 hours with all the attendant 



compensatory consequences (we have not attempted to cost this but it could be 
substantial). 
 
The sub-station would deliver 1600A x 3 = 4800A which our consultants believe would 
‘future-proof’ Altair from an electricity perspective.  
 
This option would require a Special Levy of approx. $1.5m. This would be very roughly 
the equivalent of any owner’s current total annual levies. 
 
Options Three and Four 
These options are more complicated; they are a sort of half-way house. The idea here 
is to give all apartments controlled access to as much electricity as is deemed practical 
under the limitation of 780A from the expanded Elan sub-station while trying to protect 
the overall Altair supply. 
 
Within these limitations whatever formula we might propose for any option must be as 
equitable as possible to all owners and consistent with strata law. 
 
Options three and four would take at least a year to implement.  
 
Option Three Concept – Limited Air-conditioning  
This option would allow installation of agreed limited output air-conditioning units. This 
option has the advantage that it directly addresses the air-conditioning issue but 
assumes we could effectively manage owners to stick to the limitations and thus 
manage and control overall Altair power usage.  

 
We have commissioned Shelmerdines to visit Altair and inspect representative 
apartment ‘footprints’ within Altair to make specific recommendations regarding 
meaningful air-conditioning consistent with lowest noise factors and effective, efficient 
delivery of both heating and cooling (reverse cycle) while ensuring that there is no 
over-delivery with the consequent unnecessary usage of amps. 

 
We would likely have to pass strong, police-able by-laws requiring any A/C installations 
be approved and directly managed by Building Management to an agreed protocol 
covering equipment numbers and specifications, noise (silence) rating, condenser 
positioning, balcony mounting and covering design, condensate drainage etc.  
 
This option would require a Special Levy of approx. $500k.This would be very roughly 
the equivalent of any owner’s current quarterly levy plus 50%. 
 
Option Four Concept – Limiting Circuit Breakers  
We could install a limiting circuit breaker in each apartment set at such a level that the 
cumulative effect could not ‘trip’ the overall Altair power supply. These circuit breakers 
would allow each apartment to install some level of A/C but with significant overall 
limitations. In effect, however, each apartment would be responsible for controlling 
their own power utilization and use of appliances within the limitations of their circuit 
breaker.  
 
This option has the advantage of looking at the problem from a holistic electricity supply 
perspective and transfers management and utilization responsibility onto each 
apartment. This option does, however, impose significant limitations on individual 
apartment power supply and we would need to install limiting circuit breakers (which 
only come in standard sizes – 8A, 16A, 20A, 25A, 30A…). Our calculations suggest 
that the circuit breakers for various sized apartments would be limited to: 
 



One Bed  16A 
Two Bed 20A 
Three Bed 20A 
P/House 25A 
 
We are advised that these amperage limits are unrealistic for normal domestic 
operations and accordingly have abandoned Option Four. 
 
At the 2017 AGM we undertook to research the options and then poll owners on their 
preferences. The SC agreed to: 
 

a) Send details of the three broad options to owners via an owner newsletter 
which had been previously circulated and was agreed in principle. 

b) Conduct an ‘information’ meeting for owners to explain all options and answer 
any questions. – Tuesday Dec 5 

c) Poll the owners. – closing 8am Monday December 11. This would be an 
indication of preference NOT a binding vote. Any binding vote would have to 
take place at a General Meeting in response to a detailed motion(s). 

d) We may need more than one poll as we need a majority option from three to 
work on. – Dec 11/12. 

e) Result at Dec 13 SC meeting...so we would have some sort of position for 
ongoing planning /review at the 2018 AGM.  
 

Insurance 
 
Our ‘insurance year’ is 6 December to 5 December. This causes some issues with the 
interface between our accrual planning and Strata Choice cash accounting.  
 
Accordingly we have briefed our insurance broker to realign our insurance year to 
correlate to our financial year of 1 Jan – 31 Dec. This means that we will have a ‘one-
off’ insurance period of 6 Dec 2017 to 31 Dec 2018 (389 days).  
 
From 2019 our insurance year will run 1 Jan - 31 Dec in accordance with our financial 
year and our recently changed levy year. This should make the relationship between 
our accrual planning and Strata Choice’s cash accounting as straight-forward as we 
can achieve. 
 
Our premium for the 365 day period 6 December 2016 to 5 December 2017 was 
$93,766.  
 
The CHUBB (current insurer) 2017/18 premium is reduced because a number of 
government fees ($3603 in 2016) are no longer applied. If we delete these from the 
2016/17 premium it would have been $90,163 compared with the 2017/18 365 day 
equivalent premium of $86,684 – an ‘apples v apples’ reduction of 5%. 
 
The only exclusion on our policy is the awning on lot 11. The cover is conditional on 
Altair NOT having inflammable cladding – which we do not. Our brokers, BAC, 
recommend staying with CHUBB. 
 
SC agreed to stay with CHUBB. This decision will need to be formally ratified by the 
Owners at the 2018 AGM. 
 
 
Electricity 
 



Altair has traditionally negotiated our own electricity contract via Francis Management. 
We have been aware that Strata Choice has progressively built an electricity buying 
group of strata plans. While we have been interested in joining this group it has taken 
us some years to align our contract period with the buying group but this is possible 
from 1 Jan 2018. 
 
The Strata Choice buying group has now grown to over 70, mainly large (over 100 
lots), strata plans. To join the group we have to commit and join a reverse auction 
which will cover a three year period to 31 December 2020. As it is an auction there is 
no guarantee of what the outcome might be...but we would be committed to that 
outcome.  
 
After some discussion we have put this project in the hands of SC member Gary Zamel 
who has some relevant professional experience in this broad field. He (and we) 
believes that, on balance, the buying group of 70 plus is likely to gain a better rate than 
Altair on our own. Accordingly and, after further consultation within the SC, we have 
decided to commit to the buying group. 
 
We await the results of the reverse auction. 
 
NCAT 

 

There has been a decision at NCAT which puts some doubt on the ability of Owner 

Corporations to pursue financial penalties through NCAT from owners who break by-

laws - as a result of the new SSM Act 2015 superseding the previous 1996 Act. We 

have consulted our Strata Manager re options and remedies - which may involve 

escalating matters to higher court actions. This may require an amendment to the Act. 

 

Common Area Furniture 
 
There has been some negative feedback regarding some furniture in a high traffic 
common area. SC agreed that the Building Manager discuss the issue with the relevant 
owner. 
 
Podium Furniture 
 
David Mackinnon raised the possibility of positioning some furniture on the podium. He 
plans to table a proposal at a subsequent meeting. 
 
Meeting concluded at 1930. 

Next EC Meeting Wednesday December 13. 


