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02 February 2018 
 
The Owners Corporation 
Plan of Subdivision OC501271A 
2-14 Albert Road 
Melbourne  VIC  3000 
 
Dear Committee Members, 
 

Thank you for appointing our company to conduct your Maintenance Plan. 
 
Based on our survey of your property, we have determined that the Owners Corporation will need to 
increase its contributions in order to cover its forecast maintenance fund expenses. We strongly 
recommend that the levies be set at the level shown in this plan. 
 
This plan should be updated regularly to account for actual changes in construction and maintenance 
costs, unanticipated changes in the property's condition over time, changes in legal requirements and 
any discrepancies between the forecast and actual maintenance fund balances. Regular updates also 
create peace of mind and assist the Owners Corporation to manage the risk of litigation from individual 
owners (current and future) for breaches of its duty to maintain the common property by providing 
reasonable, up-to-date estimates of the cost of necessary maintenance work and repairs. 
 
Key Report Data Levies Summary – First Financial Year 

Levy Per Lot Liability (Total maintenance fund levy divided by lot liabilities) $16.24

Total Lot Liabilities 7656
Total Maintenance Fund Levy $124,333.44
 
The data used to arrive at the above figures (which includes GST) is in the attached report. It is 
designed for ease of reading. For your convenience here is your Report Index: 
 

Report Index Page No. 

Owners Report Summary Section 1 

Building Details and Report Inputs Page 2 

15 Year Cash Flow Tracking & Graph 3 

Report Detail Section 2 

15 Year Anticipated Expenditure Table 4 

Building Data List from Property Inspection 12 

Inspector’s Building Report & Building Specific Report Notes 21 

Report Notes 23 
 
All services provided by Solutions in Engineering are supplied on the basis of our 'Supply 
Terms and Conditions' which are available from our Office and from our website 
www.solutionsinengineering.com 
 
If you have any questions regarding your report or need our specialised services in Professional Safety 
Reports, Insurance Valuations, Maintenance Reports, Asbestos Audits or Balustrade Testing call us on 
1300 136 036 or email enquiry@solutionsinengineering.com. 
 
Yours sincerely, 

 
The Team at Solutions in Engineering 
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Building Details & Report Inputs 
Supplied information 

Building Name Hallmark Apartments

Building Address 
2-14 Albert Road

Melbourne  VIC  3000

Plan of Subdivision No OC501271A

Plan Type  Plan of Subdivision

Registered Plan Date/Year of Construction 2006

Number of Lot Liabilities 7656

Number of Units 155

Estimated Starting Maintenance Fund Balance $525,000

Starting date of Financial Year for Report 1/01/2018

GST Status Registered for GST

Current Maintenance Fund Levy per Lot Liability (Inc. GST) $16.24 
 

Report assumptions & information 

Assumed Interest Rate on invested funds (For funds over $10,000) 2.10%

Company Taxation Rate 30.00%

Interest on Invested Funds - Based on Assumed Interest Rate minus Company Taxation Rate. 
Calculated only on maintenance fund balances over $10,000. 

1.47%

Contingency Allowance - For minor and/or unforeseen expenses 8%

Assumed Rate of Inflation for Building Maintenance Costs - Based on average annual building 
cost increase between 2002 and 2012 

3.10%

Plan Period - Number of years the plan forecasts. 15 years

 

15 Year Levy Table 

 

 

Year Year To Total Contribution Contribution per Lot Liability Quarterly Contribution

 dd/mm/yyyy Including GST GST Component Including GST GST Component Including GST GST Component 

1 31/12/2018 124,333.44 11,303.04 16.24 1.48 4.06 0.37 

2 31/12/2019 135,630.00 12,330.00 17.72 1.61 4.43 0.40 

3 31/12/2020 139,834.53 12,712.23 18.26 1.66 4.57 0.42 

4 31/12/2021 144,169.40 13,106.31 18.83 1.71 4.71 0.43 

5 31/12/2022 148,638.66 13,512.61 19.41 1.76 4.85 0.44 

6 31/12/2023 153,246.46 13,931.50 20.02 1.82 5.01 0.46 

7 31/12/2024 157,997.09 14,363.37 20.64 1.88 5.16 0.47 

8 31/12/2025 162,895.01 14,808.64 21.28 1.93 5.32 0.48 

9 31/12/2026 167,944.76 15,267.71 21.94 1.99 5.49 0.50 

10 31/12/2027 173,151.04 15,741.00 22.62 2.06 5.66 0.51 

11 31/12/2028 178,518.73 16,228.98 23.32 2.12 5.83 0.53 

12 31/12/2029 184,052.80 16,732.07 24.04 2.19 6.01 0.55 

13 31/12/2030 189,758.44 17,250.77 24.79 2.25 6.20 0.56 

14 31/12/2031 195,640.95 17,785.54 25.55 2.32 6.39 0.58 

15 31/12/2032 201,705.82 18,336.89 26.35 2.40 6.59 0.60 
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15 Year Cash Flow Tracking Sheet 
 
The table below shows the cash flow starting with the anticipated ‘Opening Balance’ at the start of the first 
financial year which you provided to us. We then add the ‘Total Levy Contributions’ for the year and any 
‘Interest’ on balances greater than $10,000. Any ‘Anticipated Expenses’ are then allowed for leaving a ‘Closing 
Balance’ for the year which in turn becomes the ‘Opening Balance’ for the following year. In summary: 
Opening Balance + Total Levy Contributions + Interest – Anticipated Expenses = Closing Balance 
 

 
 

15 Year Cash Flow Graph 
 
The graph below tracks the 'Contributions' (the amount collected in levies), the projected 'Closing balance' of the 
maintenance fund and the likely 'Expenses' for each year of this plan. The three lines in the graph are: 
Contributions line - Total maintenance fund contributions per year. 
Expenses line – Total anticipated expenses in each year. 
Closing balance line – Shows the amount left in the fund bank account at the end of the year after all anticipated 
expenses have been allowed for. 
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Cash Flow

Expenses (Ex GST) Contributions (Ex GST) Closing Balance

Year Year To 
Opening 
Balance 

Total Levy 
Contributions 

Interest 
Anticipated 
Expenses 

Closing 
Balance 

1 31/12/2018 525,000.00 113,030.40 7,531.27 138,368.18 507,193.49
2 31/12/2019 507,193.49 123,300.00 6,607.61 238,691.82 398,409.28
3 31/12/2020 398,409.28 127,122.30 4,885.64 259,227.27 271,189.95
4 31/12/2021 271,189.95 131,063.09 4,335.69 83,553.64 323,035.09
5 31/12/2022 323,035.09 135,126.05 4,707.66 140,698.18 322,170.62
6 31/12/2023 322,170.62 139,314.96 4,913.82 115,109.09 351,290.31
7 31/12/2024 351,290.31 143,633.72 5,869.26 47,675.45 453,117.84
8 31/12/2025 453,117.84 148,086.37 7,158.23 80,413.64 527,948.80
9 31/12/2026 527,948.80 152,677.05 6,636.23 305,686.36 381,575.72
10 31/12/2027 381,575.72 157,410.04 4,543.31 302,424.55 241,104.52
11 31/12/2028 241,104.52 162,289.75 3,213.31 207,313.64 199,293.94
12 31/12/2029 199,293.94 167,320.73 3,734.13 57,863.64 312,485.16
13 31/12/2030 312,485.16 172,507.67 3,611.66 306,095.45 182,509.04
14 31/12/2031 182,509.04 177,855.41 3,481.69 69,174.55 294,671.59
15 31/12/2032 294,671.59 183,368.93 5,076.33 82,055.45 401,061.40
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Anticipated Expenditures Table Year 1 - 15 

 
This table shows when expenses will occur in the next 15 years. From left to right the columns are:- 
‘Expenditure Items’ - lists the different areas and items of expenditure.
‘Current Cost’ - shows the current maintenance expenditure costs in today’s dollars.
‘Year 1’ to ‘Year 15’ - shows the costs in the year in which they occur including the 'Assumed Rate of Inflation' compounded annually until the cost is due. 
 
At the bottom on each column there are three lines. Firstly, a ‘Grand Total (Inc. GST)’ followed by a line calculating the ‘Contingency Allowance (Inc. GST)’ for 
unforeseen and minor expenses and finally ‘Total Expenses (Inc. GST)’ for that year. Please note: This page rounds figures to the nearest whole dollar.
 

Expenditure Item 
Current 

Cost 
Year 1
(2018) 

Year 2
(2019) 

Year 3
(2020) 

Year 4
(2021) 

Year 5
(2022) 

Year 6 
(2023) 

Year 7
(2024) 

Year 8
(2025) 

Year 9
(2026) 

Year 10
(2027) 

Year 11
(2028) 

Year 12
(2029) 

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

1. Building exterior     
 Repaint walls 96,193 - 99,175 - - - - - - - 126,611 - - - - - 
 Repaint balcony ceilings / soffits 22,365 - 23,058 - - - - - - - 29,437 - - - - - 
 Polish / clean aluminium composite material 9,194 - 9,479 - - - 10,710 - - - 12,101 - - - 13,673 - 
 Maintain / repair aluminium composite 
material - mastic, etc. 

10,653 - 10,983 - - - - - - - 14,022 - - - - - 

 Repaint standard doors - one side including 
architraves 

458 - 472 - - - - - - - 603 - - - - - 

 Polish steel parts of balustrades 8,798 - 9,071 - - - - - - - 11,580 - - - - - 
 Inspect and repair balustrades  5,935 - 6,119 - - - - - - - 7,812 - - - - - 
 Maintain / repair wall tiles (total: 42 m2) - 
15% 

890 - - 946 - - - - 1,102 - - - - 1,284 - - 

 Maintain balcony floor membrane and tiles 
(total: 957 m2) - 5% 

7,034 - - 7,477 - - - - - - - 9,545 - - - - 

Sub Total (Incl. GST) 0 158,357 8,423 0 0 10,710 0 1,102 0 202,166 9,545 0 1,284 13,673 0 
     
2. Roof     
 Maintain / repair box gutters (total: 106 Lm) 
- 25% 

2,206 - - - 2,418 - - - - - - - 3,086 - - - 

 Maintain / repair metal roofs (total: 292 m2) 
- 10% 

2,267 - - - 2,484 - - - - - - - 3,172 - - - 

 Maintain / repair roof anchor points 839 - 865 - 919 - 977 - 1,039 - 1,104 - 1,174 - 1,248 - 
 Maintain / repair roof access systems 920 - 949 - 1,008 - 1,072 - 1,139 - 1,211 - 1,287 - 1,368 - 
 Repaint walls 7,311 - 7,538 - - - - - - - 9,623 - - - - - 
 Repaint doors - one side including 
architraves 

366 - 377 - - - - - - - 482 - - - - - 

 Maintain floor membrane and tiles (total: 86 
m2) - 10% 

1,347 1,347 - - - - 1,569 - - - - 1,828 - - - - 

 Repair or replace mechanical ventilation 
(roof mounted) 

3,037 - - - - 3,431 - - - - - - - - - 4,657 

Sub Total (Incl. GST) 1,347 9,729 0 6,829 3,431 3,618 0 2,178 0 12,420 1,828 8,719 0 2,616 4,657 
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Expenditure Item 
Current 

Cost 
Year 1
(2018) 

Year 2
(2019) 

Year 3
(2020) 

Year 4
(2021) 

Year 5
(2022) 

Year 6 
(2023) 

Year 7
(2024) 

Year 8
(2025) 

Year 9
(2026) 

Year 10
(2027) 

Year 11
(2028) 

Year 12
(2029) 

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

3. Access for work at heights     
 Elevated work platforms and site set up - 
aluminium polishing 

3,180 - - - - - 3,704 - - - 4,186 - - - 4,729 - 

 Elevated work platforms and site set up 40,280 - 41,529 - - - - - - - 53,017 - - - - - 
Sub Total (Incl. GST) 0 41,529 0 0 0 3,704 0 0 0 57,203 0 0 0 4,729 0 
     
4. Main foyer     
 Repaint ceilings 3,152 - - - - - - - - - - 4,277 - - - - 
 Repaint walls 3,025 - - - - - - - - - - 4,105 - - - - 
 Repair or replace laminate panels (total: 87 
m2) -10% 

919 - - - - - - - - - - 1,247 - - - - 

 Repaint lift doors / frames 725 - - - - - - - - - - 984 - - - - 
 Repaint doors - one side including 
architraves 

92 - - - - - - - - - - 125 - - - - 

 Repaint doors - both sides including 
architraves 

246 - - - - - - - - - - 334 - - - - 

 Repair or replace glass doors 1,956 - - - - - - - - - - - - - - - 
 Maintain / repair automatic doors 575 - - - - - - - - - - 780 - - 855 - 
 Replace mat well 1,329 - - - - - - - - - - - - - - - 
 Replace mat  397 - - - - - - - - - - - - - - - 
 Maintain / repair marble floor tiles (total: 88 
m2) - 10% 

1,267 - - - - - - - - - - 1,719 - 1,828 - 1,943 

 Refurbish marble floor surface (total: 88 
m2)  

11,250 - - - - - - - - - - 15,266 - - - - 

 Replace carpet 2,264 - - - - - - - - - - - - 3,266 - - 
 Replace artworks 4,770 - - - - - - - - - - 6,473 - - - - 
 Replace reception table 6,150 - - - - - - - - 7,851 - - - - - - 
 Replace chairs and tables 6,900 - - - - - - - - - - 9,363 - - - - 
Sub Total (Incl. GST) 0 0 0 0 0 0 0 0 7,851 0 44,673 0 5,094 855 1,943 
     
5. Lobbies and hallways     
 Repaint ceilings 27,349 27,349 - - - - - - - 34,915 - - - - - - 
 Repaint walls 100,366 100,366 - - - - - - - 128,132 - - - - - - 
 Repaint doors - ones sides including 
architraves 

14,195 14,195 - - - - - - - 18,122 - - - - - - 

 Repaint doors - both sides including 
architraves 

10,703 10,703 - - - - - - - 13,664 - - - - - - 

 Repair or replace door furniture including 
closers - (common property only) 

2,847 2,847 - - - - - - - 3,635 - - - - - - 

 Repair or replace smoke doors (total: 19) 2,956 - - - - - - - - 3,774 - - - - - - 
 Repaint lift doors / frames 10,392 10,392 - - - - - - - 13,267 - - - - - - 
 Replace carpet 116,253 116,253 - - - - - - - - - - - 167,690 - - 
 Replace artworks 30,210 30,210 - - - - - - - - - 40,996 - - - - 
Sub Total (Incl. GST) 312,315 0 0 0 0 0 0 0 215,509 0 40,996 0 167,690 0 0 
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Expenditure Item 
Current 

Cost 
Year 1
(2018) 

Year 2
(2019) 

Year 3
(2020) 

Year 4
(2021) 

Year 5
(2022) 

Year 6 
(2023) 

Year 7
(2024) 

Year 8
(2025) 

Year 9
(2026) 

Year 10
(2027) 

Year 11
(2028) 

Year 12
(2029) 

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

     
6. Stairwells     
 Repaint ceilings 8,563 - - 9,102 - - - - - - - - - - - - 
 Repaint ceilings / underside of stairs 25,624 - - 27,237 - - - - - - - - - - - - 
 Repaint doors - both sides including 
architraves 

5,782 5,782 - - - - - - - 7,382 - - - - - - 

 Repaint floor - non-slip 296 - - 315 - - - - - - - 402 - - - - 
 Replace non-slip strips  366 - - - 401 - - - - - - - 512 - - - 
 Maintain / repair floor tiles (total: 19 m2) - 
15% 

422 - - 449 - - - - 523 - - - - 609 - - 

 Repaint metal balustrades  27,371 - - 29,094 - - - - - - - - - - - - 
 Inspect and repair balustrades (total: 678 
Lm) - 3% 

3,935 - - 4,183 - - - - - - - 5,340 - - - - 

Sub Total (Incl. GST) 5,782 0 70,380 401 0 0 0 523 7,382 0 5,742 512 609 0 0 
     
7. Toilets     
 Repaint ceilings 213 - - 226 - - - - - - - 289 - - - - 
 Repaint walls 916 - - 974 - - - - - - - 1,243 - - - - 
 Maintain / repair wall tiles (total: 2 m2)  148 - - 157 - - - - 183 - - - - 213 - - 
 Repaint doors - both sides including 
architraves 

492 - - 523 - - - - - - - 668 - - - - 

 Maintain / repair floor tiles (total: 10 m2) 282 - - 300 - - - - 349 - - - - 407 - - 
 Replace mirrors 220 - - 234 - - - - - - - - - - - - 
 Replace sanitary fixtures and fittings  1,150 - - - - - - - - - 1,514 - - - - - 
 Maintain sanitary fixtures and fittings 471 471 - 501 - 532 - 566 - 601 - 639 - 679 - 722 
Sub Total (Incl. GST) 471 0 2,915 0 532 0 566 532 601 1,514 2,839 0 1,299 0 722 
     
8. Gymnasium     
 Repaint ceilings 1,108 - - 1,178 - - - - - - - 1,504 - - - - 
 Repaint walls 2,386 - - 2,536 - - - - - - - 3,238 - - - - 
 Maintain / repair wall tiles (total: 13 m2) - 
15% 

297 - - 316 - - - - 368 - - - - 428 - - 

 Maintain / repair floor tiles (total: 10 m2) 282 - - 300 - - - - 349 - - - - 407 - - 
 Replace carpet 3,803 - - - 4,168 - - - - - - - - - 5,656 - 
 Replace mirrors  1,600 - - - - - 1,864 - - - - - - - - - 
 Replace TV 1,280 - - 1,361 - - - - - - - - - 1,846 - - 
 Replace gym equipment  2,350 - - 2,498 - - - 2,822 - - - 3,189 - - - 3,603 
Sub Total (Incl. GST) 0 0 8,189 4,168 0 1,864 2,822 717 0 0 7,931 0 2,681 5,656 3,603 
     
9. Sauna     
 Inspect and repair sauna heater 591 591 - 628 - 668 - 710 - 754 - 802 - 852 - 906 
 Replace sauna heater 3,484 - - - - - 4,059 - - - - - - - - - 
 Refurbish sauna structure 6,935 - - - - - 8,079 - - - - - - - - - 
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Expenditure Item 
Current 

Cost
Year 1
(2018)

Year 2
(2019)

Year 3
(2020)

Year 4
(2021)

Year 5
(2022)

Year 6 
(2023) 

Year 7
(2024)

Year 8
(2025)

Year 9
(2026)

Year 10
(2027)

Year 11
(2028)

Year 12
(2029)

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

 Maintain / repair floor tiles (total: 4 m2) 141 - - 150 - - - - 175 - - - - 203 - - 
Sub Total (Incl. GST) 591 0 778 0 668 12,138 710 175 754 0 802 0 1,055 0 906 
     
10. Steam room     
 Inspect and repair steam heater 591 591 - 628 - 668 - 710 - 754 - 802 - 852 - 906 
 Replace steam room heater 3,484 - - - - - 4,059 - - - - - - - - - 
 Refurbish sauna structure 6,935 - - - - - 8,079 - - - - - - - - - 
 Maintain / repair floor tiles (total: 4 m2) 141 - - 150 - - - - 175 - - - - 203 - - 
Sub Total (Incl. GST) 591 0 778 0 668 12,138 710 175 754 0 802 0 1,055 0 906 
     
11. Vehicle accessways / car parks     
 Surface cleaning program 3,500 - - 3,720 - - - - 4,334 - - - - 5,049 - - 
 Repaint concrete surface 21,352 - - 22,696 - - - - - - - - - 30,799 - - 
 Maintain / repair concrete surface (total: 
6068 m2) 

3,267 - 3,368 - - - - 3,924 - - - - 4,571 - - - 

 Repaint line markings 25,840 - - 27,467 - - - - - - - - - 37,273 - - 
 Topcoat bitumen surface  9,287 - - - 10,178 - - - - - - - - - - - 
 Maintain bitumen surface (total: 525 m2) - 
10% 

1,688 - 1,740 - - - 1,966 - - - 2,222 - - - 2,510 - 

 Repaint expansion joints 303 303 - 322 - 342 - 364 - 387 - 411 - 437 - 465 
 Replace wheel stops (total: 9) 655 - - - - - 763 - - - - - - - - - 
 Repaint steel bollards 549 - - 584 - - - - - - - 745 - - - - 
 Replace steel bollards (total: 13 ) 994 - - 1,057 - - - - - - - 1,349 - - - - 
 Replace stormwater grates  632 - - - - - - - - - - - - - - - 
 Maintain stormwater drains - allowance 1,973 1,973 - - - - 2,298 - - - - 2,677 - - - - 
 Replace security gates 4,245 - - - - - - - - 5,419 - - - - - - 
 Replace car park panel doors 11,872 - - - - - - - - - - - - - - - 
 Maintain security / car park panel doors 845 - 871 - 926 - 984 - 1,046 - 1,112 - 1,182 - 1,257 - 
 Replace gate / door motors (total: 3) 2,692 - 2,775 - - - - - 3,333 - - - - - 4,003 - 
 Repair or replace security card or key 
system  

5,778 - 5,957 - - - - - - - - - 8,084 - - - 

 Replace extraction fan motors - large 3,695 - - 3,928 - - - - - - - - - 5,330 - - 
 Replace extraction fans - large 3,320 - - - - - - - - - - - - 4,789 - - 
 Maintain extraction fans - large 510 510 - 542 - 576 - 613 - 651 - 692 - 736 - 782 
 Replace extraction fan motors (total: 5) 5,371 - - 5,709 - - - - - - - - - 7,747 - - 
 Replace extraction fans (total: 5) 4,891 - - - - - - - - - - - - 7,055 - - 
 Maintain extraction fans 530 - 546 - 581 - 617 - 656 - 698 - 742 - 788 - 
 Maintain extraction ducting 203 - 209 - - - - 244 - - - - 284 - - - 
 Replace sump pump (total: 4)  5,300 - - 5,634 - - - - 6,563 - - - - 7,645 - - 
 Repaint sprinkler system pipes 8,500 - - - - - - 10,209 - - - - - - - - 
 Replace car storage lifts (total: 8) 16,720 - - - - - - - - - - - - - - - 
 Maintain storage cages  850 - - - - - 990 - - - - - - - - - 
 Repaint ceilings 38,340 - - 40,754 - - - - - - - 52,028 - - - - 
 Repaint walls and columns 11,289 - - 12,000 - - - - - - - 15,319 - - - - 
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Expenditure Item 
Current 

Cost
Year 1
(2018)

Year 2
(2019)

Year 3
(2020)

Year 4
(2021)

Year 5
(2022)

Year 6 
(2023) 

Year 7
(2024)

Year 8
(2025)

Year 9
(2026)

Year 10
(2027)

Year 11
(2028)

Year 12
(2029)

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

 Repaint doors - one side including 
architraves 

183 - - 195 - - - - - - - 248 - - - - 

 Repaint doors - both sides including 
architraves 

492 - - 523 - - - - - - - 668 - - - - 

 Replace mat  515 - - - - - - - 638 - - - - - - - 
 Maintain / repair floor tiles  282 - - 300 - - - - 349 - - - - 407 - - 
 Inspect and repair mesh barriers (total: 42 
Lm) 

1,104 - - - - - 1,286 - - - - - - - - - 

 Inspect and repair handrails (total: 70 Lm) - 
10% 

1,316 - - - - - 1,533 - - - - - - - 1,957 - 

 Repair or replace roof level shades  26,773 - - - - - - - 33,152 - - - - - - - 
 Clean roof level shades (total: 370 m2) 3,500 - - - 3,836 - - - - 4,468 - - - - 5,205 - 
 Replace bike racks 850 - - - - - - - 1,053 - - - - - - - 
 Repaint lift doors / frames 725 - 747 - - - - - - - 954 - - - - - 
Sub Total (Incl. GST) 2,786 16,213 125,431 15,521 918 10,437 15,354 51,124 10,925 4,986 74,137 14,863 107,267 15,720 1,247 
     
12. External walkways and landscaping     
 Repair or replace concrete paving (total: 45 
m2) - 20% 

701 - - 745 - - - - 868 - - - - 1,011 - - 

 Replace stormwater grates (total: 4) 316 - - - - - - - 391 - - - - - - - 
 Maintain / repair floor tiles (total: 115 m2) - 
10% 

1,689 - - 1,795 - - - - 2,091 - - - - 2,436 - - 

 Maintain front entrance trees 3,400 - 3,505 - 3,726 - 3,961 - 4,210 - 4,475 - 4,757 - 5,056 - 
 Replace front entrance trees 7,800 - - - - - 9,086 - - - - - - - - - 
 Maintain gardens 1,490 1,490 - 1,584 - 1,684 - 1,790 - 1,902 - 2,022 - 2,149 - 2,285 
 Replace water feature pump / maintain 
water feature 

1,280 - - 1,361 - - 1,491 - - 1,634 - - 1,791 - - 1,963 

Sub Total (Incl. GST) 1,490 3,505 5,485 3,726 1,684 14,538 1,790 7,560 3,536 4,475 2,022 6,548 5,596 5,056 4,248 
     
13. Swimming pool     
 Maintain gates 508 508 - - 557 - - 610 - - 669 - - 733 - - 
 Replace pool surface - tiled (total: 92 m2) - 
25% 

6,048 - - - 6,628 - - - - - - - - - 8,994 - 

 Repair or replace pool furniture 15,900 - - - - 17,965 - - - - - - - - - 24,379 
 Replace pumps (total: 4) 3,274 - 3,375 - - - - - - - 4,309 - - - - - 
 Replace salt water chlorination unit 2,020 - - 2,147 - - - - - - - 2,741 - - - - 
 Replace sand filter - 40 inch 2,439 - - - 2,673 - - - - - - - - - - - 
 Replace cartridge filter 1,199 - - - 1,314 - - - - - - - - - - - 
 Replace pool heater  3,140 - - - - 3,548 - - - - - - - - - - 
 Replace jet blower 689 - 710 - - - - - - - - - - - 1,025 - 
 Maintain / repair tiled pool surround (total: 
135 m2) - 10% 

1,971 - 2,032 - - - - 2,367 - - - - 2,758 - - - 

Sub Total (Incl. GST) 508 6,117 2,147 11,172 21,513 0 2,977 0 0 4,978 2,741 2,758 733 10,019 24,379 
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Expenditure Item 
Current 

Cost
Year 1
(2018)

Year 2
(2019)

Year 3
(2020)

Year 4
(2021)

Year 5
(2022)

Year 6 
(2023) 

Year 7
(2024)

Year 8
(2025)

Year 9
(2026)

Year 10
(2027)

Year 11
(2028)

Year 12
(2029)

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

     
14. Fixtures and fittings     
 Repair or replace swipe card system 4,185 - - 4,448 - - - - - - - - - - - 6,417 
 Replace security cameras (total: 16) 4,706 - - - - - - - - 6,008 - - - - - - 
 Upgrade security intercom system - per 
entrance 

4,651 - - 4,944 - - - - - - - - - 6,709 - - 

 Replace pay television - dish mount  1,920 - - 2,041 - - - - - - - - - 2,770 - - 
Sub Total (Incl. GST) 0 0 11,433 0 0 0 0 0 6,008 0 0 0 9,479 0 6,417 
     
15. Building signage     
 Replace car park signage 850 - - 904 - - - - - - - - - 1,226 - - 
 Replace door signage 3,180 - - - - - - - - - 4,186 - - - - - 
 Replace building signage 1,060 - - 1,127 - - - - - - - - - 1,529 - - 
 Replace gym/pool signage 850 - - 904 - - - - - - - - - 1,226 - - 
Sub Total (Incl. GST) 0 0 2,935 0 0 0 0 0 0 4,186 0 0 3,981 0 0 
     
16. Fire equipment     
 Replace or upgrade fire control panel 9,508 - - - - - - - 11,773 - - - - - - - 
 Replace fire hose reels  867 - - - - - - - 1,074 - - - - - - - 
 Replace fire extinguishers  490 - - - - 554 - - - - - - - - - 751 
 Replace fire hydrant booster pump 1,521 - - - - 1,719 - - - - - - - - - 2,332 
 Replace fire sprinkler booster pump 1,521 - - - - 1,719 - - - - - - - - - 2,332 
 Maintain electric fire pumps 942 - 971 - 1,032 - 1,097 - 1,166 - 1,240 - 1,318 - 1,401 - 
 Repair or replace emergency electric fire 
pumps  

14,579 - - - - - - 17,510 - - - - - - - - 

 Repair or replace fire pump diesel  31,693 - - - - - - - - 40,461 - - - - - - 
 Maintain diesel fire pumps 1,363 - 1,405 - 1,494 - 1,588 - 1,688 - 1,794 - 1,907 - 2,027 - 
 Repair fuel supply tank and fuel lines 317 - 327 - 347 - 369 - 393 - 417 - 444 - 471 - 
 Battery replacement program 444 - 458 - - 502 - - 550 - - 603 - - 660 - 
 Replace fire jacking pump  2,654 - - - 2,909 - - - - - - - - - - - 
 Replace emergency light directional cover / 
diffuser  

947 - - 1,007 - - - - 1,173 - - - - 1,366 - - 

 Repaint pipe work 3,310 - - - - - - 3,975 - - - - - - - - 
 Repaint ceilings 980 - - - 1,074 - - - - - - - 1,371 - - - 
 Repaint walls 1,193 - - - 1,307 - - - - - - - 1,669 - - - 
 Repaint doors - both sides including 
architraves 

246 - - - 270 - - - - - - - 344 - - - 

 Repaint floor - non-slip 1,236 - - - 1,355 - - - - - - - 1,729 - - - 
Sub Total (Incl. GST) 0 3,161 1,007 9,788 4,494 3,054 21,485 17,817 40,461 3,451 603 8,782 1,366 4,559 5,415 
     
17. Plant - water     
 Replace domestic water jacking pumps 
(total: 3) 

4,366 - 4,501 - - - 5,086 - - - 5,747 - - - 6,493 - 
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Expenditure Item 
Current 
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Year 1
(2018)

Year 2
(2019)

Year 3
(2020)

Year 4
(2021)

Year 5
(2022)

Year 6 
(2023) 

Year 7
(2024)

Year 8
(2025)

Year 9
(2026)

Year 10
(2027)

Year 11
(2028)

Year 12
(2029)

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

 Replace hot water system - commercial gas 
(total: 8) 

11,974 - - 12,728 - - 13,949 - - 15,287 - - 16,753 - - 18,359 

Sub Total (Incl. GST) 0 4,501 12,728 0 0 19,035 0 0 15,287 5,747 0 16,753 0 6,493 18,359 
     
18. Lift     
 Maintain security access system 242 - - - - 273 - - - - 319 - - - - 371 
 Maintain / repair marble floor tiles (total: 10 
m2) 

704 704 - - - - 820 - - - - 955 - - - - 

 Polish lift interior - scratch treatment 1,785 1,785 - 1,897 - 2,017 - 2,144 - 2,279 - 2,422 - 2,575 - 2,737 
 Refurbish lift interior 29,838 - - - 32,700 - - - - - - - - - - - 
 Overhaul lift motors 86,353 - - - - 97,569 - - - - - - - - - - 
Sub Total (Incl. GST) 2,489 0 1,897 32,700 99,859 820 2,144 0 2,279 319 3,377 0 2,575 0 3,108 
     
19. Lift motor room     
 Repaint ceilings 511 - - 543 - - - - - - - 693 - - - - 
 Repaint walls 2,151 - - 2,286 - - - - - - - 2,919 - - - - 
 Repaint doors - both sides including 
architraves 

123 - - 131 - - - - - - - 167 - - - - 

 Repaint floor - non-slip 716 - - 761 - - - - - - - 972 - - - - 
 Replace exhaust fans 726 726 - - - - - - - - - 985 - - - - 
 Replace air conditioner unit 3,495 - - - - - 4,071 - - - - - - - - - 
 Replace fire doors, frames and furniture 1,835 1,835 - - - - - - - - - - - - - - 
Sub Total (Incl. GST) 2,561 0 3,721 0 0 4,071 0 0 0 0 5,736 0 0 0 0 
     
20. Comms room     
 Repaint doors - both sides including 
architraves 

246 - - 261 - - - - - - - 334 - - - - 

 Repaint floor - non-slip 298 - - 317 - - - - - - - 404 - - - - 
 Replace air-conditioner unit 3,495 - - - - - 4,071 - - - - - - - - - 
Sub Total (Incl. GST) 0 0 578 0 0 4,071 0 0 0 0 738 0 0 0 0 
     
21. Garbage refuse / chute room (each 
level) 

    

 Repaint ceilings 809 - - 860 - - - - - - - 1,098 - - - - 
 Repaint walls 3,280 - - 3,487 - - - - - - - 4,451 - - - - 
 Repaint floor - non-slip 805 - - 856 - - - - - - - 1,092 - - - - 
 Replace carpet 3,441 - - - - 3,888 - - - - - - - - - - 
 Replace exhaust fans 726 - - - 796 - - - - - - - - - 1,080 - 
 Maintain / repair garbage chute 806 - - - - 911 - - - - 1,061 - - - - 1,236 
 Maintain / repair garbage compactor 4,193 - - - - 4,738 - - - - 5,519 - - - - 6,429 
 Replace garbage compactors 14,630 - - - - - 17,043 - - - - - - - - - 
Sub Total (Incl. GST) 0 0 5,203 796 9,537 17,043 0 0 0 6,580 6,641 0 0 1,080 7,665 
     
22. Settlement from builder     



2 February 2018 Hallmark Apartments / Plan of Subdivision OC501271A Reference No.: 1909329 V2 

© Solutions in Engineering | Ph 1300 136 036 Section 2 Page 11 

Expenditure Item 
Current 

Cost
Year 1
(2018)

Year 2
(2019)

Year 3
(2020)

Year 4
(2021)

Year 5
(2022)

Year 6 
(2023) 

Year 7
(2024)

Year 8
(2025)

Year 9
(2026)

Year 10
(2027)

Year 11
(2028)

Year 12
(2029)

Year 13 
(2030) 

Year 14 
(2031) 

Year 15 
(2032) 

 Defects settlement from builder -190,000
-

190,000
- - - - - - - - - - - - - - 

Sub Total (Incl. GST) 
-

190,000
0 0 0 0 0 0 0 0 0 0 0 0 0 0 

     
Grand Total (Incl. GST) 140,931 243,112 264,028 85,101 143,304 117,241 48,558 81,903 311,347 308,025 211,153 58,935 311,764 70,456 83,575 
Contingency Allowance (Incl. GST) 11,274 19,449 21,122 6,808 11,464 9,379 3,885 6,552 24,908 24,642 16,892 4,715 24,941 5,636 6,686 
Grand Total Expenses (Incl. Contingency 
Allowance and GST) 

152,205 262,561 285,150 91,909 154,768 126,620 52,443 88,455 336,255 332,667 228,045 63,650 336,705 76,092 90,261 
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Building Data List from the Property Inspection for Hallmark Apartments 
 
This table has all the data collected by the building inspector while inspecting the complex. The columns from left to right are:- 
’Items’ – identifies and describes the maintenance item 
’Qty’ – lets you know the total quantity of that item 
’Unit’ – is the unit rate used to measure the quantity 
’Rate’ – is the cost of each unit in dollars 

’Value’ – is the quantity (Qty) multiplied by the Rate ($) 
‘Next Due’ - is the remaining life in years until an item needs money spent on it. 
‘Total Life’ - is the total life the item after it is replaced, repaired or repainted. 
‘Comments’ – details any useful explanatory notes for the item. 
 

 

Items Qty Unit Rate ($) Value ($) Next Due Total Life Comments 

1. Building exterior        
 Repaint walls 3,263 m2 29.48 96,193.00 2 8 Ongoing painting program 
 Repaint balcony ceilings / soffits 957 m2 23.37 22,365.00 2 8 Ongoing painting program 
 Polish / clean aluminium composite material 1 Item 9,194.00 9,194.00 2 4 Maintain / repair as required 
 Maintain / repair aluminium composite material - mastic, 
etc. 

1 Item 10,653.00 10,653.00 2 8 Maintain / repair as required 

 Repaint standard doors - one side including architraves 5 Ea 91.58 458.00 2 8 Ongoing painting program 
 Polish steel parts of balustrades 423 Lm 20.80 8,798.00 2 8 Polish as required  
 Inspect and repair balustrades  20 Lm 296.77 5,935.00 2 8 Repair as required 
 Maintain / repair wall tiles (total: 42 m2) - 15% 6 m2 148.40 890.00 3 5 Maintain / repair as required 
 Maintain balcony floor membrane and tiles (total: 957 m2) 
- 5% 

47 m2 149.67 7,034.00 3 8 Ongoing maintenance program 

2. Roof        
 Maintain / repair box gutters (total: 106 Lm) - 25% 27 Lm 81.69 2,206.00 4 8 Maintain / repair as required 
 Maintain / repair metal roofs (total: 292 m2) - 10% 29 m2 78.17 2,267.00 4 8 Maintain / repair as required 
 Maintain / repair roof anchor points 1 Item 838.68 839.00 2 2 Maintain / repair as required 
 Maintain / repair roof access systems 1 Item 920.00 920.00 2 2 Maintain / repair as required 
 Repaint walls 248 m2 29.48 7,311.00 2 8 Ongoing painting program 
 Repaint doors - one side including architraves 4 Ea 91.58 366.00 2 8 Ongoing painting program 
 Maintain floor membrane and tiles (total: 86 m2) - 10% 9 m2 149.67 1,347.00 1 5 Ongoing maintenance program 
 Repair or replace mechanical ventilation (roof mounted) 1 Ea 3,037.34 3,037.00 5 10 Repair or replace as required 
3. Access for work at heights        
 Elevated work platforms and site set up - aluminium 
polishing 

1 Item 3,180.00 3,180.00 6 4 Quotation required  

 Elevated work platforms and site set up 1 Item 40,280.00 40,280.00 2 8 Quotation required  
4. Main foyer        
 Repaint ceilings 148 m2 21.30 3,152.00 11 8 Ongoing painting program 
 Repaint walls 142 m2 21.30 3,025.00 11 8 Ongoing painting program 
 Repair or replace laminate panels (total: 87 m2) -10% 9 m2 102.15 919.00 11 8 Repair or replace as required 
 Repaint lift doors / frames 3 Ea 241.68 725.00 11 8 Ongoing painting program 
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Items Qty Unit Rate ($) Value ($) Next Due Total Life Comments 

 Repaint doors - one side including architraves 1 Ea 91.58 92.00 11 8 Ongoing painting program 
 Repaint doors - both sides including architraves 2 Ea 123.02 246.00 11 8 Ongoing painting program 
 Repair or replace glass doors 2 Item 977.93 1,956.00 18 20 Repair or replace as required 
 Maintain / repair automatic doors 2 Item 287.63 575.00 11 3 Maintain / repair as required 
 Replace mat well 1 Ea 1,328.84 1,329.00 16 18 Replace as required 
 Replace mat  1 Ea 396.93 397.00 16 18 Replace as required 
 Maintain / repair marble floor tiles (total: 88 m2) - 10% 9 m2 140.75 1,267.00 11 2 Maintain / repair as required 
 Refurbish marble floor surface (total: 88 m2)  88 m2 127.84 11,250.00 11 6 Ongoing maintenance program 
 Replace carpet 25 m2 90.54 2,264.00 13 10 Replace as required 
 Replace artworks 1 Item 4,770.00 4,770.00 11 5 Replace as required 
 Replace reception table 1 Item 6,150.00 6,150.00 9 10 Replace as required 
 Replace chairs and tables 1 Item 6,900.00 6,900.00 11 10 Replace as required 
5. Lobbies and hallways        
 Repaint ceilings 1,284 m2 21.30 27,349.00 1 8 Ongoing painting program 
 Repaint walls 4,712 m2 21.30 100,366.00 1 8 Ongoing painting program 
 Repaint doors - ones sides including architraves 155 Ea 91.58 14,195.00 1 8 Ongoing painting program 
 Repaint doors - both sides including architraves 87 Ea 123.02 10,703.00 1 8 Ongoing painting program 
 Repair or replace door furniture including closers - 
(common property only) 

6 Item 474.50 2,847.00 1 8 Repair or replace as required 

 Repair or replace smoke doors (total: 19) 3 Item 985.40 2,956.00 9 20 Repair or replace as required 
 Repaint lift doors / frames 43 Ea 241.68 10,392.00 1 8 Ongoing painting program 
 Replace carpet 1,284 m2 90.54 116,253.00 1 12 Replace as required 
 Replace artworks 19 Item 1,590.00 30,210.00 1 10 Replace as required 
6. Stairwells        
 Repaint ceilings 402 m2 21.30 8,563.00 3 16 Ongoing painting program 
 Repaint ceilings / underside of stairs 1,203 m2 21.30 25,624.00 3 16 Ongoing painting program 
 Repaint doors - both sides including architraves 47 Ea 123.02 5,782.00 1 8 Ongoing painting program 
 Repaint floor - non-slip 10 m2 29.55 296.00 3 8 Ongoing painting program 
 Replace non-slip strips  14 Lm 26.13 366.00 4 8 Replace as required 
 Maintain / repair floor tiles (total: 19 m2) - 15% 3 m2 140.75 422.00 3 5 Maintain / repair as required 
 Repaint metal balustrades  678 Lm 40.37 27,371.00 3 16 Ongoing painting program 
 Inspect and repair balustrades (total: 678 Lm) - 3% 20 Lm 196.77 3,935.00 3 8 Repair as required 
7. Toilets        
 Repaint ceilings 10 m2 21.30 213.00 3 8 Ongoing painting program 
 Repaint walls 43 m2 21.30 916.00 3 8 Ongoing painting program 
 Maintain / repair wall tiles (total: 2 m2)  1 m2 148.40 148.00 3 5 Maintain / repair as required 
 Repaint doors - both sides including architraves 4 Ea 123.02 492.00 3 8 Ongoing painting program 
 Maintain / repair floor tiles (total: 10 m2) 2 m2 140.75 282.00 3 5 Maintain / repair as required 
 Replace mirrors 1 Ea 220.00 220.00 3 15 Replace as required 
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 Replace sanitary fixtures and fittings  1 Item 1,150.00 1,150.00 10 15 Replace as required 
 Maintain sanitary fixtures and fittings 1 Item 470.65 471.00 1 2 Ongoing maintenance program 
8. Gymnasium        
 Repaint ceilings 52 m2 21.30 1,108.00 3 8 Ongoing painting program 
 Repaint walls 112 m2 21.30 2,386.00 3 8 Ongoing painting program 
 Maintain / repair wall tiles (total: 13 m2) - 15% 2 m2 148.40 297.00 3 5 Maintain / repair as required 
 Maintain / repair floor tiles (total: 10 m2) 2 m2 140.75 282.00 3 5 Maintain / repair as required 
 Replace carpet 42 m2 90.54 3,803.00 4 10 Replace as required 
 Replace mirrors  1 Item 1,600.00 1,600.00 6 15 Replace as required 
 Replace TV 1 Item 1,280.00 1,280.00 3 10 Replace as required 
 Replace gym equipment  1 Item 2,350.00 2,350.00 3 4 Replace as required - Rotation program 
9. Sauna        
 Inspect and repair sauna heater 1 Item 591.39 591.00 1 2 Repair as required 
 Replace sauna heater 1 Item 3,483.78 3,484.00 6 15 Replace as required 
 Refurbish sauna structure 1 Item 6,935.31 6,935.00 6 15 Refurbish as required 
 Maintain / repair floor tiles (total: 4 m2) 1 m2 140.75 141.00 3 5 Maintain / repair as required 
10. Steam room        
 Inspect and repair steam heater 1 Item 591.39 591.00 1 2 Repair as required 
 Replace steam room heater 1 Item 3,483.78 3,484.00 6 15 Replace as required 
 Refurbish sauna structure 1 Item 6,935.31 6,935.00 6 15 Refurbish as required 
 Maintain / repair floor tiles (total: 4 m2) 1 m2 140.75 141.00 3 5 Maintain / repair as required 
11. Vehicle accessways / car parks        
 Surface cleaning program 1 Item 3,500.00 3,500.00 3 5 Ongoing cleaning program 
 Repaint concrete surface 2,720 m2 7.85 21,352.00 3 10 Ongoing painting program 
 Maintain / repair concrete surface (total: 6068 m2) 25 m2 130.68 3,267.00 2 5 Repair as required 
 Repaint line markings 1,614 Lm 16.01 25,840.00 3 10 Ongoing painting program 
 Topcoat bitumen surface  525 m2 17.69 9,287.00 4 18 Reseal as required 
 Maintain bitumen surface (total: 525 m2) - 10% 53 m2 31.84 1,688.00 2 4 Repair as required 
 Repaint expansion joints 18 Ea 16.84 303.00 1 2 Ongoing painting program 
 Replace wheel stops (total: 9) 3 Ea 218.17 655.00 6 10 Replace as required 
 Repaint steel bollards 13 Ea 42.23 549.00 3 8 Ongoing painting program 
 Replace steel bollards (total: 13 ) 3 Ea 331.38 994.00 3 8 Replace as required 
 Replace stormwater grates  4 Ea 158.01 632.00 16 25 Replace as required 
 Maintain stormwater drains - allowance 1 Item 1,972.84 1,973.00 1 5 Ongoing maintenance program 
 Replace security gates 1 Ea 4,245.38 4,245.00 9 20 Replace as required 
 Replace car park panel doors 2 Ea 5,936.00 11,872.00 22 20 Replace as required 
 Maintain security / car park panel doors 1 Item 845.38 845.00 2 2 Ongoing maintenance program - tracks, 

mechanisms 
 Replace gate / door motors (total: 3) 1 Ea 2,692.26 2,692.00 2 6 Replace as required 
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 Repair or replace security card or key system  2 Ea 2,889.22 5,778.00 2 10 Replace as required 
 Replace extraction fan motors - large 1 Ea 3,695.00 3,695.00 3 10 Replace as required 
 Replace extraction fans - large 1 Ea 3,320.00 3,320.00 13 20 Replace as required 
 Maintain extraction fans - large 1 Ea 510.00 510.00 1 2 Repair as required 
 Replace extraction fan motors (total: 5) 3 Ea 1,790.34 5,371.00 3 10 Replace as required 
 Replace extraction fans (total: 5) 3 Ea 1,630.22 4,891.00 13 20 Replace as required 
 Maintain extraction fans 2 Ea 265.00 530.00 2 2 Repair as required 
 Maintain extraction ducting 5 Lm 40.69 203.00 2 5 Repair as required 
 Replace sump pump (total: 4)  2 Ea 2,650.00 5,300.00 3 5 Replace as required 
 Repaint sprinkler system pipes 1 Item 8,500.00 8,500.00 7 16 Ongoing painting program 
 Replace car storage lifts (total: 8) 4 Ea 4,180.00 16,720.00 16 20 Replace as required 
 Maintain storage cages  1 Item 850.00 850.00 6 10 Repair or replace as required 
 Repaint ceilings 1,800 m2 21.30 38,340.00 3 8 Ongoing painting program 
 Repaint walls and columns 530 m2 21.30 11,289.00 3 8 Ongoing painting program 
 Repaint doors - one side including architraves 2 Ea 91.58 183.00 3 8 Ongoing painting program 
 Repaint doors - both sides including architraves 4 Ea 123.02 492.00 3 8 Ongoing painting program 
 Replace mat  1 Ea 515.16 515.00 8 18 Replace as required 
 Maintain / repair floor tiles  2 m2 140.75 282.00 3 5 Maintain / repair as required 
 Inspect and repair mesh barriers (total: 42 Lm) 4 Lm 276.00 1,104.00 6 10 Repair as required 
 Inspect and repair handrails (total: 70 Lm) - 10% 7 Lm 188.00 1,316.00 6 8 Repair as required, replace fasteners 
 Repair or replace roof level shades  370 m2 72.36 26,773.00 8 16 Repair or replace as required 
 Clean roof level shades (total: 370 m2) 1 Item 3,500.00 3,500.00 4 5 Clean as required 
 Replace bike racks 1 Item 850.00 850.00 8 10 Replace as required 
 Repaint lift doors / frames 3 Ea 241.68 725.00 2 8 Ongoing painting program 
12. External walkways and landscaping        
 Repair or replace concrete paving (total: 45 m2) - 20% 9 m2 77.84 701.00 3 5 Replace as required 
 Replace stormwater grates (total: 4) 2 Ea 158.01 316.00 8 25 Replace as required 
 Maintain / repair floor tiles (total: 115 m2) - 10% 12 m2 140.75 1,689.00 3 5 Maintain / repair as required 
 Maintain front entrance trees 1 Item 3,400.00 3,400.00 2 2 Ongoing pruning program 
 Replace front entrance trees 1 Item 7,800.00 7,800.00 6 10 Tree removal and upgrade 
 Maintain gardens 1 Item 1,490.00 1,490.00 1 2 Ongoing pruning program 
 Replace water feature pump / maintain water feature 1 m2 1,280.00 1,280.00 3 3 Repaint mortar as required  
13. Swimming pool        
 Maintain gates 2 Ea 254.02 508.00 1 3 Repair as required  
 Replace pool surface - tiled (total: 92 m2) - 25% 23 m2 262.94 6,048.00 4 10 Maintain as required - quotation required 
 Repair or replace pool furniture 1 Item 15,900.00 15,900.00 5 10 Repair or replace as required 
 Replace pumps (total: 4) 2 Ea 1,637.20 3,274.00 2 8 Replace as required 
 Replace salt water chlorination unit 1 Ea 2,020.09 2,020.00 3 8 Replace as required 
 Replace sand filter - 40 inch 1 Ea 2,438.73 2,439.00 4 12 Replace as required 
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 Replace cartridge filter 1 Ea 1,199.31 1,199.00 4 12 Replace as required  
 Replace pool heater  1 Ea 3,140.40 3,140.00 5 15 Replace as required 
 Replace jet blower 1 Ea 688.70 689.00 2 12 Replace as required 
 Maintain / repair tiled pool surround (total: 135 m2) - 10% 14 m2 140.75 1,971.00 2 5 Maintain / repair as required 
14. Fixtures and fittings        
 Repair or replace swipe card system 6 Item 697.50 4,185.00 3 12 Replace as required 
 Replace security cameras (total: 16) 5 Ea 941.28 4,706.00 9 12 Replace as required 
 Upgrade security intercom system - per entrance 2 Item 2,325.64 4,651.00 3 10 Upgrade as required 
 Replace pay television - dish mount  1 Ea 1,920.00 1,920.00 3 10 Replace as required 
15. Building signage        
 Replace car park signage 1 Item 850.00 850.00 3 10 Quotation required  
 Replace door signage 1 Item 3,180.00 3,180.00 10 10 Quotation required  
 Replace building signage 1 Item 1,060.00 1,060.00 3 10 Quotation required  
 Replace gym/pool signage 1 Item 850.00 850.00 3 10 Quotation required  
16. Fire equipment        
 Replace or upgrade fire control panel 1 Item 9,507.88 9,508.00 8 15 Replace as required  
 Replace fire hose reels  1 Item 866.97 867.00 8 15 Replace only if existing cannot be repaired 
 Replace fire extinguishers  1 Item 490.15 490.00 5 10 Replace as required 
 Replace fire hydrant booster pump 1 Ea 1,521.26 1,521.00 5 10 Replace as required 
 Replace fire sprinkler booster pump 1 Ea 1,521.26 1,521.00 5 10 Replace as required 
 Maintain electric fire pumps 1 Ea 941.72 942.00 2 2 Repair or replace as required 
 Repair or replace emergency electric fire pumps  1 Ea 14,578.74 14,579.00 7 10 Repair or replace as required 
 Repair or replace fire pump diesel  1 Ea 31,692.90 31,693.00 9 15 Repair or replace as required 
 Maintain diesel fire pumps 1 Ea 1,362.50 1,363.00 2 2 Ongoing maintenance program 
 Repair fuel supply tank and fuel lines 1 Item 316.93 317.00 2 2 Repair as required 
 Battery replacement program 1 Ea 444.30 444.00 2 3 Replace as required 
 Replace fire jacking pump  1 Ea 2,653.91 2,654.00 4 15 Replace as required 
 Replace emergency light directional cover / diffuser  1 Item 947.35 947.00 3 5 Replace as required 
 Repaint pipe work 1 Item 3,310.00 3,310.00 7 16 Repaint as required 
 Repaint ceilings 46 m2 21.30 980.00 4 8 Ongoing painting program 
 Repaint walls 56 m2 21.30 1,193.00 4 8 Ongoing painting program 
 Repaint doors - both sides including architraves 2 Ea 123.02 246.00 4 8 Ongoing painting program 
 Repaint floor - non-slip 46 m2 26.87 1,236.00 4 8 Ongoing painting program 
17. Plant - water        
 Replace domestic water jacking pumps (total: 3) 1 Ea 4,366.18 4,366.00 2 4 Replace as required 
 Replace hot water system - commercial gas (total: 8) 2 Ea 5,986.88 11,974.00 3 3 Replace as required 
18. Lift        
 Maintain security access system 1 Item 241.93 242.00 5 5 Ongoing maintenance program 
 Maintain / repair marble floor tiles (total: 10 m2) 5 m2 140.75 704.00 1 5 Maintain / repair as required 
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Items Qty Unit Rate ($) Value ($) Next Due Total Life Comments 

 Polish lift interior - scratch treatment 3 m2 595.00 1,785.00 1 2 Maintain / repair as required 
 Refurbish lift interior 3 Ea 9,945.98 29,838.00 4 12 Refurbish as required 
 Overhaul lift motors 3 Ea 28,784.20 86,353.00 5 15 This is an estimate only - lifts need to be 

individually inspected by a licensed contractor 
to provide an accurate quote. 

19. Lift motor room        
 Repaint ceilings 24 m2 21.30 511.00 3 8 Ongoing painting program 
 Repaint walls 101 m2 21.30 2,151.00 3 8 Ongoing painting program 
 Repaint doors - both sides including architraves 1 Ea 123.02 123.00 3 8 Ongoing painting program 
 Repaint floor - non-slip 24 m2 29.83 716.00 3 8 Ongoing painting program 
 Replace exhaust fans 1 Ea 725.79 726.00 1 10 Replace as required 
 Replace air conditioner unit 1 Ea 3,494.53 3,495.00 6 15 Replace as required 
 Replace fire doors, frames and furniture 1 Ea 1,835.06 1,835.00 1 20 Replace as required 
20. Comms room        
 Repaint doors - both sides including architraves 2 Ea 123.02 246.00 3 8 Ongoing painting program 
 Repaint floor - non-slip 10 m2 29.83 298.00 3 8 Ongoing painting program 
 Replace air-conditioner unit 1 Ea 3,494.53 3,495.00 6 15 Replace as required 
21. Garbage refuse / chute room (each level)        
 Repaint ceilings 38 m2 21.30 809.00 3 8 Ongoing painting program 
 Repaint walls 154 m2 21.30 3,280.00 3 8 Ongoing painting program 
 Repaint floor - non-slip 27 m2 29.83 805.00 3 8 Ongoing painting program 
 Replace carpet 38 m2 90.54 3,441.00 5 12 Replace as required 
 Replace exhaust fans 1 Ea 725.79 726.00 4 10 Replace as required 
 Maintain / repair garbage chute 1 Item 806.43 806.00 5 5 Maintain / repair as required 
 Maintain / repair garbage compactor 1 Item 4,193.44 4,193.00 5 5 Maintain / repair as required 
 Replace garbage compactors 1 Item 14,630.00 14,630.00 6 20 Replace as required 
22. Settlement from builder        
 Defects settlement from builder 1 Item -

190,000.00 
-

190,000.00 
1 0 Ongoing painting program 
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BUILDING PHOTOS 
 

Item Group Photo 

 Building exterior 

 Roof 

 Main foyer 

 Lobbies and hallways 
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 Stairwells 

 Gymnasium 

  Vehicle accessways / Car 
parks 

  External walkways and 
Landscaping 

  Swimming pool 
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  Fire equipment 

  Plant - water 

  Lift 

 



2 February 2018 Hallmark Apartments / Plan of Subdivision OC501271A Reference No.: 1909329 V2 

© Solutions in Engineering | Ph 1300 136 036 Section 2 Page 21 

 
 
 

Inspector's Report for Hallmark Apartments 

 
1. Actual Painting quotations can vary to our Painting Cost Estimates due to colour selection 

changes (ie: changing from light to dark or dark to light that may require multiple coats). Often 
over product specification that include either an impact membrane or 3 coat system can add up 
to 15-20% to the painting per square metre rate. 

2. We have recommended that the balance of the Sinking Fund be allowed to increase over the 
length of this report, leading to a significant balance in the later years. It is necessary to allow a 
larger balance over time to offset the effects of inflation on building material and labour costs 
and to ensure that adequate funds are available to provide for major works, which frequently 
become necessary as the building ages but which cannot be reliably forecast this far in 
advance. Based on historical data and current trends, we anticipate that building construction 
and maintenance costs will increase by fifty percent every fifteen years. This recommendation 
will be reviewed each time this report is updated, in light of price levels and the state of the 
building at the time of each update. 

3. IMPORTANT NOTES ABOUT PAINTING: Painting a building serves two main purposes: 
improving the appearance of the building; and protecting the painted surface. From a 
maintenance point of view, this second purpose is more important. By sealing the surface, paint 
protects the building from damage caused by water, salt or air pollutants. Although most paints 
will hold their appearance for at least ten years, before cracking or peeling occurs, they become 
porous and lose their protective abilities well before this point. As such, we recommend that 
surfaces are repainted more frequently. 

High-quality elastomeric paints, when properly applied, can achieve longer-lasting results, 
however the higher cost of this paint, lower spread rates and higher labour costs associated with 
this work tends to increase painting cost by approximately 50%, and so has not been included in 
this forecast. 

Washing or pressure cleaning a painted surface can significantly diminish its function as a 
protective coating. If the surface is not repainted after the timeframe recommended above it will 
become more vulnerable to water, salt and/or pollutants. The resulting damage can considerably 
increase the cost of surface preparation before future repainting and, in extreme cases lead to 
concrete cancer, requiring major repairs.  

4. The amounts estimated for the painting of the property include, as far as possible, all external 
surfaces including those within individual lots. While the maintenance costs of some of these 
surfaces are technically the responsibility of the individual lot owners, it is usual for the Owners 
Corporation to administer the painting of these areas to preserve the appearance of the building 
and to reduce overall costs for individual lot owners. 

5. An allowance has been made for the cleaning and maintenance of the driveway. Cleaning may 
be carried out using high pressure water or a chemical wash, however the Owners Corporation 
should take care to abide by water-use restrictions when doing so. 
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6. The bitumen driveway will require resurfacing from time to time in addition to spot maintenance 
to address minor issues as they arise. An allowance has been made in this report to assist with 
the cost of these ongoing works based on the average life expectancy of bitumen driveways. 
Bitumen driveways are more susceptible to environmental factors than other areas of the 
property, such as heavy rain leading to subsidence and pot-holing and heavy vehicle traffic. It is 
important that any deterioration is addressed promptly, as the deterioration of bitumen tends to 
accelerate when not maintained, significantly increasing overall maintenance costs. As such, we 
recommend that the Owners Corporation regularly monitor the state of repair of the driveway 
and, if necessary, allocate additional funds for prompt maintenance. 

7. The powder coated surfaces throughout the property have a lengthy maintenance-free period 
when new. After this period these surfaces may be repainted to maintain their appearance. It is 
important to note that powder coated surfaces will need to be prepared for painting, and that 
most paints will require an additive to ensure a high quality finish. 

8. As the property is in a harsh environment it is most important that the Owners Corporation 
closely monitor the state of repair of the building. Harsh environments shorten the effective lives 
of many items and can lead to unpredictable wear and tear on a wide range of surfaces and 
materials. Any signs of corrosion or deterioration should be assessed for repair as swiftly as 
possible, and repairs undertaken accordingly. 

9. An allowance for general building maintenance and repairs was added for future works. 

10. The membrane on the roof needs regular maintenance and replacement over time which has 
been included in this report. 

11. The metal roof and flashings needs regular maintenance. 

12. Money was allocated to the maintenance of driveway / car park entry gates and the replacement 
of electric gate motors over time. 

13. A walkway maintenance program was included for repairs and maintenance to the external 
common area walkways and stairways. 

14. An allowance for plumbing and drainage maintenance was included for the complex. 

15. Monies were budgeted for the maintenance of the common area gardens, landscaping and tree 
pruning. 

16. Lift maintenance has been included in this report. 
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Report Notes 
 
Maintenance Fund Plan (VIC) 
 
This forecast satisfies the current requirements of Division 3 of the Owners Corporation Act 2006 (Vic), as 
required for prescribed Owners Corporation under Section 5 of the Owners Corporation Regulations 2007 
(Vic). Relevantly, the Act states:- 
 
Division 3—Maintenance Plan 
36. Maintenance plan 
(1) A prescribed Owners Corporation must prepare a maintenance plan for the property for which it is responsible. 
(2) An Owners Corporation (other than a prescribed Owners Corporation) may prepare a maintenance plan for the 
property for which it is responsible. 
37. What must a maintenance plan contain? 
(1) The maintenance plan must set out— 
 (a) the major capital items anticipated to require repair and replacement within the next 10 years; and 
 (b) the present condition or state of repair of those items; and 
 (c) when those items or components of those items will need to be repaired or replaced; and 
 (d) the estimated cost of the repair and replacement of those items or components; and 
 (e) the expected life of those items or components once repaired or replaced; and 
 (f) any other prescribed information. 
(2) In this section— "major capital item" includes— 
 (a) a lift; or 
 (b) an air conditioning plant; or 
 (c) a heating plant; or 
 (d) an item of a prescribed class. 
38. When does a maintenance plan have effect? 
(1) A maintenance plan does not have effect unless it is approved by the Owners Corporation. 
(2) In approving a maintenance plan, an Owners Corporation may set conditions for the payment of money out of 
the maintenance fund. 
Division 4—Maintenance Fund 
40. Establishment of maintenance fund 
An Owners Corporation that has an approved maintenance plan must establish a maintenance fund in the name of 
the Owners Corporation. 
41. What is the maintenance fund for? 
The maintenance fund of an Owners Corporation must be used for the implementation of the maintenance plan of 
the Owners Corporation. 
42. Payments into maintenance fund 
If an Owners Corporation has established a maintenance fund, the following must be paid into that fund— 
 (a) any part of the annual fees that is designated as being for the purpose of the maintenance plan; 

(b) any amounts received under an insurance policy in respect of the damage or destruction of property 
covered by the maintenance plan; 

 (c) any interest earned on the investment of the money in the fund; 
 (d) any amounts of a prescribed kind; 
 (e) any amounts of a kind determined by the Owners Corporation. 
43. Payments from maintenance fund 
Subject to any conditions specified in the regulations and an ordinary resolution at a general meeting of the Owners 
Corporation, money may be paid out of the maintenance fund at any time in accordance with the approved 
maintenance plan. 
 
Present state of repair of items -The present state of repair of an item is considered when determining its 
remaining life, however it is not the only consideration. Many items degrade in a non-uniform fashion, wearing more 
rapidly towards the end of their life, so items which appear to be in a good state of repair may be substantially 
through their lifespan. As such, we draw upon industry experience and information regarding expected lifespans of 
items when estimating replacement schedules, but modify our estimates based upon our visual inspection. From 
our report, for individual items scheduled for replacement, the following guidelines are used: 
 
Proportion of Expected Lifespan Remaining Present State of Repair 
Greater than two-thirds As-new or Good 
Greater than one-third Fair 
Less than one-third Showing signs of wear and tear 
Requires immediate replacement Poor 
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For example, an item is scheduled for replacement in five years, and has a ten year expected lifespan. This means 
that the item is half-way through its lifespan, and is considered to be in fair condition. If the item appeared to be in 
good condition, its replacement schedule may be lengthened beyond its expected lifespan. 
 
Items which are highly durable in nature and currently in a good state of repair have an indefinite expected lifespan, 
but will require ongoing maintenance and/or repairs payable from the Maintenance Fund to maintain this state of 
repair. These items have been assigned Ongoing Maintenance/Repair Programs, which are an allowance for funds 
to accrue over time to cover the cost of maintenance and/or repairs, and there is no necessary correlation between 
the timeframes used and the present state of repair of the item.  
 
Figures used and updates - The figures used in the forecast are typical for this type of building and normal usage. 
The Owners Corporation has some discretion in the timing of most maintenance items. The purpose of this forecast 
is to ensure monies are available when required to cover foreseeable expenses. 
 
Contingency - A contingency has been allowed for any unforeseen expenses. Please refer to the second page of 
the report. 
 
Interest, Taxation and Inflation - The standard interest rate used by Solutions in Engineering is based on the 
Reserve Bank of Australia’s (RBA) historical series for Cash Management and Online Savings Account interest 
rates for the past previous fifteen years. The company tax rate is applied to interest income unless Solutions in 
Engineering is advised that the Owners Corporation is exempt from tax on external income. The standard inflation 
rate used by Solutions in Engineering is based upon the entire RBA historical series for Construction, 
Manufacturing and Property Services inflation, commencing March 1999. While historical figures are not an 
accurate predictor of specific future outcomes, over the life of this report (fifteen years), interest rates and inflation 
should approach long-term averages. Changes in economic conditions may affect the accuracy of these figures. 
This report should be updated at regular intervals to ensure that any such changes are taken into account. 
 
Administration Budget - Items of a recurrent nature that are covered by the administration budget such as 
maintenance contract for lifts, fire protection equipment, air conditioners, cleaning and gardening are not included.  
Neither are items of a minor recurrent nature with varying life spans such as light bulbs and exit light battery packs.  
 
Frequency of Levy Payments - The Maintenance Fund Levies recommended in this report are shown as annual 
and quarterly contributions. If contributions are made on a different frequency, such as half yearly, the annual levy 
should be divided between the payment periods set by the Owners Corporation so that, in any given year, the total 
contribution by the Owners equals the total annual levy recommended in this report. 
 
Safety - The inspection does not cover safety issues. 
 
Lifts - Due to the many types of lift contracts covering varying parts and aspects of lift maintenance, no allowance 
is made unless instructed by the Owners Corporation Committee/Representative. 
 
Fire Maintenance – We have assumed that the Fire Maintenance Contractor has covered the Fire Maintenance 
Items; no allowance is made unless instructed by the Owners Corporation Committee/Representative. 
 
Items with Indefinite Lives - There is no allowance for replacement of items that, if properly maintained, should 
last indefinitely, (unless otherwise requested by the Owners Corporation); for example: sanitary fittings and lift 
carriage interiors. This forecast deals only with estimating the timing of physical obsolescence. 
 
Improvements - The Owners Corporation may resolve to undertake improvements not related to normal 
maintenance. No allowance has been made for these items. 
 
Defects - No allowance has been made for correction of defects resulting from faulty construction except where 
nominated in the report. This report summarises only defects observed during our inspection and is not a structural 
report. 
 
Ongoing Maintenance Programs - The lives of some items can vary considerably, especially with issues such as: 
 
Usage -  
Accidental damage to floor tiles, which may or may not be still available or in stock. 
Fences can be maintained and replaced gradually or all at once. 
Metal and Aluminium Balustrades can last anywhere between 10 and 50 years, depending on the original quality, 
coatings (painting) and maintenance. 
Concrete driveways that have been cracked but are still perfectly sound and serviceable. 
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Pumps and Fans can last indefinitely or wear out relatively quickly.  This often depends on the quality of internal 
construction and finish. 
 
The lives of some items overall may have been extended indefinitely due to the use of an ongoing maintenance 
program.  When there is any doubt in our minds about how and when an item may need replacement or 
maintenance, we give control to the owners and the Owners Corporation.  With allowances for ongoing 
maintenance programs, allow funds to be available for maintenance, gradual replacement or in some cases 
accumulation of funds for total replacement in the long term future. 
 
Updates - The forecast is made with the best available data at this time. The forecast should be upgraded at 
regular intervals. 
 
Supply terms and conditions - All services provided by Solutions in Engineering are supplied on the basis of 
Supply Terms and Conditions which are available from our Office and from our website 
www.solutionsinengineering.com 
 
Please read the information and the notes on the Inspector’s report to gain the most from this report. 
 
 


