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The new Western Australia strata laws

require all Council of Owners to act
honestly, with loyalty and in good faith.

Western Australia Building Regulation 48A
requires a building’'s safety measures to be
maintained.

Owners have a duty of care to ensure building
services are always operating effectively and
are compliant.
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A significant portion of a strata company’s
budget is allocated to repairs and maintenance.

To gain greater control of your budget the
Council of Owners should nominate and train a
responsible person to oversee all matters
relating to each major building service, even if
a Strata Manager coordinates the work.

It's your money so take an interest.
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Larger strata schemes have building services such as lifts, air
conditioning, plumbing, electrical, security and fire systems.

Before appointing a maintenance company, the responsible
person should familiarise themselves with the various types of
systems in the building and the relevant Australian Standards.

If you actively engage in the management of the building’s
services you are more likely to gain control over your budget.
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Modern building systems are complex in design; therefore, you need companies
that have knowledge about the components, configuration and performance
specifications of your systems.

Before calling for prices confirm potential candidates have the technical
knowledge to maintain your particular systems. What is the depth of their
knowledge? Is it only held by one person?
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Arrange a site inspection to ensure each
candidate fully understands the equipment
to be maintained and the condition of the

property.

Also, interview a manager of the company
to ensure you are comfortable working with
them. This is important because when
things go wrong it will be the manager that
you rely on to resolve the issue.
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What documentation is provided by the _
candidate? Most reputable companies —

have a customer portal that provides all o
the  maintenance reports, repair
quotations and invoices.

They should also provide an asset
register for each type of system.
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PRICING

Conventional wisdom is to obtain three prices. ‘
.

Over time contractors have developed different
pricing models to differentiate themselves. Each
price may not cover the work you expect.

If you have provided a scope of works then
ensure all items are included in the price.
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Remember that the lowest upfront price will not

always result in less money being spent over \
the year. The price for routine maintenance h
should include all the usual consumables.

Confirm if zero defects are found that no
additional fees will be charged. The pricing i
model of a low initial price followed by
expensive consumables is similar to that of
some car mechanics.
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It is important to confirm if the contractor’s ‘
salespeople and technicians work on commission. .
If a portion of their pay is reliant on sales then be
aware that their advice may be biased towards the
over supply of products and services. .
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Confirm the call out charges for normal and after hours
visits. What do the callout charges include e.g. travel
and one hour labour? What are the labour rates once
the included labour has been used? What are the
normal and after hours time periods?

Strata Mangers and Council of Owners generally don’t
receive commissions from contractors. If they do this
should be disclosed as part of the selection process.
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Breakdown replacements are not normally included in \ Y F .
maintenance agreements. It is best for the incumbent |

maintenance contractor to undertake the work, as
they have the best knowledge of the system. Usually it

is an emergency and there is no time to obtain
guotations. g

The relationship with the contractor should be strong
enough to trust that the price will be reasonable.
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For major upgrades confirm who determined the
need for the work to be done. In some cases an
industry consultant should be called on to verify that
the work is required and that the proposed work is
the best solution.

Obtain at least three quotes from suitable contractors
based on a scope of works, prices can vary based on
the workload of the contractors.
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The relationship should be more than a visit
by a technician and an invoice.

The contractor should be part of the team
that is looking after the safety and comfort of
the building’s occupants.

It is important that the relationship with the
contractor is two way.
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Some maintenance requires access to all apartments, this can be very difficult to
arrange because occupants don't see it as a priority.

In the event of an insurance claim the assessor will review the equipment’s
service records. Owner’s don’t want to be in a position of having a claim denied
because the contractor was prevented from carrying out required maintenance.

Contractors don’t want to be in a position of explaining to an insurer, or worse, a
coronial inquest that the system failure was due to uncooperative occupants.
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Implement an education program for all occupants of the premises to make
them aware of the building’s systems, how they operate, the maintenance
requirements and what the common faults are.

Working together ensures faults are quickly investigated and fixed. It also
ensures the systems are compliant with the relevant Australian Standards.
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Strata Managers and the Council of Owners are responsible for managing
contractors. Technical building systems should not be a barrier for non industry
people getting value for money.

The Strata Manager or Council of Owners’ representative should have regular
meetings with all contractors to review their performance, maintenance records,
outstanding defects and recommendations for improvements.

If you are unhappy with any aspect of a contractor’s performance, then obtain a
second opinion from a suitable alternative.
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Westside Fire Services provides free of
charge a contractor selection card.

The card can be used for any building service
to vet potential contractors and provides a
record of the process.
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