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Floor Plan 

FIFTH STORY UNIT

41/580 Newcastle Street 
WEST PERTH

(This floor plan is for information & guidance purposes only / measurements shown are 
approximate) 
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Trelawney 
580 Newcastle Street, West Perth, WA 6005 

SP3919

10 Year Maintenance Plan and 
Reserve Fund Forecast 

On Behalf of 
All Strata Management Services 

Prepared By: 
Oban Group Pty Ltd 

6/896 Canning Highway, Applecross, WA 6153 
www.obangroup.com.au 

works@obangroup.com.au 

19th September 2020 
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Disclaimer 
This Report is prepared by Oban Group (Oban). The Report is solely for the use of the client and is not 
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1.1 This building inspection is intended to record the condition of the premises at Trelawney, 580 
Newcastle Street, West Perth, WA 6005 in order to identify current defects with the site, along with 
potential capital expenditure as part of a 10 Year Maintenance Plan and Reserve Fund Forecast.   

 

 
 

1.2 The site inspection was undertaken on 18th September 2020.   
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1.3 As a guide to significant / short term works, the following is recommended: 
 

 

 

 
Repair Water Seepage Through Balconies  Treat Corroded Columns Through Slab 

 

 

 
Repair Seals to Walkway Cracks     Replace Fire Hose Reels  

 

 

 
Provide Lighting to Escape Staircase      Replace Lift and Switchgear  
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2.1 At a high level, the report identifies elements which are not as per the expected condition, or 

performing as required based upon the age of the premises.  The report includes a location of the 
element, risk rating and estimated cost of the works.  This includes common property items which 
are the responsibility of the Body Corporate.   

 
2.2 No detail was provided as to what was included within the original construction, and what equipment 

has been added subsequently.   
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3.1 This Schedule does not constitute a building survey and is only intended to record the condition of 

the building fabric and exposed finishes.  The report should be read in conjunction with the attached 
MS Excel spreadsheet, which provides details of the works on an elemental basis.   

3.2 In preparation of this Schedule no tests have been carried out on any service installations such as 
heating, alarm systems, emergency lighting, and smoke or heat detectors.   

3.3 It has been assumed that visible service installations (AC) have been installed by the Unit owner and 
are not the responsibility of the strata.  It was noted that the previous hot water systems were solar 
(prior to roof covering replacement); the replacement systems were not observed.   

3.4 We advise that we have not inspected parts of the building built-in, covered up or otherwise made 
inaccessible, and therefore cannot comment as to whether they are free from defect or infestation. 
We also advise that we have not tested services or carried out tests for any deleterious materials. 

3.5 We have not commented on any environmental issues, hazardous materials and the like and did not 
form part of the brief. 

3.6 As-constructed drawings and specifications have not been provided. 

3.7 We have used AS4349.1; 2007 in determining safe access to complete the inspection.  This is at the 
sole discretion of the inspector.   

3.8 The report is not a specification of works and should not be used as ‘design documentation’ for 
works.  Quantities may be manipulated to reflect a more accurate pricing for works.   

3.9 No costs are included for access to complete the works.  This should be calculated once the works 
have been scoped and scheduled.   
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Client  All Strata Management Services    

Site  Trelawney, 580 Newcastle Street, West Perth, WA 6005  

Building Type  Double Brick with metal 
deck roof  

Inspector  Chris Roeves  Inspection 
Date  

18.09.2020 

 

Building Age 50 Functionality B1 Est Remaining Life  50 
 

Building Functionality Rating  
A1 – Meets Service Delivery Fully   B1 – Meets Service Delivery But Could be Improved  
C1 – Just Meets Service Delivery   D1 – Does Not Meet Service Delivery    

E1 – N/A 
 

Building Construction Details  

Floors  Concrete  Roof Frame  Timber 

External Walls Double Brick Roof Cover  Metal Deck  

Internal Walls Brick Other  N /A 

Additional Factors Affecting Building Condition  
 

Overall Building Condition  
C A – As New B – Good  C – Fair  D – Poor  E – Failed  

 

Element Name  Condition  Element Name  Condition  

External Sewer Drainage  B Sub Structure B 
Stormwater Drainage  C External Walls C 
Boundary Walls, Fencing and Gates  C/D External Windows  C 
Landscaping and Improvements C External Doors  C 
Roads, Footpaths and Paved Areas B Staircase C 
External Fire Protection  C Roof  A 
External Gas  N/A Roof Eaves C 
External Water Supply  B Roof Fascia  C 
External Communication  B Gutters / Downpipes C 
External Electrical Light and Power C/D External Columns  C 
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4.1 Roof Areas  
 
4.1.1 The roof covering has been replaced recently and was in as-new condition.  It was noted that there 

is a ‘roof anchor’ installed although this should be clearly identified as not suitable for use, being held 
in place by two tec-screws.  The cracking to the lift motor room should be repaired in the short term, 
as should the timber door frame to the access door.    

 

 

 

 
‘Roof Anchor’               Access Door and Cracking to Lift Motor Room  

 
 
4.2 Car Park and Grounds  
 
4.2.1 The soakwells to the site should be cleared on a regular basis, with the majority full of tree debris.  

The retaining walls to the front of the site are leaning (in an area not accessed with the steps sealed 
off).  It is recommended in the short term that the area be sealed off, with long term back-filling 
recommended in the area.         

 

 

 

 
Soakwell Full of Debris             Retaining Wall Leaning  
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4.3 Externals  
 
4.3.1 There is extensive water penetration through the balcony slabs to the South elevation (9x balconies), 

with penetration evident to the West balcony (Level 7) and the North walkways (Levels 6 and 7).  
Costs are included for the repairs to the concrete slabs.     

 

 

 

 
South Level 6 & 7 Balconies (West)  South Level 6 & 7 Balconies (East) 

 
 
4.3.2 Short term repair and repainting costs are included for the timber windows, with the paintwork and 

putty breaking down and timber beadings water damaged (to the North windows).  Long term 
replacement costs are included for the timber windows and sliding doors.  

 

 

 

 
West Timber Windows       North Timber Windows  
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4.3.3 The North walkway balconies exhibit cracking running across the slabs.  The cracks have been sealed 

previously, although the sealant is breaking down which will result in water penetration.  Costs are 
included to reseal the cracks along with repaint the walkways as the paintwork is breaking down by 
the East staircase.     

 

 

 

 
Seals to Cracks Opening Up        Paint Breaking Down to Walkway Slab  

 
4.3.4 Costs are included for the repainting of the exterior of the building.  The timing and sequencing of 

the repainting should be combined with other repairs required (balcony repairs, repointing to West).  
The rendered clinic to the West has a painted rendered finish, with the render extensively cracking; 
short term repair and repainting costs are included.     

 

 

 

 
Paintwork to West Elevation         Paintwork to Clinic  
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4.3.5 The steel columns around the washing line area are corroding around the base through the concrete 
slab.  In the short term, the steel columns should have the corrosion treated and be repainted.  The 
timber lattice is starting to sag, with costs included for short term treatment of the timber along with 
the mid-term replacement.     

 

 

 

 
Corrosion to Base of Steel Columns          Timber Lattice  

 
 
4.4 Services 
 
4.4.1 The lift to the building appears to be original (1965), with costs included for ongoing maintenance 

and upgrade of the lift complete (based upon the age).   
 

 

 

 
Lift          Lift Motor       
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4.4.2 The fire hose reels are original to the site (1968) with costs included for replacement and ongoing 
maintenance of the fire systems.  The lighting to the West staircase is not operational and is in 
darkness when the doors are closed (open egress only at ground floor level.  Costs are included for 
the upgrade of the lighting.  Stored items within the staircase should be removed immediately.   

 

 

 

 
Fire Hose Reels   Lighting to West Staircase  
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5.1  10 Year Cost Plan    
  
 10 Year Maintenance Plan has been developed to show the short term works requirements for the property 
 

 
 

 

10 Year Plan Estimates by Maintenance Types

Year 1 2 3 4 5 6 7 8 9 10

Maintenance Types 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 TOTAL 

Defect $3,000 $14,200 $0 $16,280 $0 $350 $0 $0 $0 $4,000 $37,830

Maintenance $8,100 $8,240 $8,100 $8,500 $8,100 $20,275 $8,100 $7,100 $8,100 $95,685 $180,300

Total $11,100 $22,440 $8,100 $24,780 $8,100 $20,625 $8,100 $7,100 $8,100 $99,685 $218,130
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5.2 10 Year Plan by Asset Category     
 
 The 10 Year Capex Plan has been developed to show the works requirements for the property and includes an annual uplift of 1.5%.  The works are allocated in 

the recommended year for replacement as a lump sum cost.   
 

 
 
 

10 Year Plan Estimates by Capex

Year 1 2 3 4 5 6 7 8 9 10

Capital Types 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 TOTAL 

Capex $2,400 $0 $0 $13,908 $0 $99,541 $0 $0 $0 $131,730 $247,579

Grand Total $2,400 $0 $0 $13,908 $0 $99,541 $0 $0 $0 $131,730 $247,579

69



5. Cost Estimate

14
OBA.580.NSL.0920

Life Cycle Cost Estimates Calculation

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
External Doors (South) - Overhaul sliding doors including new
rollers and seals 0 $0 $0 $0 $7,320 $0 $0 $0 $0 $0 $0

External Doors (South) - Replace sliding doors 15 $0 $0 $0 $0 $0 $0 $0 $0 $0 $88,041

Windows (West) - Replace side hung timber window with aluminium
window 40 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,860

Windows (East) - Replace side hung timber window with aluminium
window 40 $0 $0 $0 $0 $0 $0 $0 $0 $0 $10,977

Fencing (North) - Replace privacy lattice fencing 25 $0 $0 $0 $0 $0 $2,585 $0 $0 $0 $0

Lifts (Lift) - Original lift installation - replace lift car, motor and
switchgear 10 $0 $0 $0 $0 $0 $96,956 $0 $0 $0 $0

Fire (All) - Upgrade fire hose reels 25 $0 $0 $0 $6,588 $0 $0 $0 $0 $0 $0

Lighting (North West Staircase) - Replace fire staircase lighting -
not operational 0 $2,400 $0 $0 $0 $0 $0 $0 $0 $0 $0

Windows (North) - Replace full height timber window 40 $0 $0 $0 $0 $0 $0 $0 $0 $0 $23,051

External Lighting (North) - Replace light fittings (age) 15 $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,801

 Total Capex Cost $2,400 $0 $0 $13,908 $0 $99,541 $0 $0 $0 $131,730

Elements and their Components
Life 

Expectancy 

(Years)

 10 Year Capex Replacement and Refurbishment Timing 
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5.3 Life cycle cost estimates  
 

The following provides an estimate of life cycle costs.  These are shown in the table below and the lifecycle that is indicated.  The costs shown provide the 
estimate annual contribution required to fund the replacement in the designated year.  A 10% contingency is also added.   
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Life Cycle Cost Estimates Calculation

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
External Doors (South) - Overhaul sliding doors including new 
rollers and seals 0 $1,830 $1,830 $1,830 $1,830 $0 $0 $0 $0 $0 $0

External Doors (South) - Replace sliding doors 15 $8,804 $8,804 $8,804 $8,804 $8,804 $8,804 $8,804 $8,804 $8,804 $8,804

Windows (West) - Replace side hung timber window with aluminium 
window 40 $686 $686 $686 $686 $686 $686 $686 $686 $686 $686

Windows (East) - Replace side hung timber window with aluminium 
window 40 $1,098 $1,098 $1,098 $1,098 $1,098 $1,098 $1,098 $1,098 $1,098 $1,098

Fencing (North) - Replace privacy lattice fencing 25 $431 $431 $431 $431 $431 $431 $0 $0 $0 $0

Lifts (Lift) - Original lift installation - replace lift car, motor and 
switchgear 10 $16,159 $16,159 $16,159 $16,159 $16,159 $16,159 $0 $0 $0 $0

Fire (All) - Upgrade fire hose reels 25 $1,647 $1,647 $1,647 $1,647 $0 $0 $0 $0 $0 $0

Lighting (North West Staircase) - Replace fire staircase lighting - 
not operational 0 $2,400 $0 $0 $0 $0 $0 $0 $0 $0 $0

Windows (North) - Replace full height timber window 40 $2,305 $2,305 $2,305 $2,305 $2,305 $2,305 $2,305 $2,305 $2,305 $2,305

External Lighting (North) - Replace light fittings (age) 15 $280 $280 $280 $280 $280 $280 $280 $280 $280 $280

Cost $35,640 $33,240 $33,240 $33,240 $29,763 $29,763 $13,173 $13,173 $13,173 $13,173

Contingency @ 10% $3,564 $3,324 $3,324 $3,324 $2,976 $2,976 $1,317 $1,317 $1,317 $1,317

TOTAL COST $39,204 $36,564 $36,564 $36,564 $32,739 $32,739 $14,490 $14,490 $14,490 $14,490

Elements and their Components

Life 

Expectancy 

(Years)

 10 Year Capex Replacement and Refurbishment Annual Requirement 
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5.4    Reserve Fund Annual Levy Calculation 

Reserve Fund Annual Levy Estimate Calculation

Year 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 Total

Total Capex Cost (Drawdown) $2,400 $0 $0 $13,908 $0 $99,541 $0 $0 $0 $131,730 $247,579

Annual Levy (Amortised Capex) $39,204 $36,564 $36,564 $36,564 $32,739 $32,739 $14,490 $14,490 $14,490 $14,490 $272,336

Retained Funds $36,804 $73,368 $109,932 $132,589 $165,328 $98,527 $113,017 $127,507 $141,998 $24,758 $24,758

The table above provides an estimate of the annual reserve fund levy that should be applied to ensure funds are available when required.
The levy is based on the previous table that has inflation built into the costs as well as a 10% contingency.
The costs includes GST.
The reserve fund estimate should be re-estimated every 5 years and levy adjusted.
The estimated levy does not take into account interest earnings on the retained funds.

RESERVE FUND QUALIFICATIONS 
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6.1 Overview of the Database  
 
The figures contained within Section 5, are based upon the costs generated within the MS Excel 2007 

Database, which is attached to this report. 

 
The Database enables the user to search by specific items, across a number of levels.  For example, the 

user could obtain the cost and quantity for external door painting by searching as follows: search by Trade 

(Painter), Work Type (Maintenance), and Specific Item (External Joinery).  The database will then display 

all items within this search field. The database columns are as follows 

1. Works ID - Unique works identification number 

2. Building - This identifies the specific location for the works, for example, Unit 49, or Swimming Pool 

Changing 

3. Location – The column identifies the specific location, for example, Roof or east elevation 

4. Category – This is the specific building element, such as Drainage, Roof Covering etc. 

5. Definitions - Defect / Maintenance / Capex – This specifies the type of work item.  

• Defect – A defect is an element which is not performing as intended and requires repair or 
replacement to place back in a fully functional state.  Typical examples include a 
deteriorated road surface.   

• Maintenance – Works to be undertaken to maintain the element operating as intended. 
Typical examples include repainting external doors.   

• Capex – Works which are an upgrade of the existing element to provide an improved or 
replacement item whilst the existing element is still functional.  Typical examples includes 
upgrades of air conditioning systems at the end of their projected lifespan.    

1. Element – The element is the specific item which requires the works, for example Guttering or 

Downpipes, and is the next step from Category 

2. Works Description – The text describes the issue with the Element, for example, gutters leaking at 

joints 

3. Trade – The works have been allocated to specific trades to assist with creating works package 

4. Quantity – the quantity is only provided as a number, and should be interpreted against the type of 

works – for example, painting will be square metres, whereas Electrical testing will be the number of 

units needing testing 

5. Unit Cost – this is the estimated cost for an individual piece of work, such as 1m2 of painting.  The 

costs are in isolation, and do not alter with quantity. 

6. Cost – the cost is the sum of the Unit Cost and quantity 

7. Priority / Frequency – The column details the timeline for the works, with Defects and Replacement 

to be completed within the time stated, whereas maintenance items are to be repeated as per the 

frequency stated.  The timelines used in the report following discussion with the client were 

• Immediate 

• 0-12 Months 

• 12-36 Months 

• 36-60 months 

• 60-120 months 
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8. Works Notes – the notes column is used to provide additional detail regarding the specific item, and 

is also used as the Asset Register Section, to provide Make, Model Number etc. for Hot Water Units, 

Air Conditioning Split Systems etc.  

9. The age is the estimated age of the element.   

• New 

• 1-3 Years 

• 3-5 Years 

• 5-10 Years 

• 10+ Years 
10. Condition - The condition is the current condition of the element 

• A - As New 

• B - Good Condition – Minor Deterioration 

• C - Fair Condition – Damaged or Worn, but not failed 

• D -Poor Condition – Element Failed but can be Repaired 

• E - Failed – Element failed and cannot be repaired 

• N/A - Not applicable 
11. Probability - The probability is the likelihood of the works having to be undertaken, and is a risk 

assessment of the likely requirement to undertake the works.   

• High Priority – Works should be undertaken to minimise risk.   

• Medium Priority – The Works may be undertaken to minimise risk, but may lead to further 
deterioration of the element if not attended to 

• Low – There is low risk in not undertaking the works.   
12. Risk Rating - The risk rating is the driver behind undertaking the works.     

• Compliancy – Works should be undertaken to meet current standards, such as servicing and 
testing of fire equipment   

• Consequential Damage – Further damage will occur to the element, or other parts of the 
building if the recommended works are not undertaken, such as repair of roof leaks.  

• Continuous Use – The condition of the element will deteriorate due to ongoing use such as 
the deterioration of floor finishes. 

• Health and Safety – the works should be undertaken to prevent an OH&S issue on site 

• Image and Reputation – Works should be undertaken to maintain the image of the premises, 
such as the upgrade of signage, or painting of ceilings 

• Operational Efficiency – Works undertaken will improve the operational efficiency of the 
element, such as installing dual flush toilets 

• Security – Works are recommended which will improve the security on site 
13. Severity - The severity is the level of severity of potential damage which could occur as a result of not 

undertaking the works.  Works classed as High should be undertaken ASAP to prevent significant 

damage     

• High Priority – Severe damage could occur or a high risk issue could evolve if the works are 
not undertaken 

• Medium Priority – Moderate damage may occur 

• Low – There is low risk in not undertaking the works.   
14. Make / Model - This is the make and model of the asset, such as the air conditioning units, or boilers.
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