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COMMON ISSUES FOR BALCONIES IN STRATA

While a balcony is a wonderful asset to have, when it’s located in a strata title development,
there are certain issues you need to be aware of - what's common and what’s not when it
comes to balcony/deck degradation.

According to some building authorities, a well-maintained (properly constructed) balcony should
last 40-50 years without much issue.

Balcony structural elements have several components:

Balustrade, columns and railings
Surface tiles

Waterproof membrane

Airspace

Concrete slab, which may include:



e awnings or pergolas

Despite looking simple, balconies are complex and should be treated as such.

The Most Common Issues with Strata Titled Balconies:
Other than “well maintained” there are other underlying assumptions including:

« The balcony was well designed in the first place with good drainage.
» The balcony and all its components were well constructed.
e Good quality and location-appropriate materials were used in construction.

Water Leaks

The most common issue with body corporate balconies is, by far, water ingress.

Water leaks from a balcony can be into the lot or common property below or beside or into the
subject lot.

Adequate drainage is the first issue that should be checked. An incorrect fall (resulting from
poor design or construction) can funnel water directly into the lot or away from the appropriate
drains.

Water pooling in also indicates poor draining.

Leaks to the lot below are, usually, indicators of a failure of the waterproof membrane.

There are lots of reasons membranes fail but poor workmanship accounts for up to 90% of
failures. That can be everything from the slab being too wet to bond with the membrane, poor
preparation of the surface, poor application of the membrane or subsequent tearing of the

membrane when tiles are added or afterwards.

Leaks into the lot are more problematic since the failure may be the windows and doors rather
than the balconies themselves. Or, as is often the case, the leaks have multiple causes.

If you have water ingress issues from your balcony have your own sliding doors checked first. If
that proves not to be the cause of ingress, then report the matter to your strata manager.

If you have water ingress from the lot above or common property report straight to the strata
manager.

Cracked or “Drummy” tiles

Tiles are laid over the waterproof membrane to which they bond providing protection for the
membrane which itself stops water leaking into the lot below and protects the slab.

Sometimes expansion joints are inadequate, and the tiles push against each other as the slab
moves. When that happens, the tiles can become de-bonded from the membrane and lift
becoming “drummy”, named because of the hollow drumming sound they make with struck with
something heavy.

Cracked tiles are, usually, the result of some sort of impact though it is possible that underlying



issues can cause tiles to move and crack.

Cracked or lifted tiles need to be repaired as soon as possible. The movement of the tiles can
tear the waterproof membrane. Even if the tiles come away cleanly it opens the way for water
to penetrate to the membrane. It will have no way to drain away and can cause deterioration.

Repair of drummy or cracked tiles are the lot owner's responsibility.

If the cause of the problem comes from a structural issue such as concrete spalling the repair
will be the OC responsibility.

Deterioration of the Balustrade or Fittings

Balustrades are made of all sorts of materials such as concrete, steel, wood, or glass. They are
also fixed to the slab by either cementing in place or a complex arrangement of bolts.

All the materials are open to the elements and erosion or other deterioration will happen.
Regular maintenance is crucial. Concrete and steel balustrades should be painted regularly as
painting seals the structure and prevents rust. Wooden balustrades, usually part of a wooden
balcony, need to be treated regularly and inspected for evidence of wood rot and/or timber

pests. Glass balustrades need to be cleaned and inspected regularly.

The most common balustrade issue is a breakdown of the connection to the slab. If bolts are
used, they can rust weakening the structure.

When Balustrades No Longer Meet Australian Standards
Balustrades, like all building items, are subject to Australian Standards. Australian Standards
are made more rigid, reasonably often, certainly more often than balcony balustrades are

changed.

The changes to the Standards are not retroactive so if a non-compliant balustrade remains in
good order then it's not an issue. The balustrade may be maintained, indefinitely.

There comes a point however when maintenance becomes a repair. Balustrades that are not
compliant with Australian Standards may not be repaired.

It is common for a strata scheme with balustrade issues to find that replacement is their only
option.

Concrete Cancer

Concrete cancer, or more correctly concrete spalling, is common in coastal areas.

For most buildings, concrete cancer is a treatable problem.

Regular painting is crucial. The paint seals the concrete against moisture penetration. Painting
goes hand in hand with inspection of the building and, if identified, repair of any spalling.

Balconies should be checked and painted regularly in concrete buildings as part of their regular
maintenance.



Brick buildings by contrast do not need regular painting and balcony slabs are sometimes
overlooked. The exposed concrete slab for the balcony should still be inspected, painted and
repaired if necessary.

If you’re unsure about any issues with your balcony, speak to your building or strata manager in
the first instance.

The new provisions in the Strata Schemes Management Act 2015 that will commence on 1
July 2021.

The commencing provisions relate to processes and penalties for strata disputes through the
NSW Civil and Administrative Tribunal (NCAT). The provisions will:

e require an owners corporation to serve all lot owners with copies of any NCAT application
concerning their scheme, and
e enable an applicant to seek a monetary penalty for contravention of an NCAT order.

An owners corporation must serve copies of an NCAT application to lot owners
Previously, the NCAT Registrar served copies of an NCAT application all lot owners in the
relevant strata scheme. However, under the new provisions, the Registrar will instead provide a
copy of the application directly to the owners corporation. The owners corporation will then be
required to distribute copies of the application to lot owners in their scheme, excepting the
parties already named in the application.

Strata dispute applicants can seek a monetary penalty for breaches of NCAT orders
Applicants will also now be able to more easily seek monetary penalties for the contravention of
an NCAT order concerning a strata dispute.

From 1 July 2021 onwards, an application for the penalty can be made to NCAT by:



» the ori inal applicant for the order that was breached,
» another party with an interest in the lot to which the order relates, or
 either party to a mediation (if the order that was breached arose through mediation)

Background

The provisions were introduced through the Strata Schemes Management Amendment
(Sustainability Infrastructure) Act 2021 (the amendment Act). The amendment

Act primarily reduced barriers to the installation of sustainable infrastructure in strata

schemes, and also included changes to other areas of strata law. The majority

of the amendment Act commenced on 24 February 2021, however, the improvements to NCAT
penalties and processes (detailed above) are commencing separately.

Information on the new requirements and penalties will be available on the NSW Fair Trading
website following commencement.

From 1 July 2021, many practitioners working on class 2 buildings will have new obligations
under the Design and Building_Practitioners Act 2020.

You may need to:

» Register online to declare and lodge designs and documents
« Complete two online learning modules before registering
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Website: www.integritystrata.com
All correspondence: P O Box W81 West Wollongong NSW 2500




TRADES & SERVICES DIRECTORY

{/fityWicleGroup

NSW]
ABN 34 107 690 228
Licence # 227021C

PLEASE CALL
4295 3222

At CityWide Group (NSW) we provide the following services:

1. Plumbing

2. Excavations
3. Fire Services
4. Pumps

5. Waterproofing.

In addition, we also provide 24 hour on-site emergency repairs.

As valued clients of Integrity Strata, we offer a 10% discount on private works.
Please quote your Strata number when calling.

Homestead

Concreting & Property Maintenance Pty Ltd

Trading as: Homestead Property Maintenance Pty Ltd
ACN: 099 723 654 ABN 35174 173 224

We specialise in:
Building /Carpentry works, Maintenance repairs,
Bathroom Renovations and waterproofing,
Termite repairs, Concreting, Plastering & Painting

Ph: (02) 4285 3986

Geoff & Vicki Meehan (Directors)
(BL No. R93683)

8 Francis Street, Corrimal NSW 2518
Ph: (02) 4285 3986 Mobile: 0414 453 986 Fax: (02) 4283 6411

HOMESTEAD



Homestead Concrete and Property Maintenance is a family run business and has been
providing a range of strata services to the lllawarra residents for over 20 years.

The majority of our qualified tradesman has been with us for over 10 years allowing us to
provide our clients with the highest quality service.

For more information contact the following:
Paul - 0499 988 394
Craig - 0414 505 365
Geoff - 0414 453 986
Office - 02 4283 5797

Welcome to
All Trade Services lllawarra

All Trades Services lllawarra provides a maintenance
management service for strata management and real
estate agents from Helensburghin the north to Ulladulla
down south. All Trades Services lllawarra work with you
and your clients to provide the service, tradesmen and
quality of work assuri u and your clients have a hassle-

free experience while we maintain your properties.

All Trades Services lllawarra will work with your tradesmen you have on file or we also have our own tradesmen
we use if needed. The benefit in using All Trades Services lllawarra is you and your staff only need to contact one
tradesmen for all maintenance issues, guotes and reports while we deal with all trades to ensure the job is
completed to the highest of standards. All Trades Services lllawarra is on call 2 for all emergencies and after

hour services needed.

ALL TRADES ILLAWARRA

For more information:
Contact: 0431 147 746
Website: www.alltradesillawarra.com.au




2 FIND and DESIGN

Property Styling | Colour Consultation | Interior Decorating
2findanddesign.com

Selling your home? Time to build or renovate?

Located in the lllawarra, NSW, 2 find and design endeavour to assist the homeowner to
make the most of what they have to achieve the most favourable outcome. You can save
time, money and stress with a little help!

We specialize in Interior Decorating, Colour Consultancy and Styling. Our services also
include Pre Sale Property Preparation advice, Partial Property Styling and Full Property
Styling.

Let us create a home or office that reflects who you are.
Contact our stylist at 0408 421 642

AR crmbrokers

the smart insurance alternative

STRATA INSURANCE

CRM Brokers’ Strata division engages specialist strata brokers whose main function is to
deal solely with all things strata. Our in-house Claims team ensures we provide accurate
assessments when discussing claims and potential issues with insurers.

We are mindful of the fact that the Owners Corporations’ premium is one of the major



expenses for strata, however, this should not be isolated as a sole factor when
considering the placement of cover with an insurer. The importance of having claims paid
when most needed; i.e. the speed at which a claim is assessed and approved; the policy
wording to accompany a claim, are additional factors that must be taken into account
during the broking process.

Loz Electrical is licenced and insured to carry out Electrical, Security &
Air Conditioning work, servicing areas from South Sydney to Huskisson.
Our diversity in the industry allows us to be your one-stop-shop.

24 HOUR l

EMERGINCY SERVICE

0414794 753

“&W‘lﬂ "h}a‘ < .
bntact Peter - Loz Electrical

Phone: 0414794753

ELECTRICAL

LOZ ELECTRICAL

Loz Electrical holds a current Master Licence in Security which permits us to carry out all
aspects of security installations.

Our licenced staff are trained in all areas of the services we provide, including current
WH&S practices and Customer Service. Loz Electrical is a 24hr / 7days Emergency
Service.

Loz Electrical provides the following services at the highest standard:
All Electrical work:

« All Domestic & Commercial ranging from a single house to a multi-development
construction

» Patient areas

» Strata maintenance

» Real Estate maintenance

» Emergency Lighting installation and testing

» Smoke Alarm installation and testing

» Electrical installation — Periodic Verifications

» Test & Tagging

o Data

e TV



Air Conditioning

Security Alarms

« CCTV

Intercom Systems (House and Apartments)

Contact Peter - Loz Electrical
Phone: 0414 794 753
Email: peter@lozelectrical.com.au
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