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EXECUTIVE COMMITTEE MINUTES 

Wednesday April 20, 2016, Altair EC Meeting Room. 1830 
 
Attendance: Deb Moore (Chair), Ralf Harding (Secretary), Michael Cluff, Luisa 
Liotta, David Mackinnon, Eric Moses, Kevin Wellington. 
Mario Caruana (Building Manager) 
 
Guests:  
      
Apologies:  Chris Gardener, Anna Shepherd.  
 
Minutes of Last Meeting: Accepted 
 
Matters Arising:  
 
Correspondence:  

a) Letter from the Building Manager to an owner following a verbal query 

regarding the planned window and louvre maintenance noting that we could 

not comply with their request to prevent water landing in their courtyard, that 

this programme was essential maintenance and that the maintenance would 

proceed. 

b) EC agreed a letter from the Secretary to StrataChoice and Francis 

Management regarding issues with accounting and financial reporting and 

advising that their contracts, which are shortly to expire, will not be ‘rolled-

over’ until these issues are satisfactorily resolved. See Finance Report and 

Contract Renewals following. 

Finance Report:  

The March Financial Summary indicates that we are overspent by around $55k for 

Q1 as at 31 March YTD. This is in large part because of costs that have been late 

billed from 2015 and which were not accrued in our 2015 accounts. This is in spite of 

considerable efforts by Altair Officers in requesting FM and SC ensure that all 2015 

costs not billed by Dec 31 2015 were accrued in 2015.  

In total we now have costs from 2015 of approx. $54k which were not properly 

accrued which means that we started 2016 already $54k over budget. This makes 

budget management extremely difficult. We are very disappointed at this situation 

and have stressed with all parties that this is unacceptable. 

We are jointly actively reviewing tools and processes that may help introduce better 

financial controls. We hope that all parties can work together to successfully resolve 

this situation for future budgeting and reporting. 

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

Building Manager. 



 

Building Manager’s Report: Attached  

Window and Louvre Maintenance 

Cleaning and maintenance of the east and west windows and louvres has been 

completed. It is planned and budgeted to do this work on a six-monthly basis using 

the Ring around the Roof. 

Hot water piping 

The solder joints in the copper piping related to our hot water system have previously 

failed, been ‘patched’ and have now failed again - catastrophically. The copper piping 

has been replaced at an unbudgeted cost of approx. $12k... which may impact 

negatively on our April Financial Summary. 

Barking Dog/Complaints procedure 

Altair is a pet-friendly building. Some residents, however, find prolonged dog barking 

difficult to tolerate and those residents have a right to the quiet enjoyment of their 

lots. 

We have had two recent incidents of complaints regarding barking dogs. In each 

instance the Building Manager has been able to confirm the barking of the dog(s), 

isolate the apartment involved and liaise with the owners regarding remedial action.  

To maintain Altair as a pet-friendly building it is vital that we have rules and 

procedures that we all respect to enable dog and non-dog owners; and dogs and 

residents to co-exist in harmony. Accordingly we have consulted with our Strata 

Manager to ensure that our protocols and procedures in relation to complaints in 

general, but specifically involving barking dogs, are robust and appropriate. This 

protocol is: 

1) Incident reported to Concierge. 

 
2) Concierge to complete an incident report that is to be forwarded to the 

Building Manager. 

 
3) After discussion with the Building Manager a designated concierge will 

generally be required to speak directly to the resident in reference to the 

incident and note any response with the incident report. 

 
4) If there is no positive outcome the issue is to be referred to the Building 

Manager. 

 
5) Depending on the resident response the Building Manager will generally be 

required to discuss the issue with the resident. Following any discussion the 

Building Manager will issue a letter to the resident confirming that discussion 

as an 'Advice to by-law' and noting that the resident is not 'Adhering to the 

by-law'. 



 
6) The Building Manager would expect a prompt response from the resident 

informing the Building Manager of what action they intend to take in response 

to the complaint.   

 
7) If a response is not forth-coming within a week or is unacceptable the issue, 

with all prior notes and correspondence, is referred to the Strata Manager. 

 
8)  Strata Manager to issue a letter (if appropriate). 

 
9) If response or subsequent action is unacceptable the issue is referred to the 

Executive Committee. 

 
10) Strata Manager to then advise the Executive Committee on next steps e.g. 

Notice to Comply / Mediation/ Orders/ Litigation.   

 
 

EC ratified this procedure and agreed that these protocols should be pursued firmly 

but fairly. 

Dog owners are reminded that the Building Manager, assisted by the concierges, will 

be the arbiter appointed by and acting on behalf of the Altair EC as to whether a dog 

is barking or in any other manner misbehaving. 

Dog owners are also asked to be aware that other residents may not, nor can 

reasonably be expected to, be as enthusiastic about your dog, or dogs in general, as 

you may be. 

Equipment 

a) Office. The Building Manager’s computer has ‘died’. Officers at the weekly 

meetings have authorised replacing the desktop with a laptop so the Building 

Manager can have a transportable computer that can be taken to meetings 

for example. Approx. cost $1850.  

b) Gym. A request was tabled for a wider range of kettlebells in the gym. Noting 

that funds are tight at the moment the EC requested Building Manager to 

research the cost of a wider range for discussion at the weekly meetings. 

Updates 

Legal Issues/Air Conditioning 
 
The defendant’s lawyers failed to file any evidence by the due date (March 28) and 
requested a further three week adjournment. A report relating to alleged repairs to 
common property was filed in evidence on Friday April 15. A Directions Hearing is 
scheduled for April 29. 
 
 
 
 
 



Gardens 
 
The pool wall has been painted. The ‘old’ podium plants have been removed. The 
installation of new plantings has commenced and work is currently proceeding to 
plan with a projected completion date in May. Residents should be aware that there 
will be works relating to the grass beside the pool probably starting directly after 
Anzac Day which may restrict access to the area. 
 
Retail Lot 
 
The owner of the Retail Lots has advised that it remains his intention to develop the 
lots to residential but that he has yet to receive plans appropriate for discussion. 
 
Lifts 
 
Prudent and legal lift upgrade and ongoing maintenance requirements in Altair could 
total $2.5million over the next ten years. Over the past 5 or so years we have had 
three formal and one informal consultant reviews of our lifts to ensure that we are 
proceeding appropriately. We have discovered and canvassed a number of issues 
and a variety of potential solutions, costs and timelines. Our consultants’ various 
advices have differed in some aspects but have essentially been directionally similar. 
 
As a result of these various consultations we have progressively learned that: 
 

a) The Kone Series 7000 lifts reportedly have some issues but... 
b) Kone have advised that they will support the Series 7000 until 2025 and has 

confirmed that the Series 7000 is not obsolete – and we have obtained a 
letter from Kone confirming that. These are important legal issues that relate 
to the viability of any contract we might renegotiate. 

c) A reputable third party supplier can now supply the controls (buttons) for 
Kone Series 7000 lifts which were previously suggested to be unavailable. 

d) A number of maintenance/upgrade issues previously deemed ‘high risk’ have 
been re-rated ‘low risk’. 

e) We will need to bring our lifts to ‘code’ but not urgently. It is entirely 
acceptable for Altair to do this at the time of the projected major 
refurbishment (2026?). 

f) Some work will be required in the next 3-6 years on controls and door closing 
mechanisms but the timing will depend on ‘breakdowns’. This will include re-
positioning the buttons down to a base height of 750mm to assist wheelchair 
access. Approx. $375k in $2016. 

g) We should be able to temporarily address the controls issue by swapping the 
existing controls from the right side (heavily used) to the left side (virtually 
unused) and Kone will be addressing this as part of their maintenance cycle.  

h) Nobody knows precisely when a major refurbishment will be required but the 
consensus is that it is unlikely to be earlier than 7 years and unlikely to be 
later than 10 years...but that when it happens it will have to be largely 
addressed as one project all at once...i.e. it can’t be spread over say 3 years.  

i) The issues are real, there are no magic bullets and they won’t go away. 
j) Over the same 10 year period we have ‘non-lift’ budgeted capital expenditure 

of approx.$2.5million on other items most of which are also essential 
maintenance.  

k) All of these issues are budgeted for in our 20-year Financial Plan but the 
timing of each project and cost could be cash-flow sensitive if they occur 
earlier than planned. 

l) We have created the Lift Fund to address the major lift refurbishment in 2026.  



m) We have projected this new information into our 20-year Financial Plan which 
was discussed by the EC. A copy of the updated 20-year financial plan is 
available to any owner on application to the Building Manager. 

n) Our financial projections suggest that  
a. This is sustainable  
b. We might be able to bring the major lift refurbishment forward a year 

(2025) if necessary, MAYBE even two years (2024), within our 
existing financial plan but if a major refurbishment needs to be 
addressed before that time then there may be financial consequences 
(special levy?) to Owners. 

o) We have negotiated a new 10-year maintenance contract with Kone with a 
10.0% reduction in the base rate and an annual escalation rate of the Sydney 
CPI (previously 4%) to carry us through to the projected major refurbishment 
in 2026. EC agreed to ratify this 10-year contract subject to some ‘tweaks’ 
recommended by our lift consultant re roll over and termination clauses. SC 
to sign and stamp. 

 

 
We plan to address all building and lift maintenance as it comes due (in our view 
delayed maintenance is false economy) but at the same time ensuring that such 
maintenance is not done until required. The ultimate timing of the major lift 
refurbishment is currently unknown but we are still planning for 2026, perhaps 2025. 
If we are forced to act earlier then we will just have to deal with the task and costs at 
that time. 
 
Contract Renewals 
 
Three of our major partners have agreements that are about to expire. We reviewed 
the costs and performance of all suppliers approximately three years ago which 
resulted in a change of cleaners and concierge services for a variety of reasons not 
always or entirely related to cost. At that time we established that our Strata 
Managers and Building Managers were competitive from a cost perspective. We are 
loath to hold a ‘beauty parade’ for purely procedural or cost comparison reasons 
unless we have burning performance issues as they are time-consuming exercises 
for all parties. We have, as noted earlier, some issues re appropriate financial billing 
and reporting (see Correspondence and Financial Report). 
 

StrataChoice. 
Updated contract for the next three years - 1 June 2016 to 31 May 2019 at 
the existing base cost of $18,748 p.a. for each of the 3 years – i.e. no 
change. This will mean that the annual base fee from StrataChoice will not 
have changed for the period 2013 to 2019. In addition to this base fee we get 
an average of extra fees from SC of about $2500 per month e.g. our historical 
total annual costs from SC are about $50k p.a.  
 
Aster Cleaning. 
Updated contract for the next three years - 1 May 2016 to 30 April 2019. This 
contract has an annual CPI escalation clause. Accordingly the fee will rise 
from $5925.52 per month to $6033.82 per month for the 2016/17 ‘contract’ 
year – a CPI increase of 2%. 
 
 
 
 
 



Francis Management. 
Updated contract for the next three years - 1 May 2016 to 30 April 2019. This 
contract has an annual CPI escalation clause. Accordingly the fee will rise 
from $155,816 to $158,932 p.a. for 2016/17 – a CPI increase of 2%.  
 

EC agreed to:  
a) Roll over our Aster cleaning contract if and when we have received 

satisfactory commitments to regular, accurate and timely billing. 
b) Roll over our existing agreements with FM and SC if and when we are 

persuaded that they have satisfactory costs monitoring, accounting and 
financial management systems in place. 

c) Hold a competitive review for each of our major contractors in three years’ 
time. 

 
It is noted that it would have been ideal for these contracts to be approved by the 
Owners at the recent AGM. Unfortunately this was an oversight for which 
StrataChoice has apologised. It has been reinforced with StrataChoice that we would 
hope that this does not happen again. 

 
By-laws – Short Term Lets 
 
The NSW government has recently allowed Uber style taxi operations. Recent news 
reports suggest that the Minister for Fair Trading is perhaps inclined to change the 
existing law/regulations pertaining to short term letting to allow such operators as 
Airbnb and Stayz to operate in NSW in some circumstances to support the ‘sharing 
economy’. 
 
Altair by-laws prohibit Short Term Lets and we have an active programme of 
monitoring websites and regular communication with residents regarding this. 
 
Last year your EC asked Stratachoice to review Altair’s by-laws with respect to 
preventing Short Term Lets. StrataChoice responded that our by-laws were, in their 
opinion, about as robust as they could be.  
 
In light of more recent indications from the NSW government that they might relax 
laws and/or regulations we have again asked StrataChoice to review our by-laws 
particularly as they may not have the additional support of NSW law in preventing 
Short Term Lets.  
 
Stratachoice have again affirmed that, in their view, Altair’s existing by-laws relating 
to preventing Short Term Lets are very robust, They have, however, agreed to our 
suggestion that we remove any potential grounds for objection as regards ignorance 
or ambiguity relating to Altair by-laws (36) by adding something like –  
 
 “For the avoidance of any doubt these by-laws prohibit the operations or use of the 
operations or programmes of or by such enterprises as Airbnb or Stayz or similar 
entities for any form of letting leasing sub-letting or similar activity for durations of 
less than three months in Altair lots”. 
 
EC agreed to put a relevant motion to the Owners at the next General Meeting. 
 

Meeting concluded at 1915 

Next EC Meeting Wednesday May 18, 2016.  


