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 9 CONTRACT OF SALE OF LAND September 2025 

5.3 The Purchaser must not make any requisition or objection, delay settlement or claim 
any compensation in relation to any matter referred to in this Special Condition 5. 

6. FIRB Approval 
6.1 The purchaser warrants that the provisions of the Foreign Acquisitions and 

Takeovers Act 1975 (Cth) do not require the purchaser to obtain consent to enter this 
contract. 

6.2 If there is a breach of the warranty contained in Special Condition 6.1 (whether 
intentional or not) the purchaser must indemnify and compensate the vendor for any 
loss, damage or cost which the vendor incurs as a result of the breach. 

6.3 This warranty and indemnity do not merge on completion of this contract. 

7. Purchaser as trustee 
7.1 If the Purchaser purchases the Property as trustee for any trust, the following shall 

apply: 
(a) the Purchaser enters into this Contract in its own capacity and in its capacity as 

trustee of the trust; 
(b) the Purchaser and its successors in title as trustee of the trust will be liable 

under this Contract in the Purchaser's own right and as trustee of the trust;  
(c) nothing releases the Purchaser from any liability in its personal capacity or in its 

capacity as trustee of the trust. 
(d) the Purchaser warrants to the Vendor that as of the date of this Contract: 

(i) all the powers and discretions conferred by the trust deed of the trust (Trust 
Deed) are capable of being validly exercised by the Purchaser as trustee 
and have not been varied or revoked; 

(ii) the Trust is a valid and subsisting trust; 
(iii) the Purchaser is the sole trustee of the trust and has full and unfettered 

power under the terms of the Trust Deed to enter into and be bound by this 
Contract on behalf of the trust and that this Contract is being executed and 
entered into as part of the due and proper administration of the trust and for 
the benefit of the beneficiaries of the trust; and 

(iv) no restrictions on the Purchaser's right of indemnity out of or lien over the 
trust's assets exist or are permitted to exist. 

  













http://www.austlii.edu.au/au/legis/cth/consol_act/ba195972/


















 

 

Vendor Statement 
The vendor makes this statement in respect of the land in accordance with section 32 of the Sale of Land Act 1962. 

This statement must be signed by the vendor and given to the purchaser before the purchaser signs the contract. 
The vendor may sign by electronic signature. 

The purchaser acknowledges being given this statement signed by the vendor with the attached documents before 
the purchaser signed any contract. 
 

Land UNIT 31, 86-88 BEACH ROAD, SANDRINGHAM VIC 3191 
 

Vendor's name Ilana Melnikov Date 
      /      / 

Vendor's signature  
 
 
____________________________ 
 

 

 
Purchaser's name  Date 

      /      / 
Purchaser's signature  

 
 
____________________________ 
 

 

Purchaser's name  Date 
      /      / 

Purchaser's signature  
 
 
____________________________ 
 

 

Ilana Melnikov
22  07  2026









 

 5  
 

13. ATTACHMENTS 
(Any certificates, documents and other attachments may be annexed to this section 13) 

(Additional information may be added to this section 13 where there is insufficient space in any of the earlier sections) 

(Attached is an “Additional Vendor Statement” if section 1.3 (Terms Contract) or section 1.4 (Sale Subject to Mortgage) 
applies) 

1. Register Search Statement Volume 11149 Folio 734 

2. Instrument BA174384X 

3. Copy of Plan PS616638P 

4. Owners Corporation Basic Report 

5. Planning Certificate  

6. Planning Property Report 

7. Land Information Certificate 

8. Water Information Statement and Update 

9. State Revenue Office Property Clearance Certificate 

10. Building Property Information Certificate 

11. Vicroads Roads Property Certificate  

12. Owners Corporation Certificate 



 

(04/10/2016) 

consumer.vic.gov.au/duediligencechecklist Page 1 of 2  

Due diligence checklist 
What you need to know before buying a residential property 
Before you buy a home, you should be aware of a range of issues that may affect that property and impose restrictions 
or obligations on you, if you buy it. This checklist aims to help you identify whether any of these issues will affect you. 
The questions are a starting point only and you may need to seek professional advice to answer some of them. You 
can find links to organisations and web pages that can help you learn more, by visiting the Due diligence checklist page 
on the Consumer Affairs Victoria website (consumer.vic.gov.au/duediligencechecklist). 

Urban living 
Moving to the inner city?  
High density areas are attractive for their entertainment and service areas, but these activities create increased traffic 
as well as noise and odours from businesses and people. Familiarising yourself with the character of the area will give 
you a balanced understanding of what to expect. 

Is the property subject to an owners corporation?  
If the property is part of a subdivision with common property such as driveways or grounds, it may be subject to an 
owners corporation. You may be required to pay fees and follow rules that restrict what you can do on your property, 
such as a ban on pet ownership. 

Growth areas 
Are you moving to a growth area? 
You should investigate whether you will be required to pay a growth areas infrastructure contribution. 

Flood and fire risk 
Does this property experience flooding or bushfire? 
Properties are sometimes subject to the risk of fire and flooding due to their location. You should properly investigate 
these risks and consider their implications for land management, buildings and insurance premiums. 

Rural properties 
Moving to the country?  
If you are looking at property in a rural zone, consider: 
• Is the surrounding land use compatible with your lifestyle expectations? Farming can create noise or odour that may 

be at odds with your expectations of a rural lifestyle. 
• Are you considering removing native vegetation? There are regulations which affect your ability to remove native 

vegetation on private property. 
• Do you understand your obligations to manage weeds and pest animals?  

Can you build new dwellings? 
Does the property adjoin crown land, have a water frontage, contain a disused government road, or are there any 
crown licences associated with the land? 

Is there any earth resource activity such as mining in the area? 
You may wish to find out more about exploration, mining and quarrying activity on or near the property and consider 
the issue of petroleum, geothermal and greenhouse gas sequestration permits, leases and licences, extractive industry 
authorisations and mineral licences. 

Soil and groundwater contamination 
Has previous land use affected the soil or groundwater?  
You should consider whether past activities, including the use of adjacent land, may have caused contamination at the 
site and whether this may prevent you from doing certain things to or on the land in the future. 

http://consumer.vic.gov.au/
http://www.consumer.vic.gov.au/duediligencechecklist
http://www.consumer.vic.gov.au/duediligencechecklist
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Land boundaries 
Do you know the exact boundary of the property?  
You should compare the measurements shown on the title document with actual fences and buildings on the property, 
to make sure the boundaries match. If you have concerns about this, you can speak to your lawyer or conveyancer, or 
commission a site survey to establish property boundaries. 

Planning controls 
Can you change how the property is used, or the buildings on it?  
All land is subject to a planning scheme, run by the local council. How the property is zoned and any overlays that may 
apply, will determine how the land can be used. This may restrict such things as whether you can build on vacant land 
or how you can alter or develop the land and its buildings over time.  
The local council can give you advice about the planning scheme, as well as details of any other restrictions that may 
apply, such as design guidelines or bushfire safety design. There may also be restrictions – known as encumbrances – 
on the property’s title, which prevent you from developing the property. You can find out about encumbrances by 
looking at the section 32 statement. 

Are there any proposed or granted planning permits? 
The local council can advise you if there are any proposed or issued planning permits for any properties close by. 
Significant developments in your area may change the local ‘character’ (predominant style of the area) and may 
increase noise or traffic near the property. 

Safety 
Is the building safe to live in?  
Building laws are in place to ensure building safety. Professional building inspections can help you assess the property 
for electrical safety, possible illegal building work, adequate pool or spa fencing and the presence of asbestos, 
termites, or other potential hazards. 

Building permits 
Have any buildings or retaining walls on the property been altered, or do you plan to alter them? 
There are laws and regulations about how buildings and retaining walls are constructed, which you may wish to 
investigate to ensure any completed or proposed building work is approved. The local council may be able to give you 
information about any building permits issued for recent building works done to the property, and what you must do to 
plan new work. You can also commission a private building surveyor’s assessment. 

Are any recent building or renovation works covered by insurance? 
Ask the vendor if there is any owner-builder insurance or builder’s warranty to cover defects in the work done to the 
property.  

Utilities and essential services 
Does the property have working connections for water, sewerage, electricity, gas, telephone and 
internet? 
Unconnected services may not be available, or may incur a fee to connect. You may also need to choose from a range 
of suppliers for these services. This may be particularly important in rural areas where some services are not available. 

Buyers’ rights 
Do you know your rights when buying a property?  
The contract of sale and section 32 statement contain important information about the property, so you should request 
to see these and read them thoroughly. Many people engage a lawyer or conveyancer to help them understand the 
contracts and ensure the sale goes through correctly. If you intend to hire a professional, you should consider speaking 
to them before you commit to the sale. There are also important rules about the way private sales and auctions are 
conducted. These may include a cooling-off period and specific rights associated with ‘off the plan’ sales. The 
important thing to remember is that, as the buyer, you have rights. 



VOLUME 11149 FOLIO 734                            Security no :  124135836264Q
                                                  Produced 24/06/2026 10:35 AM

LAND DESCRIPTION

Lot 31 on Plan of Subdivision 616638P.
PARENT TITLES :
Volume 03687 Folio 357     Volume 04548 Folio 581     Volume 06239 Folio 661
Created by instrument PS616638P 29/07/2009

REGISTERED PROPRIETOR

Estate Fee Simple
Sole Proprietor
    ILANA MELNIKOV of 31 /86-88 BEACH ROAD SANDRINGHAM VIC 3191
    AL722784S 02/03/2015

ENCUMBRANCES, CAVEATS AND NOTICES

MORTGAGE  AM552162R 11/02/2016
    WESTPAC BANKING CORPORATION

CAVEAT  BA174384X 03/03/2026
    Caveator
    CAMPAIGN AGENT PTY LTD ACN: 608962812
    Grounds of Claim
    CHARGE CONTAINED IN AN AGREEMENT WITH THE FOLLOWING PARTIES AND DATE.
    Parties
    THE REGISTERED PROPRIETOR(S)
    Date
    08/07/2025
    Estate or Interest
    INTEREST AS CHARGEE
    Prohibition
    ABSOLUTELY
    Lodged by
    CAMPAIGN AGENT PTY. LTD.
    Notices to
    CAMPAIGN AGENT of 511 CHURCH STREET RICHMOND VIC 3121

    Any encumbrances created by Section 98 Transfer of Land Act 1958 or Section
    24 Subdivision Act 1988 and any other encumbrances shown or entered on the
    plan set out under DIAGRAM LOCATION below.

DIAGRAM LOCATION

SEE PS616638P FOR FURTHER DETAILS AND BOUNDARIES

ACTIVITY IN THE LAST 125 DAYS

NUMBER                                        STATUS          DATE
BA174384X (E)       CAVEAT                    Registered      03/03/2026

------------------------END OF REGISTER SEARCH STATEMENT------------------------

Additional information: (not part of the Register Search Statement)

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958

Page 1 of 2

Title 11149/734 Page 1 of 2



Street Address: UNIT 31 86-88 BEACH ROAD SANDRINGHAM VIC 3191

ADMINISTRATIVE NOTICES

NIL

eCT Control    16320Q WESTPAC BANKING CORPORATION
Effective from 29/04/2017

OWNERS CORPORATIONS

The land in this folio is affected by
    OWNERS CORPORATION 1 PLAN NO. PS616638P

DOCUMENT END

Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement. The information is only
valid at the time and in the form obtained from the LANDATA REGD TM System. None of the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or reproduction of the information.

The Victorian Government acknowledges the Traditional Owners of Victoria and pays respects to their ongoing connection to their Country, History and Culture. The Victorian Government extends this respect to their Elders,
past, present and emerging.

REGISTER SEARCH STATEMENT (Title Search) Transfer of 
Land Act 1958

Page 2 of 2
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Imaged Document Cover Sheet

The document following this cover sheet is an imaged document supplied by LANDATA®, 
Secure Electronic Registries Victoria.

Document Type

Document Identification

Number of Pages

(excluding this cover sheet)

Document Assembled

Copyright and disclaimer notice:
© State of Victoria. This publication is copyright. No part may be reproduced by any process except 
in accordance with the provisions of the Copyright Act 1968 (Cth) and for the purposes of Section 32 
of the Sale of Land Act 1962 or pursuant to a written agreement. The information is only valid at the 
time and in the form obtained from the LANDATA® System. None of the State of Victoria, 
LANDATA®, Secure Electronic Registries Victoria Pty Ltd (ABN 86 627 986 396) as trustee for the 
Secure Electronic Registries Victoria Trust (ABN 83 206 746 897) accept responsibility for any 
subsequent release, publication or reproduction of the information.

The document is invalid if this cover sheet is removed or altered.

Plan

PS616638P
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PLANNING CERTIFICATE
Official certificate issued under Section 199 Planning & Environment Act 1987
and the Planning and Environment Regulations 2005

This certificate is issued for:
LOT 31 PLAN PS616638 ALSO KNOWN AS 31/86 - 88 BEACH ROAD SANDRINGHAM
BAYSIDE CITY 

The land is covered by the:
BAYSIDE PLANNING SCHEME 
The Minister for Planning is the responsible authority issuing the Certificate. 
The land:

CERTIFICATE REFERENCE NUMBER

1266885

APPLICANT'S NAME & ADDRESS

MAYFAIR LEGAL C/- LANDATA

MELBOURNE

VENDOR

MELNIKOV, ILANA

PURCHASER

A, N

REFERENCE

23314

- is included in a NEIGHBOURHOOD RESIDENTIAL ZONE - SCHEDULE 3
- is within a DESIGN AND DEVELOPMENT OVERLAY - SCHEDULE 1

and a DEVELOPMENT CONTRIBUTIONS PLAN OVERLAY - SCHEDULE 1
- and abuts a TRANSPORT ZONE 2 - PRINCIPAL ROAD NETWORK

24 June 2026
Sonya Kilkenny
Minister for Planning

A detailed definition of the applicable Planning Scheme is available at :
(https://planning-schemes.app.planning.vic.gov.au/bayside)

Historic buildings and land protected under the Heritage Act 1995 are recorded in the Victorian
Heritage Register at:
http://vhd.heritage.vic.gov.au/

Additional site-specific controls may apply.
The Planning Scheme Ordinance should be
checked carefully.
The above information includes all
amendments to planning scheme maps
placed on public exhibition up to the date
of issue of this certificate and which are
still the subject of active consideration

Copies of Planning Schemes and
Amendments can be inspected at the
relevant municipal offices.

LANDATA®
T: (03) 9102 0402
E: landata.enquiries@servictoria.com.au

https://planning-schemes.app.planning.vic.gov.au/bayside
http://vhd.heritage.vic.gov.au


 
 

 
 

The attached certificate is issued by the Minister for Planning of the State of Victoria
and is protected by statute.
 
The document has been issued based on the property information you provided. You should
check the map below - it highlights the property identified from your information.
 
If this property is different to the one expected, you can phone (03) 9102 0402 or email
landata.enquiries@servictoria.com.au

 

Please note: The map is for reference purposes only and does not form part of the certificate.

Choose the authoritative Planning Certificate

Why rely on anything less?
As part of your section 32 statement, the authoritative Planning Certificate provides you and / or your customer with the
statutory protection of the State of Victoria.
Order online before 4pm to receive your authoritative Planning Certificate the same day, in most cases within the hour.
Next business day delivery, if further information is required from you.

Privacy Statement
The information obtained from the applicant and used to produce this certificate was collected solely for the purpose of producing this certificate.
The personal information on the certificate has been provided by the applicant and has not been verified by LANDATA®. The property information
on the certificate has been verified by LANDATA ®. The zoning information on the certificate is protected by statute. The information on the
certificate will be retained by LANDATA ® for auditing purposes and will not be released to any third party except as required by law.



http://www.bayside.vic.gov.au
https://www.planning.vic.gov.au/schemes-and-amendments/browse-planning-scheme/planning-scheme?f.Scheme%7CplanningSchemeName=Bayside
https://mapshare.vic.gov.au/vicplan/?RunWorkflow=PropSelect&pfi=210796952
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=NRZ&level=VPP
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=NRZ3&level=LPP
https://www.vic.gov.au/disclaimer


https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=DCPO&level=VPP
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=DCPO1&level=LPP
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=DDO&level=VPP
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=DDO1&level=LPP
https://www.vic.gov.au/disclaimer


https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=EMO&level=VPP
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=HO&level=VPP
https://planning-schemes.app.planning.vic.gov.au/BAYSIDE/map-lookup?mapCode=VPO&level=VPP
https://www.planning.vic.gov.au
https://www.landata.vic.gov.au
https://mapshare.vic.gov.au/vicplan/
https://www.planning.vic.gov.au
https://www.vic.gov.au/disclaimer


https://mapshare.vic.gov.au/vicplan/
https://mapshare.vic.gov.au/vicplan/
https://www.planning.vic.gov.au
https://www.vba.vic.gov.au
http://www.legislation.vic.gov.au
https://www.planning.vic.gov.au
https://planning-schemes.app.planning.vic.gov.au/Victoria%20Planning%20Provisions/ordinance/52.17
https://planning-schemes.app.planning.vic.gov.au/Bayside/ordinance/52.17-s
https://mapshare.vic.gov.au/nvr/
https://www.environment.vic.gov.au/native-vegetation/native-vegetation
https://www.environment.vic.gov.au/biodiversity/naturekit
https://www.vic.gov.au/disclaimer


Assessment/Reference Number – 877116
Please quote this number when requiring information in regard to
this certificate.

76 Royal Avenue
PO Box 27
SANDRINGHAM  VIC  3191
enquiries@bayside.vic.gov.au
Telephone 03 9599 4347
Order online at:
bayside.vic.gov.au/rates

Certificate Number: 20265538
See BPAY payment details on next page

Please telephone Revenue Services on
9599 4347 to update this certificate

Your Reference: 23314
29/06/2026

PLEASE NOTE – AN UPDATE OF THIS CERTIFICATE MAY BE OBTAINED VERBALLY
WITHIN 3 CALENDAR MONTHS FROM THE DATE OF THE CERTIFICATE AND

INFORMATION WILL BE ON A “WITHOUT PREJUDICE” BASIS.

Mayfair Legal
PO Box 6434
ST KILDA RD CENTRAL   VIC  8008

LAND INFORMATION CERTIFICATE
This certificate provides information regarding valuation, rates, charges and other moneys owing under the Local
Government Act 2020, the Local Government Act 1989, the Local Government Act 1958 or under a Local Law of the
Council and is for the financial year ending 30 June 2026.
This certificate is not required to include information regarding planning, building, health, land fill, land slip, flooding
information or service easements. Information regarding these matters may be available from Council or the relevant
authority. A fee may be charged for such information.

Property Location: Unit 31 Ground Floor 86-88 Beach Road SANDRINGHAM  VIC  3191

AVPCC: 120

Title: LOT: 31 PS: 616638P

Capital Improved Value: $825,000.00

Site Value: $270,000.00

Net Annual Value: $41,250.00

Operative Valuation Date for Rating: 01/07/2025

Level of Value Date: 01/01/2025

1. OUTSTANDING OR POTENTIAL LIABILITY/SUBDIVISIONAL REQUIREMENT:
There are no moneys owed for works under the Local Government Act 1958
There is no potential liability for rates under the Cultural and Recreational Land Act 1963 unless stated in “Other
Information"
There is no potential liability for land to become rateable under Section 173 or 174A of the Local
Government Act 1989 unless stated in “Other Information”
There is no outstanding amount required to be paid for recreational purposes or any transfer of land
required to Council for recreational purposes Under Section 18 of the Subdivision Act 1988 of the Local
Government Act 1958
There are no moneys owed under Section 119 of the Local Government Act 2020 other than those
shown on Part 4 of this Certificate (Rates Charges and Other Moneys)

2. SPECIAL NOTES:
In accordance with section 175 (1) of the Local Government Act 1989, a person who becomes the owner of
rateable land must pay
(a)     any rate or charge on the land which is current; and
(b)     any arrears of rates or charges (including any interest on those rates or charges) on the land which are due
and payable.



3. ASSESSMENT NO. 877116 OTHER INFORMATION:

4. RATES CHARGES AND OTHER MONEYS:
Due and payable in full by 15 February 2026

Rate Description Date Levied Levied Amount
Residential Rate 01/07/2025 $851.55
Waste Contribution Residential 01/07/2025 $93.30
Municipal Charge Residential 01/07/2025 $173.46
Resi.Emerg.Services Volunteers
Fund

01/07/2025 $142.73

Resi.Emergency Services Fund
Fixed

01/07/2025 $136.00

Arrears/Credit of Rates & Charges to 30/06/2025: -$17.50

Interest from 01/07/2025, and/or account rounding: $0.00

Other Moneys: $0.00

Discount Allowed: $0.00

Less Pension Pensioner Remission (Including Rates & Fire Services Levy): -$316.00

Less Payments/Adjustments: -$1,063.54

Debtors Total: $0.00

Rates and Charges Total: $0.00

Total Due: $0.00

NOTE: INTEREST WILL BE CHARGED ON OUTSTANDING AMOUNTS, EXCEPT FOR ANY AMOUNTS SHOWN AS “OTHER
MONEYS”, AFTER 15 FEBRUARY, 2026 OR AFTER THE DUE DATE OF AN INSTALMENT

Assessment Number: 877116 Certificate Number: 20265538

Completed Notice of Acquisitions should be submitted to enquiries@bayside.vic.gov.au.
Failure to lodge a completed Notice of Acquisition within one month of settlement is an offence. Penalty: 10 penalty
units.

Settlement payments for this property can be made to:

Biller Code 275297
Reference 877116

 (Please do not use these payment details for any other payments)

I hereby certify that as at the date of this certificate, the information given is a correct disclosure of the rates and other
moneys and interest payable to the Municipality of the BAYSIDE CITY COUNCIL pursuant to the Local Government
Acts, Local Law or By-Law.

Received the sum of $30.60 being the fee for this certificate.

CERTIFICATE PREPARED BY AUTHORISED OFFICER

mailto:enquiries@bayside.vic.gov.au


https://secureapp.southeastwater.com.au/PropertyConnect/#/order/info/update
http://www.southeastwater.com.au/




INFORMATION STATEMENT
STATEMENT UNDER SECTION 158, WATER ACT 1989

AUTHORISED OFFICER:

LARA SALEMBIER
GENERAL MANAGER
CUSTOMER EXPERIENCE

South East Water
Information Statement Applications

PO Box 2268, Seaford, VIC 3198 

ENCUMBRANCE ENQUIRY EMAIL infostatements@sew.com.au
If no plan is attached to this Statement, South East Water is not aware of any works belonging to South East 
Water being present on the property.

If a plan is attached to this Statement, it indicates the nature of works belonging to South East Water, their 
approximate location, and the approximate location of any easement relating to those works.

Important Warnings

The map base for any attached plan is not created by South East Water which cannot and does not guarantee 
the accuracy, adequacy or completeness of any information in the plan, especially the exact location of any of 
South East Water’s works, which may have changes since the attached plan was prepared. Their location should 
therefore be proven by hand before any works are commenced on the land.

Unless South East Water’s prior written approval is obtained, it is an offence to cause any structure to be built or 
any filling to be placed on a South East Water easement or within 1 metre laterally of any of its works or to permit 
any structure to be built above or below any such area.

Any work that requires any South East Water manhole or maintenance shaft to be altered may only be done by 
a contractor approved by South East Water at the property owner’s cost.

If the owner builds or places filling in contravention of that requirement, the owner will be required to pay the cost 
of any demolition or re-instatement of work that South East Water considers necessary, in order to maintain, 
repair or replace its asset.

This Statement does not include any information about current or outstanding consent issued for plumbing works 
on at the property.

3. Disclaimer 

This Statement does not contain all the information about the property that a prospective purchaser may wish to 
know. Accordingly, appropriate enquiries should be made of other sources and information.

South East Water has prepared the information in this Statement with due care and diligence. It cannot and does 
not accept liability for any loss or damage arising from reliance on the information given, beyond the extent set 
out in section 155 of the Water Act 1989 and sections 18 and 29 of the Australian Consumer Law.

mailto:infostatements@sew.com.au
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Your Reference:

Issue Date:

Enquiries:

10203899

24 JUN 2026

ESYSPROD

LD:80949717-015-5.23314

Certificate No:

Vendor: ILANA MELNIKOV

Purchaser: N A

This certificate is subject to the notes that appear on the 
reverse. The applicant should read these notes carefully.

Land Address: UNIT 31, 86 -88 BEACH ROAD SANDRINGHAM VIC 3191

 $0.00CURRENT LAND TAX AND 
VACANT RESIDENTIAL LAND TAX 
CHARGE:  

Year Proportional Tax Penalty/Interest Total

MAYFAIR LEGAL

    

 $270,000

Comments:                            Property is exempt: LTX Principal Place of Residence.

Arrears of Land Tax

Paul Broderick

Property Clearance Certificate
Land Tax

Land Id

37418422

Lot Plan Volume Folio

31 616638 11149 734

Tax Payable

 $0.00

Commissioner of State Revenue

Current Land Tax Proportional Tax TotalPenalty/InterestYear

MS ILANA MELNIKOV  $0.00  $0.00  $0.002026

Taxable Value (SV)

 $270,000

Current Vacant Residential Land Tax Tax Liability TotalPenalty/InterestYear Taxable Value (CIV)

Comments:                            

 $825,000CAPITAL IMPROVED VALUE (CIV): 

SITE VALUE (SV):

Year Proportional Tax Penalty/Interest TotalArrears of Vacant Residential Land Tax



Certificate No: 10203899

Unpaid land tax (including Vacant Residential Land Tax, interest and
penalty tax) is a first charge on the land to which it relates. This 
means it has priority over any other encumbrances on the land, such
as a mortgage, and will continue as a charge even if ownership of 
the land is transferred. Therefore, a purchaser may become liable 
for any such unpaid land tax.
 

Pursuant to section 96 of the Land Tax Act 2005, if a purchaser of 
the land described in the Certificate has applied for and obtained a 
certificate, the amount recoverable from the purchaser by the 
Commissioner cannot exceed the amount set out in the certificate, 
described as the "Current Land Tax Charge and Vacant Residential 
Land Tax Charge" overleaf. A purchaser cannot rely on a Certificate 
obtained by the vendor.

Despite the issue of a Certificate, the Commissioner may recover 
a land tax liability from a vendor, including any amount identified 
on this Certificate. 

A Certificate showing no liability for the land does not mean that 
the land is exempt from land tax. It means that there is nothing to 
pay at the date of the Certificate. 

For Information Only 

Property Clearance Certificate updates are available at sro.vic.gov.au/certificates

Notes to Certificate - Land Tax

Pursuant to section 95AA of the Taxation Administration Act 1997, 
the Commissioner of State Revenue must issue a Property 
Clearance Certificate (Certificate) to an owner, mortgagee or bona 
fide purchaser of land who makes an application specifying the land 
for which the Certificate is sought and pays the application fee.

Land Tax = $975.00

Calculated as $975 plus ( $270,000 - $100,000) multiplied by 
0.000 cents.

Taxable Value = $270,000

LAND TAX CALCULATION BASED ON SINGLE OWNERSHIP 

Land Tax - Payment Options

CARD

Telephone & Internet Banking - BPAY 

Contact your bank or financial institution
to make this payment from your 
cheque, savings, debit or transaction 
account.

www.bpay.com.au

Visa or Mastercard

Pay via our website or phone 13 21 61.
A card payment fee applies.

sro.vic.gov.au/paylandtax

Ref:

10203899

102038995249

BPAY

®

Ref:

Biller Code:

The Certificate shows any land tax (including Vacant Residential 
Land Tax, interest and penalty tax) that is due and unpaid on the 
land described in the Certificate at the date of issue. In addition, it 
may show: 
 - Land tax that has been assessed but is not yet due,   
 - Land tax for the current tax year that has not yet been           
assessed, and                                                
 - Any other information that the Commissioner sees fit to include, 
such as the amount of land tax applicable to the land on a single 
holding basis and other debts with respect to the property payable 
to the Commissioner.     
 

1.

2.

3.

4.

5.

7.

8.

Amount shown on Certificate 

Power to issue Certificate

Land tax is a first charge on land

Information for the purchaser

Information for the vendor

General information

An updated Certificate may be requested free of charge via our 
website, if:
- The request is within 90 days of the original Certificate's             
issue date, and
- There is no change to the parties involved in the transaction       
for which the Certificate was originally requested.

Apportioning or passing on land tax to a purchaser

6. A vendor is prohibited from apportioning or passing on land tax 
including vacant residential land tax, interest and penalty tax to a 
purchaser under a contract of sale of land entered into on or after 
1 January 2024, where the purchase price is less than $10 million 
(to be indexed annually from 1 January 2025, as set out on the 
website for Consumer Affairs Victoria).

VACANT RESIDENTIAL LAND TAX CALCULATION

Vacant Residential Land Tax = $8,250.00

Taxable Value = $825,000

Calculated as $825,000 multiplied by 1.000%.



Property Clearance Certificate

Commercial and Industrial Property Tax

MAYFAIR LEGAL Your Reference: LD:80949717-015-5.23314

Certificate No: 10203899

  Issue Date: 24 JUN 2026

Enquires: ESYSPROD

Land Address: UNIT 31, 86 -88 BEACH ROAD SANDRINGHAM VIC 3191

Land Id Lot Plan Volume Folio Tax Payable

37418422 31 616638 11149 734            $0.00

AVPCC Date of entry Entry Date land becomes Comment

into reform interest CIPT taxable land

125 N/A N/A N/A The AVPCC allocated to the land is not a qualifying

use.

�

Paul Broderick
Commissioner of State Revenue

CAPITAL IMPROVED VALUE: $825,000

SITE VALUE: $270,000

CURRENT CIPT CHARGE: $0.00

This certificate is subject to the notes found on the reverse of this page. The applicant should read these notes carefully.



Notes to Certificate - Commercial and Industrial Property Tax

Certificate No: 10203899

Power to issue Certificate

1. Pursuant to section 95AA of the Taxation Administration Act
1997,  the Commissioner of State Revenue must issue a Property
Clearance Certificate (Certificate) to an owner, mortgagee or
bona fide purchaser of land who makes an application specifying
the land for which the Certificate is sought and pays the
application fee.

Amount shown on Certificate

2. The Certificate shows any commercial and industrial property tax
(including interest and penalty tax) that is due and unpaid on the
land described in the Certificate at the date of issue.

Australian Valuation Property Classification Code (AVPCC)

3. The Certificate may show one or more AVPCC in respect of land
described in the Certificate. The AVPCC shown on the Certificate
is the AVPCC allocated to the land in the most recent of the
following valuation(s) of the land under the Valuation of Land Act
1960:

• a general valuation of the land;

• a supplementary valuation of the land returned after the
general valuation.

4. The AVPCC(s) shown in respect of land described on the
Certificate can be relevant to determine if the land has a qualifying
use, within the meaning given by section 4 of the Commercial and
Industrial Property Tax Reform Act 2024  (CIPT Act). Section 4 of
the CIPT Act Land provides that land will have a qualifying use if:

• the land has been allocated one, or more than one, AVPCC in
the latest valuation, all of which are in the range 200-499
and/or 600-699 in the Valuation Best Practice Specifications
Guidelines (the requisite range);

• the land has been allocated more than one AVPCC in the
latest valuation, one or more of which are inside the requisite
range and one or more of which are outside the requisite
range, and the land is used solely or primarily for a use
described in an AVPCC in the requisite range; or

• the land is used solely or primarily as eligible student
accommodation, within the meaning of section 3 of the CIPT
Act.

Commercial and industrial property tax information

5. If the Commissioner has identified that land described in the
Certificate is tax reform scheme land within the meaning given by
section 3 of the CIPT Act, the Certificate may show in respect of
the land:

• the date on which the land became tax reform scheme land; 

• whether the entry interest (within the meaning given by
section 3 of the Duties Act 2000) in relation to the tax reform
scheme land was a 100% interest (a whole interest) or an
interest of less than 100% (a partial interest); and

• the date on which the land will become subject to the
commercial and industrial property tax.

6. A Certificate that does not show any of the above information in
respect of land described in the Certificate does not mean that the
land is not tax reform scheme land. It means that the
Commissioner has not identified that the land is tax reform
scheme land at the date of issue of the Certificate. The
Commissioner may identify that the land is tax reform scheme
land after the date of issue of the Certificate.

Change of use of tax reform scheme land

7. Pursuant to section 34 of the CIPT Act, an owner of tax reform
scheme land must notify the Commissioner of certain changes of
use of tax reform scheme land (or part of the land) including if the
actual use of the land changes to a use not described in any
AVPCC in the range 200-499 and/or 600-699. The notification 

must be given to the Commissioner within 30 days of the
change of use.

Commercial and industrial property tax is a first charge on land

8. Commercial and industrial property tax (including any interest
and penalty tax) is a first charge on the land to which the
commercial and industrial property tax is payable. This means it
has priority over any other encumbrances on the land, such as
a mortgage, and will continue as a charge even if ownership of
the land is transferred. Therefore, a purchaser may become
liable for any unpaid commercial and industrial property tax.

Information for the purchaser

9. Pursuant to section 27 of the CIPT Act, if a bona fide purchaser
for value of the land described in the Certificate applies for and
obtains a Certificate in respect of the land, the maximum
amount recoverable from the purchaser is the amount set out in
the Certificate. A purchaser cannot rely on a Certificate obtained
by the vendor.

Information for the vendor

10. Despite the issue of a Certificate, the Commissioner may
recover a commercial and industrial property tax liability from a
vendor, including any amount identified on this Certificate.

Passing on commercial and industrial property tax to a purchaser

11. A vendor is prohibited from apportioning or passing on
commercial and industrial property tax to a purchaser under a
contract of sale of land entered into on or after 1 July 2024
where the purchase price is less than $10 million (to be indexed
annually from 1 January 2025, as set out on the website for
Consumer Affairs Victoria).

General information

12. Land enters the tax reform scheme if there is an entry
transaction, entry consolidation or entry subdivision in respect of
the land (within the meaning given to those terms in the CIPT
Act). Land generally enters the reform on the date on which an
entry transaction occurs in respect of the land (or the first date
on which land from which the subject land was derived (by
consolidation or subdivision) entered the reform).

13. The Duties Act includes exemptions from duty, in certain
circumstances, for an eligible transaction (such as a transfer) of
tax reform scheme land that has a qualifying use on the date of
the transaction. The exemptions apply differently based on
whether the entry interest in relation to the land was a whole
interest or a partial interest. For more information, please refer
to www.sro.vic.gov.au/CIPT.

14. A Certificate showing no liability for the land does not mean that
the land is exempt from commercial and industrial property tax.
It means that there is nothing to pay at the date of the
Certificate.

15. An updated Certificate may be requested free of charge via our
website, if:

• the request is within 90 days of the original Certificate's
issue date, and

• there is no change to the parties involved in the transaction
for which the Certificate was originally requested.



CURRENT WINDFALL GAINS TAX CHARGE:

$0.00

Your Reference: LD:80949717-015-5.23314

Certificate No: 10203899

Issue Date: 24 JUN 2026

Property Clearance Certificate
Windfall Gains Tax

MAYFAIR LEGAL

Land Address: UNIT 31, 86 -88 BEACH ROAD SANDRINGHAM VIC 3191

Lot Plan Volume Folio

31 616638 11149 734

Vendor: ILANA MELNIKOV

Purchaser: N A

WGT Property Id Event ID Windfall Gains Tax Deferred Interest Penalty/Interest Total

$0.00 $0.00 $0.00 $0.00

Comments: No windfall gains tax liability identified.

This certificate is subject to the notes that appear on the 
reverse. The applicant should read these notes carefully.

Paul Broderick
Commissioner of State Revenue



Notes to Certificate - Windfall Gains Tax
 Certificate No: 10203899

 

1.  

2.  

3.  

Power to issue Certificate

Pursuant to section 95AA of the , Taxation Administration Act 1997
the Commissioner of State Revenue must issue a Property 
Clearance Certificate (Certificate) to an owner, mortgagee or bona 
fide purchaser of land who makes an application specifying the 
land for which the Certificate is sought and pays the application fee.

Amount shown on Certificate

The Certificate shows in respect of the land described in the 
Certificate:

Windfall gains tax that is due and unpaid, including any penalty 
tax and interest
Windfall gains tax that is deferred, including any accrued 
deferral interest
Windfall gains tax that has been assessed but is not yet due
Windfall gains tax that has not yet been assessed (i.e. a WGT 
event has occurred that rezones the land but any windfall gains 
tax on the land is yet to be assessed)
Any other information that the Commissioner sees fit to include 
such as the amount of interest accruing per day in relation to 
any deferred windfall gains tax.

Windfall gains tax is a first charge on land

Pursuant to section 42 of the , windfall Windfall Gains Tax Act 2021
gains tax, including any accrued interest on a deferral, is a first 
charge on the land to which it relates. This means it has priority 
over any other encumbrances on the land, such as a mortgage, 
and will continue as a charge even if ownership of the land is 
transferred. Therefore, a purchaser may become liable for any 
unpaid windfall gains tax.

4.  

5.  

6.  

7.  

8.  

9.  

10.  

11.  

Information for the purchaser

Pursuant to section 42 of the , if a Windfall Gains Tax Act 2021
bona fide purchaser for value of land applies for and obtains a 
Certificate in respect of the land, the maximum amount 
recoverable from the purchaser by the Commissioner is the 
amount set out in the certificate, described as the "Current Windfall 
Gains Tax Charge" overleaf.
If the certificate states that a windfall gains tax is yet to be 
assessed, note 4 does not apply.
A purchaser cannot rely on a Certificate obtained by the vendor.

Information for the vendor

Despite the issue of a Certificate, the Commissioner may recover a 
windfall gains tax liability from a vendor, including any amount 
identified on this Certificate.

Passing on windfall gains tax to a purchaser

A vendor is prohibited from passing on a windfall gains tax liability 
to a purchaser where the liability has been assessed under a 
notice of assessment as at the date of the contract of sale of land 
or option agreement. This prohibition does not apply to a contract 
of sale entered into before 1 January 2024, or a contract of sale of 
land entered into on or after 1 January 2024 pursuant to the 
exercise of an option granted before 1 January 2024.

General information

A Certificate showing no liability for the land does not mean that 
the land is exempt from windfall gains tax. It means that there is 
nothing to pay at the date of the Certificate.
An updated Certificate may be requested free of charge via our 
website, if:

The request is within 90 days of the original Certificate's issue 
date, and
There is no change to the parties involved in the transaction for 
which the Certificate was originally requested.

Where a windfall gains tax liability has been deferred, interest 
accrues daily on the deferred liability. The deferred interest shown 
overleaf is the amount of interest accrued to the date of issue of 
the certificate.

Windfall Gains Tax - Payment Options

BPAY

Biller Code: 416073
Ref: 10203891

Telephone & Internet Banking - BPAY®

Contact your bank or financial institution 
to make this payment from your cheque, 
savings, debit or transaction account.

CARD

Ref: 10203891

Visa or Mastercard

Pay via our website or phone 13 21 61.
A card payment fee applies.

Important payment information

Windfall gains tax payments must be 
made using only these specific payment 
references.

Using the incorrect references for the 
different tax components listed on this 
property clearance certificate will result in 
misallocated payments.

www.bpay.com.au sro.vic.gov.au/payment-options

Property Clearance Certificate updates are available at sro.vic.gov.au/certificates





PLEASE NOTE: 
 

• Pursuant to the Part 9 Division 3 of the Building Regulations 2018, the owner of a 
Class 1 or 3 building or a Class 4 part of a building or sole-occupancy unit contained 
in a Class 2 building or a Class 9a building that is a residential care building that was 
constructed or for which a building permit was granted before 1 August 1997 must 
ensure that automatic smoke detection and alarm systems have been installed. 
 

• Pursuant to Part 9 Division 2 of the Building Regulations 2018, the owner of land that 
contains a swimming pool or spa that is appurtenant to a Class 1, 2, 3 or 10 building 
or a Class 4 part of a building and which is capable of containing a depth of water 
exceeding 300mm must ensure that barriers are in place to restrict access to the part 
of the allotment or building containing the swimming pool or spa. 

 



**** Delivered by the LANDATA® System, Department of Transport and Planning ****

ROADS PROPERTY CERTIFICATE

The search results are as follows:

Mayfair Legal
Level 7, 88 Green Street
CREMORNE 3121

Client Reference: 23314

NO PROPOSALS. As at the 24th June 2026, VicRoads has no approved proposals
requiring any part of the property described in your application. You are advised
to check your local Council planning scheme regarding land use zoning of the
property and surrounding area.

This certificate was prepared solely on the basis of the Applicant-supplied
address described below, and electronically delivered by LANDATA®.

Unit 31 86 - 88 BEACH ROAD, SANDRINGHAM 3191
CITY OF BAYSIDE

This certificate is issued in respect of a property identified above. VicRoads
expressly disclaim liability for any loss or damage incurred by any person as a
result of the Applicant incorrectly identifying the property concerned.

Date of issue: 24th June 2026

[Vicroads Certificate] # 80949717 - 80949717101446 '23314'

VicRoads Page 1 of 1
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Ace Body Corporate Consulting
ABN 50108688231

PO Box 5583, Mordialloc VIC 3195

www.acebodycorp.com.au
consulting@acebcm.com.au

Ph:(03)85861300

Page 1

Date of this Notice: 06 October 2025

ANNUAL GENERAL MEETING 
 

Owners Corporation No. PS616638P
86-88 Beach Road (Nautica)

86-88 BEACH ROAD, SANDRINGHAM VIC, VIC, 3191

Dear Owner 
 
We enclose the Annual General Meeting documents for Owners Corporation No. PS616638P 86-88 Beach Road (Nautica).
 
The Meeting is scheduled to be held as follows:
 

DATE: Wednesday 05 November 2025

COMMENCEMENT: 4:00 PM

LOCATION: Meeting URL: Video Conference: https://meetings.picagroup.com.au/ 

Meeting ID: 440 846 800 567 0 

Passcode: ti3bw6KC
 
(See page 2 for further information) 

The attached document contains: 

Notice of Meeting: Which details the date, time and location of the meeting.

Agenda: List of items for consideration at the meeting.

Meeting Notes: Including additional information, attendance, meeting procedures, voting rights and how to cast 
your vote electronically or by Voting Form.

Attachments: Supporting documents and forms for voting and updating of your details.

We ask that you read the information carefully as the matters to be considered will impact the running of your property and 
sets out your rights and responsibilities in respect of the meeting. 

We ask that any queries relating to the items in this Agenda are brought to our attention at least 72 hours prior to the meeting 
so that the issues can be appropriately considered and addressed.
 
The name of your Ace Body Corporate Consulting contact is Emily MacKintosh, (03)85861300, consulting@acebcm.com.au 
who is located at our Ace Consulting branch. 
 
Regards 
Ace Body Corporate Consulting

https://meetings.picagroup.com.au/
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NOTICE OF ANNUAL GENERAL MEETING
 

Owners Corporation No. PS616638P
86-88 Beach Road (Nautica)

86-88 Beach Road, SANDRINGHAM VIC, VIC, 3191

 

Date & Time: The meeting is scheduled to commence at 4:00 PM on Wednesday 05 November 
2025.
 
Please arrive on time to register your attendance.

Video Conference: Meeting URL: Video Conference: https://meetings.picagroup.com.au/ 

Meeting ID: 440 846 800 567 0 

Passcode: ti3bw6KC
 
Please use the link above to join the video conference. Further instructions are 
available online at https://meet.picagroup.com.au/guide

 

Phone Dial In: Not selected for this meeting

Enter Meeting ID: NIL

 Voting Form: Submit your votes before the meeting:
 
Online: Use the online link sent to you via email (only available if you have opted to 
receive correspondence via email).

OR
Post/Email: Fill out the Voting Form attached to this notice and return it to your 
manager via email or post.

OR
Appointment of Proxy:  Alternatively you have the right to appoint a proxy

 

AGENDA
Preliminaries
 
WELCOME AND REGISTRATION
Registration, proxies and apology are to be presented to the secretary of the Owners Corporation or in absence of the 
secretary the manager of the Owners Corporation acting on behalf of the Owners Corporation.
 
QUORUM
Should a quorum be declared for this meeting, the meeting will proceed, and all resolutions will be resolutions of the Owners 
Corporation.
 
If a quorum is not achieved, in order for the meeting to proceed, members need to agree that all resolutions will be on an 
interim basis and become resolutions of the Owners Corporation on the 29th day following the meeting in accordance with 
Section 78.
 
That the meeting proceed in accordance with Section 78 of the Owners Corporations Act 2006, and that all decisions made 
will be interim decisions.
  
OWNERS CORPORATION TIER
Members are advised that from the 1st of December 2021 (following the change in legislation) this Owners Corporation is 
classified as a Tier Two (2) Owner Corporation.
 
Different obligations apply to the Owners Corporation, relevant to the tier. These will be addressed within the business of the 
meeting.

https://meetings.picagroup.com.au/
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Motions
1. APPOINTMENT OF A CHAIRPERSON

Motions
1.1. That the Owners Corporation appoint a chairperson of the Annual General Meeting.

2. MINUTES
Motions
2.1. That the Minutes of the last Annual General Meeting of the Owners Corporation held 13 

November 2024 be adopted and confirmed as a true record and account of the decisions made 
at that meeting.

3. REPORTS
Motions
3.1. In accordance with sections 71(2)(h) and 115 of the Owners Corporations Act 2006, please find 

a copy of the Committee Report.

3.2. In accordance with sections 71(2)(h) of the Owners Corporations Act 2006, please find attached 
to the notice a copy of the Owners Corporation Manager's Report.

3.3. In accordance with sections 71(2)(h)  and 159 of the Owners Corporations Act 2006 the Owners 
Corporations discloses the below Dispute Resolution Report. 
 

3.4. In accordance with sections 71(2)(h) and 29(4) of the Owners Corporations Act 2006 $22 of 
penalty interest was waived.

3.5. In accordance with sections 71(2)(h) and 39 of the Owners Corporations Act 2006, please see 
the attached financial report outlining the expenditure from the Maintenance fund.
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4. AUDITOR
Motions
4.1. That the Owners Corporation acknowledges the statutory requirement for the completion of a 

review, or at the discretion of the committee an audit, of the annual financials reports for the 
financial year ending 31/08/2026.
 
NOTE: the 2024-25 annual financial statements audit is currently being undertaken as approved 
last year, once the audit is finalised the report will be issued to the committee for review and 
further instruction if need be In Victoria, owners corporations (OCs) must have their financial 
statements audited at the end of each financial year if they are Tier 1 (100+ lots) or Tier 2 (51-
100 l.ots). All other owners corporations, from Tier 3 to 5, are not mandatory to have an audit, 
but can resolve to have one by an ordinary resolution at an Annual General Meeting 
(AGM). Audits must be performed by a registered company auditor or an accredited accountant. 
This building is a tTier 3 class. 

Explanatory Note
A review provides no assurance as to the accuracy of completion of the accounts. It is recommended that the 
committee consider the benefits of an audit. The audit provides a level of assurance by virtue of the sample testing 
that is conducted.

5. FINANCIAL STATEMENTS
Motions
5.1. That the financial statements for the period ending 31 August 2025 (which report total members’ 

funds of $8,256.42 as per report attached) be adopted.

Explanatory Note
Information about the Owner Corporation accounting records will be presented at the meeting. The latest 
financial statement for the Owner Corporation is enclosed with this notice.
 
Note to the financials – In order to correctly answer any financials questions please submit questions to 
the manager not less than 48 hours prior to the meeting. 
 

6. DETERMINATION OF BUDGET AND FEES
Motions
6.1. In accordance with sections 23 (1), 71 (2) (d) and 71 (2) (f) of the Owners Corporations Act 2006, 

the budget for the financial year commencing 1 September 2025 at the amount $211,741.00 
(incl. GST), be adopted and that fees be charged in accordance with the lot liability schedule as 
per the plan of sub-division with fees charged quarterly/biannually in advance.
 
Note to the Budget - In order to correctly answer any financial questions please submit questions 
to the manager not less than 48 hours prior to the meeting.
 
The owners corporation budget will continue until the next approved budget. 
 
Please find attached to the notice of meeting the breakdown of the budget. 

6.2. In accordance with sections 23 (2), 71 (2) (d) and 71 (2) (f) of the Owners Corporations Act 2006, 
the budget for the financial year commencing 1 September 2025 at the amount $74,900.00 (incl. 
GST), be adopted and that fees be charged in accordance with the lot liability schedule as per 
the plan of sub-division with fees charged quarterly/biannually in advance.
 
It is advised that funds need to be invested to meet the requirements. The manager cannot 
provide financial advice and must have instructions from the owners about how to invest the 
funds.
 
Note to the Budget - In order to correctly answer any financial questions please submit questions 
to the manager not less than 48 hours prior to the meeting.
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7. PENALTY INTEREST AND DEBT MANAGEMENT
Motions
7.1. That the Owners Corporation confirm to charge penalty interest in accordance with section 29 under Part 

3 of Owners Corporations Act 2006 Part 3.

Explanatory Note
The penalty interest rate is currently set at 10%. 
Further information relating to penalties and interest is available under the "Meeting Notes" attached to the notice of 
this meeting.

7.2. That the owners corporation authorise the owners corporation manager, when finalising 
outstanding fees, charges and contributions, to waive from the lot ledger, penalty interest up to 
$100. This waiver is only applicable to lots that have not received any waiver of penalty interest 
in the past two (2) years. All other amounts will require approval of the committee. Any waived 
penalty interest must be fully paid, with the credit being carried forward and applied to future 
fees, charges and contributions.

7.3. That the owners corporation delegate the authority to the owners corporation manager to enter 
the lot owner/s and owners corporation into a payment arrangement where the outstanding 
balance of fees, charges and contributions is paid out in full within six (6) months, or in 
accordance with a policy adopted by the Committee from time to time, and subject to all future 
fees, charges and contributions being paid on-time and in full.
 
The owners corporation further authorise:
 

a. the owners corporation manager to arrange for the issue of debt collection and legal 
proceedings against the owner/s of lot/s in arrears, and

b. debt collection and legal cost/s of these proceedings to be invoiced back to the 
owner/s of lot/s who are being pursued for the arrears, and

c. that the owners corporation may recover, as a debt due from the person or persons in 
default or breach, the costs, charges and expenses incurred by the owners corporation 
(excluding the personal time cost of any person acting in an honorary capacity 
including the chairperson, secretary, or committee member of the owners corporation) 
arising out of any default or breach, by any lot owner, or occupier of a lot, of any 
obligations under the Act or Regulations or the Rules of the Owners Corporation, and

d. that the owners corporation may recover from any instigating lot owner the cost of any 
works undertaken for the use of that lot such as, but not limited to, Title searches, key 
issue/recovery, attendance to record searches, or other incidentals. 

Explanatory Note
The purpose of the Debt Management motions is to delegate authority to the owners corporation manager to seek 
arrears (recovery of outstanding fees, charges and contributions) through the engagement of a debt collection 
company and that when costs incurred by the owners corporation in recovering fees and charges due under the Act, 
will be fully recoverable from the indebted lot owner. This includes administrative fees charged to the owners 
corporation by the owners corporation manager and all legal fees incurred as a result of the failure to pay fees, 
charges and contributions due.

Ace Body Corporate Consulting, as the owners corporation manager, declares it is an associate of Kemps Petersons 
Pty Ltd trading as Kemps Petersons Receivables and Kemps Petersons Legal Pty Ltd.

The owners corporation manager has, and may engage, the services of Kemps Petersons Pty Ltd and/or Kemps 
Petersons Legal Pty Ltd in undertaking debt collection services for your owners corporation pursuant to this 
resolution and the Contract of Appointment. 
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8. INSURANCES
Motions
8.1. That the Owners Corporation resolve to acknowledge and accept the insurance cover set out 

within the notice of meeting; and  
resolve to renew the insurance at the greater of, the suggested rate of cover as recommended 
by the broker/insurer at the time of renewal or the recommended by a valuation obtained prior to 
the renewal. 
 

Policy Number Underwriter Current To Risk Type Coverage Amount

Fidelity Guarantee Insurance $100,000.00

Loss Of Rent/Temporary 
Accommodation $4,426,425.00

Common Area Contents $42,000.00

Damage (i.e. Building) Policy $29,509,500.00

Personal Accident/Voluntary 
Workers

$200,000.00 / 
$2,000.00

Office Bearers Liability 
Insurance $5,000,000.00

02GS037126 Chubb Insurance 
Australia Pty Ltd

17 Aug 2026

Property, Death and Injury 
(Public Liability) $30,000,000.00

TOTAL PREMIUM: $91,902.82

 

Explanatory Note
Further information relating to insurances, including but not limited to, disclosures and commissions received by the 
Manager is available under the "Meeting Notes" attached to the Notice of this meeting. 

8.2. That the Owners Corporation provide informed consent for BCB as the insurance broker, to 
obtain quotations from insurers including commission in relation to the placement, renewal, and 
variation of the strata insurance policy.
 
A portion of this commission may be shared with the Agent, as an Authorised Representative 
of BCB as per the terms of your management agreement.
 
The exact amount or percentage of commission payable will be disclosed in the Insurance 
Report provided with each renewal or quotation. 
The Owners Corporation further authorises the Managing Agent to retain records of this consent 
on behalf of the scheme for compliance with ASIC regulatory requirements.

Explanatory Note
Under the Corporations Act 2001, Australian Financial Services (AFS) licensees and their Authorised 
Representatives who provide personal advice to retail clients for general insurance products – such as those for 
strata and community title schemes – and receive commissions for those products must obtain the schemes informed 
consent before accepting the commission

8.3. That the Owners Corporation acknowledge the insurance valuation report dated 29 February 
2024 with a recommended building sum insured of $28,650,000.00 and provided in accordance 
with sections 71(2)(h) and 65(3) of the Owners Corporations Act 2006.

8.4. That the Owners Corporation resolve to obtain an insurance valuation and if the recommend building sum 
insured from the valuation is greater than the current building sum insured amount, as soon as practicable, 
obtain additional insurance cover to ensure the level of cover is at least equal to the level of cover 
recommended by the insurance valuation.

Explanatory Note
The last valuation was performed by PP&E Valuation on 29 February 2024. It is recommended that a valuation 
should be undertaken every three years. Tier 1-4 Owners Corporations must be revalued five years as a maximum 
under the Owners Corporations Act 2006.
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9. ENGAGEMENT OF CONTRACTORS
Motions
9.1. That the Owners Corporation acknowledges that the owners corporation manager will not issue a Work 

Order or engage any Contractors for the provision of any goods or services, unless they have complied 
with the Minimum Requirements as defined in the explanatory note.

Explanatory Note
Contractor/s Means a person or an organisation that is engaged, on a temporary basis, to undertake a 

particular task and includes consultants who provide recommendations and / or specialist or 
professional advice.

Minimum 
Requirements

1. Must be registered as a business for tax purposes in Australia
2. Must have a minimum $10 million Public & Product Liability Insurance (in respect of 

each and every occurrence and unlimited in aggregate for any one period of cover)
3. Must have a minimum $1 million Professional Indemnity Insurance (where applicable)
4. Must have Statutory Workers Compensation insurance for all employees or Personal 

and Accident Insurance for Sole Traders
5. Must hold all licences as relevant to services provided
6. Must have an established Quality Management system (Consultants only)
7. Must have an established Health & Safety Management system
8. Must accept the PICA Terms and Conditions of engagement and Business Code of 

Conduct.(Copy available upon request from the Community Select team).
Work Order Written order providing specific or blanket authorisation to a Contractor to proceed with the 

provision of specific goods or services without further instructions
 
The Owners Corporation has a duty of care to ensure the safety of its owners, tenants, visitors, contractors and any 
members of the general public who access the common areas of their property. It is therefore essential that any 
Contractors engaged to perform any services at the property assume the same obligations.
 
The risks involved in engaging Contractors are significantly increased when they do not meet the Minimum 
Requirements. Any damage caused to property or persons resulting from any accidents or incidents caused by the 
Contractor places the Owners Corporation at risk.
 
As per the Contract of Appointment entered into by the owners corporation manager  and the Owners Corporation, 
the owners corporation manager will continue to effect repairs and maintenance, as defined under that agreement 
to common property through the engagement of qualified tradespersons and or companies.
 
The Owners Corporation, through its Committee, take full responsibility for the engagement and direction of 
Contractors who have not achieved the Minimum Requirements and understand and acknowledge the associated 
risks.
 
The owners corporation manager agent will take no responsibility for any consequences arising from the 
engagement of any contractors (including, but not limited to, verification of GST registration and tax liability of the 
contractors) and will not perform any services other than to provide the administration tasks in relation to the payment 
of invoices raised by those contractors.

10. ESSENTIAL SAFETY
Motions
10.1. That the Owners Corporation will review its mandatory responsibility in accordance with the Victorian 

Building Regulations 2018 (Parts 9, 9A & 13) and Occupational Health and Safety Act 2004 (section 21) in 
relation to the fire services, safety and risk management; and
 
That the Owners Corporation is to ensure the essential service items are attended to in accordance with 
the Building Code of Australia.

11. USE OF COMMON SEAL
Motions
11.1. That the Owners Corporation authorise the destruction of the common seal as it is no longer a 

requirement under section 18A of the Owners Corporations Acts 2006.
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12. COMMITTEE
Motions
12.1. That, pursuant to sections 100 and 103(1) of the Owners Corporations Act 2006, the Owners 

Corporation elect a committee consisting of at least three (3) and no more than seven (7) 
members.

12.2. In accordance with section 103(1A) members of the Committee be elected and that the size of 
the Committee is declared as a maximum number and be equal to the number of members 
elected.

Explanatory Note
The elected members will be listed below the resolution within the Minutes.
 
Further information regarding election procedures and size of the committee is available under "Meeting Notes" 
attached to the Agenda".
 

12.3. In accordance with sections 98(2) and 105 of the Owners Corporations Act 2006 the Owners 
Corporation elect a Chairperson of the Owners Corporation at the first Committee meeting.
 
In accordance with section 98(1) of the Owners Corporations Act 2006, where a committee has 
not been elected, the Owners Corporation elects a Chairperson of the Owners Corporation. 

12.4. In accordance with sections 99(2) and 107 of the Owners Corporations Act 2006 the Owners 
Corporation appoint a Secretary of the Owners Corporation at the first Committee meeting.
 
In accordance with section 99(1) of the Owners Corporations Act 2006, where a committee has 
not been elected, the Owners Corporation elects a Secretary of the Owners Corporation. 

Explanatory Note
Secretary – The Owners Corporation Committee will consider the appointment of the Secretary or alternatively the 
Manager will fulfil the duties of Secretary in accordance with the Contract of Appointment. Should the Owners 
Corporation wish to appoint a Secretary, the above Motion will be tabled.

12.5. That the Owners Corporation delegate to the members of the Committee all the powers and 
functions of the Owners Corporation that may be delegated as set out in the Owners 
Corporations Act 2006 (see the notes section below for breakdown);

Explanatory Note
Powers or functions being delegated must be in accordance with the Owners Corporations Act 2006, Regulations 
and Rules.
 
Pursuant to a Resolution of the Owners Corporation made on the day of the AGM, the Owners Corporation delegates 
to the Committee of the Owners Corporation all the powers and functions of the Owners Corporation except:
 

1. the power of delegation, other than that set out in section 102 of the Owners Corporations Act 2006; or
2. a power delegated by instrument to the manager of the Owners Corporation; or
3. a power delegated by instrument to the Secretary of the Owners Corporation; or
4. a power delegated by instrument to the Grievance Committee; or
5. Additional exclusions (if any) are attached.

Provided that the Committee must not exercise any of the powers and functions of the Owners Corporation unless 
the Committee is acting in accordance with a decision of the Committee of the Owners Corporation.

12.6. That the members of the Owners Corporation Committee be elected as members of the 
grievance committee to resolve any dispute that may arise in accordance with Part 10 of the 
Owners Corporations Act 2006 pursuant to Schedule 2, Section 7 of the Owners Corporations 
Regulations 2018.

13. GENERAL BUSINESS

Discussion on additional items raised by any of the members will be forwarded to the elected Committee 
at the first meeting of the Committee for further instructions.
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1. Exterior Painting Works - These works have now been completed, we thank everyone for 
their assistance with ensuring easy access for the painters. vIf you find any areas of concern 
please report them to the strata manager ASAP. 

2. Front Foyer Door - Upgrades are required on the sliding front door, a quote has been 
submitted to the committee for review and approval for amount of $9,763.16 inc GST - 
committee have approved 5 October and strata manager has issued a work order. 

3. Common Area Interior Design Works - Committee has engaged colour consultant and 
interior design person to provide advice, the recommended paint colour for internal common 
areas is half Lexicon (Dulux Paint). There are also 3 x quotes for carpet and underlay 
replacement in main common area foyer and passageways. The maintenance fund is to fund 
these planned works, to be undertaken just after the 1st quarter of 2026 - budget allowing.  

4. Garage Roller Door - Pending warranty repair works have been completed, and the door is 
now functional. It may be operating somewhat slower than before; however, the technicians 
advise that this is normal due to the specific type of motor used, which is designed to reduce 
friction on the motor parts. This approach helps to prolong the lifespan of the motor and 
maintain reliable operation over time.

5. Minor Building Mtce - Slate tiles attached to facade of unit 32, besser block front wall, coming 
loose and works are planned to replace the slate tiles. 

6. Storage Cages - A reminder for lot owners and their tenants where relevant, to ensure items 
are not stored outside storage cages in car bays. Car bays are for vehicles only, no exception. 
This is a clear OH&S and fire safety hazard and the OC will be breaching lot owners and/or 
their occupants who fail to comply. 

7. Lot Renovations - Any lot owner and/or occupant planning renovation works must complete 
and submit a lot modification request form. This form can be accessed via the link below or 
obtained from the strata manager. A copy is also attached to this AGM notice.This process 
ensures compliance with building regulations and helps with insurance coverage. Proper 
documentation and approval protect against potential disputes and ensure that modifications 
meet safety standards: https://picagroup.com.au/forms-and-applications/lot-improvement-and-
renovation-request/

8. Pet Application Form -  
 
The pet application form is a procedural step, introduced in response to recent complaints 
about barking dogs onsite and in accordance with the NAUTICA OC registered rules - see 
section 4.1.2 on page 7. All owners receive a copy of these rules at time of purchase. This 
formality is not necessarily intended to approve or deny pet ownership but to ensure that all 
pets using common areas are properly registered with the Owners Corporation.
 
Key Reasons for a Pet Register:

o Accurate Record-Keeping: Maintaining a register allows the Owners Corporation to 
keep up-to-date records of all pets residing on the property. This is essential for 
quickly addressing any complaints or incidents involving pets, such as defecation, 
aggression, or property damage.

o Safeguard Against Liability: The register acts as a safeguard for the Owners 
Corporation in the event of public liability claims or nuisance complaints. Accurate 
records can help demonstrate responsible management and due diligence.

o Assessment of Property Damage: By knowing which pets are present, the Owners 
Corporation can better assess and address any potential damage to common property 
caused by pets.

o Community Harmony: Ensuring all pets are registered helps promote responsible pet 
ownership and minimises the risk of nuisance to neighbours and the broader 
community.

14. NEXT MEETING

Proposal for a tentative date for the next Annual General Meeting.

Meeting Closed
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Chairperson to declare the meeting closed.
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Smoke Alarms within Units
 
Since the 1 February, 1999 in Victoria, self contained smoke alarms complying with Australian Standard 3786-1993 must be 
installed in all residential buildings, including homes, units, flats and townhouses. 
 
It is the legal responsibility of owners and landlords to install smoke alarms. 
 
In all new residential buildings, constructed on or after 1 August, 1997, the smoke alarms must be connected directly to the 
consumer power mains, as well as having a battery back-up. 
 
Residential buildings constructed before 1 August 1997, can be fitted with a battery-powered smoke alarm. 
 
It is the owner’s responsibility to ensure smoke alarms are installed and kept in working condition. However, a tenant can 
take action to ensure compliance with the regulations.

Annexure to this meeting notice
Notice of AGM (1)
Previous Annual General Meeting Minutes
Previous Special General Meeting Minutes
Committee Report
Managers Report
Financial Year End Statement of Accounts
Proposed Budget
Maintenance Plan
Insurance Renewal
Insurance Valuation
Committee Nomination Form
Proxy Form
Company Nominee Form
Email Authority Form
Registered_Rules
Lot Improvement and Renovation Request [VIC]
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Ace Body Corporate Consulting 
ABN 50108688231 

PO Box 5583, Mordialloc VIC 3195 

www.acebodycorp.com.au 
consulting@acebcm.com.au 

 
Ph:(03)85861300 

 
 

MINUTES OF ANNUAL GENERAL MEETING 
 

Owners Corporation Plan No PS616638P 
86-88 Beach Road (Nautica) 

86-88 Beach Road, SANDRINGHAM    VIC, VIC, 3191 
 

These are the minutes of the Annual General Meeting for Owners Corporation Plan No PS616638P 
held at Meeting URL: Video Conference: https://meetings.picagroup.com.au/ 

 
Meeting ID: 424 385 256 106 

 
Passcode: zS6vGg commenced at 5:00 PM on Wednesday 13 November 2024. 

 
Notice of interim minutes is provided pursuant to Section 78(4) of the Act and that these interim resolutions will 
become resolutions of the Owners Corporation, subject to paragraphs (b) & (c), 29 days from the date of the 
interim resolution. 

 
 
Lots Represented 

 

Lot No                        Name 
 

1                                David Kendall 
 

3                                Gary & Sharon Minihan 
 

4                                Declan Jeffery 
 

5                                Megan Susnja 
 

6                                Stephen Hands 
 

7                                Annemaree Wicks 
 

8                                Rosemary Sheppard 
 

9                                Martin & Jane Rodgers 
 

11                              Malcolm & Estelle Fordham 
 

12                              Alan Heyward 
 

17                              Mary Louise O'Connor 
 

23                              Angie O'Byrne 
 

24                              John Rowell & Lynne Rowell 
 

26                              Jacqueline Bakker 
 

28                              Joanne Marie Worrad (joined in at motion 9) 
 

30                              Gavin Moores 
 
 
Present by Proxy 

 

Lot                             In Favour of:
 

Elizabeth Anne Jeffery - 
Lot 4 

 
Declan Jeffery
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Apologies 
 
 
 
In Attendance 
Emily MacKintosh representing Ace Body Corporate Consulting. 

 
 
 
Quorum 
As no quorum was declared, members resolved that the meeting proceed in accordance with Section 78 of the 
Owners Corporation Act 2006, and that all decisions made will be interim decisions 

 
Chairperson 
Emily MacKintosh
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Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 15                   Negative: 0                        Abstained: 1 
 

2.3     Dispute Resolution Report                                                                                Ordinary Resolution 
 

In accordance with Sections 29 (4) of the Owners Corporations ACE 2006 the Owners Corporations 
discloses the below Dispute Resolution Report. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

2.4     Penalty Interest                                                                                                   Ordinary Resolution 
 

In accordance with Section 29 of the Owners Corporation Act $0 of penalty interest was waved. 
 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

2.5     Expenditure from the Maintenance fund                                                          Ordinary Resolution 
 

In accordance with Sections 39 and 71 (h) of the Owners Corporation Act 2006, please see the attached 
financial report outlining the expenditure from the Maintenance fund - $30,387.00 

 
Total expenditure related to the garage door upgrade, all expenses will be reimbursed minus excess 
once the claim is settled. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

3        AUDITOR 
 

3.1     Annual Financial Review / Audit                                                                       Ordinary Resolution 
 

That the Owners corporation acknowledges the statutory requirement for the completion of a review, or 
at the discretion of  the  committee an  audit, of the  annual  financials  reports for  the  financial  year 
ending 31/08/2025. 
NOTE: IF the committee wish to pursue an audit, they will need to instruct the OC manager to engage a 
third party to conduct this process, there are costs involved and time periods. 

 
Motion Result: Motion CARRIED. 

 

Voting:                              Affirmative: 9                     Negative: 0                        Abstained: 7
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That the Owners Corporation confirm to charge penalty interest in accordance with the conditions set out 
by the Owners Corporation Act 2006 Part 3. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

7.2     Waiver of Penalty Interest and Late Payment Fees                                        Ordinary Resolution 
 

That the owners corporation authorise the owners corporation manager, when finalising outstanding fees, 
charges and contributions, to waive from the lot ledger, penalty interest up to $100. This waiver is only 
applicable to lots that have not received any waiver of penalty interest in the past two (2) years. All other 
amounts will require approval of the committee. Any waived penalty interest must be fully paid, with the 
credit being carried forward and applied to future fees, charges and contributions. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 15                   Negative: 0                        Abstained: 1 
 

7.3     Debt Management                                                                                              Ordinary Resolution 
 

That the owners corporation delegate the authority to the owners corporation manager to enter the lot 
owner/s and owners corporation into a payment arrangement where the outstanding balance of fees, 
charges and contributions is paid out in full within six (6) months, or in accordance with a policy adopted 
by the Committee from time to time, and subject to all future fees, charges and contributions being paid 
on-time and in full. 

 
The owners corporation further authorise: 

 
a.   the owners corporation manager to arrange for the issue of debt collection and legal proceedings 

against the owner/s of lot/s in arrears, and 
 

b.   debt collection and legal cost/s of these proceedings to be invoiced back to the owner/s of lot/s 
who are being pursued for the arrears, and 

 
c. that the owners corporation may recover, as a debt due from the person or persons in default or 

breach, the costs, charges and expenses incurred by the owners corporation (excluding the 
personal time cost of any person acting in an honorary capacity including the chairperson, 
secretary, or committee member of the owners corporation) arising out of any default or breach, 
by any lot owner, or occupier of a lot, of any obligations under the Act or Regulations or the 
Rules of the Owners Corporation, and 

 
d.   that the owners corporation may recover from any instigating lot owner the cost of any works 

undertaken for the use of that lot such as, but not limited to, Title searches, key issue/recovery, 
attendance to record searches, or other incidentals. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

8        INSURANCES 
 

8.1     Acknowledge Insurance                                                                                    Ordinary Resolution 
 

That the Owners Corporation resolve to acknowledge and accept the insurance cover set out within the 
notice of meeting; and 
resolve to renew the insurance at the greater of, the suggested rate of cover as recommended by the 
broker/insurer at the time of renewal or the recommended by a valuation obtained prior to the renewal. 

 
 
 
 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0
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11      USE OF COMMON SEAL 
 

11.1   Use of Common Seal                                                                                         Ordinary Resolution 
 

That the Owners Corporation authorize the destruction of the common seal as it is no longer requirement 
under Section 18 of the Owners Corporations Acts. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 15                   Negative: 0                        Abstained: 1 
 

12      COMMITTEE 
 

12.1   To Elect a Committee                                                                                        Ordinary Resolution 
 

That, pursuant to Sections 100 of the Owners Corporation Act 2006, the Owners Corporation elect a 
committee consisting of at least three (3) and no more than seven (7) members. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

12.2   Election of Committee                                                                                       Ordinary Resolution 
 

In accordance with section 103 members of the Committee be elected and that the size of the Committee 
is declared as a maximum number and be equal to the number of members elected. 

 
The following members were elected to the committee: 

 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

12.3   Committee To Elect a Chairperson                                                                  Ordinary Resolution 
 

In accordance with Section 105 of the owners corporations act 2006 the Owners Corporation elect a 
Chairperson of the Owners Corporation. 

 
The following committee member was elected as Chairperson: 

Gary Minihan 

 
Motion Result: Motion CARRIED. 

 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

12.4   Committee To Elect a Secretary                                                                       Ordinary Resolution
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In accordance with Sections 99 and 107 of the Owners Corporations Act 2006 the Owners Corporation 
appoint a Secretary of the Owners Corporation and of the Committee. 

 
NOTE: The OC manager remains the secretary of the OC and Megan Susnja remains on as secretary to 
the committee. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0 
 

12.5   Delegation of Powers to Committee                                                                Ordinary Resolution 
 
 

That the Owners Corporation delegate to the members of the Committee who are members of the Owners 
Corporation all the powers and functions of the Owners Corporation that may be delegated as set out in 
the Owners Corporation Act 2006 (see the notes section below for breakdown); 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 15                   Negative: 1                        Abstained: 0 
 

12.6   Committee to also serve as Grievance Committee                                        Ordinary Resolution 
 

That the members of the owners corporation committee be elected as members of the grievance 
committee to resolve any dispute that may arise in accordance with Part 10 of the Owners Corporations 
Act pursuant to Schedule 2, Section 7 of the Owners Corporations Regulations 2018. 

 
 

Motion Result: Motion CARRIED. 
 

Voting:                              Affirmative: 16                   Negative: 0                        Abstained: 0
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In Attendance 
Emily MacKintosh representing Ace Body Corporate Consulting. 
 

Quorum 
A quorum was declared. 
 
Chairperson 
Emily MacKintosh 
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Motions 
1 Expenditure from the Maintenance fund Ordinary Resolution 
  

 In accordance with Sections 39 and 71 (h) of the Owners Corporation Act 2006, please see the attached 
financial report outlining the expenditure from the Maintenance fund.  
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 16 Negative: 1 Abstained: 0 
2 Approve Maintenance Plan and Establish Maintenance Fund Ordinary Resolution 
  

 That the Owners Corporation approves the maintenance plan and authorises the establishment of a 
maintenance fund.  
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 16 Negative: 1 Abstained: 0 
3 Budget and Fees - Maintenance Fund Ordinary Resolution 
  

 In accordance with sections 23 (2), 71 (2) (d) and 71 (2) (f) of the Owners Corporations Act 2006, the 
budget for the financial year commencing 1 September 2024 at the amount {$74,902.00} (incl. GST), be 
adopted and that fees be charged in accordance with the lot liability schedule as per the plan of sub-
division with fees charged in advance. 
  
Note to the Budget - In order to correctly answer any financial questions please submit questions to the 
manager not less than 48 hours prior to the meeting. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 16 Negative: 1 Abstained: 0 
4 Fee Instalment Periods - Maintenance Fund Ordinary Resolution 
  

 That the Maintenance Fund fees be paid in advance by 4 instalments for the financial year ending 31 
August 2025, and to be continued at the same rate until changed by a resolution by the members of the 
Owners Corporation at a General Meeting, as follows: 
  
Maintenance Fund: 

Levy 
Status 

Financial 
Period 

Period 
From 

Period 
To 

Due 
Maintenance 

Fund 
Per 

Lot Ent. 
To be 
Issued 

Current 01 Sep 
2024 

30 Nov 
2024 

01 Sep 
2024 

$18,725.50 $55.08 

To be 
Issued 

Current 01 Dec 
2024 

28 Feb 
2025 

01 Dec 
2024 

$18,725.50 $55.08 

To be 
Issued 

Current 01 Mar 
2025 

31 May 
2025 

01 Mar 
2025 

$18,725.50 $55.08 

To be 
Issued 

Current 01 Jun 
2025 

31 Aug 
2025 

01 Jun 
2025 

$18,725.50 $55.08 

Total  01 Sep 
2024 

31 Aug 
2025 

 $74,902.00 $220.30 

Interim Periods 
Levy 

Status 
Financial 

Period 
Period 
From 

Period 
To 

Due 
Maintenance 

Fund 
Per 

Lot Ent. 
To be 
Issued 

Next 01 Sep 
2025 

30 Nov 
2025 

01 Sep 
2025 

$18,725.50 $55.08 

To be 
Issued 

Next 01 Dec 
2025 

28 Feb 
2026 

01 Dec 
2025 

$18,725.50 $55.08 

Total  01 Sep 
2025 

28 Feb 
2026 

 $37,451.00 $110.15 
 

 
  

 Motion Result: Motion CARRIED. 
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 Voting: Affirmative: 16 Negative: 1 Abstained: 0 
 

Closure 
There being no further business the Chairperson declared the meeting closed at 05:16 PM. 
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Should you have a query, please do not hesitate to contact ACE or a committee 
member if you have any issues or concerns. 

Gary Minihan 

Chairperson
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PO Box 6194  
Wantirna, Vic 3152          

1300 762 295 
 info@mabi.com.au      
 www.mabi.com.au Maintenance Plan Forecast 

(15 Years) 
 

REPORT No: MP 33729 
INSPECTION DATE: 07/03/2024 

INSPECTED by: LLA & KOS 
 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
 
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
PROPERTY DETAILS 
Property Description: Low-Rise Residential Apartment Development with Secure Basement 
Contact/Representative: Matthew Dodd - Ace Body Corporate Consulting 
Address: Nautica, 86-88 Beach Road, Sandringham, VIC, 3191 
OC No: 616638 
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Report No: MP 33729  
Inspection Date: 07/03/2024 
 
 

 

5. PHOTOGRAPHS 
 

 

 

 
Façade   Façade  

 

 

 
Façade   Façade  

 

 

 
Basement Entry Ramp  Rear Courtyard 
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Report No: MP 33729  
Inspection Date: 07/03/2024 
 
 

 
 
 
 
 

 

 

 
Lobby  External Entry 

 

 

 
Residential Hallway  Fire Stairwell 

 

 

 
Basement Carpark  Refuse Room  
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Report No: MP 33729 
Inspection Date: 07/03/2024

7.3. Cashflow Graphs 

Owners Corporation No 1 

Starting Balance: $160,989 
Budget (Year 1): $84,259 
Budget Increase (p.a): 5.0% 
Avg. Cost Per Lot: $2,478 

Figures are GST Inclusive 

NB: Establishment of maintenance plan to undertake initial works in year 2 & 3. Post works a budget review 
is recommended.  

 $-
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 $300,000

 $400,000
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Chubb Strata Insurance Certificate of Currency, Australia. Published 09/2023. ©2023 Chubb Insurance Australia Limited.  
Chubb®, its logos, and Chubb. Insured.SM are protected trademarks of Chubb.  1 

 

 Chubb Insurance Australia Limited 
ABN: 23 001 642 020 AFSL: 239687 
Grosvenor Place 
Level 38, 225 George Street 
Sydney NSW 2000, Australia 
O +61 2 9335 3200 
www.chubb.com/au  

 Date Issued: 14 August 2025 

Certificate of Currency 

This Certificate of Currency confirms the following Policy is current at the date stated below. Please refer to 
Policy documents for full terms and conditions. 

Certificate of Currency 

Named Insured: OC 616638 

Indemnity to Others (Section 5, 
General Liability Insurance 
Only) 

Not Applicable 

Policy Number: 02GS037126 

Insurance: Residential Strata Insurance 

Wording Chubb Strata Insurance ChubbSTRATA01PDS0224 

Period of Insurance: 

 

From: 4.00pm on 17 August 2025, Local Standard Time 

To: 4.00pm on 17 August 2026, Local Standard Time 

The Insurer: Section 1 100.00% Chubb Insurance Australia Limited 

Section 2 100.00% Chubb Insurance Australia Limited 

Section 3 100.00% Chubb Insurance Australia Limited 

Section 4-10 100.00% Chubb Insurance Australia Limited 

Insured Location 86-88 Beach Road, Sandringham VIC 3191 
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Chubb Strata Insurance Certificate of Currency, Australia. Published 09/2023. ©2023 Chubb Insurance Australia Limited.  
Chubb®, its logos, and Chubb. Insured.SM are protected trademarks of Chubb.  2 

 

Limits of Liability 

Section 1: Property Damage 
Insurance 

Buildings and Common 
Property 

AUD 29,509,500  

Common Contents AUD 42,000  

Catastrophe AUD 8,865,450  

Section 2: Machinery Breakdown 
Insurance 

AUD 100,000  

Section 3: Consequential Loss 
Insurance 

AUD 4,426,425  

Combined Section 1 - Property 
Damage Insurance and Section 3 - 
Consequential Loss Insurance 
Limit of Liability 

AUD 42,843,375  

Section 4: Crime Insurance 
AUD 100,000   

Section 5: General Liability 
Insurance 

Personal Injury  AUD 30,000,000 in respect of any one 
Occurrence  

Property Damage  AUD 30,000,000 in respect of any one 
Occurrence  

Section 6: Environmental 
Impairment Liability Insurance  

Not Insured 

Section 7: Management 
Committee Liability Insurance 

AUD 5,000,000 in the aggregate Period of Insurance 

Section 8: Audit Expenses 
Insurance  

AUD 30,000  

Section 9: Appeal Expenses 
Insurance 

AUD 150,000  

Section 10: Voluntary Workers 
Insurance   

Accident each occurrence 
Limit 

AUD 200,000  

Accident aggregate Limit AUD 200,000 in the aggregate Period of 
Insurance 

 

  

Page 64



 

 

 
 

Chubb Strata Insurance Certificate of Currency, Australia. Published 09/2023. ©2023 Chubb Insurance Australia Limited.  
Chubb®, its logos, and Chubb. Insured.SM are protected trademarks of Chubb.  3 

 

All the values on this Certificate of Currency are correct as at 14 August 2025 and may only be subject to change 
within the Period of Insurance by written agreement between the Insurer and the Insured. 

The insurance afforded by the policies described in this Certificate is subject to all terms, exclusions and 
conditions of such policies. 

This Certificate is furnished as a matter of information only and does not constitute an insurance contract upon 
which claims can be made. Policy terms and conditions incorporate provisions which may enable Insurers to 
cancel or vary the Policy on the happening of prescribed circumstances or events (i.e. non-payment of premium). 
Therefore, this confirmation of insurance is not to be construed as guaranteeing that the Policy will remain in 
force throughout the Period of Insurance as specified herein. 

 

 

Signed: 

 

Ana De Corrado 
Strata Underwriter 

Authorised Officer, Chubb Insurance Australia Limited 
ABN 23 001 642 020 AFSL 239687 
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Ace Body Corporate Consulting | ABN 50108688231 | a: PO Box 5583, Mordialloc VIC 3195
e: consulting@acebcm.com.au| w: www.acebodycorp.com.au | p: (03)85861300

COMPANY NOMINEE FORM
SECTION 1 – RETURN TO
Owners Corpration 86-88 Beach Road (Nautica) PS616638P
C/- Ace Body Corporate Consulting
PO Box 5583, Mordialloc VIC 3195

consulting@acebcm.com.au

SECTION 2 – ABOUT THIS FORM 
This Notice should be completed by a company that owns a lot and wants to appoint a nominee to act 
on its behalf and be able to vote for it at general meetings of the Owners Corporation.
Complete Notices must be returned to the Owners Corporation as per Section 1 above.  The name and 
address of the company nominee will be recorded in the plans records and the nominee will then be able 
to vote at general meetings of the plan.

SECTION 3 – NOTICE OF THE APPOINTMENT OF A COMPANY NOMINEE

Lot Number

Name of Company

ACN  

Company’s address for 
the service of notices   

Phone:Company Contact 
Details

Email:

Name of Nominee

Nominee’s address for 
the service of notices 

Mobile:Nominee Contact Details

Email: 

SECTION 4 – EXECUTION
Affix the Company Seal here and complete the attestation clause: 

The Common Seal of
Company Name

Is affixed on
Date of Appointment

with the authority of the directors in accordance with its articles of 
association in the presence of:

Signature of Authorised 
Person 

Office Held 

Name of Authorised 
Person 

Company Seal 
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Ace Body Corporate Consulting | ABN 50108688231 | a: PO Box 5583, Mordialloc VIC 3195
e: consulting@acebcm.com.au| w: www.acebodycorp.com.au | p: (03)85861300 

E-MAIL NOTIFICATION AUTHORITY
SECTION 1 – RETURN TO
Owners Corporation Plan No PS616638P
C/- Ace Body Corporate Consulting
PO Box 5583, Mordialloc VIC 3195

consulting@acebcm.com.au

SECTION 2 – ABOUT THIS FORM 
Those owners that are not currently receiving agendas and minutes of meetings and other notices via 
email are requested to complete the Email Notification Authority attached to this notice of meeting and 
return such to the Manager to help reduce future mailing and photocopying costs of your scheme. Once 
submitted, the managing agent will update its records so that future notices and minutes of meetings and 
other notices can be forwarded to you via email. 

Should you have any questions regarding the above matter, please do not hesitate to contact your 
Manager.

SECTION 3 – EMAIL NOTIFICATION AUTHORITY

Lot Number

Owner Name/s

Authority for correspondence, meeting notices and minutes

Email Address

I / we authorise the Owners Corporation Plan No PS616638P to forward correspondence, meeting 
notices and minutes and other notices electronically to the email address listed above.

Signature of Owner/s

Date

Authority for Levy Notices

Email Address

I / we authorise the Owners Corporation Plan No PS616638P to forward Levy Notices electronically to 
the email address listed above.

Signature of Owner/s

Date
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5. Building work and renovations  

Lot owner application form 

 

Prefer to submit a digital application instead? 

Simply use our online form at https://forowners.com.au/building-work-and-renovation/ 

 

 

Applicant details 

First name  Surname 

   

Email address  Contact number 

   

Property address   

 

Suburb   

 

State  Postcode 

   

Scheme number or name (optional)  Lot number 
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Section 2 - Air conditioning application 

Description of work required 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed start date (dd/mm/yyyy)  Estimated completion date (dd/mm/yyyy) 

   

Air conditioning installation cost  Brand 

   

Make  Motor size 

   

Location of air conditioning unit 

Please provide a sketch or attach a diagram of the proposed location of the air-conditioning unit installation. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Please continue to page 6 to complete your application. 
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Ace Body Corporate Consulting 
ABN 50108688231 

 
PO Box 5583, Mordialloc VIC 3195 

 
www.acebodycorp.com.au 

consulting@acebcm.com.au 
 

Ph:(03)85861300 
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 MINUTES OF ANNUAL GENERAL MEETING 
 

Owners Corporation Plan No PS616638P 
86-88 Beach Road (Nautica) 

86-88 Beach Road, SANDRINGHAM    VIC, VIC, 3191 

These are the minutes of the Annual General Meeting for Owners Corporation Plan No PS616638P 
held at Meeting URL: Video Conference: https://meetings.picagroup.com.au/ 

 
Meeting ID: 440 846 800 567 0  

 
Passcode: ti3bw6KC commenced at 4:00 PM on Wednesday 05 November 2025. 

 

Notice of interim minutes is provided pursuant to Section 78(4) of the Act and that these interim resolutions 
will become resolutions of the Owners Corporation, subject to paragraphs (b) & (c), 29 days from the date of 
the interim resolution. 

Lots Represented  

Lot No Name 

3 Gary J & Sharon M Minihan (in attendance)  

5 Mirko Susnja, Megan Susnja (in attendance and paper vote submitted) 

6 Stephen Hands (online pre-vote) 

7 Annemaree Wicks (online pre-vote) 

8 Ms Rosemary Elise Sheppard (in attendance) 

9 Martin & Jane Rodgers (in attendance and paper vote) 

11 Malcolm & Estelle Fordham (paper vote submitted) 

17 Mary Louise O’Connor (joined in motion 6) 

18 Jessica Jean April Oates, Benjamin John Puls (in attendance)  

23 Angie O'Byrne (online pre-vote) 

24 John Rowell & Lynne Rowell (in attendance) 

26 JAQUI INVESTMENTS P/L (online pre-vote) 

28 Lynne Rowell (proxy present for Joanne Marie Worrad) 

31 Ilana Melnikov (in attendance) 
 

Present by Proxy 

Lot In Favour of: 

Joanne Marie Worrad - 
Lot 28 

Lynne Rowell 

 

https://meetings.picagroup.com.au/
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Apologies 
 

In Attendance 
Emily MacKintosh representing Ace Body Corporate Consulting. 
 

Quorum 
As no quorum was declared, members resolved that the meeting proceed in accordance with Section 78 of the 
Owners Corporation Act 2006, and that all decisions made will be interim decisions 
 
Chairperson 
Emily MacKintosh 
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Motions 
1 APPOINTMENT OF A CHAIRPERSON 
  

 

1.1 Appointment of A Chairperson Ordinary Resolution 
  

 That the Owners Corporation appoint a chairperson of the Annual General Meeting. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
 

2 MINUTES 
  

 

2.1 Minutes of Last AGM Ordinary Resolution 
  

 That the Minutes of the last Annual General Meeting of the Owners Corporation held 13 November 2024 
be adopted and confirmed as a true record and account of the decisions made at that meeting. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
 

3 REPORTS 
  

 

3.1 Committee Report Ordinary Resolution 
  

 In accordance with sections 71(2)(h) and 115 of the Owners Corporations Act 2006, please find a copy 
of the Committee Report. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
 

3.2 Managers Report Ordinary Resolution 
  

 In accordance with sections 71(2)(h) of the Owners Corporations Act 2006, please find attached to the 
notice a copy of the Owners Corporation Manager's Report. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
 

3.3 Dispute Resolution Report Ordinary Resolution 
  

 In accordance with sections 71(2)(h)  and 159 of the Owners Corporations Act 2006 the Owners 
Corporations discloses the below Dispute Resolution Report.  
  
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 3 Negative: 0 Abstained: 10 
 

3.4 Penalty Interest Ordinary Resolution 
  

 In accordance with sections 71(2)(h) and 29(4) of the Owners Corporations Act 2006 $22 of penalty 
interest was waived. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 12 Negative: 0 Abstained: 1 
 

3.5 Expenditure from the Maintenance fund Ordinary Resolution 
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 In accordance with sections 71(2)(h) and 39 of the Owners Corporations Act 2006, please see the 
attached financial report outlining the expenditure from the Maintenance fund. 
  

 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
 

4 AUDITOR 
  

 

4.1 Annual Financial Review / Audit Ordinary Resolution 
  

 That the Owners Corporation acknowledges the statutory requirement for the completion of a review, or 
at the discretion of the committee an audit, of the annual financials reports for the financial year 
ending 31/08/2026. 
  
NOTE: the 2024-25 annual financial statements audit is currently being undertaken as approved last year, 
once the audit is finalised the report will be issued to the committee for review and further instruction if 
need be In Victoria, owners corporations (OCs) must have their financial statements audited at the end of 
each financial year if they are Tier 1 (100+ lots) or Tier 2 (51-100 l.ots). All other owners corporations, from 
Tier 3 to 5, are not mandatory to have an audit, but can resolve to have one by an ordinary resolution at 
an Annual General Meeting (AGM). Audits must be performed by a registered company auditor or an 
accredited accountant. This building is a tTier 3 class.  
 
OC Manager confirmed that the audit had been successfully completed without issue, copies of the audit 
report by Kelly And Partners will be circulate with these meeting minutes for owner records.  

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
 

5 FINANCIAL STATEMENTS 
  

 

5.1 Financial Statements Ordinary Resolution 
  

 That the financial statements for the period ending 31 August 2025 (which report total members’ funds of 
$8,256.42 as per report attached) be adopted. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 0 
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6 DETERMINATION OF BUDGET AND FEES 
  

 

6.1 Budget and Fees - Operation Ordinary Resolution 
  

 In accordance with sections 23 (1), 71 (2) (d) and 71 (2) (f) of the Owners Corporations Act 2006, the 
budget for the financial year commencing 1 September 2025 at the amount $211,741.00 (incl. GST), be 
adopted and that fees be charged in accordance with the lot liability schedule as per the plan of sub-
division with fees charged quarterly/biannually in advance. 
  
Note: Lot 17 – Mary Louise O’Connor joined meeting at motion 6.  
  
The owners corporation budget will continue until the next approved budget.  
  

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
 

 

6.2 Budget and Fees - Maintenance Fund Ordinary Resolution 
  

 In accordance with sections 23 (2), 71 (2) (d) and 71 (2) (f) of the Owners Corporations Act 2006, the 
budget for the financial year commencing 1 September 2025 at the amount $74,900.00 (incl. GST), be 
adopted and that fees be charged in accordance with the lot liability schedule as per the plan of sub-
division with fees charged quarterly/biannually in advance. 
 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
 

 

7 PENALTY INTEREST AND DEBT MANAGEMENT 
  

 

7.1 Charging of Penalty Interest Ordinary Resolution 
  

 That the Owners Corporation confirm to charge penalty interest in accordance with section 29 under Part 
3 of Owners Corporations Act 2006 Part 3. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 14 Negative: 0 Abstained: 0 
 

7.2 Waiver of Penalty Interest and Late Payment Fees Ordinary Resolution 
  

 That the owners corporation authorise the owners corporation manager, when finalising outstanding fees, 
charges and contributions, to waive from the lot ledger, penalty interest up to $100. This waiver is only 
applicable to lots that have not received any waiver of penalty interest in the past two (2) years. All other 
amounts will require approval of the committee. Any waived penalty interest must be fully paid, with the 
credit being carried forward and applied to future fees, charges and contributions. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 14 Negative: 0 Abstained: 0 
 

7.3 Debt Management Ordinary Resolution 
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 That the owners corporation delegate the authority to the owners corporation manager to enter the lot 
owner/s and owners corporation into a payment arrangement where the outstanding balance of fees, 
charges and contributions is paid out in full within six (6) months, or in accordance with a policy adopted 
by the Committee from time to time, and subject to all future fees, charges and contributions being paid 
on-time and in full. 
  
The owners corporation further authorise: 
  

a. the owners corporation manager to arrange for the issue of debt collection and legal proceedings 
against the owner/s of lot/s in arrears, and 
 

b. debt collection and legal cost/s of these proceedings to be invoiced back to the owner/s of lot/s 
who are being pursued for the arrears, and 
 

c. that the owners corporation may recover, as a debt due from the person or persons in default or 
breach, the costs, charges and expenses incurred by the owners corporation (excluding the 
personal time cost of any person acting in an honorary capacity including the chairperson, 
secretary, or committee member of the owners corporation) arising out of any default or breach, 
by any lot owner, or occupier of a lot, of any obligations under the Act or Regulations or the 
Rules of the Owners Corporation, and 
 

d. that the owners corporation may recover from any instigating lot owner the cost of any works 
undertaken for the use of that lot such as, but not limited to, Title searches, key issue/recovery, 
attendance to record searches, or other incidentals.  

 
 

  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 14 Negative: 0 Abstained: 0 
 

8 INSURANCES 
  

 

8.1 Acknowledge Insurance Ordinary Resolution 
  

 That the Owners Corporation resolve to acknowledge and accept the insurance cover set out within the 
notice of meeting; and   
resolve to renew the insurance at the greater of, the suggested rate of cover as recommended by the 
broker/insurer at the time of renewal or the recommended by a valuation obtained prior to the renewal.  
  

Policy Number Underwriter Current To Risk Type 
Coverage 
Amount 

02GS037126 Chubb Insurance 
Australia Pty Ltd 

17 Aug 
2026 

Fidelity Guarantee 
Insurance 

$100,000.00 

Loss Of Rent/Temporary 
Accommodation 

$4,426,425.00 

Common Area Contents $42,000.00 

Damage (i.e. Building) 
Policy 

$29,509,500.00 

Personal 
Accident/Voluntary 
Workers 

$200,000.00 / 
$2,000.00 

Office Bearers Liability 
Insurance 

$5,000,000.00 

Property, Death and Injury 
(Public Liability) 

$30,000,000.00 

TOTAL PREMIUM: $91,902.82 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
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8.2 Informed Consent Ordinary Resolution 
  

 That the Owners Corporation provide informed consent for BCB as the insurance broker, to obtain 
quotations from insurers including commission in relation to the placement, renewal, and variation of the 
strata insurance policy. 
  
A portion of this commission may be shared with the Agent, as an Authorised Representative of BCB as 
per the terms of your management agreement. 
  
The exact amount or percentage of commission payable will be disclosed in the Insurance Report 
provided with each renewal or quotation.  
The Owners Corporation further authorises the Managing Agent to retain records of this consent on 
behalf of the scheme for compliance with ASIC regulatory requirements. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
 

8.3 Acknowledge Insurance Valuation Ordinary Resolution 
  

 That the Owners Corporation acknowledge the insurance valuation report dated 29 February 2024 with a 
recommended building sum insured of $28,650,000.00 and provided in accordance with sections 
71(2)(h) and 65(3) of the Owners Corporations Act 2006. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
 

8.4 Obtain a new Valuation Ordinary Resolution 
  

 That the Owners Corporation resolve to obtain an insurance valuation and if the recommend building 
sum insured from the valuation is greater than the current building sum insured amount, as soon as 
practicable, obtain additional insurance cover to ensure the level of cover is at least equal to the level of 
cover recommended by the insurance valuation. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 1 Abstained: 0 
 

9 ENGAGEMENT OF CONTRACTORS 
  

 

9.1 Engagement of Contractors Ordinary Resolution 
  

 That the Owners Corporation acknowledges that the owners corporation manager will not issue a Work 
Order or engage any Contractors for the provision of any goods or services, unless they have complied 
with the Minimum Requirements as defined in the explanatory note. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 1 Abstained: 0 
 

10 ESSENTIAL SAFETY 
  

 

10.1 Essential Safety Ordinary Resolution 
  

 That the Owners Corporation will review its mandatory responsibility in accordance with the Victorian 
Building Regulations 2018 (Parts 9, 9A & 13) and Occupational Health and Safety Act 2004 (section 21) 
in relation to the fire services, safety and risk management; and 
  
That the Owners Corporation is to ensure the essential service items are attended to in accordance with 
the Building Code of Australia. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
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11 USE OF COMMON SEAL 
  

 

11.1 Use of Common Seal Ordinary Resolution 
  

 That the Owners Corporation authorise the destruction of the common seal as it is no longer a 
requirement under section 18A of the Owners Corporations Acts 2006. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 4 Negative: 0 Abstained: 10 
 

12 COMMITTEE 
  

 

12.1 To Elect a Committee Ordinary Resolution 
  

 That, pursuant to sections 100 and 103(1) of the Owners Corporations Act 2006, the Owners Corporation 
elect a committee consisting of at least three (3) and no more than seven (7) members. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
 

12.2 Election of Committee Ordinary Resolution 
  

 In accordance with section 103(1A) members of the Committee be elected and that the size of the 
Committee is declared as a maximum number and be equal to the number of members elected. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
  

 NOTES: Those present determined to elect the following self nominated committee members to the 
committee: 
  
Lot 5 – Megan Susnja 
Lot 8 – Rosemary Sheppard 
Lot 9 – Jane Rodgers 
Lot 11 – Macolm Fordham 
Lot 17 – Mary O’Connor 
Lot 24 – Lynne Rowell 

 

 

12.3 Committee To Elect a Chairperson Ordinary Resolution 
  

 In accordance with sections 98(2) and 105 of the Owners Corporations Act 2006 the Owners 
Corporation elect a Chairperson of the Owners Corporation at the first Committee meeting. 
  
In accordance with section 98(1) of the Owners Corporations Act 2006, where a committee has not been 
elected, the Owners Corporation elects a Chairperson of the Owners Corporation.  

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
  

 NOTES: Those present determined to elect Jane Rodgers to position of committee Chairperson.  
 

 

12.4 Committee To Elect a Secretary Ordinary Resolution 
  

 In accordance with sections 99(2) and 107 of the Owners Corporations Act 2006 the Owners 
Corporation appoint a Secretary of the Owners Corporation at the first Committee meeting. 
  
In accordance with section 99(1) of the Owners Corporations Act 2006, where a committee has not been 
elected, the Owners Corporation elects a Secretary of the Owners Corporation.  
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
  

 NOTES: Those present determined to elect Megan Susnja as committee Secretary.  
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12.5 Delegation of Powers to Committee Ordinary Resolution 
  

 That the Owners Corporation delegate to the members of the Committee all the powers and functions of 
the Owners Corporation that may be delegated as set out in the Owners Corporations Act 2006 (see the 
notes section below for breakdown); 
 

 
  

 Motion Result: Motion CARRIED. 
     

 Voting: Affirmative: 13 Negative: 0 Abstained: 1 
 

12.6 Committee to also serve as Grievance Committee Ordinary Resolution 
  

 That the members of the Owners Corporation Committee be elected as members of the grievance 
committee to resolve any dispute that may arise in accordance with Part 10 of the Owners Corporations 
Act 2006 pursuant to Schedule 2, Section 7 of the Owners Corporations Regulations 2018. 
 

 
  

 Motion Result: Motion CARRIED. 
     

 
 
 
 

Voting: Affirmative: 14 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Negative: 0 Abstained: 0 
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Balance Sheet Administrative & Maintenance Fund
Owners Corporation for Plan No. PS616638P As at 31st August 2025
86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Assets 2025 2024

Cash 94,583.51 123,823.05 
Investment Account Note 9 27,580.71 39,843.71 
Prepaid Expenses Note 10 1,282.25 1,221.19 
Accounts Receivable Note 11 13,793.57 3,386.00 
Levies in Arrears Note 12 138.39 44.00 
GST Asset 9,371.99 9,620.04 

Total Assets $ 146,750.42 $ 177,937.99

Liabilities

Levies in Advance Note 14 41,953.38 37,462.89 
Holding Account 0.00 78,587.53 
Accounts Payable Liability Note 15 94,396.63 7,113.16 
Unallocated Monies Received Note 13 40.04 5,893.69 
Accrued Expenses Note 16 3,804.79 3,090.60 
GST balance to disburse 49.16 111.02 

Total Liabilities $ 140,244.00 $ 132,258.89

Net Assets $ 6,506.42 $ 45,679.10

Equity

Administrative Fund (89,306.34) (150,808.82)
Maintenance Fund 95,812.76 196,487.92 

Total Equity $ 6,506.42 $ 45,679.10

Balance Sheet Printed from Urbanise Strata - www.urbanise.com - on 13 OCT 2025 Page 1
Owners Corporation for Plan No. PS616638P



Income and Expenditure Statement Administrative Fund
Owners Corporation for Plan No. PS616638P 1 September 2024 to 31 August 2025
86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Actuals
01/09/24
31/08/25

Budget
01/09/24
31/08/25

Actuals
01/09/23
31/08/24

(PRIOR YEAR)

Income

Levies - normal 178,905.28 178,905.20 178,905.28
Levies - other 982.02 0.00 1,514.60
Mutual Revenue - penalty interest 84.27 0.00 183.62
Mutual Revenue - reimbursement (1,767.97) 0.00 5,688.90
Mutual Revenue - security devices 78.09 0.00 0.00
Non-Mutual Revenue - bank interest 638.09 0.00 0.00
Sundry Revenue - discharge insurance claim 139,096.32 0.00 0.00
Taxes, Fees & Charges - GST rounding (0.14) 0.00 (0.26)

Total Administrative Fund Income 318,015.96 178,905.20 186,292.14

Expenditure

Accountant - BAS/IAS fees 0.00 0.00 0.00
Accountant - audit fees 1,150.00 0.00 0.00
Administrative Fees & Charges - banking/internet f... 973.64 500.00 442.00
Administrative Fees & Charges - fixed disbursemen... 1,753.21 2,380.00 2,186.36
Automatic Door Maintenance 2,729.40 1,300.00 1,298.40
Bank Fees & Charges - application fees 0.00 0.00 60.00
Bank Fees & Charges - interest charges 0.00 6,800.00 6,775.54
Caretaking Services 8,503.64 7,350.00 7,140.00
Cleaning Service - windows 0.00 0.00 1,090.92
Committee Expenses 370.88 0.00 0.00
Consultant 1,650.00 0.00 3,711.01
Consultant - Long Term Maintenance Plan (LTMP) 0.00 0.00 3,550.00
Consultant - other 0.00 0.00 0.00
Debt Collection Service 0.00 750.00 816.36
Electrical Repairs 4,059.91 0.00 0.00
Electricity 4,936.29 4,450.00 4,431.41
Exterior Finishes - paints/finishes 270.00 0.00 4,300.00
Fire Protection Services 7,863.00 12,000.00 11,352.79
Fire Protection Services - compliance certification 220.00 0.00 220.00
Fire Protection Services - monitoring 3,702.88 2,000.00 0.00
Garage Door Maintenance 1,630.00 3,000.00 7,575.00
Garden/Lawn Maintenance 0.00 0.00 0.00
Garden/Lawn Maintenance - gardening 13,384.83 9,500.00 8,900.24
Insurance Claim - excess 9,090.91 0.00 0.00
Insurance Claim - paid 5,707.68 0.00 495.00
Insurance Premiums 84,114.45 80,500.00 79,017.52
Intercom & Security System 585.00 500.00 195.00
Interior Designer 350.00 0.00 0.00
Irrigation & Drainage Systems 566.00 800.00 1,886.00
Legal Services 0.00 500.00 0.00
Lift Maintenance 8,022.29 8,000.00 7,755.68
Minor Building Maintenance 4,404.54 8,000.00 2,826.99
Minor Building Maintenance - Insurance Claim Work 900.00 0.00 0.00
Pest Control Services 600.00 500.00 0.00
Plumbing Maintenance 6,981.25 2,000.00 3,944.90

Income and Expenditure Statement Ace Body Corporate Consulting Page 2
13/10/2025 15:16:55
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86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Income and Expenditure Statement (continued) Administrative Fund
Owners Corporation for Plan No. PS616638P 1 September 2024 to 31 August 2025
86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Expenditure
Actuals

01/09/24
31/08/25

Budget
01/09/24
31/08/25

Actuals
01/09/23
31/08/24

(PRIOR YEAR)

Pumps, Generators & Motors - service contract 790.00 1,500.00 0.00
Reimbursement 215.39 0.00 261.56
Security Services 33,096.00 0.00 66,276.00
Signs 0.00 0.00 60.00
Strata Manager - Insurance Claims 1,070.66 0.00 716.97
Strata Manager - Investment Management 86.52 0.00 0.00
Strata Manager - Taxation Management 1,431.81 1,300.00 1,212.72
Strata Manager - Trades Monitor/Compliance Fee 210.00 0.00 188.93
Strata Manager - additional services 6,855.84 2,000.00 3,570.91
Strata Manager - debt recovery 965.49 0.00 713.59
Strata Manager - management fees 11,454.55 12,027.27 12,027.27
Strata Manager - work order/quotes 909.00 300.00 1,689.00
Structural - Engineer 0.00 0.00 660.00
Sundry Expenditure 850.09 0.00 393.35
Taxes, Fees & Charges - GST rounding 0.10 0.00 (0.78)
Taxes, Fees & Charges - income tax 0.00 0.00 114.60
Telephone & Internet Services 1,257.70 1,000.00 955.80
Trees & Shrubs - Tree Removal 0.00 0.00 1,000.00
Valuer - insurance valuation 0.00 0.00 575.00
Waste Management Services 19,083.00 18,000.00 16,348.00
Water 2,444.80 1,600.00 1,543.55
Windows - cleaning 1,272.73 1,500.00 0.00

Total Administrative Fund Expenditure 256,513.48 190,057.27 268,277.59

Surplus / Deficit for period 61,502.48 (11,152.07) (81,985.45)

Summary

Opening Balance as at 1 September 2024 (150,808.82)

Total Revenue during period 318,015.96
Total Expenditure during period (256,513.48)

Administrative Fund balance as at 31 August 2025 ($ 89,306.34)

Income and Expenditure Statement Ace Body Corporate Consulting Page 3
13/10/2025 15:16:55



Income and Expenditure Statement Maintenance Fund
Owners Corporation for Plan No. PS616638P 1 September 2024 to 31 August 2025
86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Actuals
01/09/24
31/08/25

Budget
01/09/24
31/08/25

Actuals
01/09/23
31/08/24

(PRIOR YEAR)

Income

Investment Transactions - interest received 1,540.70 0.00 1,512.91
Levies - normal 68,090.44 68,090.91 0.00
Mutual Revenue - penalty interest 30.70 0.00 0.00

Total Maintenance Fund Income 69,661.84 68,090.91 1,512.91

Expenditure

Exterior Finishes - paints/finishes 151,600.00 0.00 0.00
Fire Protection Services 3,450.00 0.00 0.00
Garage Door Maintenance 3,075.00 0.00 0.00
Minor Building Maintenance 6,775.00 0.00 2,400.00
Roof 5,437.00 0.00 0.00
Security Services 0.00 0.00 27,987.00

Total Maintenance Fund Expenditure 170,337.00 0.00 30,387.00

Surplus / Deficit for period (100,675.16) 68,090.91 (28,874.09)

Summary

Opening Balance as at 1 September 2024 196,487.92

Total Revenue during period 69,661.84
Total Expenditure during period (170,337.00)

Maintenance Fund balance as at 31 August 2025 $ 95,812.76

Income and Expenditure Statement Ace Body Corporate Consulting Page 4
13/10/2025 15:16:55



Notes To Financial Statements
Owners Corporation for Plan No. PS616638P
86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Note 1 Summary of Accounting Policies
This special purpose financial report has been prepared for distribution to owners to fulfill the owners corporation's financial reporting
requirements.  The accounting policies used in the preparation of this report, as described below, are in the opinion of the owners corporation
manager appropriate to meet the needs of owners.  

(a)  The financial report has been prepared on the Accrual basis of accounting including the historical cost convention and the going concern
assumption.  
(b)  The requirements of Accounting Standards and other professional reporting requirements in Australia do not have mandatory applicability to
the body corporate because it is not a "reporting entity" as defined in those Standards.

Note 2 Levies in Arrears, in Advance, not Due and payments unidentified
Any items shown as "Levies in Arrears" and "Levies in Advance" in the Balance Sheet represent the position of all levies in arrears or
advance, as the case may be, as at the balance date.  Any items shown as "Levies not Due" in the Balance Sheet represent levies which have
a due date after the balance date. Any items shown as "Levy payments unidentified" in the Balance Sheet represent levy payments that have
been received, however could not be identified and therefore allocated to a unit correctly, these funds are held as a liability until they can be
correctly allocated. Any other charges against unit owners in arrears or payments in advance appear as liabilities and assets, as the case may
be, elsewhere in the Balance Sheet.

Note 3 Unallocated Monies Received
Any items shown as "Unallocated Monies Received" in the Balance Sheet represents amounts received for levies and/or items not yet billed and
are recognised as revenue on the day the levy and/or invoice is billed.

Note 4 Income Tax
Assessable income such as interest, dividends and other investment income derived by the Owners Corporation, is taxable at the current
company tax rate of 30%.  Assessable income received by the Owners Corporation in respect of common property, other than as stated
above, is taxable in the hands of individual owners as determined by Tax Ruling 2015/3.

Note 5 Depreciation
Common property, including assets fixed to it, is not beneficially owned by the owners corporation and is therefore not depreciable.  Non-fixed
assets that are purchased by the owners corporation are beneficially owned by it, but the purchase cost is expensed upon acquisition and not
depreciated.

Note 6 Unearned Revenue
Any items shown as "Unearned Revenue" in the Balance Sheet represents money received for a service or product that has yet to be fulfilled.
For example, pre-payment on a lease agreement. The revenue is a liability until it has been 'earned' by the owners corporation.

Note 7 GST Rounding
Any items shown as "GST Rounding" in the Income and Expenditure Statement represents the rounded amount not included in any amounts paid
to the ATO when calculating GST transactions.  This amount is net of GST.

Note 8 GST balance to collect
Any items shown as "GST balance to collect" in the Balance Sheet represents the GST portion of any invoices that are due and accrue in the
next financial year. EG. Interim contributions issued in this reporting period that are for a levy period in the next financial year.  The invoice (net
of GST) is not an asset as the accrual period has not started.  However the GST portion is considered both an asset and a liability as at the
invoice date.  The asset is reported as "GST balance to collect".

Note 9 Investment Account
Detail Amount
MBL 183334 286301346 4.70% TD M29/09/2025 | CLOSED 27580.71

$ 27,580.71

Note 10 Prepaid Expenses
Detail Amount
Ace Body Corporate Consulting  Management Fees & Fixed Disbursements 1282.25

$ 1,282.25

These notes ( other than notes added by the owners corporation manager ) are the subject of copyright and are generated by the software program "Strataware",
developed by Mystrata Pty Ltd ( www.mystrata.com ).  These notes explain how the accounts were prepared, what specific policies/rulings apply and futher clarify
the figures in the financial statement.  The form of accounts produced by Strataware has been settled by a prominent national firm of Chartered Accountants.  The
accuracy of data used to generate the accounts is the responsibility of the software user.



Notes To Financial Statements
Owners Corporation for Plan No. PS616638P
86-88 Beach Road SANDRINGHAM    VIC VIC 3191 ABN/ACN 81246205413

Note 11 Accounts Receivable
Detail Amount
ATO ( VIC, TAS, WA & SA )  GST Received/PAYG withholding 13781.00
TELSTRA CORPORATION LIMITED  Credit refund 6259619210 12.57

$ 13,793.57

Note 12 Levies in Arrears - also see note 2
Detail Amount
Lot: 27    Unit: 27 138.39

$ 138.39

Note 13 Unallocated Monies Received - also see note 3
Detail Amount
Lot: 9  Unit: 9 40.04

$ 40.04

Note 14 Levies in Advance - also see note 2
Detail Amount
Lot: 4  Unit: 4 1997.78
Lot: 5  Unit: 5 1997.78
Lot: 8  Unit: 8 1997.78
Lot: 9  Unit: 9 1997.78
Lot: 10  Unit: 10 1997.78
Lot: 11  Unit: 11 1997.78
Lot: 13  Unit: 13 1997.78
Lot: 14  Unit: 14 1997.78
Lot: 15  Unit: 15 1997.78
Lot: 16  Unit: 16 1997.78
Lot: 19  Unit: 19 1997.78
Lot: 21  Unit: 21 1997.78
Lot: 23  Unit: 23 1997.78
Lot: 25  Unit: 25 1997.78
Lot: 26  Unit: 26 1997.78
Lot: 28  Unit: 28 1997.78
Lot: 29  Unit: 29 1997.78
Lot: 30  Unit: 30 1997.78
Lot: 31  Unit: 31 1997.78
Lot: 33  Unit: 33 1997.78
Lot: 34  Unit: 34 1997.78

$ 41,953.38

Note 15 Accounts Payable Liability
Detail Amount
1st Energy Pty Ltd  Electricity charges ( please 18/06/2025 - 16/09/2025 741.51
Body Corporate Brokers Pty Ltd ( Accounts )     Insurance Premium 17/08/2025 - 17/08/2026 91902.82
Waste Wise Environmental Pty Ltd    ACC 309.000 Monthly Waste Service 01/08/2025 - 31/08/2025 1752.30

$ 94,396.63

Note 16 Accrued Expenses
Detail Amount
Accrual for under charged management fee 2054.79
Accrual for Reeder Property INV3387 600.00
Accrual for audit fee 1150.00

$ 3,804.79



Bank Account Reconciliation 1 September 2024 to 31 August 2025
Owners Corporation for Plan No. PS616638P ABN/ACN 81246205413
86-88 Beach Road SANDRINGHAM    VIC VIC 3191     Manager: Ace Body Corporate Consulting     consulting@acebcm.com.au

Summary
Closing Ledger Balance 14,709.39
Reconciled Bank Balance 14,709.39

Variance: 0.00

Ledger
Opening Balance 117,391.89
Plus Receipts 628,068.90
Less Payments 730,751.40

Closing Balance 14,709.39

Bank Account (BSB: 183-334     Account #: 2136-14514)
Bank Balance at 31/08/2025 94,583.51
Plus Outstanding Receipts - General Ledger 13,781.00
Less Outstanding Payments - General Ledger 93,655.12

Reconciled Bank Balance 14,709.39

Outstanding Receipts - General Ledger
Date Reference Amount
20/07/2025  - GST Received/PAYG withholding 13781.00

Total 13,781.00

Outstanding Payments - General Ledger
Date Payment Reference Amount
18/08/2025 2334 - Insurance Premium 17/08/2025 - 17/08/2026 91902.82
31/08/2025 2343 - ACC 309.000 Monthly Waste Service 01/08/2025 -

31/08/2025
1752.30

Total 93,655.12

Bank Account Reconciliation Printed from Urbanise Strata - www.urbanise.com - on 13 OCT 2025 Page 1
Owners Corporation for Plan No. PS616638P
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First draft for client 
review 

1.0 MS  BG (PE0003294) 
28 July 

2023 Signed report 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

BASIC Expert (Basic Expert) has prepared this document for the sole use of 
OCPS616638 (the Client) and for a specific purpose, each as expressly stated in the 
document. No other party should rely on this document without the prior written 
consent of Basic Expert. Basic Expert undertakes no duty, nor accepts any 
responsibility, to any third party who may rely upon or use this document. This 
document has been prepared based on the Client’s description of its requirements and 
Basic Expert's experience, having regard to assumptions that Basic Expert can 
reasonably be expected to make in accordance with sound professional principles. 
Basic Expert accepts no liability for information provided by the Client and other third 
parties used to prepare this document or as the basis of the analysis. Subject to the 
above conditions, this document may be transmitted, reproduced or disseminated only 
in its entirety. 
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1. Executive Summary: 

1.1.1 Basic Expert conducted a study to determine whether the combustible cladding on 
this building complies with the Building Code of Australia and if rectification is 
necessary. Our findings reveal that rectification work is required. The Client, 
OCPS616638, should inform their insurer and ascertain if the presence of 
combustible cladding will result in increased insurance premiums and/or excess, 
and if so, whether this increase will justify more extensive rectification work. 

1.1.2 We prepared this report for discussions with relevant authorities, who may request 
a more formal report adhering to the Australian Fire Engineering Guidelines (AFEG) 
and/or the Engineers Australia Society of Fire Safety (SFS) Practice Guide 
Facade/External Wall Fire Safety Design. If required, Basic Expert will collaborate 
with the Client to create this report. 

1.1.3 Additionally, the Client might consider seeking a determination from the Building 
Appeals Board (BAB) regarding the suitability of the proposed rectification works. 
The need for this action depends on the scope of the rectification work and can be 
helpful in addressing any Client concerns. Alternatively, an independent peer review 
or our findings will be required. 

Thank you, 
 

 
 
Bill Gleeson | Grad Dip FSE, BSc, AIFireE 
PE0003294 
Fire Safety Engineer| Basic Expert
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4. Building Description 

4.1 Site Plan 
 
 

 
Figure 1—Site plan 

 
  







REV 1.0 [CLADDING ASSESSMENT]  [0664_3191_BEACH_OCPS616638] 

BASIC EXPERT  11 OF 32 

5. Document Mark-ups 

5.1.1 Figure 2  through Figure 5 highlight the cladding details. Note the [Drawing] provided are incorrectly labeled, figures have been labeled 
to be consisent with real world orientation shown within Figure 1—Site plan. 

 

 

 

Figure 2—West Elevation 
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Figure 3—South Elevation 
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Figure 4—East Elevation 
 

 

 

Figure 5—North Elevation 
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Figure 6— Ground floor top elevation 
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7. Results 

7.1 Findings 

7.1.1 Testing of samples of the cladding by an ICA-approved laboratory returned core 
composition of the cladding within [CETEC] report investigating cladding and 
insulation: 

7.1.1.1 ACP-PE core was found to be 94% Ethylene-Vinyl Acetate with 4% Calcium 
Carbonate. 

7.1.1.2 ACP within this range is considered Category A by the ICA and refered to as ACP-PE 

7.1.1.3 Ethylene-Vinyl Acetate  is combustible, so ACP-PE has a combustible core. 

7.1.2 The insulation was glass wool [CETEC]. 

7.1.2.1 Glass wool is non-combustible. 

7.1.3 Testing of timber samples [Wood] returned wood species within as: 

7.1.3.1 Blackbutt (Eucalyptus pilularis) with an estimated AD (air dried) density of 900 
kg/m3. 

7.1.3.2 Blackbutt is combustible. 

7.2 ACP 

7.2.1 Based on the areas sampled according to the [QLD Guideline], there is no reason to 
consider that there was any other type of combustible cladding used. 

7.2.2 The ACP-PE was used as an attachment on the concrete blockwork on level 1 and 2. 

7.2.3 ACP-PE is most prominent on the south elevation, with some on the east and west 
elevations. 

7.2.4 ACP-PE is used as an attachment to concrete walls on the south, east and west 
elevations on the balconies on the first (concrete exeternal wall) and second (FC 
sheeting external wall) floors. 

7.2.5 Compliance assessment against Deemed-to-Satisfy Provisions— 

7.2.5.1 ACP-PE attachments fail the Attachments Clause, as they are located around and 
above the exit discharges and could make these exits unusable in fire. 

7.2.6 As the ACP-PE fails the Deemed-to-Satisfy requirements, we will assess compliance 
against the Performance Requirements to determine if the material could possibly 
comply through this alternative pathway. 
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7.3 Timber 

7.3.1 Timber was used as an attachment to the external concrete walls. 

7.3.1.1 Timber was used as an attachement as part of the planter boxes, attached to the 
concrete wall, within the open air area of the eastern block. 

7.3.1.2 Timber was used as an attachement as as part of the dividing walls between units 
on the south elevation of the units on the eastern block. 

7.3.1.3 Timber attachments do not fail the Attachments Clause, as they are not located 
around and above the exit discharges and would not make these exits unusable in 
fire. As such, while it is combustible, it can be considered compliant. 

7.4 Compliance 

7.4.1 Compliance with Performance Requirement CP2 as the building currently stands: 

(a) A building must have elements which will, to the degree necessary, avoid the 
spread of fire— 

Requirement Pass/Fail Justification 

(i) To exits Fail 
ACP-PE Cladding is used at 
the entrance and could block 
exit in fire 

(ii) To sole-occupancy 
units and public 
corridors 

Fail 
ACP-PE Cladding may 
promote fire between units 

(iii) Between buildings Fail 
Cladding is within 3 m of the 
boundary 

(iv) In a building Fail 
Cladding fire may promote 
fire spread within building 

7.4.2 Compliance with Performance Requirement CP4 as the building currently stands: 

A material and an assembly must, to the degree necessary, resist the spread of fire to 
limit the generation of smoke and heat, and any toxic gases likely to be produced, 
appropriate to— 

Requirement Pass/Fail Justification 
(a) The evacuation 

time 
Fail Combustible cladding is 

at the exit 
(b) The number, 

mobility, and 
other 
characteristics of 
occupants 

Fail Class 2 building will have 
sleeping occupants 

(c) The function or 
use of the building Fail Class 2 building will have 

sleeping occupants 
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(d) Any active fire 
safety systems 
installed in the 
building 

Pass Sprinklered throughout 

7.4.3 The cladding therefore does not comply with performance requirements. 

7.5 Analysis 

7.5.1 The analysis process in this report generally follows the [SFS Practice Guide] 
outlined in Appendix A. Refer to Appendix B for verification of Phase 1 procedures 
(aspects of Phase 3 also verified). 

7.5.2 Since the cladding does not comply, rectification is necessary. 

7.5.3 When specifying the removal of a section of cladding, "removal" means replacement 
with a compliant product. 

7.5.3.1 Compliance with Performance Requirements CP2 and CP4 can be achieved with 
partial retention of combustible cladding. 

7.5.3.2 Retention of cladding is subject to the development of a peer reviewed fire 
engineering risk assessment, which requires further investigation and is beyond 
the scope of this report. 

7.5.3.3 The removal or retention of combustible insulation must also be examined 
through this fire engineering risk assessment, and additional samples may be 
collected. 

7.5.4 Compliance with Performance Requirement CP2 after rectification measures are 
implemented: 

(a) A building must have elements which will, to the degree necessary, avoid the 
spread of fire— 

Requirement Pass/Fail Justification 
(i) To exits Pass 

Combustible cladding removed 
or addressed in a performance 
solution 

(ii) To sole-occupancy 
units and public 
corridors 

Pass 

(iii) Between buildings Pass 
(iv) In a building Pass 

7.5.5 Compliance with Performance Requirement CP4 after rectification measures are 
implemented: 

A material and an assembly must, to the degree necessary, resist the spread of fire to 
limit the generation of smoke and heat, and any toxic gases likely to be produced, 
appropriate to— 
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Requirement Pass/Fail Justification 
(a) The evacuation 

time Pass 

Combustible cladding 
removed or addressed in 
a performance solution 

(b) The number, 
mobility, and 
other 
characteristics of 
occupants 

Pass 

(c) The function or 
use of the building 

Pass 

(d) Any active fire 
safety systems 
installed in the 
building 

Pass 
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8. Recommendations 

8.1 Summary 

8.1.1 To comply with the Deemed-to-Satisfy Provisions of the Building Code of Australia, 
all combustible cladding must be removed. Removing the cladding in its entirety 
achieves the objectives of Phases 2 and 3 required by [SFS Practice Guides]. 

8.1.2 Compliance with the Building Code of Australia can also be achieved by adhering to 
the Performance Requirements, a compliance pathway that allows combustible 
cladding to be retained. 

8.1.2.1 To meet the requirements of the Building Code of Australia, if cladding on the 
building is retained, removal of sections and completion of a fire engineering risk 
assessment, as discussed in 7.5, are necessary. 

8.1.2.2 Moreover, the Client must complete Phases 2 and 3 of the [SFS Practice Guide] and 
consult with their insurer to determine if there will be increased premiums or 
excess for common coverage. They should then decide if that increase is justified 
or if removing all the cladding is more economical. 

8.1.3 If the cladding is not entirely removed and replaced with a non-combustible 
product, we strongly recommend obtaining a Building Appeals Board 
determination. At a minimum, any final recommendation by Basic Expert Pty Ltd 
will require an independent peer review (the BAB determination also serves to meet 
this requirement). 
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Sample 1, ACP, Unit 24, 
level 1, south elevation 

 

Sample 2, insulation, 
concrete wall, Unit 24, 
west elevation  
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Sample 3, ACP, Unit 24, 
level 1, west elevation 

 

Sample 4, render, 
Courtyard, ground level, 
north elevation 
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Sample 5, insulation, 
lightweight wall, Unit 34 

 

Sample 6, timber, open 
air common area 
between east block and 
west block, ground level 

Figure 7—caption 
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Short/medium/long term measures Rectification measures outlined in section 
7.5. 

Review project goals and objectives with 
stakeholders 

Yet to be considered. 

Fire risk rating is within acceptability 
criteria 

Yet to be considered. 
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Figure 8—North Elevation 
 

 

 

Figure 9—East Elevation 
 

 

 

Figure 10—West Elevation 
 

 

 

Figure 11—South Elevation 
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Figure 12—Ground Floor Elevation 
 



 
 
 
 

 
19 December 2024 
 
Emily MacKintosh 
Ace Body Corporate Consultants 
PO Box 5583 
Mordialloc VIC 3195 

SRW Land Surveys Pty Ltd 
Unit 36, 28-36 Japaddy Street 

MORDIALLOC VIC 3195 

 

Dear Emily, 

Re: Title interpretation and site visit: Nautica, 86-88 Beach Road, Sandringham, PS616638P 

The following report outlines our recent site visit with Megan Susnja.  

(1) Basement Level: The storage cage labelled Lot Pt 33 is wholly contained within the wire 
mesh fence and the title boundary is the inside face of the concrete walls. The carpark 
and storage area of Lot Pt 31 was also viewed and appears to be close to the 
documented title boundary as noted on PS616638P. 

(2) Lower Ground Floor: The storage cage labelled Pt 31 was measured and confirmed that 
the corner storage cage is not allocated to any individual lot on the plan. This storage 
area is contained in Owners Corporation No.1 and can be used in any way as 
determined by the OC. 

(3) Lower Ground Floor: We viewed the Common Property No.1 central landscaped area 
located along the eastern boundary between Lots 1 & 4 (Pts). (see photos attached).  
Common Property extends all the way to the eastern boundary of PS616638P. 
The metal picket fences constructed adjacent to Lots 1 & 4 (Pts) courtyards appear to 
be very close the documented title boundary as noted on PS616638P between lots 1, 4 
(Pts) and Common Property No.1.  
Please consult the Owners Corporation Rules (OC004788F 29/07/2009) for clarity on type 
of fence allowed to be constructed and approval processes required. 

(4) Ground Level: The new fence constructed by Lot Pt 6 appears to be close to the 
documented title boundary as noted on PS616638P. 

Megan and I discussed the gate which exists adjacent to the Right of Way noted on PS616638P. 
The gate is located at the northern end of the eastern boundary of title. It may be possible to 
create an easement for access to this gate, across Lot Pt4, Lot Pt1 & Pt 6. You should seek Legal 
Advice on this matter before proceeding. 

I hope this preliminary report helps gain some clarity to the Plan of Subdivision PS616638P  

Kind regards 

 

 

Stephen R. Watt L.S. 

0438 711 019 
stephen.watt@srwlandsurveys.com.au 
www.srwlandsurveys.com.au 
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Cladding Risk Category  

Cladding Risk 
Category 

Risk Description Action 

 
Low 

Low residual cladding risk. 
Minimal risk to occupant 
safety. 

Owner ESM maintenance and building 
operations to continue – expected limited 
or no required cladding intervention 
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4 Cladding Risk Identification 

1. Aerial View 
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2. North Elevation 

Description:   
This elevation consists predominantly of compressed cement sheet as identified in the VBA iAuditor inspection report.  
ACP is provided to the leading edge, capping with a small downturn on the inside edge of the balcony balustrades located at the northern end of the western 
elevation.  
The ACP is restricted to the first and second floor balustrades only and has been highlighted in red for clarity. 
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4. West Elevation 

Description:  
This elevation consists predominantly of compressed cement sheet and ACP as identified in the VBA iAuditor inspection report.  
The ACP is provided to the leading edge, capping with a small downturn on the inside edge of the balcony balustrades to the first and second floors.  
The ACP has been highlighted in red for clarity. 
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Low risk justification:  
The ACP is restricted to the leading edge, capping and small downturn on the inside face of the balustrade. 
There is no vertical connectivity between levels due to vertical displacement between the two ACP balustrades. For more regarding this rule see section 
6.3 of G.02 – IF-SCAN Procedure/Method. 
The ACP to this elevation does not generate a CFSR, as the balustrades do not return into the SOUs and are not in proximity of the SOU windows.  
 
In accordance with the cladding risk assessment in Section 3, that this building is sprinkler protected, this elevation is assessed to pose a Low risk. 
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Gates to the courtyards of SOU’s 10 & 11 

 
Main Entry/Exit Door 

 
 

 
Gates to the courtyards of SOU’s 31 & 33 

 
Gates to the courtyards of SOU’s 32 & 34 
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Although the building is technically provided with multiple exits, a conservative approach has been 
adopted for the purposes of the Egress Assessment.  
 
That is, the building is considered to have a single exit only. Information is provided on the various 
alternative exits to provide the reader with a complete understanding of the building and its various 
exits. 
 
Accordingly, the provisions of PMCR F.05 – Intervention to Assist Egress have been applied for this 
egress assessment as a single exit only. 
 
Building with Single Exit: 
 

 Is there in-
scope 

material 
around or 
above the 

exit? 

Can the 
combustible 
cladding be 
considered 
as trivial? 

Is there 
combustible 

cladding above 
the exit? 

Is there a 
structure 
above the 

exit that will 
protect 

occupants? 

Is there an 
ignition source 
for combustible 
cladding above 

the exit? 

Primary Exit Yes No Yes Yes Yes 

 

Is the exit 
cladding 
linked to 

SOU or other 
internal 
common 

area? 

Is there 
sprinkler 

protection 
to a linked 

SOU or 
other 

internal 
common 

area? 

Is there 
sprinkler 

protection to 
the exit? 

Does the 
geometry of 

the exit 
provide safe 
egress for 

occupants? 

Does 
combustible 

element 
extend to 

ground level 
allowing for 
benign fire 
ignition? 

Are remedial 
actions 

recommended? 

Yes Yes No Yes No No 

 
The above egress assessment is in accordance with the procedure outlined in F.05 – PMCR 
Interventions – Interventions to Assist Egress. 
 
The floor plans below provide the location of the exits provided to the building with exits located at 
the western end of the building.  
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Ground Floor Plan: 
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Basement carpark plan: 
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Primary Exit: Via Main Entry Foyer  

Description:  
The exit discharges occupants onto beach Road from the main foyer entry/exit door located at the front of 
the building on the western elevation.  
Occupants are in proximity to ACP provided to the first floor balcony balustrades on each side of the exit.  
A canopy, provided with non-combustible cladding elements material is located above the exit door.  
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Low risk justification:  
The canopy located over the exit will shield occupants utlising the exit from radiant heat and falling debris 
in a fire event. 
The glazed, sliding exit door provides occupants with a clear line of sight allowing occupants to assess 
the tenability of the exit. 
PMCR does not assess simultaneous fire scenarios and as such only one of the two balustrades could be 
on fire at a single time. This would allow occupants to move laterally along the exit path to generate 
further separation from the fire. 
Applying PMCR F.05 – Intervention to Assist Egress and following the Logic Tree provided in Appendix B 
of PMCR F.05 results in “No further action required”  
Conclusion: No remedial action recommended. 
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Alternative Exits: Via Private Courtyards 
As mentioned previously, the ‘alternative exits’ have not been considered as part of the Egress 
Assessment, however information is provided to ensure a complete understanding of the building’s 
exits is provided to the reader. 

Description:  
Units 10 & 11 are provided with courtyards that have private access to and from Beach Road.  
These exits are in proximity to the ACP that is used to the first-floor balcony balustrades above. 
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Low risk justification:  
These exits do not require remediation as these exits are alternative to the primary exit which has been 
assessed to be low risk.  
No remedial action recommended 
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Alternative Exits: Via Private Egress Paths 
As mentioned previously, the ‘alternative exits’ have not been considered as part of the Egress 
Assessment, however information is provided to ensure a complete understanding of the building’s 
exits is provided to the reader. 

Description:  
Units 31 to 34 are provided with their own private egress paths discharging onto Beach Road. 
There is no ACP in proximity to these exits or egress paths. 

  
Low risk justification:  
There is no ACP in proximity to these exits or egress paths.  
No remedial action recommended 
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Hazard Assessment Summary: No. Items: 
High Risk Hazards Identified 0 
Moderate Risk Hazards Identified 2 
Low Risk Hazards Identified 5 
Maintenance Issues Identified 13 
Recommendations / Additional Notes 4 

 

 

 
 

OH&S Site Inspection Report 
 

REPORT No: OHS 33371 
INSPECTION DATE: 7/3/2024 

INSPECTED by: LLA 
 

 
 
 

 
 

 

PROPERTY DETAILS 
Property Description: Four Storey Residential Apartment Development with Basement Carpark 
Contact/Representative: Matthew Dodd - Ace Body Corporate Consulting 
Address: Nautica, 86-88 Beach Road, Sandringham VIC 3191 
OC No: 616638 

mailto:%20info@mabi.com.au


Report No: OHS 33371 
Inspection Date: 7/3/2024 
 

    

 
Page | 2 

 
 

 
 

Contents 
1. REPORT PURPOSE ............................................................................................................................ 3 

1.1. SCOPE ...................................................................................................................................... 3 

1.2. BUILDING PURPOSE ................................................................................................................. 4 

2. OWNERS CORPORATION STATUS REPORT ......................................................................................... 4 

2.1. INSTRUCTIONS ......................................................................................................................... 4 

2.2. THE PREMISES .......................................................................................................................... 4 
2.2.1. BUILDING CLASSIFICATION ........................................................................................................................ 4 
2.2.2. DESCRIPTION ............................................................................................................................................. 4 

2.3. INSPECTION ............................................................................................................................. 4 

3. RISK ASSESSMENT ............................................................................................................................ 4 

RISK ASSESSMENT PRIORITY LEVEL ....................................................................................................... 5 

4. RISK CONTROLS & PRIORITIES ........................................................................................................... 5 

5. SUMMARY REPORT .......................................................................................................................... 6 

6. REPORT............................................................................................................................................ 7 

7. CHECKLIST ....................................................................................................................................... 18 
 
 
 
 
 
 
  









Report No: OHS 33371 
Inspection Date: 7/3/2024 
 

    

 
Page | 6 

 
 

 

5. SUMMARY REPORT 
 

1 External Grounds, Parking 
Driveways & Paths 

1.1 Fences & Barrier Walls 
REFER 
NOTE - 
PART 6 

1.2 Surface Condition  
REFER 
NOTE - 
PART 6 

1.3 Unloading & Work Area NOT 
APPLICABLE 

1.4 Vegetation OK 

1.5 Vehicle Access 
REFER 
NOTE - 
PART 6 

 

2 Buildings  

2.1 Access & Exits OK 

2.2 Glazing 
REFER 
NOTE - 
PART 6 

2.3 Internal & External Doors 
REFER 
NOTE - 
PART 6 

2.4 Internal Hallways OK 

2.5 Lighting 
REFER 
NOTE - 
PART 6 

2.6 Protrusions 
REFER 
NOTE - 
PART 6 

2.7 Signage OK 

2.8 Stairs & Balustrades 
REFER 
NOTE - 
PART 6 

2.9 Storage  
REFER 
NOTE - 
PART 6 

2.10 Surfaces 
REFER 
NOTE - 
PART 6 

2.11 Working at Heights 
REFER 
NOTE - 
PART 6 

 
 
 
 
 
 
 
 
 
 
 

3 Emergency Planning & Essential 
Safety Measures 

3.1 Emergency Diagram 
REFER 
NOTE - 
PART 6 

3.2 Essential Safety Measures 
REFER 
NOTE - 
PART 6 

 

4 Services & Amenities  

4.1 Electrical 
NOT 

ACCESSIBLE
/NOT 

ASSESSED 

4.2 Gas NOT 
APPLICABLE 

4.3 Kitchens NOT 
APPLICABLE 

4.4 Plant Room & Equipment 
REFER 
NOTE - 
PART 6 

4.5 Plumbing 
REFER 
NOTE - 
PART 6 

4.6 Toilets NOT 
APPLICABLE 

4.7 Ventilation 
NOT 

ACCESSIBLE
/NOT 

ASSESSED 

4.8 Waste  
REFER 
NOTE - 
PART 6 

 

5 Hazardous Substances  

5.1 Asbestos 
REFER 
NOTE - 
PART 6 

5.2 Storage 
REFER 
NOTE - 
PART 6 

 

6 Miscellaneous  

6.1 Miscellaneous 
REFER 
NOTE - 
PART 6 

6.2 Amenities NOT 
APPLICABLE 
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6. REPORT 
 
Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

1 1.1 - Fences & Barrier 
Walls 
 
 
2 - MODERATE 
 
 

Front Left Hand Side 
Timber Retaining Wall 

A section of the timber retaining 
wall is loose and may be / become 
prone to collapse onto the public 
footpath. 

Engage a suitably qualified 
contractor to repair the wall to 
ensure it is stable and free of 
hazards.  

 
2 2.8 - Stairs & Balustrades 

 
 
2 - MODERATE 
 
 

- Steps & Landing to 
Units 10 & 11 

- Balustrades on 
Landing from Steps 
to Units 10 & 11 

There are several issues along the 
stairs, landing and balustrade which 
present a risk of trips and falls: 
- Damaged and rotted timber on 

the landing has left a hole 
(approx. 60mm wide, 100mm 
deep) in decking which is a trip 
hazard near the top of the stair 
flights.  

- Tread nosings are loose and 
wobbly which may increase the 
risk of falls. 

- One of the balustrades is 
significantly loose which 
reduces the effectiveness of fall 
prevention.  

As a matter of priority, engage a 
suitably qualified contractor to 
repair the deck, resecure the tread 
nosings, and resecure the 
balustrade to minimise the risk of 
trips and falls.  
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

3 5.2 - Storage (Hazardous 
Materials) 
 
 
3 - LOW 
 
 

Main Switch Room At the time of inspection, a small 
quantity of chemical products (e.g. 
paints) were being stored on 
common property. 
 
NB: Chemical products have 
generally been removed since the 
prior inspection.  
 

Ensure hazardous and chemical 
materials are kept out of reach of 
children and stored as per their 
relevant MSDSs - Remove if 
required.  
 
Ensure outdated or redundant 
products are appropriately 
removed to minimise storage. 

 

4 1.2 - External Surface 
Condition 
 
 
3 - LOW 
 
 

Central Courtyard Decks The timber decking boards are 
somewhat aged, are rotted in some 
locations, and some boards are 
wobbly and uneven (approx. 10-
15mm) which are a potential trip 
hazard. 

Maintain as appropriate to ensure 
the boards are secure, even, and 
free of trip hazards.  

 
5 1.5 - Vehicle Access 

 
 
3 - LOW 
 
 

Traffic Safety Observed traffic safety provisions 
include: 

- Line markings. 
- Cautionary signage to alert 

drivers of pedestrians. 
- Traffic mirrors. 
- Traffic arrows. 

 
No speed limit / shared zone 
signage is displayed to provide 
caution and safe driving speed.  

Install speed limit / shared zone 
signage at the driveway entry to 
promote caution and safe driving 
speed along the driveway. 
 
Ensure existing provisions are 
maintained and monitor the traffic 
environment for specific hazards 
and record and investigate any 
reported concerns, incidents and 
near misses to allow development 
of targeted safety improvements.  
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

6 2.6 - Protrusions 
 
 
3 - LOW 
 
 

Deck Near Hydrant 
Booster 

A water service component (valve 
or access point) is protruding 
(approx. 15mm) through the timber 
deck which is a potential trip hazard 
on a high traffic pedestrian access 
route. 

Highlight the surrounding deck with 
contrasting high-visibility paint to 
increase caution and safety or 
consider a suitable method for 
covering the protrusion.  

 
7 2.10 - Building Surfaces 

 
 
3 - LOW 
 
 

Entry Tiling Tiled surfaces can become slippery 
in wet conditions.  
 
NB: No slip resistance testing was 
conducted at the time of inspection. 

Consider applying a slip resistant 
coating on the tiles to improve slip 
resistance and safety, especially if 
there have been any reported 
incidents, near misses, or concerns. 

 
8 6.1 - Miscellaneous 

 
 
4 - MAINTENANCE ISSUE 
 
 

Vehicle Exit Marking alerting drivers to beware 
of pedestrians are installed on the 
driveway and vision is reasonable 
along the public footpath.  

Ensure existing signage is 
maintained and monitored for 
hazards.  

 
9 2.5 - Lighting 

 
 
4 - MAINTENANCE ISSUE 
 
 

Common Lighting Common lighting is installed on site. 
No major issues noted. 
 
Some lights were not illuminating in 
the north hallway on level 1. 

Ensure that common lighting 
undergoes regular maintenance 
and is operational.  
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

10 3.2 - Essential Safety 
Measures 
 
 
4 - MAINTENANCE ISSUE 
 
 

Throughout Property Buildings with essential safety 
measures require an Essential 
Safety Measures Report (AESMR) to 
be conducted annually before the 
anniversary of the date of 
occupancy permit (18 August). 

The AESMR is an audit of, and done 
in addition to, the routine servicing 
of the ESMs and is best conducted 
by an independent third party.  
 
Ensure that an AESMR is being 
conducted as per the regulations. 
 
NB: ESM services may be 
responsibility of OC 1 despite 
location.  

 

11 4.4 - Plant Room & 
Equipment 
 
 
4 - MAINTENANCE ISSUE 
 
 

Main Switch Room At the time of inspection, a minimal 
quantity of items (e.g. spare 
building materials) were being 
stored inside the switch room. 

The switchboard room and 
switchgear is designed in 
accordance to AS3000 and AS3439 
and requires that all areas around 
the cabinet are kept clear and not 
obstructed (minimum 1000mm of 
all surrounds and minimum 600mm 
from open cabinet doors).  
 
Monitor storage, ensure orderly 
storage of items, and remove any 
non-essential materials / items to 
prevent excessive clutter. 
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

12 2.10 - Building Surfaces 
 
 
4 - MAINTENANCE ISSUE 
 
 

Hallway Carpets Wrinkles are noted in various 
locations on the hallway carpets. 
Trip hazards can arise with wear 
and tear of carpet.  
 
NB: Some carpet has been replaced 
along the passageway to units 1 
and 2. 

No immediate hazards, 
 
Monitor condition and repair or 
replace as / when appropriate to 
ensure the carpets are maintained 
in a good and hazard free condition.  

 

13 2.9 - Storage (General) 
 
 
4 - MAINTENANCE ISSUE 
 
 

- Access Area to Units 
33 & 34 

- Ground & Lower 
Ground Level 
Hallways 

- Entry to Central 
Courtyard 

- Around Central 
Courtyard Planters 

 

At the time of inspection, suspected 
private items (e.g. pot plants) were 
being stored on common property 
which may contravene Owners 
Corporation Rules. Accumulation of 
items may result in clutter, 
obstructions, or trip hazards.  
 
Allowing items to be stored on 
common property can also 
encourage more widespread 
storage. 

Ensure occupants are aware of the 
Owners Corporation rules regarding 
storage of private items on 
common property and advise 
removal or store appropriately (if 
permission from the Owners 
Corporation is granted).   

 
14 2.10 - Building Surfaces 

 
 
4 - MAINTENANCE ISSUE 
 
 

Main Switch Room 
Around Door to Ground 
Level Lobby 

Mabi Services has been advised 
that the plaster around the door 
may not meet the required fire 
resistance levels. 

Ensure essential safety measures 
pertaining to fire integrity and 
resistances are being inspected as 
per the occupancy permit and 
review advice from contractors 
regarding any defects or further 
investigations required.   
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

15 2.9 - Storage (General) 
 
 
4 - MAINTENANCE ISSUE 
 
 

Parking Spaces & Cages At the time of inspection, private 
items were being stored on various 
private yet commonly accessible 
parking spaces and packed over the 
top of some storage cages which 
can interfere with the sprinkler 
system in the event of a fire. 
Accumulation of items on parking 
spaces can also result in clutter, 
obstructions, or trip hazards.  

Ensure private storage does not 
obstruct the sprinkler heads. 
Consider installing signage advising 
occupants to not store items above 
a certain height relevant to the 
sprinkler heads. Consult ESM 
service provider for specific 
requirements regarding clearance 
around sprinkler heads for this 
property. 
 
Ensure occupants are aware of 
relevant Owners Corporation rules 
regarding storage of items on 
private yet commonly accessible 
property. It is recommended that 
storage of items be restricted to 
within cages, avoided, or kept to a 
minimum. 

 

 

16 2.3 - Internal & External 
Doors 
 
 
4 - MAINTENANCE ISSUE 
 
 

Carpark Roller Door At the time of inspection, the 
carpark roller door was damaged 
and out of service.  

Repair or replacement works are 
being arranged.  
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

17 4.8 - Waste  
 
 
4 - MAINTENANCE ISSUE 
 
 

Basement Fan Room A small quantity of waste materials 
was noted in the basement fan 
room.  

No immediate hazards. 
 
Remove waste or redundant items 
to ensure the area is kept 
maximally clear.  

 
18 4.5 - Plumbing 

 
 
4 - MAINTENANCE ISSUE 
 
 

- Basement Above Car 
Space 34 

- Water Meters 

A leak has been identified from an 
overhead service pipe in the 
basement.  
 
A minor leak is present around the 
water meters.  

Mabi Services has been advised 
that the leak in the basement has 
been investigated and rectification 
is being pursued.  
 
Engage a suitably qualified 
contractor to seal leaks around the 
water meters to prevent excessive 
water accumulating on the floor.   

 

 
19 5.1 - Asbestos 

 
 
4 - MAINTENANCE ISSUE 
 
 

N/A  Some original building structures 
(i.e. units 31-34) predate the 
construction date of the main 
buildings and may therefore 
Asbestos Containing Material 
(ACM) may be present on site.  

Although it is probable that any 
ACMs were removed during 
redevelopment works, if there are 
any uncertainties as to the status of 
materials it is advised that an 
Asbestos Inspection conducted for 
this site, and a register be stored on 
site to make available to contactors. 
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

21 2.11 - Working at Heights 
 
 
5 - RECOMMENDATION 
 
 

Roof (Not Accessed, 
Limited Views Only) 

Regulations for the prevention and 
management of fall risks apply for 
all works where there is a risk of 
falls. 
 
Working on roofs is considered 
high-risk construction work where 
there is a risk of an involuntary fall 
greater than 2 metres.  
 
No working at heights provisions 
are evident. 

Ensure that workers / contractors 
are suitably qualified and hold 
appropriate working safely at 
heights training and are aware of 
the OH&S working at height 
requirements (i.e. OH&S 
Regulations 2017 Part 3.3) prior to 
beginning work or consider 
consulting a working at heights 
systems installer to assess the roof 
and make recommendations for 
improvement (e.g. installation of 
anchor points, fall prevention rails, 
fixed ladders etc.). 
 
Ensure contractors are advised of 
any known hazards with regards to 
working at heights (e.g. damaged, 
fragile, unstable, or slippery 
surfaces on the roofs, plant near 
live edges) to fulfill duty of care and 
to assist contractors in conducting 
their job safety analysis. 
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Item 
No 

Clause / Risk Assessment Location Non Conformance/Potential Safety 
Hazard 

Recommendation Photo 

23 6.1 - Miscellaneous 
 
 
5 - RECOMMENDATION 
 
 

Visitor Parking The parking spaces border the 
building walls which may therefore 
be prone to vehicle impact. Wheel 
stops and barricading are generally 
installed on other parking spaces 
but not on the visitor parking 
spaces.  

Consider installing wheel stops on 
the parking spaces to prevent 
impact with the wall / fence / 
neighbouring building. 

 
24 2.10 - Building Surfaces 

 
 
5 - ADDITIONAL NOTE 
 
 

Façade Cladding Mabi Services has been advised 
that combustible cladding has been 
identified on the building. 

The Owners Corporation is awaiting 
advice from Cladding Safety 
Victoria.  
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7. CHECKLIST 
 
Item 
No 

Item Reference Risk Level Action Taken By Whom Date Completed  Quote Proceed No Action 

1 1.1 - Fences & Barrier Walls 2 - MODERATE        

2 2.8 - Stairs & Balustrades 2 - MODERATE        

3 5.2 - Storage (Hazardous 
Materials) 

3 - LOW        

4 1.2 - External Surface Condition 3 - LOW        

5 1.5 - Vehicle Access 3 - LOW        

6 2.6 - Protrusions 3 - LOW        

7 2.10 - Building Surfaces 3 - LOW        

8 6.1 - Miscellaneous 4 - MAINTENANCE ISSUE        

9 2.5 - Lighting 4 - MAINTENANCE ISSUE        

10 3.2 - Essential Safety Measures 4 - MAINTENANCE ISSUE        

11 4.4 - Plant Room & Equipment 4 - MAINTENANCE ISSUE        

12 2.10 - Building Surfaces 4 - MAINTENANCE ISSUE        
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Item 
No 

Item Reference Risk Level Action Taken By Whom Date Completed  Quote Proceed No Action 

13 2.9 - Storage (General) 4 - MAINTENANCE ISSUE        

14 2.10 - Building Surfaces 4 - MAINTENANCE ISSUE        

15 2.9 - Storage (General) 4 - MAINTENANCE ISSUE        

16 2.3 - Internal & External Doors 4 - MAINTENANCE ISSUE        

17 4.8 - Waste  4 - MAINTENANCE ISSUE        

18 4.5 - Plumbing 4 - MAINTENANCE ISSUE        

19 5.1 - Asbestos 4 - MAINTENANCE ISSUE        

20 3.1 - Emergency Diagram 4 - MAINTENANCE ISSUE        

21 2.11 - Working at Heights 5 - RECOMMENDATION        

22 2.2 - Glazing 5 - RECOMMENDATION        

23 6.1 - Miscellaneous 5 - RECOMMENDATION        

24 2.10 - Building Surfaces 5 - ADDITIONAL NOTE        
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1300 762 295 
 info@mabi.com.au      
 www.mabi.com.au Maintenance Plan Forecast 
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PROPERTY DETAILS 
Property Description: Low-Rise Residential Apartment Development with Secure Basement 
Contact/Representative: Matthew Dodd - Ace Body Corporate Consulting 
Address: Nautica, 86-88 Beach Road, Sandringham, VIC, 3191 
OC No: 616638 
 
 

mailto:%20info@mabi.com.au
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Basement Entry Ramp  Rear Courtyard 
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7.3. Cashflow Graphs 

Owners Corporation No 1 

Starting Balance: $160,989 
Budget (Year 1): $84,259 
Budget Increase (p.a): 5.0% 
Avg. Cost Per Lot: $2,478 

Figures are GST Inclusive 

NB: Establishment of maintenance plan to undertake initial works in year 2 & 3. Post works a budget review 
is recommended.  
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Owners Corporation 
Statement of Advice and Information for Prospective Purchasers 
and Lot Owners 

Schedule 3, Regulation12, Owners Corporations Regulations 2007 OC 10 (12/07) 

 
  

What is an Owners Corporation? 
The lot you are considering buying is part of an Owners Corporation. Whenever a plan of subdivision creates common 
property, an Owners Corporation is responsible for managing the common property. A purchaser of a lot that is part of an 
Owners Corporation automatically becomes a member of the Owners Corporation when the transfer of that lot to the purchaser 
has been registered with Land Victoria. 

If you buy into an Owners Corporation, you will be purchasing not only the individual property, but also ownership of, and the 
right to use, the common property as set out in the plan of subdivision. This common property may include driveways, stairs, 
paths, passages, lifts, lobbies, common garden areas and other facilities set up for use by owners and Occupiers. In order to 
identify the boundary between the individual lot you are purchasing (for which the owner is solely responsible) and the 
common property (for which all members of the Owners Corporation are responsible), you should closely inspect the plan of 
subdivision. 

How are decisions made by an Owners Corporation? 
As an owner, you will be required to make financial contributions to the Owners Corporation, in particular for the repair, 
maintenance and management of the common property. Decisions as to the management of this common property will be the 
subject of collective decision making. Decisions as to these financial contributions, which may involve significant expenditure, 
will be decided by a vote. 

Owners Corporation rules 
The Owners Corporation rules may deal with matters such as car parking, noise, pets, the appearance or use of lots, behaviour 
of owners, Occupiers or guests and grievance procedures. 

You should look at the Owners Corporation rules to consider any restrictions imposed by the rules. 

Lot entitlement and lot liability 
The plan of subdivision will also show your lot entitlement and lot liability. Lot liability represents the share of Owners 
Corporation expenses that each Lot Owner is required to pay. 

Lot entitlement is an owner’s share of ownership of the common property, which determines voting rights. You should make 
sure that the allocation of lot liability and entitlement for the lot you are considering buying seems fair and reasonable. 

Further information 
If you are interested in finding out more about living in an Owners Corporation, you can contact Consumer Affairs Victoria. If 
you require further information about the particular Owners Corporation you are buying into you can inspect that Owners 
Corporation’s information register. 

Management of an Owners Corporation 
An Owners Corporation may be self-managed by the Lot Owners or professionally managed by an Owners Corporation 
Manager. If an Owners Corporation chooses to appoint a professional manager, it must be a Manager registered with the 
Business Licensing Authority (BLA). 

 
IF YOU ARE UNCERTAIN ABOUT ANY ASPECT OF THE OWNERS CORPORATION OR THE DOCUMENTS 
YOU HAVE RECEIVED FROM THE OWNERS CORPORATION, YOU SHOULD SEEK EXPERT ADVICE. 
  


