
 
 
 

NOTICE OF GENERAL MEETING FOR STRATA PLAN 84451 
(Section 18 & Schedule 1 of Strata Schemes Management Act 2015 (NSW)) 

 
 

'Watermark', 1-9 Beach St, THE ENTRANCE  NSW  2261 
 
 

** TENANTS ** This document is issued to you as a tenant of this property as per the requirements under the Strata Schemes 
Management Act 2015 and is purely for your information only.  While tenants may attend the meeting, you are unable to vote 

 on any matter.  Additionally, tenants may be requested to leave the meeting whilst some matters are being discussed ie. financial. 

 
 
 

20 January 2026 
 
Dear Owner/s, 
 
Please find attached the Notice for your upcoming General Meeting. The following pages include important 
information for the meeting and how to vote. 
 
Your meeting will be held on Saturday, 31 January 2026 at The Entrance Leagues Club - 3 Bay Village Rd, 
Bateau Bay NSW 2261. Your Strata Manager will be chairing the meeting under delegated authority and will 
commence at 09:00 AM. 
 
To participate in this meeting via Zoom, just prior to the meeting time, please phone 02-8015 6011 and when 
prompted please enter the meeting ID:  872 5979 5861 then enter #.  In addition, access for Zoom is available 
from PC, iOS or Android: https://cstm.zoom.us/j/87259795861 and joining by phone for international numbers is 
via: https://cstm.zoom.us/u/kbCVIJlZqS 
 
Please find following: 

• GM Motions to be voted upon 

• Proxy Appointment form 

• Pre-Meeting Electronic Voting Paper 
 
Your Meeting Check List: 

• Are you Financial? 

• Is your Voting Paper or Proxy completed and submitted? 

• Does CSTM hold your current Company Nominee form? If your lot is owned by a Company, under the 
SSMA a Company Nominee must be nominated and noted on the Strata Roll to be eligible to vote at 
meetings. 

 
If you have any queries regarding this Notice, please do not hesitate to contact me. 
 
Kind regards 
Tahlia Tuxford 
CSTM Central Coast 

tuggerah@cstm.com.au 
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General Meeting of Lot Owners Saturday 31st January 2026 

SP84451 Watermark, 1-9 Beach Street, The Entrance NSW 2261 
 

Background, Context & Purpose 
 
Purpose 
 
1.To raise a Special levy of $350,000 to fund: 
 a) Passive Fire Defect repairs - $290,000 
 b) Replace existing Hot Water System - $60,000 
2. To consider and approve a quote to complete passive fire defect repairs as outline in EBS 
Consultancy report and scope of works of 16th October 2025. 
3. To consider and approve a quote to replace existing Hot Water System. 
 
Context & Background 
 
Passive Fire Systems 
   
Fire Services legislative requirements outlined in AS1851-2012 became mandatory from February 
2025 with further enhancements to commence from February 2026. Whilst our building was previously 
deemed compliant for the purposes of our Annual Fire Safety Statement (AFSS), this is no longer the 
case. Central Coast Council has noted a partial AFSS for 2025 and allowed until 26th July 2026 to 
achieve full compliance. 
 
As noted in Strata Committee meeting minutes of 24th June 2025, our fire services contractor, 
Datacom Fire, identified passive fire defects within the building that required further investigation and 
recommended the services of EBS Consultancy to complete an investigation and full audit of our 
passive fire systems.  
 
 
EBS Consultancy was subsequently engaged to: 
 a) Complete a full audit of passive fire systems, 
 b) Prepare a scope of works to rectify identified passive fire defects, 
 c) Complete a tender process to secure three (3) quotes for the repair of identified defects, 
d) Certify passive fire defect repair work already being undertaken by ADEPT Fire in Level 1, 
Basement 1 & Basement 2 Car parks.  
 
EBS Consultants submitted a tender report and recommendation of 5th December 2025 which 
included the following quotes for defect repairs: 
 

Contractor Quote Inc GST 

One Stop Fire $501,768 

National Fire Passive $490,809 

Ash Passive $495,350 

 
 
 
EBS recommended acceptance of the quote from National Fire Passive. Note: Additional costs: EBS 
Inspections $25,520 + recommended 10% Contingency $49,080. Making total cost of project if 
supervised and certified by EBS Consultancy $565,410. 
 
Your Strata Committee reviewed the EBS Tender report on 8th December 2025 and resolved to 
secure further quotes from local Central Coast based passive fire contractors: 
 

Contractor Quote Inc GST 

All Passive  $235,070 

 SWOT FIRE    Pending as at 20/1/26 
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Whilst at the time of writing this report, the quote from SWOT Fire has not been received, your Strata 
Committee's recommendation is to accept the quote from All Passive as this company sub-contracts to 
our existing fire services contractor, Datacom Fire; avoids the additional cost of travel & 
accommodation of the Sydney based contractors and avoids the cost for EBS Consultants to certify 
completed defect repairs. 
 
All Passive are licensed to certify completed defect repairs. 
 
Note 1:  
We need to add a contingency of 23% to All Passive quote for electrical, plumbing and any unforeseen 
additional work thus the request to approve a special level of $290,000.  
 
Note 2:  
Longitude Insurance, was advised regarding passive fire defects and the Central Coast Council partial 
2025 AFSS prior to the renewal of Building Insurance on 30th December 2025. It is critical that we 
complete all defect repairs and hold a complete 2026 AFSS certification before renewal due 30th 
December 2026. 
 
 
Hot Water Heater System Replacement 
 
Our existing bank of four (4) commercial grade hot water heaters are now 15 years old, extensively 
corroded internally and externally to the extent that sludge is now circulating around the building 
producing brown water when running the hot water. The building mains hot water pipe work was 
recently high pressure flushed however, brown water continues to circulate in branch lines to individual 
units. 
 
Urgent replacement of the four (4) hot water heaters is required. 
 
Multiple quotes from Plumbing contractors have been received and have been based on a standard 
scope of works to replace the existing 275L water heaters with tankless commercial grade water 
heaters. These heaters are based on an instantaneous gas system that heats water as it passes 
through. By moving to this system, we anticipate a 20% saving on gas; to minimise corrosion of the 
heaters; avoids the need to remove a structure that encloses the existing heaters and avoids 
additional cost of crane hire to transport heaters to the Level 7 roof. 
 

Contractor Quote Inc GST 

ZC Plumbing $45,353  

Turner & Co Plumbing $54,996 

AMPS Plumbing $60,766 

Dempsey Plumbing $63,682 
 

 
The quote provided by ZC Plumbing is recommended for approval. The four (4) burner system has 
been designed for the building and is estimated to save 20% on existing gas consumption. 
 
Approval to raise a Special Levy of $60,000 is requested to allow for any contingency should this 
arise. 
 
 
Why a Special Levy of $350,000 given our Capital Account holds in excess of $200,000 in available 
funds? 
 
Our building is now more than 15 years old with known and ongoing planned maintenance likely to 
quickly erode available funds: 
 
 

Known Maintenance Item Estimated Cost 

Unit 7 - Window flashing  $4,000  

Unit 28 - Window flashing  $4,000 
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Unit 4 - Window flashing $4,000 

Basement Fire Defects - ADEPT Fire $50,000 

Rust Spot Removal & Painting $200,000 

Unit 12 - bathroom $8,000 

Unit 12 - Sliding door frame $4,000 

Unit 8 - Water Ingress repair $3,000  

Unit 15 - Balcony repair $3,000 

 
 
Additionally, given the age of the building we need to ensure we hold adequate funds in the Capital 
Account to address any common property repair and maintenance requirement that may develop. The 
mandatory requirements of AS1851-2012 will also trigger increased cost as fire services assets 
progressively need to be replaced.  
 
Attachments for review: 
 
Passive Fire  
 a) EBS Consultants 19841 Tender Analysis 050125 
 b) All Passive Services Quote 221225 
 
Note: Lot Owners should access our communications system, MIMOR to view the EBS full 
scope of works dated 16th October 2025 which lists all passive fire defects.  
 
 
Hot Water System Replacement 
 a) ZC Plumbing Quote  
 b) Turner & Co Quote 
 c) Dempsey Plumbing Quote 
 d) AMPs Plumbing Quote 

 
1 MINUTES 

That the Owners Corporation determine the minutes of the last General Meeting of the Owners 
Corporation as a true record of the proceedings of that meeting. 
 

2 ACCEPT QUOTATION - ALL PASSIVE FIRE 

That the Owners Corporation determine to accept the attached quotation received from All Passive 
Fire in the amount of $  235,070.00 

 
3 ACCEPT QUOTATION - ZC PLUMBING 

That the Owners Corporation determine to accept the attached quotation received from ZC Plumbing 
in the amount of $45,353.30 

 
4 ACCEPT QUOTATION - TURNER AND CO PLUMBING 

That the Owners Corporation determine to accept the attached quotation received from Turner & Co 
Plumbing in the amount of $54,996.00. 
 

5 ACCEPT QUOTATION - AMPS PLUMBING 

That the Owners Corporation determine to accept the attached quotation received from AMPS 
Plumbing in the amount of $60,766.00. 
 

6 ACCEPT QUOTATION - DEMPSEY PLUMBING 

That the Owners Corporation determine to accept the attached quotation received from Dempsey 
Plumbing in the amount of $63,682.00. 
 

7 SPECIAL LEVY 

That a Special levy be raised in the amount of $350,000.00 to fund Fire Safety and Hot Water Heater 

replacement works as per the attached All Passive Fire and C Plumbing quotations. This levy will be 

paid into the Capital Works Fund by the owners as per unit entitlement and will be due 23rd March 

2026.  
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Date of this notice:  20 January 2026 
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IMPORTANT NOTES TO MEETING NOTICE 
 
Clause 8, Schedule 1 Notice - Voting at the meeting 
1. Priority votes: A vote at the meeting by an owner of a lot does not count if a priority vote in respect of the lot is cast 

in relation to the same matter.  A "priority vote" is defined in cl 24(1) of Schedule 1 of the Act.  It essentially 
means an owner's vote does not count if a vote is cast on the same motion by: 
(a) the mortgagee shown on the Strata Roll for the lot; 
(b) the covenant chargee shown on the Strata Roll for the lot; or 
(c) in the case of multiple mortgagees or covenant chargees, the priority mortgagee or chargee shown on the 

Strata Roll for the lot; 
2. Contributions: An owner of a lot or person with a priority vote in respect of a lot may not vote at the meeting on a 

motion (other than a motion requiring a Unanimous Resolution) unless payment has been made before the 
meeting of all contributions levied on the owner and any other amounts recoverable from the owner, in relation to 
the lot that are owing at the date of the meeting; 

3. Person or proxy: 
(a) if the addressee of this notice is not a corporation - voting and other rights conferred by Schedule 1 of the 

Act may be exercised in person or by proxy; 
(b) if the addressee of this notice is a corporation - voting and other rights conferred by Schedule 1 may be 

exercised only by the Company Nominee in person, or by proxy appointed by the addressee; 
4. Proxy delivery: A proxy instrument is ineffective unless it contains the date on which it is made and it is given to 

the secretary of the Owners Corporation: 
(a) in the case of a large strata Scheme, at least 24 hours before the first meeting in relation to which the 

instrument is to operate; or 
(b) in any other case, at or before the first meeting in relation to which the instrument is to operate: cl 26 (3), 

Schedule 1. 
 
Quorum 
 
Clause 17 of Schedule 1 of the Act states the following in relation to a quorum: 
"(1)  Quorum required for motion or election A motion submitted at a meeting must not be considered, and an election 

must not be held at a meeting, unless there is a quorum present to consider and vote on the motion or on the 
election.  

(2)  When quorum exists A quorum is present at a meeting only in the following circumstances:  
(a)  if not less than one-quarter of the persons entitled to vote on the motion or election are present either 

personally or by duly appointed proxy,  
(b)  if not less than one-quarter of the aggregate unit entitlement of the strata Scheme is represented by the 

persons who are present either personally or by duly appointed proxy and who are entitled to vote on the 
motion or election,  

(c)  if there are 2 persons who are present either personally or by duly appointed proxy and who are entitled to 
vote on the motion or election, in a case where there is more than one owner in the strata Scheme and the 
quorum otherwise calculated under this subclause would be less than 2 persons.  

(3)  A person who has voted, or intends to vote, on a motion or at an election at a meeting by a permitted means other 
than a vote in person is taken to be present for the purposes of determining whether there is a quorum.  

(4)  Procedure if no quorum If no quorum is present within the next half-hour after the relevant motion or business 
arises for consideration at the meeting, the chairperson must:  
(a)  adjourn the meeting for at least 7 days, or  
(b)  declare that the persons present either personally or by duly appointed proxy and who are entitled to vote 

on the motion or election constitute a quorum for considering that motion or business and any subsequent 
motion or business at the meeting.  

(5)  Quorum for adjourned meeting If a quorum is not present within the next half-hour after the time fixed for the 
adjourned meeting, the persons who are present either personally or by duly appointed proxy and who are entitled 
to vote on the motion or election constitute a quorum for considering that motion or business and any subsequent 
motion or business at the meeting." 
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GENERAL INFORMATION 
 

Limitations on Proxies 
Limitations on proxies apply. In particular, clause 27(7) of Schedule 1 of the Act provides: 
"The total number of proxies that may be held by a person (other than proxies held by the person as the co-owner of a 
lot) voting on a resolution are as follows:  
(a) if the strata Scheme has 20 lots or less, one,  
(b) if the strata Scheme has more than 20 lots, a number that is equal to not more than 5% of the total number of lots.  
 

Before providing your proxy form you should contact your proxy to determine whether or not they hold any other proxy 
forms. 

 
Types of Motions 
Motions listed requiring a Unanimous or Special Resolution will be clearly indicated.  
A Special Resolution is a resolution against which not more than one quarter of the value of votes are cast.  
A Unanimous Resolution is a resolution where there cannot be any votes cast against the motion.  
 
Voting Eligibility & Financial Status 
Clause 23(8) of Schedule 1 of the Act provides that voting rights cannot be exercised if the contributions for your lot have 
not been paid.  The relevant consideration is whether or not the owner of the lot was an un-financial owner at the date 
notice of the meeting was given and did not pay the amounts owing before the meeting. This does not affect voting rights 
on a motion requiring a Unanimous Resolution 
 
What does this mean?  
If, as at the date of the meeting notice, you owe any contributions or interest, for example $1.00 you must pay that $1.00 
prior to the actual meeting. If you do not, you are an un-financial member and cannot vote unless the motion requires a 
Unanimous Resolution.  
 

Your Strata Manager, under their strata managing agreement, does not accept cash payments. Any payment of 
contributions, interest or other amounts owing are deemed received when they are received in cleared funds. 

 
All references in this notice to the Act refer to the Strata Schemes Management Act 2015 and all references to the 
Regulations are to the Strata Schemes Management Regulations 2016 unless otherwise indicated. 
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PROXY APPOINTMENT FORM 
Strata Schemes Management Act 2015  Clauses 13, 20 and 43 
 

 

I/We ___________________________________________________________________________  Date ___/___/___ 

 

The owners of Lot No.  ________ in Strata Plan No. 84451 

 

1.   Appoint   ________________________________________________ of ______________ as my/our Proxy for 

     the purposes of Meetings of the Owners Corporation (including adjournments of Meetings).  OR 

2.   I/We appoint   ____________________________________________ of _______________ as my/our Proxy for 

     the purposes of Meetings of the Owners Corporation (including adjournments of Meetings) if _______________ 

      ________________________________ already holds the maximum number of proxies that may be accepted. 

   
     Period or number of Meetings for which appointment of proxy has effect: 

 
   * 1 Meeting or * ____ Meetings OR  
   * 1 month or * ____ months OR 
   * 12 months or 2 consecutive Annual General Meetings. 
 
   * Circle or complete and circle whichever applies 
    (Note. The appointment cannot have effect for more than 12 months or 2 consecutive AGM's, whichever is the greater.) 

 
   *1.  This form authorises the proxy to vote on my/our behalf on all matters.  OR 
   *2.  This form authorises the proxy to vote on my/our behalf on the following matters only: 
   [Specify the matters and any limitations on the matter in which you want the proxy to vote.] 

 
     ________________________________________________________________________________________ 
     * Delete paragraph 1 or 2, whichever does not apply. 

I/We request that the Proxy record my/our vote as follows: (Circle 'YES' or 'NO' for each motion on the agenda) 
 

Motion  1 Yes/No Motion  2 Yes/No Motion  3 Yes/No Motion  4 Yes/No Motion  5 Yes/No 

Motion  6 Yes/No Motion  7 Yes/No    

 
Committee:   
Do you wish to be elected to the Strata Committee (one nomination per lot)   Yes / No 
 

  _______________________________________________________ __________________________________ 
               Name of Nominated Person       Signature of Nominee as Consent 

 
Preferred Position if elected (in order of preference 1-4):  ___ Chairperson ___ Treasurer ___ Secretary ___ Member 

 
Note: The above only to be completed if Committee positions are to be elected/appointed as per the attached Agenda Notice. 

 
  *3.  If a vote is taken on whether (the Strata Managing Agent) should be appointed or remain in office or whether 
       another Managing Agent is to be appointed, I/we want the proxy to vote as follows: 

   ___________________________________________________________________________________________ 

        * Delete paragraph 3 if proxy is not authorised to vote on this matter. For examples, read note 1 below. 
 
  *4.  I understand that, if the Proxy already holds more than the permitted number of proxies, the Proxy will not be 
       permitted to vote on my/our behalf on any matters.  
 

Signature of Owner/s _____________________________________________________________________________ 

 

 
Return Proxy to: CSTM Central Coast, 6/19 Reliance Dr, Tuggerah NSW 2259  E: tuggerah@cstm.com.au 
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IMPORTANT INFORMATION ON PROXY APPOINTMENT 
 

 

Notes on appointment of proxies 

 
1. This form is ineffective unless it contains the date on which it was made and it is given to the secretary of the 

owners corporation at least 24 hours before the first meeting in relation to which it is to operate (in the case of a 
large strata scheme) or at or before the first meeting in relation to which it is to operate (in any other case).  

2. This form will be revoked by a later proxy appointment form delivered to the secretary of the owners corporation in 
the manner described in the preceding paragraph. 

3. This form is current from the day on which it is signed until the end of the period (if any) specified on the form or 
the first anniversary of that day or at the end of the second annual general meeting held after that day (whichever 
occurs first). 

4. If a person holds more than the total number of proxies permissible, the person cannot vote using any additional 
proxies. The total number of proxies that may be held by a person (other than proxies held by the person as the 
co-owner of a lot) voting on a resolution are as follows: 
(a) if the strata scheme has 20 lots of less, one, 
(b) if the strata scheme has more than 20 lots, a number that is equal to not more than 5% of the total number 

of lots.  
5. A provision of a contract for the sale of a lot in a strata scheme, or of any ancillary or related contract or 

arrangement, is void and unenforceable to the extent that it: 
(a) requires the purchaser of a lot, or any other person, to cast a vote at a meeting of the owners corporation at 

the direction of another person, or  
(b) requires the purchase to give a proxy at the direction of another person for the purpose of voting at a 

meeting of the owners corporation (that is a person cannot rely on any such proxy to cast a vote as a proxy). 
 

Notes on rights of proxies to vote 
 
1. A duly appointed proxy: 

(a) may vote on a show of hands (or by other means approved by general resolution at a meeting of the owners 
corporation), subject to any limitation in this form, or may demand a poll, and  

(b) may vote in the person's own right if entitled to vote otherwise than as a proxy, and  
(c) if appointed as a proxy for more than one person, may vote separately as a proxy in each case.  

2. A proxy is not authorised to vote on a matter: 
(a) if the person who appointed the proxy is present at the relevant meeting and personally votes on the matter, 

or 
(b) so as to confer a pecuniary or other material benefit on the proxy, if the proxy is a strata managing agent, 

building manager or on-site residential property manager, or 
(c) if the right to vote on any such matter is limited by this form. 
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PRE-MEETING ELECTRONIC VOTING PAPER 
(Clause 15 Strata Schemes Management Regulation 2016) 

 

GENERAL MEETING 
 

This Pre-Meeting Electronic Voting Paper is to be received no later than 24 hours via email (NOT via post) prior to 

the commencement of the meeting, being Saturday, 31 January 2026 to commence at 09:00 AM. 

 

Strata Plan:  84451  ~  Lot:  ____  ~  Unit:  ____  ~  Units of Entitlement (UE):  ________  

Note: Units of Entitlement (UE) must be completed if the motion is a special resolution. If you do not know your lots' UE, please 

contact our office. 

 

Owner Name as recorded on the Strata Roll:   _____________________________________________________ 
 

_____________________________________________________________________________________________ 

Note: If the lot is owned by a Company, only the Company Nominee noted on the Strata Roll is entitled to vote.  Please contact our 

office if you are unsure or if you require a Company Nominee form. 

 

I, _____________________________________________________________________ hold the voting rights to 

 

Lot ______ in Strata Plan 84451 and in the capacity of (select from list below): 
 

                   ❏ Lot Owner                         ❏ First Mortgagee 

                   ❏ Appointed Proxy Nominee         ❏ Covenant Chargee 

                   ❏ Company Nominee                ❏ Mortgagee In Possession 

 

If your vote is cast as a proxy, specify the following in respect of the person who gave you the Proxy:   

(a) Name: ___________________________________________ 

(b) Capacity of that person: (ie. Lot Owner, Proxy, Mortgagee)  ________________________________________ 

 

Voting Table: 

Motion  1 Yes/No Motion  2 Yes/No Motion  3 Yes/No Motion  4 Yes/No Motion  5 Yes/No 

Motion  6 Yes/No Motion  7 Yes/No    

 

 

 

Committee: 

Do you wish to be elected to the Strata Committee (one nomination per lot)  Yes / No 
 

_________________________________________________________     ________________________________ 

                         Name of Nominated Person                                       Signature of Nominee as Consent 

 

Preferred Position if elected (in order of preference 1-4):  ___ Chairperson ___ Treasurer ___ Secretary ___ Member 

 
Note: The above only to be completed if Committee positions are to be elected/appointed as per the attached Agenda Notice. 

 
 

Voting Conditions: 
This voting paper must be completed and received by our office electronically (NOT via Post) no later than 24 
hours prior to the commencement of the meeting for it to be counted as a valid vote. 

 
Signature of Owner/s: ___________________________________________________  Date: ___/___/___ 

 
Name of Owner/s: ______________________________________________________________________ 
 
 

Return this Pre-Meeting Electronic Voting Paper to: 
CSTM Central Coast at tuggerah@cstm.com.au   
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IMPORTANT INFORMATION ON PRE-MEETING ELECTRONIC VOTING 
 
 

How to complete this Voting Paper: 
 

1. To ensure your vote is counted your pre-meeting electronic voting paper must: 
● be received by our office not less than 24 hours prior to the commencement of the meeting; 
● be received by electronic means, facsimile or email; (NOT by post) 
● the lot must be financial, being no money outstanding; 
● signed by the voting party; 
● contain the following details: 

i. your name 
ii. lot number 
iii. capacity in which you are voting 
iv. if the motion is a special resolution, your unit entitlement; and 
v. if you are voting by proxy, the name and capacity of the person who gave you the proxy. 

 

 

Pre-Meeting Electronic Voting Notice: 
 

2. If the motion is to be determined partly by pre-meeting voting. This means that you may vote either by pre-meeting 
electronic voting or by attending the meeting itself. If you choose to cast a pre-meeting electronic vote, you should be 
aware that the motion may be amended at the general meeting after pre-meeting electronic voting has taken place. If 
that occurs your pre-meeting vote may have no effect 

3. If the motion is to be decided only by pre-meeting electronic voting. This means that the motion cannot be amended 
at the meeting for which the pre-electronic meeting is conducted and that you will not be able to vote on the motion at 
the meeting itself. 
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Project  
1-9 Beach Street, The Entrance   

 

Date  
05 December 2025 

Report  
Tender Analysis Report 
 

Reference  
19814-Tender Analysis-1 

Client  
Ross Elsley 
watermarktheentrance@gmail.com 

Contact 
Matthew Harriman 
matthew@ebs.sydney 
1300 300 327 
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1.0 PROJECT OVERVIEW  
1.1 Summary of Defects 

Reference is made to our recent engagement by the Owners Corporation to prepare a tender document 
pertaining to the rectification of passive fire defects based off issues raised by the AFSS contractor.   
 
Our office has since issued this tender document to the competitive market and obtained tender 
submissions from reputable and qualified contractors. 
 
A copy of this tender document is attached in Appendix B of this report. 

 
1.2 Scope of Works 

The proposed scope of works to rectify the passive fire defects throughout the building.  
 

1.3 Contractors  

EBS Consultants invited the following contractors to provide a competitive tender submission for various 
components of work as outlined within the tender document. 
 
The invited contractors are known to our office. We have no hesitation in recommending any of these 
companies and we are confident that all contractors can undertake the upgrading works in a 
professional manner and provide a high level of workmanship. We have project managed many upgrade 
works utilising the services of these contractors on recent projects in which have been completed 
satisfactorily. 
 
A copy of the individual tender submissions is contained with Appendix A of this report. 
 

1.3.1 Passive 

 One Stop Fire 

 National Fire Passive 

 Ash Passive 
 
1.4 Contingency Sums  

A contingency sum is an amount of money that the Owners Corporation should set aside for any 
additional works that may arise during the proposed upgrade works. Due to the nature of existing 
buildings, it is our experience that as contractors commence works that other defects are identified 
which were unforeseen. This is common where ceilings and shafts are opened for repair works.  
 
Therefore, for budgetary purposes, once a successful contractor is selected, we recommend that the 
Owners Corporation set aside a minimum contingency of 5-10% of the final contract amount to allow 
for any unforeseen works. 
 

1.5 Provisional Sums  

A provisional sum or provisional quantity is either a cost amount or quantity that is allocated for 
upgrading works which are not fully specified in the Contract when the contract is entered into.  Again, 
due to the nature of existing buildings, it is common that provision sum/quantity amounts are included 
for certain items where the full extent of the works are not currently known.  
 
Where a provisional sum/quantity has been provided, we have requested the contractors to provide a 
schedule of additional rates which is a set rate for works that are unknown and/or not within the current 
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scope of works. This rate forms part of the contract agreement and ensures that the contractor applies 
this rate for works required under the provisional sum/quantity allocated.  
 
At the completion of works, the remaining amount of the provisional sum/quantity can be off set against 
the contracted amount. If the works are less than that allowed for, this would result in a credit to the 
Owners Corporation. Similarly, the reverse can occur where this provisional sum/quantity may be 
exceeded and result in additional costs to the Owners Corporation. Where these amounts are provided, 
these have been provided conservatively by our office as the extent of the works is unknown. 
 

1.6 Staging of Works  

We have requested contractors to provide a quotation that is valid for 6 months based on undertaking 
a single core at a single time over a period of two (2) months each.  
 
The contractors have been instructed to account for a fixed price contract and lock in all rates to 
accommodate any inflation and changing industry markets where the costs of labour and material may 
rise or fall. This is not uncommon in the building and construction industry.  
  

2.0 TENDER COMPARISON  
 
2.1 Tender Submissions  

The following tender submissions were received by our office. We recommend that the Owners 
Corporation compare the lump sum prices. The individual cost breakdown for various items of work is 
provided as a pricing guide only. 

 
2.1.1 Passive Works 

The following lump sum prices were obtained for the proposed passive works. 
 

 One Stop Fire  National Fire Passive  Ash Passive 

Contract Period 32 weeks 32 weeks 32 weeks 

Passive Fire Services  $428,880.00 $419,890.00 $353,872.50 

Provisional Sum: 
Electrical Contractor 

Included. 

($5,000.00) 

Included. 

($5,000.00) 
$5,000.00 

Provisional Sum: 
Plumbing Contractor 

Included. 

($15,000.00) 

Included. 

($15,000.00) 
$15,000.00 

Provisional Sum: 
Mechanical Contractor 

Included. 

($50,000.00) 

Included. 

($50,000.00) 
$50,000.00 

HBCF Estimate  $30,000.00 $26,300.00 $29,089.87 

GST $42,888.00 $44,619.00 $42,387.25 

TOTAL LUMP SUM 
PRICE 

$501,768.00 $490,809.00 $495,349.62 
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Comments: 
The highest tender submission received for the rectification works was received from One Stop Fire for 
a lump sum cost of $501,768.00 incl GST. Their contract duration period is of 32 weeks. 
 
The second highest tender submission received for the rectification works was received from Ash Passive 
for a lump sum cost of $495,349.62 incl GST. Their contract duration period is of 32 weeks. This tender 
submission is $4,540.62 greater than that of the lowest tender submission. 
 
The lowest tender submission received for rectification works was received from National Fire Passive 
for a lump sum cost of $490,809.00 incl GST. Their contract duration is 32 weeks.  
 
Recommendations: 
Generally, the tender submissions received are generally within a comparable price range and are not 
considered excessive, taking into consideration the extent and requirements of the proposed project. 
We are therefore confident that an accurate representation of the value of the works has been achieved.  

 
Based on economics alone, we acknowledge that the decision made by the owner’s corporation would 
ultimately be based on cost and as such it is recommend that National Fire Passive be engaged to 
undertake the upgrade works. 

 
3.0 OVERALL COST SUMMARY 

EBS Consultants have assessed the entire scope and investigated the full extent of the works required 
to Watermark The Entrance. EBS Consultants have assessed the provisional sum budgets, fixed fees and 
propose the financial forecast for the remainder of the project as below:  

 

DISCIPLINE COMMENTS COSTS INCL GST 

Passive Fire Fixed Price $413,809.00 

Service Relocation (Electrical, 
Plumbing and Mechanical) 

Provisional Sum $77,000.00 

SUB TOTAL COSTS  $490,809.00 

10% Contingency  Based on current costs received.  $49,080.90 

EBS Inspections  Based on a contract 32 weeks. 1 inspection per 
fortnight at $1,595.00 per inspection incl GST.  

$25,520.00 

TOTAL COSTS  $565,409.90 
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4.0 CONCLUSION  
The selection of the winning contractors is solely at the discretion of the Owners Corporation. EBS 
Consultants have provided various recommendations throughout this report to assist the Owners 
Corporations identify and understand the extent of the upgrade works and what the various contractors 
are willing to provide to serve the clients best interests.  
 
After the selection of a Contractor, EBS Consultants will prepare relevant contracts and engage the 
selected contractors on behalf of the Owners Corporation.  
     
For further information or clarification, please do not hesitate to contact the undersigned. 
 
Sincerely, 
  

 
Matthew Harriman 
Director 
EBS Consultants 

 
Johnny Lam 
Building Regulations Consultant 
EBS Consultants 
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ANNEXURE A – TENDER SUBMISSIONS 
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ANNEXURE B – EBS SPECIFICATION 
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For direct payments please use the following bank details - 

Account name: All Passive Services Pty Ltd

BSB: 062 806 

Acc No.1039 6152

Please include APS invoice number in payment description to ensure payment is allocated correctly

All Passive Services Pty Ltd

1-3/9 Blackett St
West Gosford NSW  2250
024324 2022
info@allpassiveservices.com.au
ABN 41 166 248 853

Quote
ADDRESS

CSTM Strata
Maree O'Flaherty
CSTM Strata
6/19 Reliance Drive Tuggerah
NWS 2259

QUOTE NO. 4641
DATE 22/12/2025

EXPIRATION DATE 23/02/2026

  

SITE CONTACT
SP 84451 - 1-9 Beach St Mark Coleman

ACTIVITY QTY RATE GST AMOUNT

Supply materials and labour to rectify defects raised 

within the EBS inspection report conducted on the 16th 

of October 2025.

Certification and AFSS endorsement included as well 

as site establishment costs, project management an 

allowance for scaffolding if needed,

Allowed in quote -

Relocating sprinkler head, skip bin, EWP, project 

management, fire dampers and bricklayer for the main 

switch room

No allowance for plasterboard repairs or relocating 

cables and pipes. 

Please note it appears there are some PVC pipes in 

the car park that can't have fire collars installed due to 

the clearances. These pipes may need to be assessed 

by a plumber to sum up the possibility of provided a 

little more clearance to ensure compliance.

1 213,700.00 GST 213,700.00

 

SUBTOTAL 213,700.00

GST TOTAL 21,370.00

TOTAL A$235,070.00

Accepted By Accepted Date
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All Passive Services Pty Ltd 

A: 1-3/9 Blackett St West Gosford NSW 

P: 02 4324 2022  

E: info@allpassiveservices.com.au 

 

All Passive Services Pty Ltd | 1-3/9 Blackett St West Gosford | ABN 41 166 248 853 | www.allpassiveservices.com.au 

 

Quote Approval/Acceptance – Terms and Conditions 

   

• Payment for goods and services for customers with approved accounts is due 30 days from date of invoice unless other 

terms have been specified. 

• Payment for good and services for first time customers will be required prior to commencement of works. 

• Payment for good and services for customers who have not opened an account with All Passive Services will be 7 days from 

invoice date as per Security of Payments act 1999 (NSW) 

• Credit card payments are available with a 2.5% surcharge. 

• Retention shall not apply.  

• Any expenses, costs and disbursements incurred by All Passive Services in recovering any outstanding moneys including 

debt collection agency fees and solicitor’s costs shall be paid by the client. 

• Certification - If required, a Certificate of Compliance will be issued upon completion of the works and receipt of payment in 

full. 

• If the building was built prior to Dec 31, 2003 - All Passive Services must be supplied with a maintained and updated 

Asbestos Register as per the WORK HEALTH AND SAFETY REGULATION 2011 - REG 425 

• Any instructions received from the client for the supply of goods and services by All Passive Services shall constitute 

acceptance of the terms and conditions contained herein. 

• The client accepts and acknowledges that any quotation offered by All Passive Services is based on the exclusion for 

scaffolding or elevated platform plant that may be required unless otherwise specified in quotation. 

• Where more than one client has entered into this agreement, the client shall be jointly liable for all payments of the price. 

• If required, the client shall at its own cost ensure that all smoke alarms on the relevant floor are disabled whilst work is being 

carried out. 

• If access panels are required onsite there will be an additional cost of $400 + GST per panel. 

• All Passive Services reserves the right to change the price in the event of a variation to the quotation. Any variation from the 

plan of scheduled works will be charged for based on day rate (labour and materials) and will be shown as variations on the 

invoice.  

• All Passive Services may submit a detailed payment claim at intervals as agreed to between the client and All Passive 

Services for work performed up to the end of each interval. The value of work so performed shall include the reasonable 

value of authorised variations and the value of materials delivered to the site but not yet finished. 

• At All Passive Services discretion, a deposit may be required before commencement of works. 

• Prices quoted shall remain firm and valid for 60 days from the date of this quotation only, after which time All Passive 

Services reserve the right to revise the quotation notwithstanding any purported acceptance by the client.  

• The quoted lump sum price above is based upon: Working hours between 7:00am to 5:00pm weekdays (excluding public 

holidays and interstate work). Any work required outside these hours shall attract an additional fee.  

• One site establishment of continuous and uninterrupted work has been allowed. If access is not available and works are not 

able to be carried out, quote will be invalid and variations will be charged. 

• All rubbish generated by All Passive Services during the works will be placed into site rubbish bins and left on the site. If  All 

Passive Services is requested to remove generated waste, a dumping fee will be incurred by the client.  

• No allowance for off-site parking. 

• No allowance for removal of other trades services, 

• The client shall inspect goods and services upon delivery or completion of works and shall within seven (7) days notify All 

Passive Services of any alleged defect, shortage in quantity, damage or failure to comply with the description or quote. The 

client shall allow All Passive Services an opportunity to inspect goods and services within a reasonable time following 

delivery or completion. If the client shall fail to comply with these provisions, the goods shall be presumed to be free from any 

defect or damage. All Passive Services liability is limited to either replacing the goods and services or repairing it except 

where the client has acquired goods as a consumer within the meaning of the Trade Practices Act 1974 or the Fair Trading 

Act, and therefore is entitled to, at the consumers discretion ether a refund of the purchase price of the goods, or repair, or 

replacement of goods. 

• All Passive Services will take all reasonable care when performing works however All Passive Services accepts no liability 

for any damage to installed surroundings and appliances.  

• A cancellation fee of $400.00 + GST per unit entry will apply where access by notices or verbal agreement was agreed but 

not made available on the day. 

• If works are cancelled onsite due to detection of asbestos; scheduled hours will be charge per man/per day. 
• All Passive Services quotation is based on the use of our own project management systems and an admin fee will be 

charged where customers require All Passive Services to use external programs. 
• If quotation is based on reports/information provided; any changes to scope identified whilst on site will be advised and 

charged as a variation. 
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Quote ZC-4779 (Version 1) Page 1/2

ZC Plumbing & Bathroom Solutions Pty Ltd

54 Woodland Road
Terrigal, 2260

New South Wales

zac@zcplumbingsolutions.com

0476 000 533

Accept Quote

Quote

Thank you for the opportunity to price the work on your property.

Our mission is to make every customer a repeat customer. As part of our service all quoted work comes with a 12 month workmanship guarantee. Customer service 

is everything to us and we have the systems in place so that we deliver on our promises.

We have provided you with our best value price based on the information we have, we are always open to a conversation on our quoted amount, please call or 

email the office if you have any queries about this price.

Quantity Price Total

84451: 1-9 Beach, THE ENTRANCE c/o
CSTM Strata Groupe
1-9 Beach Street
The Entrance
New South Wales, 2261

Site Address
1-9 Beach Street
The Entrance, 2261
New South Wales

Job Number: ZC-4779
ABN: 22655161032

Quote Date: 24th Dec 2025
Valid Until: 22nd Feb 2026

Quote – Supply & Installation of Commercial Hot Water System Upgrade
Supply of Equipment
Supply a new bank of commercial hot water systems comprising of:

• 4 × Thermann Commercial Natural Gas 32L Tankless Hot Water Systems

• 2 × Frame assemblies to suit unit configuration

• 4 × Open flue adaptors

• 4 × Flue terminals

• 1 × Recirculating dual pump system

• Electric stair trolley to assist with safe handling and transport of units

Site Works & Decommissioning
• Attend site and coordinate shutdown of hot water service to the apartment block

• Isolate and shut down existing hot water systems

• Drain existing hot water units into approved rooftop drainage points to prevent water damage

• Disconnect existing hot water units from gas, water, and electrical services

• Carefully transport removed units to ground level via fire stairs using electric stair trolley due to unit weight and stair access

• Remove and dispose of existing hot water systems from site

• Cut out and remove redundant gas and water pipework associated with existing units

Installation of New Hot Water Systems
• Supply and install four new commercial tankless hot water units as specified

• Install new frame assemblies and securely mount all units

• Supply and install valve kits to each unit

• Supply and install new copper pipework for hot water, cold water, and gas services to units

• Main gas feed and gas meter to remain unchanged

• Supply and install insulation to all new hot water pipework

• Interconnect hot water units to ensure balanced and equal draw across all systems
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Quote ZC-4779 (Version 1) Page 2/2

Subtotal $41,230.00

GST Amount $4,123.00

Total $45,353.00

All our work is covered by a 12 month guarantee on workmanship. Materials supplied by us have a manufacturer guarantee of not less than one year.

We look forward to working with you on your project. Please let us know if you have questions or comments.

All quotes are valid for 30 days. All our work is kept on record and quote prices don't normally change much in 6 months.

Recirculation & Pressure Control
• Supply and install new recirculating dual pump system

• Connect recirculation system to existing building hot water return line

• Purge recirculating system at tank end to remove air and ensure correct operation

• Assist with clearing any blockages or air locks within the system following commissioning

• Supply and install new 40mm pressure reduction valve

Fluing & Ventilation
• Supply and install flue systems for each hot water unit

• Penetrate roof and connect flues in accordance with manufacturer and Australian Standards

• Supply and install additional fixed ventilation grills to enclosure as required

• No fans to be installed

• Venting designed to ensure adequate combustion air supply

Electrical Works
• Use all existing electrical outlets for hot water units

• Connect electrical components as required for system operation

Commissioning & Completion
• Connect all hot water units using manufacturer-supplied connection kits

• Test gas, water, electrical, and recirculation systems

• Commission hot water system to ensure correct operation and balanced load

• Confirm hot water delivery throughout the building

• Leave plant room and work areas clean and tidy

Material & Labour 1.00 $41,230.00 $41,230.00

$41,230.00

Agenda Page 24 of 45



Agenda Page 25 of 45



Agenda Page 26 of 45



Agenda Page 27 of 45



Agenda Page 28 of 45



Agenda Page 29 of 45



Agenda Page 30 of 45



Agenda Page 31 of 45



Agenda Page 32 of 45



Agenda Page 33 of 45



Agenda Page 34 of 45



Agenda Page 35 of 45



Agenda Page 36 of 45



 This is a payment claim under the Building & Construction Industry Security of Payment Act 1999
Payments can be made by direct deposit to:A & R Plumbing Pty Ltd; BSB [(BU) Payment BSB]; Account Number: [(BU) Payment Acc.]

or mail payments [Mailing Address 1] [Mailing Suburb State PostCode]. EFTPOS facility is also available.
PLEASE send all remittances to accounts@ampsplumbing.com.au and QUOTE INVOICE NUMBER [Invoice Number] WITH ALL 

PAYMENTS.

The above price would, however be subject to: our standard rock clause if it is necessary to excavate through rock whilst completing the 
outlined quote; an additional fee may also apply if underground services are compromised whilst work carried out.

CSTM Central Coast Pty Ltd Date : 15/1/2026

Tuggerah NSW 2259

Job Address: SP84451: 1-9 Beach Street
Client Ref No: 608575

Amps Ref No: 51027

QUOTATION

We are pleased to submit our quotation price, for the installation of the proposed 
plumbing works, located at the above job address.

9am Thursday - Quote on replacement of 4 gas hot water heaters. Site contact Ross 0418 690 
569  -Quote request : Please attend site yo quote on replacement of 4 gas hot water heaters. Site 
contact Ross 0418 690 569
Quotation – Replacement of Centralized Hot Water System

 
Project Description

 
This quotation is for the replacement of the existing bank of four (4) Rheem 275-litre gas storage hot water 
systems that are currently contributing to dirty and inconsistent hot water supply throughout the building.
the proposed configuration of three x Rheem commercial instantaneous hot water heaters in conjunction 
with 1 x 440 Ltr Rheem storage unit.

 
AMPS recommends upgrading the system to a high-efficiency configuration consisting of three (3) 
instantaneous gas hot water units combined with one (1) 440 liter hot water storage tank. This system will 
be connected via a purpose-built circulating manifold with two (2) new circulation pumps to ensure all 
apartments have continuous access to hot water at any time of day, with minimal delay.

 
The existing hot water systems will be safely removed via the roof access stairs and elevator and disposed 
of off-site in accordance with relevant regulations.

 
 
Scope of Works

 
The scope of works includes, but is not limited to, the following:
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• Isolate, disconnect and remove the existing gas hot water systems
• Safely transport the removed units from the roof and dispose of them off-site
• Deliver and position the new hot water systems to the rooftop plant area
• Supply and install three (3) instantaneous gas hot water units and one (1) storage tank
• Install all required manifolds, circulating pumps, pipework, valves, fittings and supports
• Install flue systems for the instantaneous units through the roof in compliance with Australian Standards
• Commission and test the new system to ensure correct operation
• Clean the work area and leave the site safe, neat and tidy upon completion

Sub Total $55,242.40
GST Total $5,524.24

Total $60,766.64

If you have any queries regarding this quotation, please do not hesitate to contact me either by 
phone or email.

Kind Regards

Amps Plumbing Team
4367 0011 
jobs@ampsplumbing.com.au

This quote was estimated by: Brayden I'Anson
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Proposed installation

Agenda Page 39 of 45



Job 
Number:

608575

Job 
Address

SP84451: 1-9 Beach Street

4 | P a g e

Agenda Page 40 of 45



Job 
Number:

608575

Job 
Address

SP84451: 1-9 Beach Street

5 | P a g e

Agenda Page 41 of 45



Job 
Number:

608575

Job 
Address

SP84451: 1-9 Beach Street

6 | P a g e

Agenda Page 42 of 45



Job 
Number:

608575

Job 
Address

SP84451: 1-9 Beach Street

7 | P a g e

We would like to thank you for the opportunity to submit this 
quotation, and please feel free to contact us directly if there is 

anything in this quote you would like to discuss.

Amps Plumbing is a locally owned and operated business, and we have been in 
operation for 30+ years on the Central Coast.

Our business is fully insured and we hold public Liability insurance of $20,000,000 as 
well as Workers Compensation Insurance, in case of any unforeseen accidents, so you 

can rest assured.

We offer 100% service satisfaction guarantee, and all jobs will be carried out to 
Australian Standards AS3500.

We are fully licensed - so you can rest assured all of our plumbers are fully qualified to 
complete the task at hand.

Our staff are all trained in Workers Health and Safety, and carry green cards at all 
times.

Our entire team wear well-presented uniforms to make ourselves easily identifiable and 
are at all times polite and courteous.

We look forward to working with you in the future – The Amps Plumbing Team

CLICK HERE TO VISIT OUR WEBSITE
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