
    
Strata Plan 64622 

EXECUTIVE COMMITTEE MINUTES 
Wednesday May 18, 2016, Altair EC Meeting Room. 1830 

 
Attendance: Deb Moore (Chair - part), Ralf Harding (Secretary), Chris Gardener, 
Luisa Liotta, David Mackinnon, Eric Moses, Kevin Wellington. 
Mario Caruana (Building Manager) 
 
Guests:  
      
Apologies:  Anna Shepherd, Michael Cluff. 
 
Minutes of Last Meeting: Accepted. 
 
Matters Arising: See following. 
 
Correspondence:  

a) E-mail from an owner, Jimmy Thomson, complaining about two instances of 

renovation noise and questioning whether appropriate procedures were being 

followed; and a response from the Building Manager 

a. Noting that the correct procedures regarding renovation noise are 

being enforced. 

b. Noting, however, that some works had been started by an owner 

without permission and quickly stopped by building management. 

c. Querying the occurrence of the second incident alleged by the owner 

and 

d. Requesting that he follow the correct procedures in pursuing 

complaints (as detailed in the April minutes). 

b) Letter from an owner, Adam Beck, requesting further information regarding 

charging by Strata Choice (SC) and suggesting that the SC agreement be 

modified to allow an exit at12 months not three years: and a response from 

the Secretary advising that 

a. The April minutes incorrectly reported that annual SC charges of 

approx. $33k were additional to the base fees. They are in fact 

inclusive.  

b. Total SC charges to Altair have been 

2010   $31,623 
2011   $34,773 
2012   $33,116 
2013   $39,638 
2014   $33,102 
2015   $35,241 
2016 YTD March $  8,196 



 
c. While we have issues concerning SC’s accounting the EC is generally 

satisfied with their service and advice regarding strata issues.  

As recorded in the April minutes we plan to renew the SC agreement for 3 

years subject to some assurances re accounting procedures... with a review 

of all partner suppliers in three years. (See Contracts Renewals following) 

c) E-mail from an owner, Anton Scott, advising his annoyance at being asked to 

pay his levies possibly a bit earlier than 1 June to assist with cash-flow and 

noting, in summary, that  

a. This would not be necessary if the EC had not embarked on the 

“reckless” course of installing a garden that “we didn’t really need”. 

b. The money was not well spent and there was nothing wrong with the 

original gardens. 

c. The process in deciding to proceed with upgrading the garden was 

flawed. 

d. Renovating the foyer would have been a better use of the money 

e. What competitive tendering was obtained? Had we simply used the 

most expensive quote to be ‘exclusive’?... and  

f. Describing the EC as being “out of touch, sitting up high in their ivory 

towers awash in other people’s cash, making poor decisions with little 

proper consultation”. 

And a response from the Secretary after consultation with the EC at the 

meeting that, in summary, noted 

i) Levies are due 1 June. The cash-flow issue is not due to the 

Gardens but rather the combined impact of the 2015 late 

billings that have had to be paid from 2016 funds ($54k), the 

unfortunate but essential maintenance to the hot water system 

($12k) and the fact that APRA has ruled that Term Deposits 

cannot be broken without 31 days’ notice which denies us 

short term access to the Lift Fund. 

ii) The works on the gardens are an investment in maintaining 

Altair as a high quality property. Photos of the garden pre-

upgrade were supplied to remind what a poor state the 

gardens were in prior to the upgrade. The feedback on the 

garden upgrade has been overwhelmingly positive. 

iii) The process in arriving at a plan and getting owner approval 

was exhaustive starting with the 2015 EC report to the owners 

and the 2015 AGM and following 8 procedural steps all of 

which were reported at EC/OC meetings from March 2015 to 



February 2016 and minuted. The garden plans were approved 

by the Owners at the AGM with (we think) three votes against. 

iv) The main Altair foyer can be polarising as strong design often 

is. The subject of modifying the foyer has previously been 

discussed by the EC but with no appetite (at the time) for 

change. Anton Scott is invited to make a submission to the EC 

or put a motion to the Owners if he wishes to pursue this issue. 

v) The installation of the gardens was put to competitive tender. 

Original tenders were considerably higher than we were 

prepared to pay and we finally got two competing quotes at 

$111k and $125k and took the lower quote. 

vi) The EC are unpaid volunteers who are elected not appointed. 

The EC are owners and levy payers who have a strong interest 

in achieving value and are focused on running Altair as 

efficiently as possible to the benefit of all owners. Altair has a 

strong plan and financial position albeit with a short term cash-

flow issue which it is suggested would be in all our interests in 

resolving as quickly as possible by everyone paying their 

levies. Further noted that there is a vacancy on the EC and 

suggesting Anton Scott might like to consider putting himself 

forward as a candidate to serve on the EC. 

Finance Report:  

a) The April Financial Summary indicates that normal expenditure is broadly in line with 

the budget. 

NB. Additional to this is the $54k of 2015 expenses which were not accrued and 

subsequently paid for out of 2016 funds; and the un-budgeted $12k for the 

replacement of copper piping in regard to the hot water system - as reported in the 

April minutes. Some anticipated April costs have been late arriving and will be paid in 

May. If we had accrued for those costs in April we would be approximately $69k 

over-budget YTD. While it is possible that we can cope with the unexpected $12k in 

relation to the hot water system – which was an unfortunate but unavoidable 

expense – it is unlikely that we will be able to compensate for the 2015 late billings of 

$54k out of budgeted 2016 funds. These late, un-accrued 2015 billings will have to 

be dealt with in our year-end wash-up. 

This puts pressure on our cash-flow. This is exacerbated by the fact that our term 

deposits require 31 days’ notice to access which prevents our ready access to the 

available monies in the Lift Fund. While our overall financial position remains strong 

we would be grateful if owners could pay their levies as promptly as possible to 

assist with cash-flow. Many thanks to the owners who have already paid. 

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

Building Manager. 



b) There have been some changes to anticipated capital costs relating to such things as 

the roof membrane and window safety which are covered later and we will be 

factoring these into an updated 20-year financial plan. 

c) Arrears. We have a persistent non payer, Conrad Axton of lot 97, who has been sent 

a number of letters of demand by our Strata Managers as well as several offers of 

payment plans of which none have been adhered to. On the advice of our Strata 

Manager, as there is now no alternative, the EC agreed to put the matter in the 

hands of Grace Lawyers for recovery action (costs incurred of such action are borne 

by the Lot owner [Mr Axton], pursuant to s80D of the Strata Schemes Management 

Act 1996 ). 

Building Manager’s Report: Attached  

NBN 

Building Manager is to conduct a survey into current NBN usage in Altair to assist 

other owners in making decisions re telecommunications. 

CoSC – Energy Audit 

Building Manager is liaising with CoSC to see whether Altair qualifies for some 

funding under a CoSC programme for an energy audit. 

Updates 

Air Conditioning 
 

a) Legal 
 
The matter has been referred for a Supreme Court hearing in August. The Chair and 
Secretary have made themselves available for mediation if required before that time. 
NB. The Chair and Secretary have previously been delegated with the authority to 
settle the matter on behalf of Altair at the mediation if the advice of Altair’s legal 
counsel is that, in all the circumstances, it is reasonable to do so. (See December 
Minutes). 
 

b) Power 
 
We are aware that a gas-powered option for air-conditioning has been introduced 
into the Australian market. This is of potential interest to Altair in that it might obviate 
the limitations of the existing electricity supply. We have done some research into 
this opportunity and a representative of the new technology (which has had extensive 
application in Japan for around 25 years) has visited Altair.  
 
This gas option would not appear to be viable for Altair as 
 

a) This gas application is more suitable for large institutions and can be looked 
at as a solution for new residential multi-dwelling builds rather than to retro fit 
existing residential buildings.  
 

b) Where it has residential application this is for ‘whole of building’ use and is 
not designed for, or effective/efficient for, individual apartments. If we 



contemplated proceeding this would need to be an ‘Altair’ project. It cannot be 
achieved piecemeal by individual owners. 

 
d)   We would need to commission a mechanical engineers report to ascertain 

whether our current gas supply is sufficient, our service shafts have adequate 
spare capacity and the roof strong enough for the required 8 (heavy) 
condensers. 

 
e)    At first glance it is deemed likely that we would probably (?) require at least 

some re-plumbing of gas lines. 
 
f)    Getting the condensers to the roof (if the roof is strong enough – which is a 

serious question) would be a real drama as mobile cranes would struggle with 
the height and weight equation and permission for the use of helicopters as 
load carriers is almost impossible to obtain in the broad Sydney CBD. 

 
g)   Installation of 8 condensers and some re-plumbing would probably be north 

of $1m. 
 

EC agreed to take no further action on this project at this stage.        
 
Gardens 
 
The podium gardens project is complete. The work was carried out very efficiently 
and effectively; on time and on budget. Painting the walls proved a challenge with 
four coats required rather than the quoted two coats but FM negotiated with our 
painters, Higgins, who agreed to stick to the original quote – thanks. Thanks and 
congratulations to our designers AW&A, our contractors Sydney Gardens, the 
Garden Committee and Mario. 
 
Retail Lot 
 
We are in informal dialogue with the owner of the Retail Lot regarding possible 
residential development. There remains nothing concrete to report, nothing has been 
agreed and all parties are clear that any decisions would require approval from the 
owners at a General Meeting. 
 
Contract Renewals 
 
Contract renewals for building management, strata management and cleaning were 
reviewed at the April EC meeting and delayed subject to clarification of some issues. 
Owners should be aware that these are principally pricing and service agreements 
rather than formal contracts. While they cover three years there remains the 
opportunity to re-negotiate within the term if serious issues arise. 
 
Aster Cleaning: Further to the last EC meeting Aster have committed to our Building 
Manager to deliver timely invoices. EC agreed to ratify their agreement for 3 years. 
 
Francis Management: Further to last month’s meeting the Secretary is working 
closely with Francis Management to resolve financial reporting issues. We have 
some work still to do and need time to get processes running smoothly. While this 
remains a work-in-progress the EC agreed to roll-over the existing agreement for 
three years. 
 



StrataChoice: Further to last month’s meeting we continue to grapple with the 
challenges of cash accounting but acknowledge that it is difficult for SC to account in 
any other form. We doubt that this situation will ever wholly improve unless we have 
our accounting removed from SC and employ the services of a book-keeper and a 
chartered accountant. Apart from the costs involved we have spoken to two 
chartered accountants who advise that strata accounting is widely regarded as 
challenging and are reluctant to get involved. We will continue to keep a very 
watchful eye on accounting and financial reporting and to try and get a better level of 
liaison between SC and FM. While this remains a work-in-progress the EC agreed to 
roll-over the existing agreement for three years. 
 
Proposed NSW Strata Legislation and Regulation 
 
After a number of delays it would appear that the NSW Government is planning to 
introduce legislation and regulation regarding Strata Management and Strata 
Development. This may become effective 1 January 2017. We might be affected 
most by the proposed Strata Management Act and accompanying regulations. 
Copies of the draft regulations and Impact Statement were provided to the EC  
 
The only elements of the proposed changes that immediately appear to be of 
concern are  
 

a) The government will apparently persist with a change to limit the number of 
proxies that can be held by any individual to 5%. The Altair EC have 
written to two NSW Ministers of Fair Trading pointing out the possibly 
unintended consequences of  potentially disenfranchising owners who 
provide proxies supporting another owner with whose views or work they 
agree in that if that person already holds say 5% proxies any additional 
proxies will be voided and have no vote. 
 

b) This proposed change also is strongly anti-democratic in that it allows 
meetings to proceed without a 25% quorum leaving the meeting subject to 
high-jacking by a small group of single issue fanatics. If the issue is 
overcoming the apathy of owners in attending General Meetings then it 
sends entirely the wrong message to lower the bar by avoiding a quorum 
rather than adopting the practice of the Federal and State governments of 
making voting compulsory and fining owners who do not attend General 
Meetings or provide a proxy. 

 
EC requested that the Secretary write to the Minister of Fair Trading again noting 
these potentially counter-productive changes. A copy of the letter is attached. 
 
Window Restraints 
 
The NSW Government is introducing regulations that require all windows above a 
certain height to have restraints attached to them limiting the opening space to 12.5 
cm when the restraints are attached – to stop children inadvertently falling out 
windows. It is a Strata responsibility to ensure that the restraints are in place by early 
2018. This will probably impact on apartments on the east and west ends and in the 
south ‘blue’ bits – possibly around 260 windows. It is proposed that we address this 
issue across 2017. To this end we have obtained 
 

a) A ballpark cost from Hovik to install restraints of approximately $35K. 
 

b) A draft by-law from StrataChoice to cover this issue.  



 
EC agreed to put the by-law to the owners at the next General Meeting and to build 
the cost of $35k into our 20-year plan with a view to probably implementing restraints 
in 2017. 
 
Roof Membrane 
 
Our 20-year plan suggests that we should replace our roof membrane in 2017. In 
anticipation of this FM have had the roof membrane assessed by a consultant who 
has provided a report which, in short, advises that 
 

a) The roof membrane is in better condition than anticipated. 
b) The roof membrane needs some remedial work and pressure washing in 

2017 and again perhaps in 2022 and 
c) The roof membrane will require replacement in approx. 2027 (300/400k?). 

We are factoring these revised costs into our 20-year plan. 
 
Communication 
 

a) Website 
 

EC agreed that the current 20-year Financial Plan and the EC annual report(s) to the 
owners be posted on the Altair website to assist potential buyers in Altair. 
 

b) Lift Notices 
 
Agreed to review a standard presentation style for lift notices with the Building 
Manager using an existing example and re-rendering it in a different face for the EC’s 
consideration. 

 
Executive Committee 

Anna Shepherd has advised that due to pressure of business she is no longer able to 

commit the time necessary to the EC and has resigned effective immediately. The 

EC recorded a vote of appreciation for Anna’s four years of service and contribution 

to Altair. 

Any owner interested in serving on the Executive Committee should contact the 

Secretary – ralf.harding5@gmail.com. 

Meeting concluded at 1915. 

Next EC Meeting Wednesday June 15, 2016.  


