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CONDITIONS OF THIS STRATA INSPECTION REPORT 

The contents of this report are based upon an inspection of those Owners Corporation records 
available for a period of up to four (4) years prior to the date of this report unless otherwise stated. 
Whilst all reasonable care has been taken in the production of this report, no guarantee of accuracy is 
offered or implied in respect of the information supplied to us at the time of inspection and no 
responsibility is accepted for any loss or damage whatsoever arising from inaccuracies contained in 
the information supplied to us at the time of inspection. 

We can offer no assurances that the records made available were complete and it is always possible 
that other relevant records exist that were not inspected. 

Where there is an inconsistency between information provided in this report and information in an 
attachment to the report, the information in the attachment will prevail, unless otherwise stated. 

We do not warrant that any Insurance Policy mentioned in this Report which benefits the Owners 
Corporation is either valid, continuing, or enforceable. Where the information was available to us, we 
have provided contact details of the Broker to enable you to seek that information. 

This report is made for the benefit of the client listed herein and no other person shall be or shall be 
deemed to be entitled to rely on this report for any purpose whatsoever.  

At the end of this report, we refer to important information arising from COVID-19 related issues. 

CONTACT THE INSPECTOR 

Please feel free to contact the inspector who carried out this inspection, by emailing to 
globalstratareports@gmail.com 

Should you have any difficulty in understanding anything contained in this report you should 
immediately contact the inspector and have the matter explained to you prior to acting upon this 
report. The inspector can only discuss facts contained in this report and cannot provide an 
interpretation of the information or offer opinions. 

  

  



 

 

 STRATA INSPECTION REPORT 
PROPERTY ADDRESS:  
626/18 Coral Street, THE ENTRANCE Copyright 1997-2021. All Rights Reserved 

3 
 

CONTENTS 

1. IMPORTANT INFORMATION ABOUT THIS REPORT ................................................................................... 4 

2. STRATA ROLL – PART 10, DIVISION 1 ........................................................................................................ 4 

3. COMPLIANCE – PART 10, DIVISION 1 ....................................................................................................... 5 

4. RECORDS OF NOTICES AND ORDERS – SECTION 179 ............................................................................... 6 

5. ACCOUNTING – PART 5, DIVISION 4 ......................................................................................................... 6 

6. MAINTENANCE LEVIES – SECTION 83 ....................................................................................................... 7 

7. BY-LAWS – PART 7 OF THE ACT AND SCHEDULE 3 IN THE REGULATION .................................................. 8 

8. MANAGING AGENT – PART 4, DIVISIONS 1-3 ........................................................................................... 8 

9. TITLE DEED ............................................................................................................................................... 8 

10. MINUTES – PART 2, DIVISION 3 AND SCHEDULE 1 ................................................................................... 9 

11. HISTORY OF EXPENDITURE ....................................................................................................................... 9 

12. STRATA COMMITTEE – PART 3 ............................................................................................................... 10 

13. INSURANCES – PART 9 ............................................................................................................................ 10 

14. MISCELLANEOUS .................................................................................................................................... 12 

15. ATTACHMENTS ....................................................................................................................................... 14 

 

  



 

 

 STRATA INSPECTION REPORT 
PROPERTY ADDRESS:  
626/18 Coral Street, THE ENTRANCE Copyright 1997-2021. All Rights Reserved 

4 
 

1. Important information about this report 

The following information is derived entirely from an inspection of the records made available at the 
time of our inspection. We are unable to guarantee that all the Owners Corporation records were 
made available to us at the time of our inspection or attest to the accuracy of the information 
contained in those records. In some cases Managing Agents hold “pending” files which may not be 
produced. We have not inspected the building and we cannot necessarily determine whether the 
building is well maintained or not. 

The personnel of Strata Manager’s offices are not required to be available for interview and some 
Strata Managers prohibit their personnel from offering information verbally. Unless otherwise 
indicated, the information in our report has been obtained solely from the records made available to 
our inspector. 

Whilst every effort is made to ensure the accuracy of the information contained in this report, we 

cannot accept liability for any incorrect information that may be obtained from those records or 
derived verbally from the Secretary, Treasurer or Managing Agent of the Owners Corporation. 

Any part of the information in this report may be based on our archives. The information in this report 
may be used by us for other clients. 

(a) Abbreviations 
Throughout this report the following definitions apply: 
‘Act’ means the Strata Schemes Management Act 2015 
‘Regulations’ means the Strata Schemes Management Regulation 2016 
‘Y’ indicates ‘Yes’ 
‘N’ indicates ‘No’ 

‘Nil apparent’ indicates ‘Nil apparent from available records’  
 

(b) Staged Development 
This appears to be a Staged Development including: 

Strata Plan No 71623 (being Lots 1 to 108 inclusive) 

On the Title Deed for the Common Property Lots 17, 30, 65, 108 are noted as Development Lots. 

Strata Plan No 71623 holds all records. 
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2. STRATA ROLL – Part 10, Division 1 

Recorded Owner: Kenneth Rowan Griffin & Susan Gail Griffin 

Recorded Mortgagee: None 

Aggregate Unit Entitlement: 10,000 

Unit entitlement of the subject lot: 183 

Number of units in Strata Plan: 104 

Number of lots in Strata plan:  108 

Lot number and unit number correspond: N 

Ascertained from: Strata roll. 

3. COMPLIANCE – Part 10, Division 1 

Kept in book form: N 

Separate page for common property: N 

By-laws are included: Y 

Insurance Schedule is included: Y 

Original owner’s name and address is recorded: Y 

One page per lot: Y 

Unit entitlements are recorded: Y 

Owner’s names are recorded: Y 

Owner’s addresses are recorded: Y 

Details of Mortgages are recorded: N 

Lessee details are recorded: Y 

Initial Period has expired: Y 

  

  



 

 

 STRATA INSPECTION REPORT 
PROPERTY ADDRESS:  
626/18 Coral Street, THE ENTRANCE Copyright 1997-2021. All Rights Reserved 

6 
 

4. RECORDS OF NOTICES AND ORDERS – Section 179  

Notices given to the owners corporation are kept: Nil Apparent 

Orders served on the owners corporation are kept: Nil Apparent 

A register of Notices and Orders is kept: Nil Apparent 

Notices or Orders adversely affecting the owners corporation: Nil Apparent 

Notices or Orders adversely affecting the subject lot: Nil Apparent 

5. ACCOUNTING – Part 5, Division 4 

The financial position of the Owners Corporation is as follows: 

Administrative Fund: $(467,673.17) DR 

Capital Works Fund: $(155,373.53) DR 

As at: 22/11/2024 

Accounting records kept as per the Act: Y 

Accounting records retained as per the Act: Y 

Annual Financial Statements prepared: Y 

Annual Budgets prepared: Y 

Auditors are appointed: Y 
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6. MAINTENANCE LEVIES – Section 83 

Current Standard Levies 
Administrative Fund: $2,355.84 

Capital Works Fund: $1,413.50 

Payable: Quarterly 

Paid to: 30/11/2024 

Amount in Arrears (Subject Lot): $0.00 

Last Change: 01/06/2024 

Allocated according to unit 

entitlement: 

Y 

Amount in Arrears (Entire Complex): $87,823.92 

As at: 22/11/2024 

Special Levies 
Proposed Special Levy: Y – Refer to Section 10 of the report – Minutes Notable 

Items (from minutes). 

Current Special Levy: Nil apparent 

Important Note: This report includes information in relation to levies that we have obtained from the available 

records. We strongly recommend that a Section 184 Certificate be obtained prior to settlement to confirm 

levies and any other applicable charges. 

Financial Status – Budget 
Annual Contributions effective from: 01/06/2024 

To the Administrative Fund: $468,120.00 plus GST 

To the Capital Works Fund: $280,880.00 plus GST 
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7. BY-LAWS – Part 7 of the Act and Schedule 3 in the Regulation 

Animals 

The keeping of animals within the Lot or on Common Property is subject to the Act and the By-Laws 
registered with the Strata Plan and/or any other instrument taking precedence. You should seek 
approval under those instruments. 

  

8. MANAGING AGENT – Part 4, Divisions 1-3 

A Managing Agent has been appointed. 

Date of Appointment: 19 June 2020 

Licence No.: NSW 1644403 

Name: Result Property Group Pty Ltd 

Address: PO Box 7166 Alexandria NSW 2015 

Telephone Number: 02 8669 8800 

  

9. TITLE DEED  

The Certificate of Title for the common property was sighted. 

Identifier: CP/SP71623 

Date: 02/08/2005 

Easements: Refer to the attached document. 

Note: For Strata Schemes registered after 1 July 1997 a copy should be obtained of the By-Laws 
registered with the Strata Plan. A search should be made at the Land Titles Office to ascertain all 
registered dealings. 
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10. MINUTES – Part 2, Division 3 and Schedule 1 

Minutes are kept for three (3) years or since registration: Y 

Minutes are retained for three (3) years or since 
registration: 

Y 

NOTABLE ITEMS (from Minutes) 
We note the Administration Fund as of 22/11/2024 is currently in a deficit of $467,673.17 and the 
Capital Works Fund is in a deficit of $155,373.53 and in order to clear the deficit, the Owners 
Corporation may either raise a special levy or increase the quarterly administration and capital works 
fund contribution.  At the time of inspection, it was unclear if the Owners Corporation intention to 
clear the deficit. 

Last Annual General Meeting:  23 May 2024 

  

11. HISTORY OF EXPENDITURE 

(a) Carpet 
The books and records disclosed no evidence of the age of the common carpet. 

(b) Painting 
The records and books disclosed no evidence of when the internal common areas of the building were 

last painted. 

The records and books disclosed no evidence of when the external common areas of the building were 

last painted. 

(c) General – Expenditure Items of Significance 
This listing consists mainly of Capital Works Fund expenditure and only significant or notable items are 

listed – it does not include items of a regular nature or minor common items. It is not, and should not 
be interpreted as being, exhaustive.  

Year Type Cost ($) 
01/01/2024-22/11/2024 Loan Repayments Inc. interest-Capital Works 

Maint Bldg--General Replacement  
PAYG Expense 

$47,381.64 
$46,551.16 
$5,278.00 

01/01/2023-31/12/2023 Loan Repayments Inc. interest-Capital Works 

Maint Bldg--General Replacement  

$85,237.61 

$150,368.82 
01/01/2022-31/12/2022 Levy Discount Allowed 

Loan Repayments Inc. Interest--Capital Works 
Maint Bldg--General Replacement  
Maint Bldg--Security 

$8,568.00 
$67,848.31 
$29,137.00 
$1,740.00 

No physical inspection of the property has been carried out. If you require such an inspection please 
call our inspection department. 
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12. STRATA COMMITTEE – Part 3 

The names of the Strata Committee are: 

Philip Prassinas, Andrew Symons, Mark Ronfeldt, Mary George, Jim McLaren, Lesley McLaren, 
Stephen Squires 

See motion 13 in attached minutes of May 2024 AGM. 
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13. INSURANCES – Part 9 

Note: Please confirm all insurance details with a Certificate of Currency. A current Certificate should 
be obtained to ensure the policy has not been cancelled. 

Company:  SUU 

Type Policy No. Amount Premium Due Date 
Building & Contents BMC: 06S3968742 

Ancillary: 06S3092101 

$58,362,850.00 BMC: $140,855.92 

Ancillary: $6,320.46 

12/06/2025 

Public Liability As above BMC: 

$30,000,000.00 

Ancillary: 

$20,000,000.00 

Included above As Above 

Personal Accident As above $2,000/$200,000 Included above As Above 

Fidelity Guarantee As above $100,000.00 Included above As above 

Office Bearers Liability As above $2,000,000.00 Included above As above 

Machinery Breakdown As above Not insured Included above As above 

Loss of Rent As above Not included Included above As above 

Building Catastrophe As above $8,754,427.00 Included above As above 

Government As above $25,000.00 Included above As above 

Appeal Expenses –  

WH & S Breaches 

As above $100,000.00 Included above As above 

Excess: $2,000.00    
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Evidence sighted: Y 
Insurance Broker: CRM Brokers 

Name: Insurance Aust Ltd (t/as CGU) 
Levels of Insurance confirmed by  See above 
General Meeting of Owner’s Corporation: Y 
Last valuation amount: $57,785,000.00 
Valued by: A G Thomas Valuers 
As at: 3 March 2021 

  

14. MISCELLANEOUS 

a) Tenanted Units: Unable to be determined from available records.  

b) Age of Building: 20 years (approximately, assuming complex constructed on date of 
registration (this may not always be the case) 

c) Strata Plan Registered: 10/12/2003 

d) Last income Tax Return: Unable to determine from available records. 

e) Harmony: The records and books did not disclose evidence of breaches of by-
laws. 

f) Other: Sighting and date of extracts from Capital Works Fund Report, Pool 
Registration Certificate. 

We note the Strata Scheme forms part of the BMC and records 
relating to the BMC was not made during this search.  Should 
information be required relating to the BMC please contact the office 
to arrange another inspection to be conducted (additional fees 
applies) 
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COVID-19 Related Complications with Information Provided to 
our Inspectors  

As a result of the COVID-19 pandemic, we have found that many strata managers have closed their 
offices, with individual strata managers working from their homes. 

To enable strata inspections to continue to be undertaken, many of those strata managers have set up 
on-line strata inspections. That means relevant information is either emailed to our inspectors, or a 
link to the records is provided to enable access.  

Unfortunately, this has led to concerns common with all strata inspection businesses in New South 
Wales, including: 

1. Important information is not always provided to our inspectors 

It is our experience that strata managers almost always have separate files to the files made available 
for inspection. That means our inspectors only get to see the information strata managers choose to 
make available to them.  

Often there is missing information which is important because it relates to a materially significant issue 
facing the owners corporation or relates to the subject lot.  

2. Records are not provided to our inspectors in an orderly manner 

Particularly with strata managers who have just started on-line inspections, our experience is that the 
files made available to us are often out of date and subject order. For example, minutes can be included 
in correspondence files and have no order as to the dates in which they are filed.  

This means it can take an extended time to sort through what is or is not relevant to our report. Given 

that our inspectors are allocated a little more than an hour to inspect records, it can lead to problems 
in extracting useful information to include in their reports within the time limited. 

Problems also arise where the indexing of computer files is poor. For example, an item of 
correspondence may simply be labelled ‘Correspondence’ without any mention of date or subject 

matter. We recently had an experience where the records provided to our inspector included hundreds 
of entries entitled simply ‘correspondence’, with no indication as to date or subject matter.  

The only way to determine the relevance of items of correspondence was to open each item. It made 
a meaningful inspection within the time limited for our inspection very difficult. 

As a provider of strata inspection reports for over 30 years, our aim is to continue to provide you with 
strata reports of industry leading quality. We will continue to do this to the best of our ability. We ask 

that you keep the concerns we refer to above in mind. 

As mentioned above, these concerns are common to all strata inspection businesses in New South 
Wales, whether they disclose this or not. 
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15. ATTACHMENTS 

1. STRATA ROLL SUBJECT LOT  

2. SUBJECT LOT LEVY PRINTOUT  

3. FUNDS BALANCE SHEET  

4. STATEMENT OF INCOME AND EXPENDITURE  

5. CAPITAL WORKS FUND REPORT EXTRACTS (PREVIOUSLY SINKING FUND)  

6. CERTIFICATE OF INSURANCE  

7. INSURANCE VALUATION 

8. MINUTES OF THE LAST MEETINGS  

9. BYLAWS (KEEPING OF ANIMALS) 

10. STRATA PLAN  

11. CERTIFICATE OF TITLE 

12. AGENCY AGREEMENT (FIRST PAGE ONLY) 

13. POOL REGISTRATION CERTIFICATE 

250 pages 

For and on behalf of  
Pink Inspection Services 
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23 Kirkwood Avenue, Epping NSW 2121 
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Email: info@qssolutions.com.au 

ABN 44 532 823 563 

 

 

24 July 2023 

File No: 1132.41 

 

The Owners SP71623 

C/o Anthony Kioussis 

Result Property Group 

PO Box 1  

Kingsgrove NSW 1480 

 

 

Dear Anthony, 

 

RE: PROPERTY CAPITAL WORKS FUND 

1 DUFFYS LANE, THE ENTRANCE NSW 

 

Further to our proposal and your subsequent commission, QS Solutions are pleased to enclose 

our capital works fund for the above property. 

 

Should you have any queries please do not hesitate to contact Justin Sheridan of this office. 

 

Yours sincerely 

 

 

 

Justin Sheridan 

QS Solutions 
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1. Introduction 

Under instructions from Anthony Kioussis of Result Property Group, QS Solutions have 

prepared an independent capital works fund for strata plan 71623 at 1 Duffys Lane, The 

Entrance NSW. The purpose of the assessment is to assist the owners corporations plan for the 

future by identifying when capital works expenses may be required for specific building assets. 

The assessment will help the owners corporation plan for the timely reinstatement of the 

building’s assets as they near the end of their effective life. As such the assessment is used as a 

basis to calculate reasonable capital works fund contributions so the building retains its desired 

quality while reducing the need for special capital works levies. 

2. Building Description 

The property is 70m by 90m and contains a 7 storey building occupying an entire block enclosed 

by Wilfred Barrett Drive, Duffy’s Lane and Coral Street. The building includes a car parking lot 

(lot 13, DP1061775), a commercial strata (SP71627), hotel/residential strata (SP71623) and 

facilities shared between stratum lots.  

This capital works fund is for the hotel/residential strata. The strata include level 4 and above 

which includes 103 residential lots with covered and uncovered terraces and balconies accessed 

by the common terrace and raised common walkways. The residential structure includes a metal 

roof, painted hebel and clad façade and metal framed glazed balcony balustrades. The raised 

walkway includes a painted metal framed pergola with shade sails. 

Level 4 includes a large and partly shared common terrace area with swimming pool and raised 

planters. 

The strata also include a level 3 car park occupying 75% of level and a ground level with entry 

lobby, commercial lot and garbage area.  

The strata is 20 years old and a new water proof membranes and floor tiles were installed to the 

level 4 terrace, lot terraces, lot balconies and lot bathrooms in 2020. 
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3. Valuation Methodology 

Section 79 of the Strata Schemes Management Act 2015 requires owner corporations to estimate 

the funds they should set aside each year for anticipated capital works expenditure. This good 

property management recognises that all owners contribute to a buildings wear and tear and 

should contribute towards the costs of reinstating the buildings wear and tear. 

This independent and unbiased capital works assessment is prepared to assist owners in 

estimating the funds they should set aside each year for the building’s anticipated capital 

expenditure. 

The timely reinstatement of these assets, as they near the end of their effective life, is used as a 

basis to calculate reasonable annual contributions so the property retains its desired quality while 

reducing the need for significant one off contributions. 

3.1 Benefits of future planning 

This capital works fund includes assets anticipated to require capital expenditure within the 

next 10 years. This future planning:  

• Spreads the cost of capital reinstatement over a number of years; 

• Reduces the financial pressure of large special levies; 

• Improves a strata’s cash flow provision; 

• Improves a strata’s ability to react to sudden or emergency events; 

• Improves the capital value of each lot; 

• Maintains the buildings desired appearance and performance; and 

• Can assist in reducing owner contributions if invested capital works fund interest 

contributes towards Capital works fund levies. 

3.2 Included assets 

The included capital works assets are understood to be the responsibility of the owners 

corporation which can not be economically repaired or maintained without reinstatement. 

The capital works fund excludes regular administration, repairs and maintenance costs. 

QS Solutions has reviewed the strata plan and is not aware of any by-laws or other 

agreements which alter the extent of assets for which the owners corporation is responsible. 
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3.3 Reinstatement years 

While an asset’s life can be extended indefinitely with unlimited expenditure on repairs and 

maintenance it is assumed that the asset’s effective life ends when it is no longer economic to 

maintain them. 

The reinstatement year is the number of years until the asset is anticipated to reach the end of 

its effective life for its intended purpose and will be wholly or substantially reinstated. These 

life expectancies are based on our site inspection and the following factors: 

• Its age, current condition and insured duration; 

• Historical performance of the asset and similar assets in comparable buildings; 

• Local conditions and its ability to carry out its intended function; 

• The owners corporations required standards. 

3.4 Reinstatement costs 

Reinstatement costs are the estimated costs to restore assets back to their original standard. 

The costs: 

• Assume the work will be carried out by qualified and independent tradespeople; 

• Are at the date noted in the report; 

• Consider the availability of replacement parts; 

• May allow for partial restoration or total replacement; 

• Exclude GST which is included at the bottom of the analysis after summing the annual 

cost of all assets. Owners should consider their requirements for collecting and paying 

GST when reviewing the Capital works fund.  

3.5 Inflation rate 

The estimated building inflation rate is anticipated over the life of the capital works fund. The 

rate refers to building costs and is not the consumer price index. Variances in inflation can 

significantly impact a capital works funds cash position and it is recommended the capital 

works fund be periodically updated to address inflation discrepancies. 

 



 

Property Capital Works Fund 
SP71623, 1 Duffys Lane, The Entrance NSW 

File No: 1132.41- 24 Jul 23 Commercial in Confidence Page 5 of 15 

QS Solut ions  
Capital works fund specialists 

4. Reviewing & Refining 

Variations to this capital works fund are likely due to unforseen events. The Strata Schemes 

Management Act requires owner corporations to periodically take into account the capital works 

fund and review the capital works fund at least once every 5 years. 

4.1 Why review 

The capital works fund assessment is an estimate based upon all available information and the 

predicted impact of reasonably foreseeable events at the date of the report. It uses a number 

of assumptions as noted within this report in an attempt to provide an indication of the 

required annual capital works contributions.  Reinstatement assets, durations, costs and 

inflation are intended as a guide for the purpose of contributing a reasonable annual 

allowance to the capital works fund. 

As an integral property management tool, capital works funds should be regularly refined as 

the building ages to ensure anticipated expenses and quality expectations can be met. 

4.2 Refining 

Owners can improve the accuracy of anticipated capital works fund contribution and 

expenditure obligations by: 

• Regularly reviewing the building’s condition and excluding any redundant future 

expenses and budgeting for previously unforseen expenses; 

• Ensuring that all included assets are the responsibility of the owners corporation; 

• Considering the consequences of allowing assets to deteriorate past their effective life 

when estimating reinstatement dates; 

• Ensuring reasonable reinstatement costs for the anticipated scope of work; 

• Including a reasonable contingency allowance and inflation rate; 

• Allowing for possible expenses due to changes in legislation or other items identified in 

the general exclusions section of this report; 

• Obtaining expert independent advice from maintenance contractors or specialist 

consultants if unsure about a particular asset; 

• Focusing on assets with high maintenance and capital works fund contribution costs. 

Any adjustment to the capital works fund will require the report to be recalculated by QS 

Solutions. 
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5. Information for Substantiation 

This report is based on our understanding of the capital works fund principles as outlined in the 

Strata Schemes Management Act 2015. 

5.1 Site inspection 

The property was visited on 20 February 2023 and an inspection of the common property 

completed. Common property assets were identified and inspected where possible. The life 

expectancy and reinstatement cost of these assets was assessed and the annual contributions 

and expenditure calculated based on an appropriate inflation rate. 

When unable to examine an asset we have assumed its condition and method of construction 

bearing in mind the age and character of the property. 

5.2 General inclusions and exclusions 

Unless specifically noted the capital works fund makes no allowance for expenditure resulting 

directly or indirectly from: 

• Unforeseeable events; 

• Changes to the use of the building; 

• Building defects, water damage, termites or pests; 

• Insurance work; 

• Works to comply with past, current & future legislation associated with fire safety, 

building codes, health, safety and Australian Standards. 

Commercial and technological obsolescence is considered when determining the effective life 

of an asset. Obsolescence can be difficult to predict as asset parts may no longer be available 

or more cost effective alternatives may become available. 
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5.3 Specific exclusions 

The capital works fund excludes the following shared facility assets: 

• Electrical infrastructure including distribution boards and MDF room (SF1). 

• Fire systems including hydrants, hose reels, fire extinguishers, emergency & exit lighting 

and fire stairs identified on the shared facility plan. This shared facility is also assumed to 

include the centralised fire alarm system including the fire indicator panel, EWIS system 

and associated detectors and speakers. The fire stairs not identified on the shared facility 

plan are also assumed to be part of the shared facilities (SF2 & SF14). 

• Garbage rooms including finishes, doors and services to the rooms. (SF3). 

• Shared gas infrastructure (SF4). 

• Passenger lifts (SF6 & SF17). 

• The ground level lift lobby including finishes and services (SF17). 

• The level 3 loading bay (SF7). 

• Gym (SF23) and conference room (SF22) as not installed. 

• The level 4 terrace area identified as SF19,20 & 21 on the level 4 shared facilities plan. 

The shared facilities are understood to include floor finishes, waterproofing, furniture, 

shade structures, pergolas, recreation equipment and the swimming pool including 

finishes, waterproofing and the swimming pool plant & equipment.  

• Security system including shared intercom assets & roller shutter doors & motors (SF8 

& SF24). 

•  The MATV System (SF25). 
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Assets anticipated to not included as capital works expenditure within the next 10 years 

include: 

• Loan repayments. 

• Professional fees. 

• External walls not forming part of SP71623. 

• Installing electric car charging infrastructure. 

• Installing electric solar panels.  

• Annual fire protection works including passive fire protection, fire doors and ventilation 

shaft fire dampers as included within the administration fund. 

• Car park line marking. 

• Car park lighting as recently upgraded to energy efficient LED lighting. 

• The apartment hotel sign as not part of strata. 

• The commercial washer & dryer located within the pool plant room as understood to 

not be the owner corporations responsibility. 

• The cold water booster pumps located within the pool plant room. 

• The decorative timber and metal cladding to the residential section of the façade.  

• Lot air-conditioning systems as maintained by lot owners. 

• Irrigating or landscaping the level 4 planters. 

• Installing a security recording system. 

• Intercom handsets within lots. 

• Replacing the metal roof. 

• Waterproofing the level 4 common property terrace. 

• Balcony and bathroom waterproofing have been excluded as instructed. 

• Replacing combustible cladding as we understand no combustible cladding is installed.  

• Change in Legislation including Australian standards, occupational health and safety and 

fire safety requirements. 
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5.4 Specific inclusions 

Assets anticipated to require Capital works expenditure within the next 10 years include: 

• The ground level entry lobby (shared facility) automatic door opener as instructed.  

• Overhauling a new hot water system which is assumed will not be a shared facility and 

installed before the start of this capital works fund. 

• Reinstating the pergola and shade sails above the raised walkway. 

• Roof top exhaust fans installed at the top of exhaust riser. 
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6. Capital Works Fund Analysis 

The following contribution and expenditure table analysis provide a list of capital works assets 

and their reinstatement dates and costs within 10 years. The list is an estimate based on 

information available at the time of the report and should be regularly reviewed and updated. 

The contribution table assesses the funds to be collected while the expenditure table shows the 

cost to carry out the work. The tables refer to the strata’s financial years and the asterisk  (*) 

indicates the year in which each asset will be reinstated. 

6.1 Asset Contributions 

The contributions table analysis overleaf calculates the annual funds to be set aside for each 

asset. This highlights the impact each asset has on the capital works fund and ensures 

sufficient funds are available to reinstate each asset when required. 

The sum of the capital works fund accumulation row is recalculated in the capital works fund 

levies row to provide annual capital works fund levies after deducting the opening capital 

works fund balance. 
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6.2 Asset Expenditure 

The expenditure analysis shows when funds will be withdrawn from the capital works fund. 

The expenditure costs are at the date of reinstatement and include for inflation. 
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6.3 Summary 

The following recommended levies and expenditure columns are from the asset contribution 

and expenditure tables. 

The summary does not consider assets individually which could result in insufficient levies 

being raised if unexpected capital works fund expenditure occurs. 

The summary should only be relied upon once the full report including the contribution and 

expenditure analysis have been reviewed and fully understood. 

 

Financial Opening Levies at Anticipated Closing

Year balance 4% increase PA Expenditure balance

2024 0 288,900 59,170 229,730

2025 229,730 303,345 61,822 471,253

2026 471,253 315,478 566,518 220,212

2027 220,212 221,403 175,518 266,098

2028 266,098 230,260 33,901 462,456

2029 462,456 239,470 95,077 606,849

2030 606,849 249,049 19,021 836,877

2031 836,877 259,011 216,993 878,894

2032 878,894 269,371 32,849 1,115,417

2033 1,115,417 280,146 802,706 592,857

* Levies recalculated after fixed levies for 2024 to 2026.

SP71623, 1 Duffys Lane, The Entrance NSW

Capital works cashflow including GST

*
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7. Disclaimer  

This capital works fund assessment has been prepared for the sole purpose of calculating the 

estimated annual capital works contributions to allow for the anticipated capital works 

expenditure. It should not be used for any other purpose. 

The contents of this assessment are confidential to the instructing party and essential parties 

dealing with the strata’s capital works fund and are not to be distributed to anyone else without 

the agreement of QS Solutions, which agreement will not be unreasonably withheld. QS 

Solutions does not accept any contractual, tortious or other form of liability for any 

consequences, loss or damage that may arise as a result of any other person acting upon or using 

this assessment. 

It is intended that this assessment will be read in full and no responsibility is accepted for later 

extractions, amendments, interpretations or distribution of parts of the contents of this 

assessment to any party. 

 















On behalf of the Insurers: Insurance Australia Limited 
Trading as CGU Insurance | ABN: 11 000 016 722 

 

 

CERTIFICATE OF 
CURRENCY 

 

To whom it may concern, 
 

 

 

 

 

Date: 14/06/2024     

Reference No: DOC0000669684     

This policy referred to is current at the date of issue of this certificate and whilst a due date has been indicated, it should be 

noted that the policy may be cancelled in the future. Accordingly, reliance should not be placed on the expiry date. This is to 

certify cover has been granted in terms of the Insurers Standard Policy, a copy of which is available on request. This 

certificate is not a substitute for the Policy of Insurance issued to you. The Policy, not this certificate, details your rights 

and obligations and the extents of your insurance cover. 

Insured: Strata Plan 71623 Policy Number: 06S3092101 

Type of Insurance: Residential Strata Period of Insurance: From 4:00PM 12/06/2024 

   To 4:00PM 12/06/2025 

 

  OVERVIEW  
 

Insured: Strata Plan 71623   

Situation: 18 CORAL STREET, THE ENTRANCE NSW 2261   

Section 1: Building including common contents Not included  

 Loss of Rent/Temporary Accommodation (15%) Not included   

 Catastrophe or Emergency (15%) Not included  

 Additional Loss of Rent/Temporary Accommodation Not included  

 Additional Catastrophe or Emergency Not included   

 Floating Floors Not included  

 Flood Not included  

Section 2: Glass Not included  

Section 3: Theft Not included  

Section 4: Liability $ 20,000,000  

Section 5: Fidelity Guarantee $100,000   

Section 6: Office Bearers Liability $ 2,000,000  

Section 7: Voluntary Workers (Weekly/Capital Benefit) $2,000/$200,000    

Section 8: Government Audit Costs $25,000  

Section 9: Legal Expenses $50,000  

Section 10: Workplace, Health and Safety Breaches $100,000  

Section 11: Machinery Breakdown Not Insured  

Section 12: Lot Owners Improvements (Per Lot)  Not Insured   

Section 13: Workers Compensation Not included  

 Strata Unit Underwriting Agency Pty Ltd 

T/A Strata Unit Underwriters | ABN 30 089 201 534 | AFSL 246719 

Level 14/141 Walker Street, North Sydney, New South Wales 2060 

info@suu.com.au  | www.suu.com.au  | T: 1300 668 066 | F: 1300 668 166 

mailto:info@suu.com.au
http://www.suu.com.au/


On behalf of the Insurers: Insurance Australia Limited 
Trading as CGU Insurance | ABN: 11 000 016 722 
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   Policy Number: 06S3092101 

   Insured: Strata Plan 71623 

      

 
 

 



On behalf of the Insurers: Insurance Australia Limited 
Trading as CGU Insurance | ABN: 11 000 016 722 

 

 

CERTIFICATE OF 
CURRENCY 

 

  IMPORTANT  NOTICES  

It is important to read and consider the Product Disclosure Statement when deciding whether to purchase this insurance. 
You should consider whether this product is appropriate for your financial circumstances, objectives and needs. After reading this 
notice if any matter relating to your policy is unclear to you or you have any questions at all in relation to the insurance, please 
contact us for an answer or explanation as soon as possible. 

 

Strata Unit Underwriting Agency Pty Limited T/A Strata Unit Underwriters (SUU) hereby gives notice that this contract is issued 
under an authority by the Insurer/s named on Your Quotation or Policy Schedule. SUU is an agent of the Insurer and not the 
Insured. 

 

Clients who are not fully satisfied with our services should contact our Internal Disputes Resolution Officer. SUU also subscribes to 
the Australian Financial Complaints Authority, a free customer service. Further information is available within the Product 
Disclosure Statement (PDS) or via our website. 

 

Please review the sums insured as noted on your Quotation or Policy Schedule to ensure they are up-to-date and take into 
account your objectives, financial situation, needs and requirements of any relevant legislation. 

 

When answering our questions you must be honest, as the answers will form the basis of our decision to insure you. Your answers 
apply to you and to anyone else that may be insured under the policy. If you have not answered our questions in this way, we may 
reduce or refuse to pay a claim, or cancel the policy. 

 

 

  GENERAL  ADVICE   WARNING  

The general advice provided has not taken into account your objectives, financial situation or needs. You must therefore 
assess whether it is appropriate, in the light of your own individual objectives, financial situation or needs, to act upon this 
advice. 

 

















On behalf of the Insurers: Insurance Australia Limited 
Trading as CGU Insurance | ABN: 11 000 016 722 
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To whom it may concern, 
 

 

 

 

 

Date: 17/06/2024     

Reference No: DOC0000692913     

This policy referred to is current at the date of issue of this certificate and whilst a due date has been indicated, it should be 

noted that the policy may be cancelled in the future. Accordingly, reliance should not be placed on the expiry date. This is to 

certify cover has been granted in terms of the Insurers Standard Policy, a copy of which is available on request. This 

certificate is not a substitute for the Policy of Insurance issued to you. The Policy, not this certificate, details your rights 

and obligations and the extents of your insurance cover. 

Insured: Strata Plan 69927, Strata Plan 71623, Strata 

Plan 71770 & Lot 13 in DP 1061775 & the 

Building Management Committee For Their 

Respective Rights and Interests 

Policy Number: 06S3968742 

Type of Insurance: Residential Strata Period of Insurance: From 4:00PM 12/06/2024 

   To 4:00PM 12/06/2025 

 

  OVERVIEW  
 

Insured: Strata Plan 69927, Strata Plan 71623, Strata Plan 71770 & Lot 13 in DP 1061775 & the Building 

Management Committee For Their Respective Rights and Interests 
  

Situation: 18 CORAL STREET, THE ENTRANCE NSW 2261   

Section 1: Building including common contents $58,362,850  

 Loss of Rent/Temporary Accommodation (15%) $8,754,427   

 Catastrophe or Emergency (15%) $8,754,427  

 Additional Loss of Rent/Temporary Accommodation Not included  

 Additional Catastrophe or Emergency Not included   

 Floating Floors Not included  

 Flood Not included  

Section 2: Glass Automatically Included  

Section 3: Theft Automatically Included  

Section 4: Liability $ 30,000,000  

Section 5: Fidelity Guarantee $100,000   

Section 6: Office Bearers Liability $ 2,000,000  

Section 7: Voluntary Workers (Weekly/Capital Benefit) $2,000/$200,000    

Section 8: Government Audit Costs $25,000  

Section 9: Legal Expenses $50,000  

Section 10: Workplace, Health and Safety Breaches $100,000  

 Strata Unit Underwriting Agency Pty Ltd 

T/A Strata Unit Underwriters | ABN 30 089 201 534 | AFSL 246719 

Level 14/141 Walker Street, North Sydney, New South Wales 2060 

info@suu.com.au  | www.suu.com.au  | T: 1300 668 066 | F: 1300 668 166 

mailto:info@suu.com.au
http://www.suu.com.au/


On behalf of the Insurers: Insurance Australia Limited 
Trading as CGU Insurance | ABN: 11 000 016 722 
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Section 11: Machinery Breakdown Not Insured  

Section 12: Lot Owners Improvements (Per Lot) $250,000    

Section 13: Workers Compensation Not included  

 

 

   Policy Number: 06S3968742 

   Insured: Strata Plan 69927, Strata Plan 71623, 

Strata Plan 71770 & Lot 13 in DP 1061775 & 

the Building Management Committee For 

Their Respective Rights and Interests 

      

 

  EXCESSES  
 

 

 
 

  SPECIAL TERMS/CONDITIONS  
 

 Stratum Complex 

Sections  4,5,6,7,8,9 & 10 -  cover applies to insured parties jointly & not severally. Cover under Section 4 is provided in 

respect to 'common areas' only.  Section 6 - Office Bearers - Extension of cover 2 'CROSS LIABILITY' is deleted.  General 

Condition 'CROSS LIABILITY' on page 45 of this policy is deleted.  Stratum Lot Owner/s Lot 13 in DP 1061775 No cover is 

provided under this policy for Sections 10 & 12 to the above-named party. 

Risk Survey 

Cover under this policy is subject to a Risk Survey being conducted by Strata Unit Underwriters and implementation by 

the insured of any suggested risk improvements within 60 days of request.  Should the insured not make the reasonable 

suggested risk improvements within 60 days of request, and should the Risk Survey of the premises show an increased 

risk of loss, damage or liability in relation to the premises, Strata Unit Underwriters may charge an additional premium, 

change the cover of your policy and/or impose special conditions to reflect the increased risk of loss, damage or 

liability. Strata Unit Underwriters may also cancel the policy if permitted by the Insurance Contracts Act 1984 (Cth).  It is 

important for the insured to know that Strata Unit Underwriters may make changes to this Policy as a result of a change 

in the insured’s information. When there is a change, Strata Unit Underwriters will inform you. If the insured is not 

satisfied with the changes, the insured may cancel the policy. 

 

 
 

 

 Section 1 - Building including Common Contents 

$10,000.00 malicious damage, vandalism & graffiti claims 

$10,000.00 all storm and tempest claims 

$15,000.00 all impact claims 

$2,000.00 all other claims + as per policy wording 

Section 2 - Glass 

$2,000.00 all claims 

Section 3 - Theft 

$2,000.00 all claims 



On behalf of the Insurers: Insurance Australia Limited 
Trading as CGU Insurance | ABN: 11 000 016 722 
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  IMPORTANT  NOTICES  

It is important to read and consider the Product Disclosure Statement when deciding whether to purchase this insurance. 
You should consider whether this product is appropriate for your financial circumstances, objectives and needs. After reading this 
notice if any matter relating to your policy is unclear to you or you have any questions at all in relation to the insurance, please 
contact us for an answer or explanation as soon as possible. 

 

Strata Unit Underwriting Agency Pty Limited T/A Strata Unit Underwriters (SUU) hereby gives notice that this contract is issued 
under an authority by the Insurer/s named on Your Quotation or Policy Schedule. SUU is an agent of the Insurer and not the 
Insured. 

 

Clients who are not fully satisfied with our services should contact our Internal Disputes Resolution Officer. SUU also subscribes to 
the Australian Financial Complaints Authority, a free customer service. Further information is available within the Product 
Disclosure Statement (PDS) or via our website. 

 

Please review the sums insured as noted on your Quotation or Policy Schedule to ensure they are up-to-date and take into 
account your objectives, financial situation, needs and requirements of any relevant legislation. 

 

When answering our questions you must be honest, as the answers will form the basis of our decision to insure you. Your answers 
apply to you and to anyone else that may be insured under the policy. If you have not answered our questions in this way, we may 
reduce or refuse to pay a claim, or cancel the policy. 

 

 

  GENERAL  ADVICE   WARNING  

The general advice provided has not taken into account your objectives, financial situation or needs. You must therefore 
assess whether it is appropriate, in the light of your own individual objectives, financial situation or needs, to act upon this 
advice. 
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A G Thomas Valuers
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DATE 3 March 2021

PROPERTY 'Nesuto'
18 Coral Street
The Entrance NSW 2261

COUNCIL CENTRAL COAST

CLIENT Building Management Committee 1061775

INSTRUCTED BY Result Property Group
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Kingsgrove NSW 1480

PO Box 3418
Putney NSW 2112

1 Telephone: (02) 98178366
Web: www.agtvaluers.com.au
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A G Thomas Valuers
ABN 58 053 159 569

Strata Plan 69927, 71623, 71770, 74486 & Lot 13 in Deposited Plan 1061775

1. INSTRUCTIONS

We acknowledge your instructions to prepare an insurance valuation for the Owners to adequately insure
all buildings and improvements. We have inspected the property and report herein.

2. BUILDINGS AND IMPROVEMENTS

Property Details

 Buildings 1

 Levels 7-8

 Security Yes

 Lifts 3

 Lots Residential Strata (113), Commercial Strata (19), Car Park Stratum (1)

 Accommodation Hotel / Self Contained Apartments, Retail Shops, Associated Car
Parking, Public Car Park

 Prime Cost Items Good Standard, Air Conditioning

 Amenities Conference Room , Reception , Swimming Pool

 Other Improvements Assessment includes all external works adjacent to the building and
within the site boundaries

 Construction Date 2003

 Heritage Listed No

Construction Details

 Walls Concrete / Masonry , Part Rendered

 Floors Concrete

 Windows Aluminum

 Roof Flat Concrete , Metal

 Aluminium Composite Cladding No

3. BASIS OF VALUATION

The valuation is calculated similar to the provisions stated in Section 161 of the Strata Schemes
Management Act 2015. If a building is destroyed, or damaged but not destroyed, the building is to be
replaced or reinstated to a standard no worse or less extensive than when that building or part was built
new.

The valuation notionally assumes a total loss and the recommended sum insured is calculated as at the
date of commencement of the damage policy.

The building includes the owner’s improvements and fixtures forming part of the building other than paint,
wallpaper and temporary wall, floor and ceiling coverings. The building excludes fixtures removable by a
tenant at the expiration of a tenancy.

We have relied upon Rawlinsons Construction Handbook for the adopted standard of construction costs
and to assess those costs in modern materials.

PO Box 3418
Putney NSW 2112
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A G Thomas Valuers
ABN 58 053 159 569

Strata Plan 69927, 71623, 71770, 74486 & Lot 13 in Deposited Plan 1061775

4. LOCATION MAP

Aerial photograph of subject site. Source: Six Maps NSW Government

5. METHOD OF VALUATION

The valuer has adopted a formulae similar to that prescribed in Section 39 of the Strata Schemes
Management Regulation 2016 and Section 161 of Strata Schemes Management Act 2015.

For the manner of calculating an amount to which the liability of an Insurer may be limited under damage
policy is to add together the following amounts:

(a) total cost for rebuilding or replacement of the buildings and improvements
(b) demolition and removal of debris
(c) architects and other professional fees
(d) an amount by which the expenditure referred to above may increase over an 24 month period following
the commencement of the Damage Policy
(e) the amounts referred to in (a) and (d) above are to include any applicable taxes, fees and charges.

Instead of providing for work and payments being made if a building is destroyed or damaged, the damage
policy may limit the liability of the insurer in that event to an amount specified in the policy. The amount
must not be less than an amount calculated in accordance with the regulations.

The valuation includes an allowance for GST.

PO Box 3418
Putney NSW 2112
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ABN 58 053 159 569

Strata Plan 69927, 71623, 71770, 74486 & Lot 13 in Deposited Plan 1061775

6. EXCLUSIONS

The following cost items are excluded from the valuation;

Land, legal costs, rates, taxes and similar outgoings.

Loss of rent or cost of renting alternative accommodation during the rebuilding period.

Catastrophic cover where the reconstruction of this property is affected by resources or pricing constraints
due to local or national disasters.

Common contents that do not form part of the building as defined in Section 161 of the Act.

Costs associated with investigation, removal and remediation of hazardous materials or wastes.

The valuation does not cover the property’s structural condition nor environmental contamination, nor is it a
quantitative survey.

Where a building has elements of a heritage nature, unless otherwise specified, valuation does not include
the reproduction of the existing building with original heritage features, but allows for a modern equivalent.

Unexpected delays in obtaining approvals caused by appeals or abnormal factors.

7. QUALIFICATIONS

This insurance valuation has been prepared for the sole purpose of calculating the recommended building
sum insured for the subject property. A G Thomas Valuers is not liable to any person or company for any
damage or loss, which has occurred or may occur in relation to taking, or not taking action in respect of any
representation, statement, opinion or advice referred to in this report.

The valuation has been prepared for insurance purposes and does not take into account Council
requirements as regards to site density, building setbacks, zoning or loss of floor space ratio. The
assessment is on the basis that the improvements will have the same functional use and usable areas of
the old buildings and be rebuilt in conformity with all Council building codes in force at the date of the
assessment.

This valuation is current at the date of issue only. The value assessed herein may change significantly and
unexpectedly over a relatively short period of time. Liability for losses arising from such subsequent
changes in value is excluded as is liablity where the valuation is relied upon more than 90 days after the
date of the valuation.

In certain situations reinstatement cost may exceed the replacement cost of a building and the valuation
assumes that if such were the case the building would not be reinstated but totally replaced. Therefore this
valuation makes no allowance for any additional cost of reinstatement.

Building areas have been calculated from a site measure or the subject Plan and we do not accept
responsibility for any errors that may be contained within that Plan.  Building plans or building surveys
should be provided to the valuer if the Owners require a more accurate assessment of areas.

We have relied upon Rawlinsons Construction Handbook to assess the replacement and reinstatement
cost in modern materials and do not accept responsibility for any errors from the above provider of source
data. Our valuation is premised on the basis that the client accepts Rawlinsons Construction Handbook as
a source in determining those costs.

PO Box 3418
Putney NSW 2112

5 Telephone: (02) 98178366
Web: www.agtvaluers.com.au

Email: admin@agtvaluers.com.au



 

 

 

 

 

 

 

A G Thomas Valuers
ABN 58 053 159 569

Strata Plan 69927, 71623, 71770, 74486 & Lot 13 in Deposited Plan 1061775

8. DEFINITIONS

Aluminium Composite Panels
(ACP)

In NSW, ACP with a core comprised of more than 30% polyethylene (PE) by
mass has been banned for use in any external cladding, external wall,
external insulation or facade in buildings.

Catastrophe Cover Where reconstruction of the property is affected by additional building cost
increases due to resource or pricing constraints occurring from a local or
national disaster.

Common Contents Removable items that are contained within the common areas of the
building including temporary wall, floor and ceiling coverings, furniture, etc.

Cost Escalation Estimated increase in building price costs during the rebuilding period
sourced from the Building Price Index.

Cost of Temporary
Accommodation

The cost to provide residents with temporary emergency accommodation
during the rebuilding period.

Demolition and Removal of
Debri

Demolition of any remaining structure and removal of building waste and
debris due to building collapse or damage.

Loss of rent The cost to cover loss of rental income for investors incurred during the
rebuilding period.

Professional Fees The fees associated with the redesign and reconstruction of the building and
include project consultants, councils and other governing body fees.

Reinstatement If the building is damaged but not destroyed, the damaged part of the
building is to be repaired or restored so that the condition of the repaired or
restored part is not worse or less extensive that that part when new.

Replacement If the building is destroyed, the building is to be rebuilt or replaced so that
the condition of every part of the rebuilt or replaced building is not worse or
less extensive than the part when new.

Variations Additional costs arising as a result of changes in policy, design, industry
conditions, site conditions and unforeseen events.

PO Box 3418
Putney NSW 2112

6 Telephone: (02) 98178366
Web: www.agtvaluers.com.au
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A G Thomas Valuers
ABN 58 053 159 569

Strata Plan 69927, 71623, 71770, 74486 & Lot 13 in Deposited Plan 1061775

9. VALUATION

We recommend the Current Sum Insured for all Buildings and Improvements at
'Nesuto' 18 Coral Street The Entrance NSW 2261
as at 3 March 2021 is:

$57,785,000
(FIFTY-SEVEN MILLION SEVEN HUNDRED AND EIGHTY-FIVE THOUSAND DOLLARS)

Craig McPherson

Certified Property Valuer AVI 6753

10. SUMMARY OF CALCULATIONS

Taking into consideration the assumptions and disclaimers referred to in this report the valuation amount is
apportioned as follows;

Replacement and/or reinstatement cost for all buildings $41,733,611

Demolition and removal of debris $2,334,747

Professional fees $4,669,495

Cost escalation for a minimum of 30 months $3,793,965

GST allowance $5,253,182

TOTAL (recommended sum insured) $57,785,000

11. ADDITIONAL INSURANCE

The following cost items are excluded from the valuation however in the event that additional insurance
cover is required we recommend :

Loss of Rent & Temporary Accommodation Up to 20% of the Recommended Sum Insured

Catastrophe Cover Up to 30% of the Recommended Sum Insured

Common Contents Up to   3% of the Recommended Sum Insured
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12. ADDITIONAL PHOTOS
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A G Thomas Valuers ABN 58 053 159 569 

 
COVID-19 ENDORSEMENT 

 
 
 
Market Uncertainty (as recommended by the API) 

  
The outbreak of the Novel Coronavirus (COVID-19) was declared as a ‘Global Pandemic’ by the World Health 
Organisation on 11 March 2020.  
 
We have seen global financial markets and travel restrictions and recommendations being implemented by 
many countries, including Australia. 
  
The real estate market is being impacted by the uncertainty that the COVID-19 outbreak has caused. Market 
conditions are changing daily at present. As at the date of valuation we consider that there is a significant 
market uncertainty. 
  
This valuation is current at the date of valuation only. The value assessed herein may change significantly and 
unexpectedly over a relatively short period of time (including as a result of factors that the Valuer could not 
reasonably have been aware of as at the date of valuation 
 
We do not accept responsibility or liability for any losses arising from such subsequent changes in value.  
Given the valuation uncertainty noted, we recommend that the user(s) of this report review this valuation 
periodically.  
 
Full Inspection  
 
Given that this report has been prepared without a full physical or personal inspection of the property, we 
recommend that the Client considers having us conduct a full inspection of the property when it is deemed 
appropriate to do so, in order to consider any impact that has on our valuation. 
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‘Liability limited by a scheme approved under Professional Standards Legislation’ 

MINUTES OF THE ANNUAL GENERAL MEETING OF THE OWNERS - STRATA PLAN NO. 71623, 
“NESUTO”, 1 DUFFYS LANE, THE ENTRANCE, HELD ON THURSDAY 23 May 2024 IN THE OFFICES 
OF RESULT PROPERY GROUP, 281 KINGSGROVE ROAD, KINGSGROVE & BY ZOOM 
AUDIO/VIDEO CONFERENCE. THE MEETING COMMENCED AT 6.00PM.  

 
PRESENT: 

 

Lots 2, 26, 37, 41, 48, 55, 69, 79, 86, 93, 104, 105 & 112. 

 
PRESENT BY  

PROXY: 

 

Lots 1, 21, 22, 36, 42, 83, 90, 92, 98, 113, 116 & 117. 

 

 
IN ATTENDANCE: Anthony Kioussis of Result Property Group 

 
CHAIRMAN: 

 

Andrew Symons  

 

  

 
1.  Minutes         

RESOLVED that the minutes of the last general meeting be adopted as a true and accurate account of the 
proceedings of that meeting. 

 

2. Key financial Information - 2023 
RESOLVED that the attached audited statements of key financial information for the administrative fund, the capital 

works fund and any other fund prepared by the owners corporation together with the relevant auditor’s report if 
required be adopted. 

 
3. Auditor 

RESOLVED that the Owners Corporation meets its obligation in accordance with the Act to appoint and Auditor to 

Audit the accounts for the financial year ending 31 December 2024. 
 

4. Commissions and training services 
RESOLVED that the report from the Strata Managing Agent on commissions and training services in the past 12 

months and estimate of commissions and training services in the next 12 months be accepted.  

 
5. Consideration and Acceptance of Budget - 2024 

RESOLVED that the Owners Corporation accept the estimate of how much money it will need to credit to its 
administrative fund and capital works fund for actual and expected expenditure. 

 

6. Levy Contributions - 2023 
RESOLVED THAT 

 
(a) in accordance with Section 79(2) and 81 of the Strata Schemes Management Act 2015 the owners corporation 

estimates that in respect of the period from 01/01/2024 to 31/12/2024 it will need to credit to its 
administrative and capital works funds for actual and expected expenditure referred to in those subsections 

the amounts set out in the budget that was attached to the notice of the meeting at which this resolution 

was passed; and 
 

(b) in accordance with Section 81 of the Act, the owners corporation determines that the following amounts are 
to be levied to raise the estimated contributions: 

 

administrative fund, the sum of  $468,120.00 Plus GST  
 

  capital works fund, the sum of  $280,880.00 Plus GST    
 

(c) those amounts are to be paid by regular equal periodic instalments on the first day of June 2024; and the 
subsequent instalments being due and payable on the first days of September, December 2024 and March 

2025.Until amended by resolution at a subsequent general meeting. 
 

MINUTES  
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‘Liability limited by a scheme approved under Professional Standards Legislation’ 

(d) the Treasurer is authorised to levy those contributions by written notice on each person liable to pay them. 
 

7. Limitations on Expenditure   

RESOLVED that the Owners Corporation pursuant to Section 102 (3) of the Strata Schemes Management Act 2015, 
that the Strata Committee not be subject to the limitation otherwise imposed by Section 102 (2) of the Act in relation 

to any matter.  
 

It was noted that the owners of lots 37 & 41 voted against this motion.  
 
8. Payment Plans 

RESOLVED that the Owners – Strata Plan 71623 RESOLVE NOT to agree to enter into payment plans generally for 
matters involving arrears of unpaid contributions/levies or other amounts including interest, legal and other 

costs/expenses thereon, but instead to delegate to the Strata Committee an absolute discretion as to whether or not  to 

enter into, arrange and monitor any such payment plan provided that it be  limited to a period of 12 months per payment 
plan but not precluding any further or subsequent payment plan agreed by the Strata committee in its absolute 

discretion. 
 

9. Levy Collection 
RESOLVED that the Owners – Strata Plan No 71623 pursuant to the Strata Schemes Management Act 2015 (including 

section 103) for the purpose of collecting levy contributions to authorise the Strata Managing Agent and/or the Strata 

Committee to do any one or more of the following: 
 

(a)  To issue arrears notices, reminder notices and/or letters to seek recovery of levy contributions and the recovery 
of other debts, including penalties, interest, legal and other costs/expenses; 

(b)  To engage or appoint the services of a debt collection agency, obtain legal advice and/or retain legal 

representation and/or experts on behalf of The Owners – Strata Plan No 71623; 
(c)  To issue demands, commence, pursue, continue or defend any court, tribunal or any other proceedings against 

any lot owner, mortgagee in possession and/or former lot owner in relation to all matters arising out of the 
recovery of levy contributions and the recovery of other debts, including penalties, interest, legal and other 

costs; 
(d)  Enter and enforce any judgment obtained in the collection of levy contributions including issuing writ for levy 

of property (personal and real property), garnishee orders, examination notices/orders/hearings, bankruptcy 

notices, statutory demands and commencing and maintaining bankruptcy proceedings or winding up 
proceedings; 

(e)  File an appeal or defending an appeal against any judgment concerning the collection of levy contributions; and 
(f)  Liaise, instruct and prepare all matters with the Owners Corporation’s debt collection agents, lawyers and 

experts in relation to any levy recovery proceedings. 

 
10. Annual Fire Safety Statement 

RESOLVED that the Owners Corporation resolves to do the following: 
 

(a) Engage a suitably qualified consultant to carry out an annual Fire Safety Statement (and report) in 

accordance with Part 9, Division 5 of the NSW Environmental Planning and Assessment Regulations 2000 as 
amended; and 

 
(b) To submit any corrective actions report to the Strata Committee to determine what action is required, if 

any; and 
 

(c) To delegate to the strata manager the following functions pursuant to the Agency Agreement additional 

duties schedule: 
 

i. undertake the seeking of quotations and engaging the contractor to prepare the statement; and  
 

ii. sign the statement on behalf of the scheme and lodge the statement with local Council and cause a 

copy of the statement to be given to the Fire Commissioner  
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11. Lift Registration 
RESOLVED that the owners corporation resolves that whilst Result Property Group Pty Ltd is appointed as the 

managing agent for the scheme:  

 
(a) it is required on an annual basis to engage a competent person to provide a statement as to whether the lift 

equipment is safe to operate; and  
 

(b) subject to receipt of the statement from the competent person that the equipment is safe to operate, it is 

instructed to sign on behalf of the scheme and lodge with WorkCover any item registration renewal or 
application form. 

 
12. Insurance 

RESOLVED that the owners corporation insurances as listed in the Annexures to the Agenda of the meeting be 

confirmed and further THAT the Strata Committee be delegated the function of increasing, altering or adding insurances 
should it be resolved to include further insurances. 

 
13. Strata Committee 

The Chairman called for nominations for the Strata Committee and the following nominations were received: 
 

Philip Prassinas  

Andrew Symons  

Mark Ronfeldt  

Mary George  

Jim McLaren  

Susan Williams  

Lesley McLaren  

David Paton  

Fred Mason  

Stephen Squires  

 

The Chairman DECLARED nomination closed at 6.28pm.  
 

Following the declaration that nominations were closed it was RESOLVED that the meeting determine that there be 
seven (7) members to constitute the strata committee until the next AGM and a written ballot to elect the committee 

was conducted, as the meeting was being conducted via video and telephone conference it was RESOLVED that the 

ballot be sent to all lots represented at the meeting and that ballots will be eligible for return no later than 9am Tuesday 
28 May 2024. 

 
On closing of the written ballot and counting of the votes conducted by Anthony Kioussis & Yuliya Sobol the following 

persons were declared duly elected to the committee:  
 

Philip Prassinas  

Andrew Symons  

Mark Ronfeldt  

Mary George  

Jim McLaren  

Lesley McLaren  

Stephen Squires  
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14. Restriction matters 
RESOLVED that there be no matters or type of matters to be determined only by the Owners Corporation at a General 

Meeting unless requiring a resolution from the owners corporation in accordance with the Act.  

 
15. Appointment of Representative to the Building Management Committee 

SPECIALLY RESOLVED, pursuant to Clause 2(4) of Schedule 2a of the Strata Schemes (Freehold Development) Act 
1973, that the Owners Corporation appoint:- 

 

a) Mark Ronfeldt be appointed as the Representative of the Building Management Committee and; 
 

b) Stephen Squires and James McLaren be appointed as Substitute Representatives to the Building Management.  
 

 

END OF RESOLUTIONS  
 

 
CLOSURE: 

 

 
There being no further business, the Chairperson declared the meeting closed at 9.05am 

Tuesday 28 May 2024. 
 

_______________________________      ___________________________ 

(Chairperson)                                            (Date) 
 

 
 

 

 
 

mailto:admin@resultpg.com


2023 2022

Notes $ $

INCOME

Levies receivable 428,124.67    400,000.00    

Interest receivable on arrears 3,490.24        4,384.63        

Insurance claims received 61,884.29      -                 

Shared facilities recovery 54,474.47      94,190.39      

Write off damage bond from 2018 -                 500.00           

547,973.67    499,075.02    

LESS: EXPENDITURE

Accounting / tax fees 840.00           1,260.00        

Audit fees 3,000.00        3,000.00        

Building management 121,205.91    116,457.87    

Cleaning 5,015.77        2,208.82        

Consulting fees 1,070.00        1,403.91        

Council rates 39,551.71      39,520.00      

Electricity 39,758.85      52,778.42      

Fire control 38,398.01      99,663.56      

Foxtel 8,237.24        50,753.39      

Gardening 846.36           1,590.91        

Honarariums -                 14,280.00      

Insurance (4) 66,496.82      78,046.81      

Legal costs 700.00           -                 

Lift 29,756.96      36,078.99      

Management fees 50,180.43      47,883.57      

Pool & spa 7,832.26        8,481.51        

Registration / licence fees -                 79.00             

Repairs & maintenance (5) 63,759.09      37,390.47      

Security  53,114.68      50,343.01      

Strata hub 1,404.00        -                 

Telephone 660.00           645.00           

Write off Sundry debtors (6) -                 111,609.44    

531,828.09    753,474.68    

Surplus/(deficit) for the year 16,145.58 (254,399.66)

Owner's funds at beginning of year (400,962.55) (146,562.89)

Owner's funds at end of year

  transferred to balance sheet (384,816.97) (400,962.55)

ADMINISTRATIVE FUND

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

STATEMENT OF INCOME AND EXPENDITURE

FOR THE YEAR ENDED 31 DECEMBER 2023

Page 12



2023 2022

Notes $ $

INCOME

Levies receivable 256,875.33    240,000.00    

Interest receivable on arrears 2,094.20        2,630.79        

258,969.53    242,630.79    

LESS: EXPENDITURE

Capital works fund assessment 2,300.00        -                 

General replacement 163,093.82    29,137.00      

Honarariums -                 8,568.00        

Interest on loans 85,237.61      67,848.31      

Security 50.00             1,740.00        

250,681.43    107,293.31    

Surplus/(deficit) for the year 8,288.10 135,337.48

Owner's funds at beginning of year (318,604.30) (453,941.78)

 

Owner's funds at end of year

  transferred to balance sheet (310,316.20) (318,604.30)

CAPITAL WORKS FUND

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

STATEMENT OF INCOME AND EXPENDITURE

FOR THE YEAR ENDED 31 DECEMBER 2023

Page 13



2023 2022

Notes $ $

OWNER'S FUNDS

Administrative fund (384,816.97) (400,962.55)

Capital Works fund (310,316.20) (318,604.30)

(695,133.17) (719,566.85)

REPRESENTED BY:

CURRENT ASSETS

Cash at bank (3) 13,721.24      147,216.05    

Lots in arrears 92,360.12      97,039.58      

Receivables - owners - admin 626.22           626.22           

Sundry debtors (7) 13,194.47      13,194.47      

Sundry debtors shared facilities 31/12/05 (8) 1,915.20        1,915.20        

Sundry debtors shared facilities 31/12/06 (8) 2,566.17        2,566.17        

Sundry debtors shared facilities 31/12/07 (8) 2,652.55        2,652.55        

Sundry debtors shared facilities 31/12/08 (8) 2,640.54        2,640.54        

Sundry debtors shared facilities 31/12/09 (8) 3,518.07        3,518.07        

Sundry debtors shared facilities 31/12/10 (8) 3,106.38        3,106.38        

136,300.96    274,475.23    

LESS: LIABILITIES

CURRENT LIABILITIES

Damage bond held -                 -                 

GST payable 5,838.00        11,389.43      

Loan accounts (9) 802,598.31    904,688.89    

Lots in advance 5,326.23        2,031.74        

Sundry creditors (10) 17,671.59      75,932.02      

831,434.13    994,042.08    

NET ASSETS (695,133.17) (719,566.85)

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

BALANCE SHEET

AS AT 31 DECEMBER 2023

Page 14



1. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

The Strata Plan is not a reporting entity and these financial statements are therefore "Special Purpose

Financial Reports" that have been prepared solely to meet the requirement of Section 92 of the

Strata Schemes Management Act 2015 to prepare financial statements.

These financial statements have been prepared on an historical cost basis. The accounts have not been

adjusted for changes in the general purchasing power of the dollar or for changes in the price of specific

assets.

2. ACCOUNTING FOR INCOME AND EXPENSES

The accrual basis of accounting is applied to all levies due and payable. Any other income and all 

expenditure is accounted for on a cash basis and is brought to account when the income is received or  

the expenses paid, except where otherwise stated. 

3. CASH AT BANK

The account is held at the Macquarie Bank, Sydney by Result Property Group Pty Ltd in trust for

Strata Plan 71623.

2023 2022

$ $

4. INSURANCE

Premium 66,496.82      78,046.81      

66,496.82      78,046.81      

5. REPAIRS & MAINTENANCE

Electrical 8,397.20        6,948.00        

General 17,905.39      11,103.58      

Insurance 17,236.62      -                 

Pest control 1,950.00        2,550.00        

Plumbing 11,841.70      11,805.40      

Rubbish removal 5,078.18        4,983.49        

TV antenna / MATV 1,350.00        -                 

63,759.09      37,390.47      

6. WRITE OFF SUNDRY DEBTORS

Building & Construction reports - credit note -                 20,493.00      

Payments made on behalf of Council - already recovered -                 57,494.26      

Payments made on behalf of Council - shared facilities -                 33,622.18      
-                 111,609.44    

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

NOTES TO AND FORMING PART OF THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 31 DECEMBER 2023

Page 15



2023 2022

$ $

7. SUNDRY DEBTORS

Payments made on behalf of Strata Plan 69927 12,664.47      12,664.47      

SP71770 - Nesuto Cleaning Invoice 530.00           530.00           

13,194.47      13,194.47      

8. SHARED FACILITIES

Year Ending 31 December 2005

Strata Plan 69927 1,915.20        1,915.20        

TOTAL 1,915.20        1,915.20        

Year Ending 31 December 2006

Strata Plan 69927 2,566.17        2,566.17        

TOTAL 2,566.17        2,566.17        

Year Ending 31 December 2007

Strata Plan 69927 2,652.55        2,652.55        

TOTAL 2,652.55        2,652.55        

Year Ending 31 December 2008

Strata Plan 69927 2,640.54        2,640.54        

TOTAL 2,640.54        2,640.54        

Year Ending 31 December 2009

Strata Plan 69927 3,518.07        3,518.07        

TOTAL 3,518.07        3,518.07        

Year Ending 31 December 2010

Strata Plan 69927 3,106.38        3,106.38        

TOTAL 3,106.38        3,106.38        

Total 16,398.91      16,398.91      

9. MACQUAIRE BANK LOAN ACCOUNT

Account no: 85672 802,598.31    904,688.89    

802,598.31    904,688.89    

10.SUNDRY CREDITORS

Central Coast Council 9,911.71        -                 

CleaniQ -                 48.30             

Form 1 Fire Protection -                 47,127.34      

Kone 7,759.88        6,410.28        

Nesuto The Entrance Apartments -                 21,480.06      

Perkins Security Solutions -                 326.04           

Williamson Consulting Pty Ltd -                 490.00           

Winnie Mason -                 50.00             

17,671.59      75,932.02      

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

NOTES TO AND FORMING PART OF THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 31 DECEMBER 2023
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Proposed Budget

to apply from 01-01-2024

Revenue

BMC Recovery 0.00 54,474.47 0.00148001

Insurance Claims 0.00 61,884.29 0.00142000

Interest on Arrears--Admin 4,000.00 3,490.24 0.00142500

Levies Due--Admin 468,120.00 427,953.42 437,500.00143000

Shared Facility Recovery 80,000.00 0.00 80,000.00148000

517,500.00547,802.42552,120.00Total revenue

Less expenses

Accounting--BAS preparation 1,100.00 840.00 1,260.00150250

Auditors--Audit Services 3,500.00 3,000.00 4,000.00150800

Building Manager -- Contract 126,216.00 121,205.91 120,084.00184001

Cleaning 0.00 5,015.77 0.00163000

Consultant 1,500.00 1,070.00 8,500.00176200

Council Rates 46,000.00 39,551.71 46,000.00190000

Electrical 3,000.00 21,122.20 3,600.00164800

Electrical Lamps & Tubes 600.00 0.00 1,200.00165000

Electricity Rates 42,000.00 39,758.85 36,000.00190200

Fire Protection 12,000.00 9,768.62 12,000.00165800

Fire Protection - Contract Fee 8,000.00 2,638.62 12,000.00119

Fire Protection--Call Outs 3,200.00 0.00 3,200.00165807

Fire Protection--Contract 0.00 349.00 0.00165801

Fire Protection--Monitoring 2,040.00 1,950.52 2,040.00165809

Fire Protection--Repairs 15,000.00 23,691.25 12,000.00165810

General Repairs 12,000.00 15,915.39 12,000.00167200

Insurance--Claim Item 0.00 17,236.62 0.00159001

Insurance--Premiums 75,000.00 66,496.82 85,000.00159100

Lawns & Gardening 1,500.00 846.36 3,000.00178400

Legal Fees 1,000.00 700.00 1,200.00153201

Lift 9,500.00 12,636.96 9,500.00170200

Lift--Maintenance Contract 20,000.00 19,110.00 21,460.00170201

Management Fees--Contract Fee 50,496.00 50,180.43 50,490.00154000

Meeting Room Expenses 0.00 0.00 600.00154200

Pest/Vermin Control 2,400.00 1,950.00 2,400.00172000

Plumbing & Drainage 6,000.00 11,841.70 7,200.00172200

Pool 5,000.00 7,832.26 5,000.00179200

Registration/License/Permit Fees 200.00 0.00 200.00155400

Rubbish Removal 6,000.00 5,078.18 6,000.00190800

Security--Contractor 40,000.00 53,114.68 35,500.00182000

Strata Hub 0.00 1,404.00 0.00150211

The Owners - Strata Plan No 71623 Nesuto, 1 Duffys Lane, THE ENTRANCE  NSW  2261

budget
PreviousActual

01-01-2023-31-12-202

Administrative Fund
Proposed

budget

Page18-04-2024 15:06 Anthony Kioussis 1Result Property Group

Liability limited by a scheme approved under Professional Standards Legislation
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Surplus/Deficit 4,666.0057,868.00 3,249.33

(404,115.08)(400,865.75) (404,115.08)

($399,449.08)($342,997.75) ($400,865.75)

Opening balance

Closing balance

Telephone Charges 1,000.00 660.00 1,800.00174600

TV Satellite Dish 0.00 9,587.24 9,600.00175200

512,834.00544,553.09494,252.00Total expenses

$481,250.00$514,932.00

Total units of entitlement

Levy contribution per unit entitlement

10000 10000

$51.49 $48.13

Add GST 46,812.00 43,750.00

Budgeted standard levy revenue

Amount to raise in levies including GST

468,120.00 437,500.00

The Owners - Strata Plan No 71623 Nesuto, 1 Duffys Lane, THE ENTRANCE  NSW  2261

budget
PreviousActual

01-01-2023-31-12-202

Administrative Fund
Proposed

budget
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Surplus/Deficit 106,250.00166,880.00 20,910.35

(319,516.30)(298,605.95) (319,516.30)

($213,266.30)($131,725.95) ($298,605.95)

Opening balance

Closing balance

Revenue

Interest on Arrears--Capital Works 2,000.00 2,094.20 0.00242500

Levies Due--Capital Works 280,880.00 256,772.58 262,500.00243000

262,500.00258,866.78282,880.00Total revenue

Less expenses

Admin--Capital Works Fund Assessment 0.00 2,300.00 0.00255700

Loan Repayments Including Interest--Capital
Works

66,000.00 85,237.61 66,000.00291004

Maint Bldg--Electrical 0.00 0.00 13,250.00264800

Maint Bldg--General Replacement 30,000.00 150,368.82 42,000.00267400

Maint Bldg--Pumps and Boilers 20,000.00 0.00 35,000.00272700

Tax Agents Fee--Capital Works 0.00 50.00 0.00291002

156,250.00237,956.43116,000.00Total expenses

$288,750.00$308,968.00

Total units of entitlement

Levy contribution per unit entitlement

10000 10000

$30.90 $28.88

Add GST 28,088.00 26,250.00

Budgeted standard levy revenue

Amount to raise in levies including GST

280,880.00 262,500.00

The Owners - Strata Plan No 71623 Nesuto, 1 Duffys Lane, THE ENTRANCE  NSW  2261

budget
PreviousActual

01-01-2023-31-12-202

Capital Works Fund
Proposed

budget
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Result Property Group Pty Limited   Ph: 02 8669 8800 
Strata Management Specialists   Fax: 02 8669 8803 
PO BOX 1 Kingsgrove NSW 1480  admin@resultpg.com  
 

‘Liability limited by a scheme approved under Professional Standards Legislation’ 

MINUTES OF THE GENERAL MEETING OF THE OWNERS - STRATA PLAN NO. 71623, “NESUTO”, 
1 DUFFYS LANE, THE ENTRANCE, HELD ON WEDNESDAY 1 NOVEMBER 2023 IN THE OFFICES OF 
RESULT PROPERY GROUP, 281 KINGSGROVE ROAD, KINGSGROVE & BY ZOOM AUDIO/VIDEO 
CONFERENCE. THE MEETING COMMENCED AT 6.30PM.  

 
PRESENT: 

 

Lots 48, 52, 55, 62, 76, 82, 98 & 104. 

 
PRESENT BY  

PROXY: 

 

Lots 3, 21, 36, 39, 42, 53, 54, 77, 78, 83, 88, 90 & 109. 

 

 
IN ATTENDANCE: Anthony Kioussis of Result Property Group 

 
CHAIRMAN: 

 

Anthony Kiousis was requested to chair the meeting.   

 

  

 
1.  Minutes         

RESOLVED that the minutes of the last general meeting be adopted as a true and accurate account of the 
proceedings of that meeting. 

 

2. Levy Contributions - 2024 
RESOLVED THAT 

 
(a) in accordance with Section 79(2) and 81 of the Strata Schemes Management Act 2015 the owners corporation 

estimates that in respect of the period from 01/01/2024 to 31/12/2024 it will need to credit to its 
administrative and capital works funds for actual and expected expenditure referred to in those subsections 

the amounts set out in the budget that was attached to the notice of the meeting at which this resolution 

was passed; and 
 

(b) in accordance with Section 81 of the Act, the owners corporation determines that the following amounts are 
to be levied to raise the estimated contributions: 

 

administrative fund, the sum of  $468,125.00 Plus GST  
 

  capital works fund, the sum of  $280,875.00 Plus GST    
 

(c) those amounts are to be paid by regular equal periodic instalments on the first day of March 2024; and the 

subsequent instalments being due and payable on the first days of June, September and December 2024. 
Until amended by resolution at a subsequent general meeting. 

 
(d) the Treasurer is authorised to levy those contributions by written notice on each person liable to pay them. 

 
 

3. Community Notice.  

RESOLVED that the attached “noise and no smoking community notice” be adopted and all owners be require to have 
tenants, rental agents or short-term guests acknowledge the requirements for each stay.  

 
4.  Hot Water Service          

RESOLVED that the Owners Strata Plan 71623 replace the hot water tanks as recommended by the strata committee 

for a cost of $78,700.00. 
 

CLOSURE: 

 

There being no further business, the Chairperson declared the meeting closed at 
6.25pm. 

 
_______________________________      ___________________________ 

(Chairperson)                                            (Date) 

Nesuto The Entrance – Community Notice 

MINUTES  
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Nesuto The Entrance is a mixed-use building, accommodating short- and long-term tenants, and permanent 

owner residents therefore we ask that you please be mindful of your neighbours for everyone’s peaceful 

enjoyment.  

 

The building has a strict NO PARTY POLICY, any excessive noise or disturbance will not be tolerated at 

any time of the day, this is strictly enforced, and will be reported to the police.  Should the number of guests 

exceed the registered guests for short term accommodation, Nesuto or owner of the apartment reserves the 

right to terminate the reservation immediately without any refund. 

 

The entire building including the rooms, courtyard, balconies and public areas are strictly NON SMOKING 

(including vapes and Hookah pipes). Failure to comply will result in in short term bookings terminated 

without any refund and any cleaning costs associated.  Long-term tenants/owners will receive a breach from 

strata and any fees associated. 

 

We look forward to working with you to create a harmonious environment with you for everyone to enjoy. 

 

Number of registered guests ________________ 

 

I ___________________ have read and understood the above and agree to the terms 

 

 

____________________________  ________________________ 

Signed       Date 
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MINUTES OF THE ANNUAL GENERAL MEETING OF THE OWNERS - STRATA PLAN NO. 71623, 
“NESUTO”, 1 DUFFYS LANE, THE ENTRANCE, HELD ON THURSDAY 30 MARCH 2023 IN THE 
OFFICES OF RESULT PROPERY GROUP, 281 KINGSGROVE ROAD, KINGSGROVE & BY ZOOM 
AUDIO/VIDEO CONFERENCE. THE MEETING COMMENCED AT 6.30PM.  

 
PRESENT: 

 

Lots 1, 5, 11, 22, 26, 42, 48, 49, 52, 55, 61, 62, 66, 67, 68, 70, 82, 85, 86, 92, 100, 101, 

104, 114 & 115. 
 

PRESENT BY  

PROXY: 
 

Lots 3, 13, 27, 36, 38, 39, 40, 53, 54, 77, 78, 83, 88 & 109. 

 
 

IN ATTENDANCE: Anthony Kioussis of Result Property Group 
 

CHAIRMAN: 
 

Andrew Symons  

 

  
 

1.  Minutes         
RESOLVED that the minutes of the last general meeting be adopted as a true and accurate account of the 

proceedings of that meeting. 

 
2. Key financial Information - 2022 

RESOLVED that the attached audited statements of key financial information for the administrative fund, the capital 
works fund and any other fund prepared by the owners corporation together with the relevant auditor’s report if 

required be adopted. 
 

3. Auditor 

RESOLVED that the Owners Corporation meets its obligation in accordance with the Act to appoint and Auditor to 
Audit the accounts for the financial year ending 31 December 2023. 

 
4. Commissions and training services 

RESOLVED that the report from the Strata Managing Agent on commissions and training services in the past 12 

months and estimate of commissions and training services in the next 12 months be accepted.  
 

 
5. Consideration and Acceptance of Budget - 2023 

RESOLVED that the Owners Corporation accept the estimate of how much money it will need to credit to its 

administrative fund and capital works fund for actual and expected expenditure. 
 

6. Levy Contributions - 2023 
RESOLVED THAT 

 
(a) in accordance with Section 79(2) and 81 of the Strata Schemes Management Act 2015 the owners corporation 

estimates that in respect of the period from 01/01/2023 to 31/12/2023 it will need to credit to its 

administrative and capital works funds for actual and expected expenditure referred to in those subsections 
the amounts set out in the budget that was attached to the notice of the meeting at which this resolution 

was passed; and 
 

(b) in accordance with Section 81 of the Act, the owners corporation determines that the following amounts are 

to be levied to raise the estimated contributions: 
 

administrative fund, the sum of  $437,500.00 Plus GST  
 

  capital works fund, the sum of  $262,500.00 Plus GST    
 

(c) those amounts are to be paid by regular equal periodic instalments on the first day of June 2023; and the 

subsequent instalments being due and payable on the first days of September, December 2023 and March 

MINUTES  
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2024.Until amended by resolution at a subsequent general meeting. 
 

(d) the Treasurer is authorised to levy those contributions by written notice on each person liable to pay them. 

 
7. Limitations on Expenditure   

RESOLVED that the Owners Corporation pursuant to Section 102 (3) of the Strata Schemes Management Act 2015, 
that the Strata Committee not be subject to the limitation otherwise imposed by Section 102 (2) of the Act in relation 

to any matter. 

 
8. Payment Plans 

RESOLVED that the Owners – Strata Plan 71623 RESOLVE NOT to agree to enter into payment plans generally for 
matters involving arrears of unpaid contributions/levies or other amounts including interest, legal and other 

costs/expenses thereon, but instead to delegate to the Strata Committee an absolute discretion as to whether or not  to 

enter into, arrange and monitor any such payment plan provided that it be  limited to a period of 12 months per payment 
plan but not precluding any further or subsequent payment plan agreed by the Strata committee in its absolute 

discretion. 
 

9. Levy Collection 
RESOLVED that the Owners – Strata Plan No 71623 pursuant to the Strata Schemes Management Act 2015 (including 

section 103) for the purpose of collecting levy contributions to authorise the Strata Managing Agent and/or the Strata 

Committee to do any one or more of the following: 
 

(a)  To issue arrears notices, reminder notices and/or letters to seek recovery of levy contributions and the recovery 
of other debts, including penalties, interest, legal and other costs/expenses; 

(b)  To engage or appoint the services of a debt collection agency, obtain legal advice and/or retain legal 

representation and/or experts on behalf of The Owners – Strata Plan No 71623; 
(c)  To issue demands, commence, pursue, continue or defend any court, tribunal or any other proceedings against 

any lot owner, mortgagee in possession and/or former lot owner in relation to all matters arising out of the 
recovery of levy contributions and the recovery of other debts, including penalties, interest, legal and other 

costs; 
(d)  Enter and enforce any judgment obtained in the collection of levy contributions including issuing writ for levy 

of property (personal and real property), garnishee orders, examination notices/orders/hearings, bankruptcy 

notices, statutory demands and commencing and maintaining bankruptcy proceedings or winding up 
proceedings; 

(e)  File an appeal or defending an appeal against any judgment concerning the collection of levy contributions; and 
(f)  Liaise, instruct and prepare all matters with the Owners Corporation’s debt collection agents, lawyers and 

experts in relation to any levy recovery proceedings. 

 
10. Annual Fire Safety Statement 

RESOLVED that the Owners Corporation resolves to do the following: 
 

(a) Engage a suitably qualified consultant to carry out an annual Fire Safety Statement (and report) in 

accordance with Part 9, Division 5 of the NSW Environmental Planning and Assessment Regulations 2000 as 
amended; and 

 
(b) To submit any corrective actions report to the Strata Committee to determine what action is required, if 

any; and 
 

(c) To delegate to the strata manager the following functions pursuant to the Agency Agreement additional 

duties schedule: 
 

i. undertake the seeking of quotations and engaging the contractor to prepare the statement; and  
 

ii. sign the statement on behalf of the scheme and lodge the statement with local Council and cause a 

copy of the statement to be given to the Fire Commissioner  
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11. Lift Registration 
RESOLVED that the owners corporation resolves that whilst Result Property Group Pty Ltd is appointed as the 

managing agent for the scheme:  

 
(a) it is required on an annual basis to engage a competent person to provide a statement as to whether the lift 

equipment is safe to operate; and  
 

(b) subject to receipt of the statement from the competent person that the equipment is safe to operate, it is 

instructed to sign on behalf of the scheme and lodge with WorkCover any item registration renewal or 
application form. 

 
12. Insurance 

RESOLVED that the owners corporation insurances as listed in the Annexures to the Agenda of the meeting be 

confirmed and further THAT the Strata Committee be delegated the function of increasing, altering or adding insurances 
should it be resolved to include further insurances. 

 

13. Renewal of Building Manager Agreement  
RESOLVED that the Owners Corporation pursuant to Section 67 of the Strata Schemes Management Act 2015 to 

appoint Daiwa Living Nesuto Australia Pty Limited (ACN 616 382 542) Or (Daiwa Living Waldorf Holdings Pty Limited 
Trading as Nesuto) in accordance with the management agreement tabled at this meeting including the delegation to 

the Building Manager all of the functions of the Owners Corporation (in accordance with section 70 of the Act) necessary 
to enable the Manager to carry out the 'duties’ as defined in the written Agreement and that the Owners Corporation 

authorises two members of the strata committee or the Strata Manager to execute the management agreement and 

affix seal of the Owners Corporation on the management agreement. 
 

It was noted that Mark Ronfeldt abstained from this vote. 
 

14. Renewal of Strata Management Agreement  

RESOLVED that the Owners Corporation pursuant to Section 49 of the Strata Schemes Management Act 2015 to 
appoint Result Property Group Pty Ltd (ABN 23 141 658 344) in accordance with the management agreement tabled at 

this meeting including the delegation of all the powers, duties, authorities and functions of the Owners Corporation 

(other than those listed in section 52(2) of the Act); and its chairperson, treasurer, secretary and strata committee 
(except those functions retained by the strata committee), necessary to enable Result Property Group to carry out the 

“agreed services” and the “additional services” as defined in the management agreement, and that the Owners 
Corporation authorises two members of the strata committee to execute the management agreement and affix seal of 

the Owners Corporation on the management agreement. 

 
15. Special By-Law – General – Pets   

SPECIALLY RESOLVED that the Owners Corporation pursuant to section 141 of the Act to repeal existing By-law 5 
“Animals”.  

  
SPECIALLY RESOLVED that the Owners Corporation pursuant to section 141 of the Act make a by-law adding to 

the by-laws applicable to the strata scheme on the terms as set out in the agenda marked Annexure A and have it 

registered: 
 

Votes in favour = 2,412 Units of entitlement  
Votes against = 0 units of entitlement 

MOTION CARRIED 

 
16. Residents & Guests Behaviour Protocol  

Amended & RESOLVED that the Owners Corporation adopt the Residents & Guests Behaviour Protocol as set out 
in the agenda marked Annexure B and that the Strata Committee be authorised to amend this guideline as it sees 

fit. 
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17. Strata Committee 
The Chairman called for nominations for the Strata Committee and the following nominations were received: 

 

Philip Prassinas  

Jo Treacy  

Andrew Symons  

Mark Ronfeldt  

Mary George 

Jim McLaren 

Ned Tripkovic  

Lesley McLaren  

 
The Chairman DECLARED nomination closed at 7.08pm.  

 

Following the declaration that nominations were closed it was RESOLVED that the meeting determine that there be 
seven (7) members to constitute the strata committee until the next AGM and a written ballot to elect the committee 

was conducted, as the meeting was being conducted via video and telephone conference it was RESOLVED that the 
ballot be sent to all lots represented at the meeting and that ballots will be eligible for return no later than 8pm Friday 

31 March 2023. 

 
On closing of the written ballot and counting of the votes conducted by Anthony Kioussis the following persons were 

declared duly elected to the committee:  
 

Philip Prassinas  

Jo Treacy   

Andrew Symons 

Mark Ronfeldt  

Mary George  

Jim McLaren  

Lesley McLaren 

 

18. Restriction matters 
RESOLVED that there be no matters or type of matters to be determined only by the Owners Corporation at a General 

Meeting unless requiring a resolution from the owners corporation in accordance with the Act.  

 
19. Appointment of Representative to the Building Management Committee 

SPECIALY RESOLVED that the Strata Committee be delegated the function of selecting a Representative and 
Substitute Representative to represent the owners corporation to the Building Management Committee in accordance 

with Clause 2(4) of Schedule 2a of the Strata Schemes (Freehold Development) Act 1973. 

 
Votes in favour = 2,412 Units of entitlement  

Votes against = 0 units of entitlement 
MOTION CARRIED 

END OF RESOLUTIONS  
 
 

 
CLOSURE: 

 

 
There being no further business, the Chairperson declared the meeting closed at 9.13am 

Friday 31 March 2023. 
 

_______________________________      ___________________________ 

(Chairperson)                                            (Date) 
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THE MINUTES OF THE STRATA COMMITTEE MEETING OF STRATA PLAN 71623, 1 DUFFYS LANE, 
THE ENTRANCE NSW 2261, HELD IN THE OFFICES OF RESULT PTOPERTY GROUP PTY LTD AND 
VIA ZOOM TELECONFERENCING AT THE CONCLUSION OF THE AGM THE MEETING COMMENCED 
FRIDAY 31 MARCH 2023 AT 6.05 PM. 

  

PRESENT: 
 

 

APOLOGISE: 

James McLaren, Mark Ronfeldt, Lesley McLaren, Mary George, Phillip Prassinas, Andrew 
Symons & Jo Treacy.  

 
NIL   

 

IN ATTENDANCE: Anthony Kioussis of Result Property Group Pty Limited. 

 

CHAIRMAN: Anthony Kioussis   

 

Disclosure of pecuniary interests; 

1. RESOLVED that there were no declarations made or required by any member of the Strata Committee of any 

direct or indirect pecuniary interest in relation to a matter being considered at this meeting. 
 

Minutes 

2. RESOLVED that the minutes of the last strata committee meeting be adopted as a true and accurate account 
of the proceedings of that meeting. 

 
Election of Office Bearers 

3. RESOLVED that the following office bearers be elected: 
  

 Chairman -  Andrew Symons   

 Treasurer -  Mary George  
 Secretary - James McLaren   

 
Appointment of Representative to the Building Management Committee 

 

a) Mark Ronfeldt and James McLaren be appointed as the Representatives of the Building Management Committee 
and; 

 

b) Lesley McLaren, Mary George, Phillip Prassinas, Andrew Symons & Jo Treacy be appointed as Substitute 

Representatives to the Building Management.  

 

Appointing contact point and substitute contact point 
4. RESOLVED that the Strata Committee resolved to appoint James McLaren and Andrew Symons as the Strata 

Scheme’s main contact points.  
 

CLOSURE: There being no further business, the Chairperson declared the meeting closed at 6.25pm. 

  

______________________________       ___________________________ 

(Chairperson)                                           (Date) 
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2022 2021

Notes $ $

INCOME

Levies receivable 400,000.00    400,000.00    

Interest receivable on arrears 4,384.63        8,180.26        

Insurance claims received -                 2,106.45        

Legal costs -                 1,595.91        

Shared facilities recovery 94,190.39      31,700.12      

Write off damage bond from 2018 500.00           

499,075.02    443,582.74    

LESS: EXPENDITURE

Accounting / tax fees 1,260.00        1,680.00        

Audit fees 3,000.00        3,000.00        

Bank charges -                 7.50               

Building management 116,457.87    116,139.23    

Cleaning 2,208.82        1,540.08        

Consulting fees 1,403.91        22,452.50      

Council rates 39,520.00      39,216.00      

Defects -                 -                 

Electricity 52,778.42      29,430.48      

Fire control 99,663.56      42,917.06      

Foxtel 50,753.39      53,091.62      

Gardening 1,590.91        -                 

Honarariums 14,280.00      -                 

Insurance (5) 78,046.81      47,314.87      

Legal costs -                 1,595.91        

Lift 36,078.99      23,115.13      

Management fees 47,883.57      46,906.32      

Pool & spa 8,481.51        9,219.60        

Printing, postage & stationery -                 355.23           

Registration / licence fees 79.00             76.00             

Repairs & maintenance (6) 37,390.47      38,720.33      

Security  50,343.01      45,309.78      

Telephone 645.00           600.00           

Vacuum cleaner -                 -                 

Water rates -                 -                 

Write off Sundry debtors (7) 111,609.44    

753,474.68    522,687.64    

Surplus/(deficit) for the year (254,399.66) (79,104.90)

Owner's funds at beginning of year (146,562.89) (67,457.99)

Owner's funds at end of year

  transferred to balance sheet (400,962.55) (146,562.89)

ADMINISTRATIVE FUND

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

STATEMENT OF INCOME AND EXPENDITURE

FOR THE YEAR ENDED 31 DECEMBER 2022

Page 12



2022 2021

Notes $ $

INCOME

Levies receivable 240,000.00    240,000.00    

Interest receivable on arrears 2,630.79        4,908.09        

Taxation refund received -                 897.00           

242,630.79    245,805.09    

LESS: EXPENDITURE

Defects -                 4,200.00        

Fire protection -                 5,188.83        

General replacement 29,137.00      24,256.22      

Honarariums 8,568.00        -                 

Interest on loans 67,848.31      64,128.28      

Painting -                 15,466.50      

PAYG instalment -                 428.00           

Plumbing -                 8,967.00        

Security 1,740.00        -                 

Tax agents fee -                 200.00           

107,293.31    122,834.83    

Surplus/(deficit) for the year 135,337.48 122,970.26

Owner's funds at beginning of year (453,941.78) (576,912.04)

 

Owner's funds at end of year

  transferred to balance sheet (318,604.30) (453,941.78)

CAPITAL WORKS FUND

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

STATEMENT OF INCOME AND EXPENDITURE

FOR THE YEAR ENDED 31 DECEMBER 2022

Page 13



2022 2021

Notes $ $

OWNER'S FUNDS

Administrative fund (400,962.55) (146,562.89)

Capital Works fund (318,604.30) (453,941.78)

(719,566.85) (600,504.67)

REPRESENTED BY:

CURRENT ASSETS

Cash at bank (3) 147,216.05    118,434.57    

Bathroom & Airconditioning funds held (4) -                 15,131.72      

Lots in arrears 97,039.58      109,833.60    

Receivables - owners - admin 626.22           626.22           

Sundry debtors (8) 13,194.47      89,450.33      

Sundry debtors shared facilities 31/12/05 (9) 1,915.20        1,915.20        

Sundry debtors shared facilities 31/12/06 (9) 2,566.17        2,566.17        

Sundry debtors shared facilities 31/12/07 (9) 2,652.55        2,652.55        

Sundry debtors shared facilities 31/12/08 (9) 2,640.54        2,640.54        

Sundry debtors shared facilities 31/12/09 (9) 3,518.07        17,719.72      

Sundry debtors shared facilities 31/12/10 (9) 3,106.38        22,526.91      

274,475.23    383,497.53    

LESS: LIABILITIES

CURRENT LIABILITIES

Damage bond held -                 500.00           

GST payable 11,389.43      10,780.97      

Loan accounts (10) 904,688.89    969,501.69    

Lots in advance 2,031.74        2,028.26        

Sundry creditors (11) 75,932.02      1,191.28        

994,042.08    984,002.20    

NET ASSETS (719,566.85) (600,504.67)

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

BALANCE SHEET

AS AT 31 DECEMBER 2022

Page 14



1. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

The Strata Plan is not a reporting entity and these financial statements are therefore "Special Purpose

Financial Reports" that have been prepared solely to meet the requirement of Section 92 of the

Strata Schemes Management Act 2015 to prepare financial statements.

These financial statements have been prepared on an historical cost basis. The accounts have not been

adjusted for changes in the general purchasing power of the dollar or for changes in the price of specific

assets.

2. ACCOUNTING FOR INCOME AND EXPENSES

The accrual basis of accounting is applied to all levies due and payable. Any other income and all 

expenditure is accounted for on a cash basis and is brought to account when the income is received or  

the expenses paid, except where otherwise stated. 

3. CASH AT BANK

The account is held at the Macquarie Bank, Sydney by Result Property Group Pty Ltd in trust for

Strata Plan 71623.

4. BATHROOM & AIRCONDITIONING ACCOUNT

The account is held at the Macquarie Bank, Sydney by Result Property Group Pty Ltd in trust for

Strata Plan 71623. The account balance is transferred to the main account.

2022 2021

$ $

5. INSURANCE

Premium 78,046.81      46,714.87      

Valuation -                 600.00           

78,046.81      47,314.87      

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

NOTES TO AND FORMING PART OF THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 31 DECEMBER 2022
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2022 2021

$ $

6. REPAIRS & MAINTENANCE

Electrical 6,948.00        990.00           

General 11,103.58      20,636.43      

Globes & fixtures -                 371.58           

Insurance -                 8,461.82        

Pest control 2,550.00        1,550.00        

Plumbing 11,805.40      4,138.50        

Rubbish removal 4,983.49        2,572.00        

37,390.47      38,720.33      

7. WRITE OFF SUNDRY DEBTORS

Building & Construction reports - credit note 20,493.00      -                 

Payments made on behalf of Council - already recovered 57,494.26      -                 

Payments made on behalf of Council - shared facilities 33,622.18      -                 

111,609.44    -                 

8. SUNDRY DEBTORS

Building & Construction reports - credit note -                 20,493.00      

Payments made on behalf of Council -                 57,494.26      

Payments made on behalf of Strata Plan 69927 12,664.47      11,463.07      

SP71770 - Nesuto Cleaning Invoice 530.00           -                 

13,194.47      89,450.33      

9. SHARED FACILITIES

Year Ending 31 December 2005

Strata Plan 69927 1,915.20        1,915.20        

TOTAL 1,915.20        1,915.20        

Year Ending 31 December 2006

Strata Plan 69927 2,566.17        2,566.17        

TOTAL 2,566.17        2,566.17        

Year Ending 31 December 2007

Strata Plan 69927 2,652.55        2,652.55        

TOTAL 2,652.55        2,652.55        

Year Ending 31 December 2008

Strata Plan 69927 2,640.54        2,640.54        

TOTAL 2,640.54        2,640.54        

Year Ending 31 December 2009

Strata Plan 69927 3,518.07        3,518.07        

Wyong Shire Council -                 14,201.65      

TOTAL 3,518.07        17,719.72      

Year Ending 31 December 2010

Strata Plan 69927 3,106.38        3,106.38        

Wyong Shire Council -                 19,420.53      

TOTAL 3,106.38        22,526.91      

Total 16,398.91      50,021.09      

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

NOTES TO AND FORMING PART OF THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 31 DECEMBER 2022
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2022 2021

$ $

10.MACQUAIRE BANK LOAN ACCOUNT

Account no: 85672 904,688.89    969,501.69    

904,688.89    969,501.69    

 

11.SUNDRY CREDITORS

CleaniQ 48.30             -                 

Form 1 Fire Protection 47,127.34      440.00           

Kone 6,410.28        751.28           

Nesuto The Entrance Apartments 21,480.06      -                 

Perkins Security Solutions 326.04           -                 

Williamson Consulting Pty Ltd 490.00           -                 

Winnie Mason 50.00             -                 

75,932.02      1,191.28        

STRATA PLAN NO 71623

'WALDORF BY THE SEA' 1 DUFFYS LANE THE ENTRANCE NSW 2261

NOTES TO AND FORMING PART OF THE FINANCIAL STATEMENTS

FOR THE YEAR ENDED 31 DECEMBER 2022
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Proposed Budget

to apply from 01/01/2023

Revenue

BMC Recovery 0.00 94,190.39 0.00148001

Interest on Arrears--Admin 0.00 4,384.63 0.00142500

Levies Due--Admin 437,500.00 400,000.00 400,000.00143000

Miscellaneous Income--Admin 0.00 500.00 0.00144000

Shared Facility Recovery 80,000.00 0.00 60,000.00148000

460,000.00499,075.02517,500.00Total revenue

Less expenses

Accounting--BAS preparation 1,260.00 1,260.00 840.00150250

Auditors--Audit Services 4,000.00 3,000.00 4,000.00150800

Building Manager -- Contract 120,084.00 116,457.87 117,600.00184001

Cleaning 0.00 2,208.82 0.00163000

Consultant 8,500.00 1,403.91 2,400.00176200

Council Rates 46,000.00 39,520.00 46,000.00190000

Electrical 3,600.00 6,738.00 6,000.00164800

Electrical Lamps & Tubes 1,200.00 0.00 1,200.00165000

Electricity Rates 36,000.00 52,778.42 36,000.00190200

Fire Protection 12,000.00 16,145.36 19,100.00165800

Fire Protection - Contract Fee 12,000.00 0.00 0.00119

Fire Protection--Call Outs 3,200.00 3,360.00 7,200.00165807

Fire Protection--Contract 0.00 6,494.00 0.00165801

Fire Protection--Monitoring 2,040.00 1,950.52 2,040.00165809

Fire Protection--Repairs 12,000.00 72,113.68 12,000.00165810

Gardening--Maintenance 0.00 1,590.91 0.00177401

General Repairs 12,000.00 10,823.58 18,000.00167200

Insurance--Premiums 85,000.00 79,248.21 80,000.00159100

Lawns & Gardening 3,000.00 0.00 0.00178400

Legal Fees 1,200.00 0.00 1,200.00153201

Levy Discount Allowed 0.00 14,280.00 0.00159500

Lift 9,500.00 17,242.92 9,600.00170200

Lift--Maintenance Contract 21,460.00 24,012.90 18,000.00170201

Management Fees--Contract Fee 50,490.00 47,883.57 48,000.00154000

Meeting Room Expenses 600.00 0.00 600.00154200

Miscellaneous 0.00 91,116.44 0.00171400

Pest/Vermin Control 2,400.00 2,550.00 2,050.00172000

Plumbing & Drainage 7,200.00 11,805.40 12,000.00172200

Pool 5,000.00 8,481.51 6,000.00179200

Registration/License/Permit Fees 200.00 79.00 200.00155400

Rubbish Removal 6,000.00 4,983.49 2,000.00190800

Security--Contractor 35,500.00 50,343.01 34,500.00182000

The Owners - Strata Plan No 71623 Nesuto, 1 Duffys Lane, THE ENTRANCE  NSW  2261

budget
PreviousActual

01/01/2022-31/12/2022

Administrative Fund
Proposed

budget

Page08/03/2023 9:00 Anthony Kioussis 1Result Property Group
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Surplus/Deficit (76,330.00)4,666.00 (240,194.89)

(146,562.89)(386,757.78) (146,562.89)

-$222,892.89-$382,091.78 -$386,757.78

Opening balance

Closing balance

Telephone Charges 1,800.00 645.00 1,800.00174600

TV Satellite Dish 9,600.00 50,753.39 48,000.00175200

536,330.00739,269.91512,834.00Total expenses

$440,000.00$481,250.00

Total units of entitlement

Levy contribution per unit entitlement

10000 10000

$48.13 $44.00

Add GST 43,750.00 40,000.00

Budgeted standard levy revenue

Amount to raise in levies including GST

437,500.00 400,000.00

The Owners - Strata Plan No 71623 Nesuto, 1 Duffys Lane, THE ENTRANCE  NSW  2261

budget
PreviousActual

01/01/2022-31/12/2022

Administrative Fund
Proposed

budget

Page08/03/2023 9:00 Anthony Kioussis 2Result Property Group
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Surplus/Deficit 130,400.00106,250.00 135,337.48

(453,941.78)(318,604.30) (453,941.78)

-$323,541.78-$212,354.30 -$318,604.30

Opening balance

Closing balance

Revenue

Interest on Arrears--Capital Works 0.00 2,630.79 0.00242500

Levies Due--Capital Works 262,500.00 240,000.00 240,000.00243000

240,000.00242,630.79262,500.00Total revenue

Less expenses

Levy Discount Allowed 0.00 8,568.00 0.00259500

Loan Repayments Including Interest--Capital
Works

66,000.00 67,848.31 63,600.00291004

Maint Bldg--Electrical 13,250.00 0.00 0.00264800

Maint Bldg--General Replacement 42,000.00 29,137.00 20,000.00267400

Maint Bldg--Pumps and Boilers 35,000.00 0.00 6,000.00272700

Maint Bldg--Security 0.00 1,740.00 20,000.00292001

109,600.00107,293.31156,250.00Total expenses

$264,000.00$288,750.00

Total units of entitlement

Levy contribution per unit entitlement

10000 10000

$28.88 $26.40

Add GST 26,250.00 24,000.00

Budgeted standard levy revenue

Amount to raise in levies including GST

262,500.00 240,000.00

The Owners - Strata Plan No 71623 Nesuto, 1 Duffys Lane, THE ENTRANCE  NSW  2261

budget
PreviousActual

01/01/2022-31/12/2022

Capital Works Fund
Proposed

budget

Page08/03/2023 9:00 Anthony Kioussis 3Result Property Group
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Annexure A 
 
 

BY-LAW 5  - KEEPING OF ANIMALS. 

Definitions and Interpretation 

1. In this by-law: 

(a) “Assistance Animal” has the meaning attributed to that expression in the Disability Discrimination 
Management Act 1992 (Cth); 

 

(b) “Breach Notice” means a written notice from the Committee to an Owner or Occupier providing details 
of a breach of this by-law, and includes a notice under Section 146 of the Strata Schemes Management 

Act 2015; 

 

(c) “Committee” means the strata committee of the owners corporation at any time; 

(d) “Guest” means a person not holding a long term lease to occupy a lot at any time; 

(e) “Lot” means part of the parcel, not comprised in the common property, of the strata scheme;  

 
(f) “Owner” means the owner at any time of a lot in the strata scheme;  

 

(g) “Occupier” means a lawful occupant of a lot at any time; 
 

(h) “Permitted Animal” means a cat or dog approved by the Committee under this by-law and referred to 
in a signed Pet Agreement, or a Small Pet; 

 

(i) “Pet Agreement” means the document attached to this by-law and marked with the letter “B”, as modified 
by the Committee from time to time; 

 
(j) “Pet Application” means the document attached to this by-law and marked with the letter “A”, as 

modified by the Committee from time to time; 

 
(k) “Pet Eviction Notice” means a written notice from the Committee to an Owner or Occupier requiring the 

removal of an animal the subject of a Breach Notice within a specified time, and to keep the animal away 
from the strata scheme; 

 
(l) “Prohibited Animal” means: 

 

(i) a rodent; 
(ii) a reptile; 

(iii) a hamster; 
(iv) a guinea pig; 

(v) a small amphibian; 

(vi) a dog defined in or prescribed pursuant to the Companion Animals Act 1998 as a dangerous dog, a 
menacing breed or kind of dog, or a restricted dog; 

(vii) a dog of more than 12kg weight or reasonably expected to be of more than 12kg at full growth; and 
(viii) a cat of more than 12kg weight or reasonably expected to be of more than 12kg at full growth; 

 
(m) “Small Pet” means a budgerigar or similar sized bird, fish kept in a secure aquarium of no more than 300 

litres capacity.  

 
(n) The applicable definitions and interpretation of this by-law are otherwise to be in accordance with all other 

by-laws applicable to this strata scheme; and 
 

(o) If any part of this by-law is void, invalid or otherwise unenforceable, it shall be deemed to be severed from 

this by-law and the remainder of this by-law shall remain in full force and effect. 

Pets policy  
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2. A Guest or person occupying a lot under a short-term rental accommodation arrangement as defined by or 

prescribed pursuant to the Fair Trading Act 1987, must not keep any animal or small pet in the strata scheme 
unless the animal is an Assistance Animal.  

3. An Owner or Occupier must not keep any animal in the strata scheme unless the animal is an Assistance Animal 

or a Permitted Animal, and must not keep any Prohibited Animal in the strata scheme.  

4. An Owner or Occupier may keep a Small Pet in the strata scheme without the approval of the Committee. 

5. If an Owner or Occupier, except a Guest or person occupying a lot under a short-term rental accommodation 

arrangement as defined by or prescribed pursuant to the Fair Trading Act 1987, wants to keep a dog or a cat, 

not being a Prohibited Animal, in the strata scheme, the Owner or Occupier must make a Pet Application and, if 

the Pet Application is approved, sign and return to the owners corporation a Pet Agreement. 

6. The Pet Application must: 

(a) be in writing; 

(b) include all requisite attachments; and 

(c) be sent to the strata managing agent or the secretary of the strata scheme. 

7. The Committee may request additional information to supplement the information contained in the Pet 

Application. 

8. In relation to the Pet Application, the Committee may, acting reasonably, do any of the following: 

(a) approve the Pet Application with or without conditions; 

(b) withhold approval to the Pet Application, and request its re-submission duly completed and with the 

provision of information requested of the applicant; or 

(c) refuse the Pet Application 

within 10 working days of its receipt. 

9. If the Committee approves the Pet Application, the Owner or Occupier who made the Pet Application will be given 
a Pet Agreement to sign and return to the strata managing agent or the secretary of the strata scheme, before 

the animal enters the strata scheme.  

10. If a Permitted Animal is declared by a relevant person to be a nuisance dog or a nuisance cat pursuant to the 
Companion Animals Act 1998, then the Owner or Occupant must have the animal removed from the strata scheme 

immediately upon receiving notice of such declaration.  

Conditions for keeping Permitted Animals 

11. An Owner or Occupier who keeps a Permitted Animal in the strata scheme must: 

(a) keep the animal within their lot, but not within the garage, parking space, or storage area forming part of 
that lot, and must not exercise the animal on common property or take the animal onto the mezzanine 

level/floor of the strata scheme; 

(b) carry or cart the animal when it is on common property; 

(c) promptly pick up and place into a strong, tied and sealed plastic bag preventing leakage and odour any 
excrement of the animal, and its kitty litter or other like absorbent, and dispose of the bag in a rubbish bin 

and not in a toilet and not in a garbage chute; 

(d) take all necessary steps to ensure that the animal does not soil any part of the strata scheme or any public 
area adjacent to the common property, and promptly take such action as may be necessary to clean and 

repair to the satisfaction of the Committee any part of the strata scheme or such public area that is soiled 

by the animal; 
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(e) ensure the animal does not cause annoyance,  nuisance or hazard, or pose a danger or  engage in 

threatening or aggressive behaviour to any Owner or Occupier or any person lawfully on common property, 
or unreasonably interfere with the use and enjoyment of another lot or the common property, and, 

specifically, must ensure that: 

(i) the animal is not audible to an occupant of any other lot, and specifically does not bark (in the case 

of a dog) or meow (in the case of a cat) continuously for a period of ten (10) minutes or more, or 

intermittently for a period of two hours or more at any time; and  

(ii) the animal in the case of a cat or dog is not left unattended for a period of eight hours or more; 

(f) ensure the animal is de-sexed (in relation to a dog) or spayed and neutered (in relation to a cat); 

(g) comply with all laws applicable to the animal; 

(h) tag the dog or cat identifying the lot number and phone number of its owner; and 

(i) provide the concierge, for retention, a key or other means of access to the lot where the animal is a dog 

or cat.  

General restrictions 

12. An Owner or Occupier must: 

(a) not keep more than one cat, or one dog, or more than one bird, in a lot; 

(b) not keep, breed or use any animal in the strata scheme for any commercial purpose; 

(c) not feed, or allow to be fed, any animal, including a bird, on or from the windows or terraces of any lot 

including rear terraces, garage, parking space or storage area of any lot or the common property; 

(d) not enter a lift with an animal if requested not to enter by a person already in the lift or waiting for the lift; 

(e) ensure that any bird is kept in a cage in a lot; and, 

(f) not allow a visitor or invitee to bring any animal onto the strata scheme, except an Assistance Animal.  

Assistance Animals 

13. Nothing in this by-law prevents an Owner or Occupier from keeping an Assistance Animal in their lot or using an 

Assistance Animal on their lot or the common property. 

14. The Committee may require an Owner or Occupier to provide evidence to prove that an animal is an Assistance 

Animal. 

15. If an Owner or Occupier does not provide evidence that an animal is an Assistance Animal as required by the 

Committee, the Committee may issue a Breach Notice and a Pet Eviction Notice. 

Breach of this by-law 

16. The Committee may issue an Owner or Occupier with a Breach Notice if they breach any part of this by-law.  

17. The Committee may issue a Pet Eviction notice at any time after issuing the second Breach Notice.  

18. An Owner or Occupier must comply with a Pet Eviction Notice and have the animal removed from the strata 

scheme within 7 days from receipt of that notice, and keep the animal away from the strata scheme. 

19. Nothing in clauses 15, 16, and 17 limits or restricts the rights of or the remedies available to the Committee or 

the owners corporation if an Owner or Occupier breaches this by-law. 

Indemnity 
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20. An Owner or Occupier indemnifies the owners corporation against any expense, legal liability, loss, claim or 

proceedings incurred by or asserted against the owners corporation in respect of any injury, loss or damage 
whatsoever to any lot, common property or other property, or person, in so far as such injury, loss or damage 

arises out of, in the course of, or by reason of any matter arising from an animal kept by an Owner or Occupier. 

Costs 

21. An Owner or Occupier who breaches any part of this by law must pay all costs, expenses and fees incurred by 
the owners corporation in enforcing the terms of this by-law or rectifying any breach. Such costs may include, 

but are not limited to: 

(a) cleaning fees; 

(b) strata managing agent’s fees; 

(c) legal costs; and, 

(d) the costs of any third party the owners corporation engages to assist it in the enforcement of this by-law.  

22. For the avoidance of doubt, the Owner of a lot is responsible for all costs referred to in the previous clause in the 

event the Occupier of a lot is unable to be located, fails to pay upon reasonable demand, or vacates the lot. 

23. Any money payable by an Owner or Occupier under this by-law may be recoverable by the owners corporation 

as a debt.  
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“A” 

PET APPLICATION FORM 

Your Name:   .........................................................................................  

Owner of pet (if not you):  .........................................................................................  

Your contact details: 

 Mobile:  .........................................................................................  

 Home:  .........................................................................................  

 Work:  .........................................................................................  

 Email:  .........................................................................................  

Lot number where pet will be kept:  .........................................................................................  

Are you an Owner or Occupier/tenant: ........................................................................................   

Is the pet a cat or dog:   .........................................................................................  

Name of pet:   .........................................................................................  

Breed of pet:   .........................................................................................  

Colour of pet:   .........................................................................................  

Age of pet:   .........................................................................................  

Weight of pet at maturity:  .........................................................................................  

Registration or Microchip Number:  .........................................................................................  

Insurance Policy Details: …………………………………………………………………………………………… 

You must attach: 

1. The consent of the Lot Owner to keep the pet if you are an Occupier/tenant. 

2. The consent of the Owner of the pet if you are not the Owner of the pet. 

3. A copy of all registration papers for the pet. 

4. A colour photo of the pet. 

5. Proof that the pet has been desexed. 

I/we confirm that the contents of this application are true and correct and acknowledge that permission to 
keep the pet is granted by the Owners Corporation – Strata Plan 71623 at its absolute discretion and is not 
given until I/we receive written confirmation from the Owners Corporation – Strata Plan 71623. 

 
{SIGNATURE}      {SIGNATURE} 
..................................................................   ......................................................................  
Print Name:  Print name: 
 
Dated:  Dated: 
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“B” 

PET AGREEMENT 

 
I/We, ______________________________________________________________________ , 

the Owner/Occupier of Lot  _____ in Strata Plan 71623, agree to be bound by and comply with the Keeping 

of Animals by-law in relation to the pet described in the Pet Application dated  _____  (“Pet”) 

in addition to the following conditions imposed by the owners corporation: 

1. …………………………………………………………………………………………………………………………………………………………

…………………………………………………………………………………………………………………………………………………………

………………………………………………………………………………………………………………… 

I/We confirm that I/we have been provided with a copy of the Keeping of Animals by-law and have read and 

understood its contents and the contents of this Agreement. 

I/We confirm that the owners corporation – Strata Plan 71623 has no responsibility for the care of the Pet 

under any circumstance.  

I/We confirm that no building or facilities manager, cleaner, or concierge working at the Owners Corporation 

Strata Plan 71623 has any obligation to assist me/ us with complying with the Keeping of Animals by-law, 

and acknowledge that if the Pet is found unaccompanied on common property, any such person may pick 

up the Pet and put the Pet inside my/ our Lot. 

 
 
 
 
{SIGNATURE} {SIGNATURE} 
..................................................................   ......................................................................  
Print Name:  Print name: 
 
Dated:  Dated: 
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Proposed Protocol for Management of Disturbance Events 
  
In the event of a disturbance/noise event, no resident should approach the source of that 
disturbance. All complaints must be addressed through the Building Management. The process for 
complaint handling is as follows: 
  

Contact Building Management on 4334 8800. If daytime call will be answered by front desk. If 
after hours, call will be answered by Nesuto after hours staff who operate throughout the 
night 7 days a week 

State name and apartment number and report the cause for the call 

Operator will open an incident case and advise caller of what action will be taken which will 
depend on the type of incident 

If action not apparent after 30 minutes, caller may contact Building Management for a follow 
up. If it is a case where police have been called, they can take a while to be able to 
respond. 

Building Management will provide a copy of the incident report to Strata Secretary advising 
date/time, incident, action and outcome.  
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NSW SWIMMING POOL REGISTER

Certificate of Compliance

Section 22D – Swimming Pools Act 1992

Pool No: 45818229

Property Address: 18 CORAL STREET THE ENTRANCE

Expiry Date: 27 May 2027

Issuing Authority: Central Coast Council

Complied with AS1926.1 (2012).

The swimming pool at the above property complies with Part 2 of the Swimming Pools Act 1992. The

issue of this certificate does not negate the need for regular maintenance of the swimming pool

barrier to ensure it is compliant with the Swimming Pools Act 1992.

This certificate ceases to be valid if a direction is issued pursuant to Section 23 of the Swimming

Pools Act 1992.

The swimming pool at the above property is not required to be inspected under the inspection

program of the local authority while this certificate of compliance remains valid pursuant to Section

22B(3) of the Swimming Pools Act 1992.

Please remember:

• Children should be supervised by an adult at all times when using your pool

• Regular pool barrier maintenance

• Pool gates must be closed at all times

• Don't place climbable articles against your pool barrier

• Remove toys from the pool area after use
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