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Owners Forum

• Be Welcomed

• Networking and Light Refreshments 5:30pm to 6:00pm 

• Presentation 6:00pm to 7:00pm
• Fire Exits | Toilets
• B Strata App – Team assistance  until 7:30pm
• B Strata – Scott Bellerby – I’m not a lawyer, if in doubt, 

seek legal advice!!

• Be Considerate of others 
• mobiles on silent mode

• Be Present – enjoy and make the most of it.
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• Safety
• Workplace and Duty of Care

• Safety Reports

• Sustainability 
• Embedded Networks (Naked Truth Series to be released 

2nd September)

• Electric Vehicle Chargers

• Strategic Planning 
• One Year Maintenance Plans 

• By-laws and consolidation of by-laws 
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• Workplace Safety

• WHS Act 2020 (31st March 2022)

• Person Conducting a Business or Undertaking (PCBU)

• Workplace – “work is carried out for a business or undertaking and includes any place where a worker goes, or is 

likely to be, while at work”

• Worker – an individual who works under a contract for service and may include labourers engaged under a 

contract, sub-contract, or on a casual basis, and are not employees of the strata manager or the strata company 

(Workers Compensation and Injury Management (WCIM) Act 1981)

• Exemption in WHS Act for a Residential Building 

• No definition of Residential Building

• Exemption does not apply if the strata company engages an employee

• Section 29 in the WHS Act – other persons must take reasonable care that their acts or omissions do not 

adversely affect the health and safety of other persons
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• Duty of Care 

• Acts that define a duty of care are the WHS Act (s. 19), the Civil Liability (CL) Act 2002 (s. 5B) (7) 

and Occupiers’ Liability  (OL) Act 1985 (s. 9)

• A PCBU that engages a worker or influences or directs the activities of a worker in carrying out 

their activities on site, so far as is reasonably practicable, must ensure:

• The provision and maintenance of a work environment without risks to health and safety;

• The provision of adequate facilities for the welfare at work of workers (extends to workplace bullying and mental health); and

• That the health of works and the conditions at the workplace are monitored for the purposes of preventing illness or injury. 

• If a landlord, and by default the property manager, engage a worker to undertake work within 

the owner's lot, then section 9 of the OL, ‘Duty of care of landlord’, imposes similar obligations
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• Exemption from Liabilities

• Section 141 ‘Protection from liability’ in the Strata Titles Act 1985 - a person acting in good faith

• But, if you are acting in ‘good faith’, then by legal definition you should have due regard to the rights and 

interests of the other party

• Reasonably practicable in ensuring health and safety (WHS) –

• Means - that which is, or was at a particular time, reasonably able to be done in relation to ensuring health and 

safety, taking into account and weighing up all relevant matters
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• How does this affect me?
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• Safety Reports (AGM Motions provided by Reserve Fund Plans)

• Safety Report

Identify appropriate hazards and risks, include proper risk assessments, make practical and cost‐effective 

recommendations and other requisite information to comply with the Work Health and Safety Act 2020, being s.18, 19, 

20 and 29, the Work Health and Safety (General) Regulation 2021, being Part 3.1 as well as to satisfy s. 5B of the Civil 

Liability Act 2002 regarding the Strata Company's duty of care in order to protect the resident, visitors and contractors 

visiting the scheme and to minimise the risk of being prosecuted under the WHS Act 2020 or being sued for negligence

• Asbestos Report and an Asbestos Register

Obtained an asbestos report to comply with the Work Health and Safety (General) Regulations 2021, being Regulations 

422 to 430, as well as to satisfy s. 5B of the Civil Liability Act 2002 regarding the Strata Company's duty of care in order 

to protect the residents, visitors and contractors visiting the scheme and to minimise the risk of being prosecuted under 

the WHS Act 2020 or being sued in negligence. 
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• Other Safety Reports 

• Electrical Certificate of Compliance WA

• The Electricity (Licensing) Regulations 1991 (Regulations) require electrical contractors to certify certain types of 

electrical installing work carried out in WA. Depending on the type of work one or more of the following may be 

required: 

• preliminary notice 

• notice of completion 

• electrical safety certificate

• RCD Testing

• Electricity Regulations 1947 (the Regulations) requires all residential premises to be sold, rented or hired to have at 

least two RCDs protecting the final sub-circuits to socket outlets and lighting

• Should be tested every 12 months, in accordance with AS/NZS 3760
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• Other Safety Reports 

• Thermal Imaging Scans

• This is not a compliance or mandatory inspection under any current standards, but is requested now by a lot of 

insurance companies that want to reduce exposure to the client and themselves in interruption to business activities

• Fire Evacuation Plans 

• A PCBU must ensure that there is an emergency plan in place to protect anyone on the premises in the event of an 

emergency

• https://www.commerce.wa.gov.au/sites/default/files/atoms/files/fire_safety_in_existing_apartment_buildings.pdf

• Cladding Audit 

• https://www.commerce.wa.gov.au/building-and-energy/state-wide-cladding-audit

• Electricity Capacity Review

• Estimate whole of site remaining electricity capacity
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• Sustainability 

• Residential Buildings 

• Responsible for around 24% of overall electricity use and 12% of total carbon emissions in Australia

https://www.energy.gov.au/government-priorities/buildings/residential-buildings

• Challenges 

• Capacity of transformer – most existing schemes have maximised their electricity draw

• Roof structure 

• Metering and inverter location – cabling needs to be run from solar, to inverter, to the lots meter

• Solar location and how much roof space – s. 63 & 64 of STA

• Battery Storage Location and future for second-hand market 

• Potential Savings 

• Embedded Network - average annual savings estimate within a 100 lot strata scheme equates to approximately $480 per lot per 

annum, or 25 to 30%

• There is also a contestable market for gas and telecommunications 
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• Sustainability 

• Electrical Vehicles (EV’s)

• Australian Government is likely to follow the EU, UK and other established economies and implement targets

• Ban on sale of petrol cars in developed countries by 2035 

• Volvo, Ford, Daimler Mercedes-Benz, Rolls Royce, Jaguar Land Rover, General Motors, India's Tata Motors, China's BYD Co and 

Volkswagen will only sell electric vehicles from 2030

Owners Forum
Safety, Sustainability & Strategic Planning

• EV Chargers 

• Lot ownership means:

• Lot application under s. 63 to run a utility, 

scheme has limited ability to regulate

• Cabling throughout the scheme 

• Application under either s. 64 or s. 87 to instal 

the charger 

• Scheme ownership means: 

• Up front cost for scheme 

• Control over cabling, metering (numerous 

options) and location of chargers

• By-laws 



• EV Chargers

• Key Considerations include:

• Power monitoring to determine capacity

• Electrical infrastructure requirements – separate distribution board/s rated above maximum capacity; the longer the run, 

the more expensive; cable trays installed

• Load management to prevent overload – most buildings do not have capacity; the system monitors the available 

(excess) capacity at the grid connection and then spreads any available power across the active charging stations; 

eliminating the need to upgrade a transformer or electrical services in the building

• Usage reporting / Metering – Standalone (common power or credit card) or intergrade into Utility Smart Metering 

• Finance 

• By-laws
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• Strategic Planning

• Insurance Premiums

• Current increases between 15% to 90% - Major losses due to natural disasters have seen insurers forced to increase 

insurance premiums and tighten underwriting guidelines on properties that have experienced high loss ratios and 

frequent claims, as well as those with defects or maintenance issues

• Inflation and building costs are escalating and schemes may be under insured 

• Insurers want to see well managed buildings and are asking for evidence of maintenance activities:

• 10 Year Plans; Safety Reports; Other Engineers Plans; Valuation Reports; Security & CCTV

• Self-Insurance – do not make a claim for small maintenance items 

• By-laws 

• 10 Year Plans

• Best practice is to review annually - likely change to Regulations 

• Create a one-year plan:

• Attend to safety issues as a priority > After safety, start at the top (roof / waterproofing issues) > Cost savings > Budget 
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• Strategic Planning

• Electrical Infrastructure 
• 10 Year Plans should include:

• Electricity Capacity Review – Likely Regulations change

• Consider conversation to Embedded Network 

• Income producing asset 

• Sustainability initiative 

• Improved asset value

• Better scheme regulation for solar, battery and EV Charging 

• By-laws 

• EV Charging

• May require an engineered plan for cabling, metering and mains switchboard upgrade  

• Solar

• Fix roof first

• Not on tiled roof

• Battery 

• Future second-hand market driven by EV’s

• Consider location and ability to change out batteries
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• Strategic Planning

• By-laws

• Consolidation or repeal and introduce a new set of up-dated by-laws?

• By-laws to consider:

• Financial Year

• Debt Recover and Recover of Legal Costs 

• Embedded Network and Metering 

• Sustainable Infrastructure

• Solar

• EV’s and Charging 

• Insurance Excess

• Fire Safety and On-billing for Call-outs 

• Water Metering and Sustainability Initiatives

• Sundry Items – Exclusive Use

• Duties of Owners

• Electronic Surveillance 

• Use of Residential Lots 
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• Strategic Planning

• Best Practice Guides 

• Complying with By-laws

• Breach Notice

• Common Property Alterations

• Infrastructure Contract

• Section 87 

• Inspection of Books and Records

• Communication Guideline and Protocols 
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THANK YOU


