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Introduction 

Strata Community Association (Vic) Ltd is the peak body for the Owners Corporations sector, which 
comprises residential properties ranging from two units in a suburban street to many hundreds of 
units in inner city apartment buildings. Owners Corporations represent property valued at over $300 
billion dollars and encompass commercial, retail, lifestyle resorts, retirement villages, car parks, 
storage facilities, industrial and, increasingly, mixed developments. More than $1 billion per year is 
collected and spent. There are currently more than 85,000 active owners corporations in Victoria, 
covering more than 772,000 individual lots. It is estimated that around 1.5 million Victorians — a 
quarter of the state’s population — either live in, or own property in, an owners corporation. 

Background – Strata Community Association (Vic) 
SCA Victoria was established in 1990, it succeeds Owners Corporations Victoria (OCV) and Institute 
of Body Corporate Managers Victoria (IBCMV). SCA (Vic) members comprise more than 80 per cent 
of all professional owners corporation managers, with over 800 members managing upwards of 
450,000 lots. SCA (Vic) Associate members are industry suppliers, including waste management 
providers, Essential Safety Measures managers, quantity surveyors, insurers, lawyers, accountants, 
facility managers, property valuers, building maintenance and tradespeople. Members benefit from 
representation, support, advice, and promotion. With Continuing Professional Development (CPD), 
Best Practice Guidelines on regulatory and legislative amendments, updates on VCAT determinations 
and emerging issues, SCA members are best placed to manage OCs and empower Lot Owners and 
occupiers.  

In Victoria, the Owners Corporations Act 2006 defines an Owners Corporation as a ‘body corporate 
which is incorporated by registration of a plan of subdivision or a plan of strata or cluster 
subdivision.’ The individual Lot Owners form a collective known as an Owners Corporation (OC). This 
is a legal entity which must comply with its governing legislation and enabled regulations. Owners 
Corporations can choose to appoint a registered manager who will act on their direction, including 
engaging contractors for maintenance and repairs, on behalf of the OC. The responsibility to 
maintain common property and shared services is that of the owners corporation. The manager 
assists the OC to meet these and other obligations. As part of the Annual General Meeting, Lot 
Owners collectively agree on a budget to the fund ongoing maintenance and shared service costs. 
Items agreed can include the management fee, caretaking costs including gardening, utility charges, 
repairs to essential services, insurance premiums and waste management expenses. These are 
funded through fees/levies. 

 

 

 

 

For further information about this submission, please contact Liam Straughan, Public Relations & 
Media Officer, SCA (Vic). liam.straughan@strata.community, or Shaun Brockman, National Policy 
Manager, SCA. shaun.brockman@strata.community.  
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SCA (Vic)’s Response to Victoria’s Climate Change Adaptation Plans 
(Built Environment) 

Summary 
Strata Community Association (Vic) has committed itself to aligning with the principles of the United 
Nations (UN) Sustainable Development Goals (SDG), mirroring the commitment of the Victorian 
Government with the passage of the Climate Change Act (2017) to act to prevent, and adapt to, 
events associated with the occurrence of anthropogenic climate change.  

SCA (Vic) broadly support the review and implementation of these world leading adaptation plans, 
designed to combat climate change as stipulated by the law, and meet the inherent imperative to 
protect our planet and natural environment in so doing. The release of the 2021 Intergovernmental 
Panel on Climate Change (IPCC)’s report at the time of writing furthermore reinforces the 
importance of this consultation, and concerted action incorporating various sectors of the economy 
in Victoria, to meet this challenge. 

By the 2050s, the state’s average annual temperature may increase by up to 2.4 degrees Celsius 
compared to the 1986–2005 average (under a high emissions scenario) with about double the 
number of very hot days.  Sea levels will continue rising – by the 2050s, sea level is projected to rise 
by about 24 cm (relative to 1986–2005) under medium and high emissions scenarios. 

The growing number of people living in strata in Victoria is predicted to gradually increase from 
approximately 25 per cent of the population at present to 50 per cent by the year 2050. 

This represents a unique opportunity for the sector to adapt and harness innovation and new 
technologies to the optimal potential to meet these challenges, while concurrently improving living 
standards for owners and residents.  

This sector must be actively engaged and represented in the Victoria’s Climate Change Adaptation 
Plans (Built Environment). 

With some of the changes in the Owners Corporations and Other Acts Amendment Act (2021) set to 
take effect from 1 December 2021, the potential for the sector to realise the benefits of adaptation 
plans may be hindered, if and unless accompanying intervention to amend components of the 
legislation are considered within the five-year timeframe where a review is not scheduled to occur.  

SCA (Vic) recommend that the measures undertaken within the scope of the Built Environment 
component of these adaptation plans are ultimately implemented with consideration of these 
potential limitations of forthcoming changes to Owners Corporation law in Victoria. 

Moreover, SCA (Vic) wish to highlight the underexamined, but significant role that strata managers 
can play in bringing forward greater adaptability of the strata communities that they supervise, and 
the positive steps that should be taken to support managers in meeting the objectives outlined in 
this consultation.  

It is our hope that based on encouraging reception and discussions arising from proposals made to 
the Victorian Government by SCA (Vic) thus far, that these recommendations be hereby adopted by 
the Department of Environment, Land, Water and Planning (DELWP) in the process of implementing 
future adaptability plans for the built environment. 
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Current Key Victorian Government participants in the Built Environment 
system and their recognition of multi-unit dwellings 
 Department of Environment, Land, Water and Planning (DELWP) – supports state-wide built 

environment adaptation through key policies, plans, strategies, and programs; it also has a policy, 
program, and oversight role in energy sector management. Some recognition of multi-unit 
dwellings has been demonstrated, however, engagement and understanding of the needs the 
sector or the impact of planning on the sector have thus far proven a failure. 

o DELWP’s portfolio includes more than 100 agencies, some of which have important roles in 
climate change adaptation across the built environment, including water corporations, 
catchment management authorities, the Victorian Building Authority, the Victorian Planning 
Authority, and Energy Safe Victoria.  

o Most of the 100 agencies have failed to recognise and support 25% of the population that 
lives in multi-unit dwellings. There is connection between the services delivered by EMV and 
multi-unit dwellings in crisis. 

 Essential Services Commission (ESC) – promoting long-term interests of Victorian consumers 
regarding essential service reliability, quality, and price. Essential services include electricity, gas, 
and water; local government, transport, and Victorian energy upgrades; waste and recycling 
services; and domestic building insurance. The ESC have similarly failed to recognise and support 
the population living in multi-unit dwellings. There is a connection between the services delivered 
by ESC and multi-unit dwellings in crisis. 

 Emergency Management Victoria (EMV) – provides the central emergency incident coordination 
role for Victoria. EMV have thus far failed to recognise and support populations living in multi-
unit dwellings. There is no connection between the services delivered by EMV and multi-unit 
dwellings in crisis. 

 Department of Health (DH) – primarily responsible for delivering policies, programs and services 
that support and enhance Victorians’ health and wellbeing, including climate change-influenced 
events such as bushfire smoke, water contamination and extreme heat. The Department has thus 
far failed to recognise and support residents in multi-unit dwellings. Clarification of guidance for 
strata and owners corporations specific to the ongoing COVID-19 pandemic has been at times, 
ineffectual or slow. 

 Department of Families, Fairness and Housing (DFFH) – responsible for community wellbeing and 
Victoria’s social recovery. Importantly, it determines the location and design of public and 
community housing, considering increased risks from natural hazards. The Department has also 
failed to recognise and support residents of multi-unit dwellings. 

Local councils and the Built Environment system 
 Local councils have a key role in implementing planning system responses to climate change and 

natural hazards. They manage planning schemes and provide local flood mitigation infrastructure, 
develop and implement Municipal Emergency Management Plans and invest in preventative 
measures. 

 Furthermore, council services that support community wellbeing complement climate change 
adaptation. 

o This can include meals and home maintenance services for older citizens, and communication 
with residents to prepare for heatwaves, but this has failed to take into account residents in 
multi-unit dwellings, who do not receive the same level of support. 
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 Local Councils consistently implement Section 173 Agreements (under the Planning and 
Environment Act 1987) to delegate Council responsibilities to the future owners of multi-unit 
dwellings, thus failing to support rate payers in multi-unit dwellings in the same way they support 
single dwelling rate payers.  

 Multi-unit dwellings, the common property and occupants are, more often than not, completely 
isolated from the same benefits applicable to single dwelling occupants from many local councils.   

 Strata owners, residents and owners corporations are commonly not recognised as entities  to 
access grants, as the strata sector considered not significant enough under the status quo; 
residents in multi-unit dwelllings also don’t qualify for housing benefits, and are burdened with 
more obligations under Section 173 agreements than those in single dwellings, which benefit the 
wider community. 

This is further demonstrated by: 

 Appendix 1 (consultation paper) - Legislation and policy relevant to Build Environment 
adaptation - Table 6. Legislation, strategy, policies, and programs relevant to the Built 
Environment system as the Owners Corporation Act 2006 is missing from both categories. 
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 The absence of the Department of Justice and Community Safety (DJCS) (and its Agency 
Consumer Affairs Victoria (CAV)) from the list of Key Victorian Government participants in 
the Built Environment system on page 12 of the consultation paper. 
 

Establishment of a Built Environment Commissioner in Victoria  

In March 2021, the New South Wales Government announced the establishment of the Property 
Services Expert Panel, comprised of representatives from 13 industry bodies and other organisations 
acting as a voice to government on issues impacting the property sectors. Strata Community 
Association (NSW) is one such organisation represented on the panel. 

The significance of the property sector to the economy of New South Wales is considerable, and the 
sector itself comprises a diversity of stakeholders. In announcing the establishment of the panel, the 
NSW Government have indicated their intent in seeking and utilising the expertise and experience of 
these sectors in future policy decisions. 

In Victoria, the establishment of a similar mechanism or dedicated Built Environment Commissioner 
function would ensure that among other policy areas, incorporating the sector into the adaptation 
plans outlined in this consultation, is undertaken in a similar manner.  
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SCA (Vic) Recommendations 

Theme 1 –Places and Settlements: 
 SCA (Vic) recommends that as new planning overlays are developed for “at risk sites”, 

existing multi-unit dwellings in that overlay are identified and risk profiles are undertaken 
by the responsible authority and a plan to mitigate the identified risk be provided along 
with funding opportunities. 

Theme 2 – New and Existing Buildings: 
 SCA (Vic) recommend that NABERS be made mandatory as a sustainability rating standard 

for residential new buildings. 
 SCA (Vic) recommend the creation of minimum connectivity standards in buildings, to 

reduce the presence of ‘black spots’. 
 SCA (Vic) recommend the establishment of a register of buildings and/or operators for 

emergency management. 
 SCA (Vic) recommend establishing a state-wide short-term letting register to keep owners 

corporations and government agencies informed of occupancy. 
 SCA (Vic) recommend financial support for retrofitting of energy-efficient heating and 

cooling systems in apartment complexes. 
 SCA (Vic) recommend development of governance tools to assist owners corporation 

navigate and satisfy the legal requirements for retrofit of existing buildings. 

Theme 3 – Infrastructure: 
 SCA (Vic) recommend that fixtures or systems prescribed to owners corporations for use as 

part of planned adaptation measures should be of high quality, be fit for purpose and 
economically viable. 

 SCA (Vic) recommend reform of management practices with respect to recycled water, to 
reduce costs to building owners. 

 Establishment of mechanisms to monitor and enforce Section 173 Agreements entered into 
between authorities and owners corporations. 

 SCA (Vic) recommend development of governance tools to assist owners corporation 
navigate and satisfy the legal requirements for implementing and maintaining sustainable 
adaptation measures. 

Theme 4 – Urban Green Spaces: 
 SCA (Vic) recommends a review of responsibility for maintenance of water supply between 

local councils, water authorities and owners corporations, particularly those that are part 
of Melbourne Waters flood mitigation assets.  

 SCA (Vic) recommend that the responsibility to maintain a 30 per cent tree canopy within 
strata communities be delegated to local councils. 

Theme 5 – Heritage 
 SCA (Vic) recommends Council contributes to management of Heritage Fabric that benefits 

the wider community.  

Theme 6 - Contributions to issues across multiple AAP systems 
 SCA (Vic) recommends reviewing those existing buildings, built on reclaimed land, near or 

over wetlands and other low-lying areas for impact on rising sea levels. These existing 
buildings are at risk now. 
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Theme 1 – Places and Settlements 

When planning overlays are developed to better control the future risks of climate change, this will 
also identify those dwellings at risk now of the impact of climate change, there may be a significant 
drop in property values of these sites which need to be identified and managed before the 
implementation of any new overlays. Multi storey, multi-unit dwellings require a plan to be provided 
and a pathway for remediation. 

If Planning Permits are issued for “at risk” but with design solutions to mitigate the risk for multi 
dwelling developments, there needs to be significant fines for non-compliance, including the 
handover of base building data and building manuals, emergency/crisis management plans. The risk 
to building collapse or damage is at such a level that a regulatory response should be developed to 
require lodgement of inspections or certification of design solution testing every 5 years. 

Recommendations: 
 SCA (Vic) recommends that as new planning overlays are developed for “at risk sites”, 

existing multi-unit dwellings in that overlay are identified and risk profiles are undertaken 
by the responsible authority and a plan to mitigate the identified risk be provided along 
with funding opportunities. 

 

Theme 2 – New and Existing Buildings 

SCA (Vic) have continued to advocate for an expanded investment by the Victorian Government into 
the capabilities of multi-unit buildings in terms of adapting new technologies to meet sustainability 
challenges.  

As per our 2021-22 Pre-Budget Submission and in subsequent discussions with the Victorian 
Government throughout 2021, SCA (Vic) have highlighted the positive role that the strata property 
sector can play in meeting future sustainability targets, and specifically, the constructive role that 
strata managers play to build sustainable development and improve the performance of the 
buildings that they manage. 

In terms of measuring the sustainability of the future built environment, specifically new buildings, 
SCA (Vic) strongly encourage the use of the National Australian Built Environment Rating System 
(NABERS) as a mandatory standard.  

NABERS is the leading rating system recognised across Australia for measuring the sustainability of 
buildings, which account for approximately 20-25 per cent of Australian1 and 40 per cent of global2 
carbon emissions.  

NABERS is independent and subject to audit by government, giving consumers confidence as to the 
accuracy and integrity of its ratings in future decisions concerning ownership or investment into a 
strata scheme. 

 
1https://www.aph.gov.au/About_Parliament/Parliamentary_Departments/Department_of_Parliamentary_Services/Environmental_Mana
gement/Energy_and_greenhouse_gas_emissions  
2 https://www.nabers.gov.au/about/what-nabers  
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Another measure critical to meeting future sustainability standards in the built environment will be 
supporting owners corporations to meet cost barriers associated with the installation/retrofitting of 
energy-efficient appliances, such as heating and cooling apparatus into apartment complexes, 
among other fixtures.  

Strata managers should form the basis of future consultation and delivery of initiatives to this end, 
given the experience and capability they possess in overseeing procurement and installation of 
associated infrastructure in multi-unit dwellings. 

Smart buildings are the way of the future, but there are no connective standards and as a result 
many buildings have “black spots”. This means that Internet of Things (IoT) equipment located in 
these areas will not function as designed and cost to rectify will fall to the new owners. More 
stringent standards are needed to ensure that every floor, orientation, and room/space has Wi-Fi or 
Bluetooth connectivity. 

The impact of climate change and the increase of emergency management scenarios has seen the 
strata sector exposed. There are no statutory requirements to have a written emergency 
management plan, no integration with Council emergency plans or link to the Victorian Emergency 
Plans. Even the State’s Pandemic Plan fails to recognise those living in multi-unit dwellings and extra 
risk factors involved when dealing with shared spaces.   

Government has been frustrated in trying to deliver services to residents in multi-unit dwellings, due 
to a lack of a centralised register of strata management companies and the buildings they manage. 
Such a register would then support Emergency Services (Government and local Council) to contact 
the occupants of the building in crisis. 

Unregulated short-term letting continues to be a problem as seen in during the Pandemic, Lacrosse, 
NEO fires and more recently, the Surfside apartment building collapse in the US state of Florida. 
Accounting for all occupants is the primary objective of the first responder, and this hampered from 
the outset of an emergency by the lack of any registers. 

Establishment of buildings and building operator registers, and a short-term letting register will also 
help keep owners corporations and regulatory authorities alike, well informed of where 
sustainability measures are needed based on consumption of energy, and where support for these 
measures can be optimally directed. 

Recommendations: 
 SCA (Vic) recommend that NABERS be made mandatory as a sustainability rating standard 

for new buildings. 
 SCA (Vic) recommend the creation of minimum connectivity standards in buildings, to 

reduce the presence of ‘black spots’. 
 SCA (Vic) recommend the establishment of a register of buildings and/or operators. 
 SCA (Vic) recommend establishing a state-wide short-term letting register to keep owners 

corporations informed. 
 SCA (Vic) recommend financial support for retrofitting of energy-efficient heating and 

cooling systems in apartment complexes. 
 SCA (Vic) recommend development of governance tools to assist owners corporation 

navigate and satisfy the legal requirements for retrofit of existing buildings. 
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Theme 3 - Infrastructure 

In line with SCA (Vic)’s recommendations concerning strata industry consultation in terms of support 
for the uptake of sustainability measures in strata communities, this consultation should likewise 
extend to standards of fixtures and systems which may be prescribed for new and/or existing 
buildings under future adaptability planning. 

SCA (Vic) also believe that a review of the current circumstances concerning management of 
recyclable water should be undertaken, given the costs to owners corporations that arise from 
current regulations.  

Specifically, the practice of water authorities and local councils delegating responsibility for 
managing significant assets as well as recycled water to owners corporations should be addressed 
under the scope of adaptability planning, and a mechanism established to oversee the compliance 
between authorities and owners corporations under Section 173 of the Planning and Environment 
Act (1987).  

Measures undertaken as a function of current management regulations on owners corporations, 
such as bypasses for potable water to top water tanks, present considerable additional costs to 
owners, and should be considered within the remit of future adaptability support packages and/or 
reforms toward recycled water management practices. 

Water quality of water bodies located on subdivided land and used for irrigation impacts those that 
reside nearby. Management of e-coli and blue green algae is a risk to health and safety needs to be 
monitored. Responsibility for monitoring should be by the responsible authority and not left to 
owners of multi-unit dwellings to be responsible for. 

Recommendations: 
 SCA (Vic) recommend that fixtures or systems prescribed to owners corporations for use 

as part of planned adaptation measures should be of high quality, be fit for purpose and 
economically viable. 

 SCA (Vic) recommend reform of management practices with respect to recycled water, to 
reduce costs to building owners. 

 Establishment of mechanisms to monitor and enforce Section 173 Agreements entered 
into between authorities and owners corporations. 

 SCA (Vic) recommend development of governance tools to assist owners corporation 
navigate and satisfy the legal requirements for implementing and maintaining sustainable 
adaptation measures. 

 
Theme 4 – Urban Green Spaces 

Similar to the above theme, provisions in adaptability planning for the maintenance of water supply 
between local government, water authorities and the owners corporations governing multi-unit 
dwellings, should be subject to a comprehensive review as part of these adaptation plans, due to the 
associated costs to the latter party for this responsibility. 

Furthermore, planned increases in tree canopies across built environments in Victoria should ideally 
be delegated to local councils, as an increase in costs for managers to maintain such a standard will 
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be ultimately passed on to owners, owner-occupiers, and renters through new or increased levies on 
top of existing maintenance commitments paid for.  

All land owners pay rates to Council for these services, and the tree canopy maintenance should not 
fall to a group of private owners to manage for the benefit of the wider community. Councils should 
include in their tree management budget or include a special charge to owners, through the rates for 
the management. Council is the appropriate expert to deliver the services.  

Recommendations: 
 SCA (Vic) recommends a review of responsibility for maintenance of water supply 

between local councils, water authorities and owners corporations. 
 SCA (Vic) recommend that the responsibility to maintain a 30 per cent tree canopy within 

strata communities be delegated to local councils. 
 

Theme 5 - Heritage 

Retaining Heritage is an important link to our past.  Adapting these buildings or heritage fabric so 
they remain an important link should be managed by Council.  Council already has in its portfolio 
heritage fabric to maintain and should be sharing those services to all rate payers and not burden 
multi-unit dwelling owners with full responsibility when the benefit to do so flows to the wider 
community. 

Recommendations: 
 SCA (Vic) recommends Council contributes to management of Heritage Fabric that 

benefits the wider community. 
 

Theme 6 - Contributions to issues across multiple AAP systems 

Concern is already growing for a number of existing multi-unit dwellings that have been built on 
reclaimed land, near or over wetlands or natural seasonal springs. The impact of rising sea levels and 
increase pressure on the built environment as well as engineering systems installed to manage 
inundation. The management of these issues is critical to safety and wellbeing of the occupants 
relying on that equipment and should form part of the Water Authority’s compliance program, just 
like back valves and trade waste is monitored.  

The impact of power outages for multi storey, multi-unit dwellings is a priority. The Australian 
Energy Market Operator (AEMO) has defined acceptable outages frequency and allowable outages 
duration for “normal operation” all of which exceed the 90mins a multi storey, multi-unit dwelling 
has emergency power for. Power outages are a consequence of some impacts of climate change. 
Some of these large multi-unit dwellings will house in excess of 1500 residents, while low-rise multi-
unit dwellings may house 100 residents. Neither are an optimal number to manage without any 
support framework. Power outages are not covered under the Fire Essential Services program. 

The impact of Section 173 Agreements entered into by developers and the local councils needs to be 
reviewed and better regulated to protect the interests of the future owners, and not 
disproportionally placing greater burden on future owners or place future owners in a high-risk 
environment. Councils are the experts in risk management and should be offering to support owners 
corporations in managing complex infrastructure. 
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As identified in the consultation paper, the built environment in Victoria encompasses in excess of 
30 pieces of legislation across more than 10 government departments/agencies.  

Recommendations: 
 SCA (Vic) recommends reviewing those existing buildings, built on reclaimed land, near or 

over wetlands and other low-lying areas for impact on rising sea levels. These existing 
buildings are at risk now. 

 SCA (Vic) recommends reviewing impact of power outages on multi-unit dwellings and 
preparedness through utility delivery, continuity, policy, and planning, to better improve 
the safety of building occupants. 

 SCA (Vic) recommends the appointment of Built Environment Commissioner to be 
responsible for the Built Environment sector – including multi-unit dwellings. 

 

For further information about this submission, please contact Liam Straughan, Public Relations & 
Media Officer, SCA (Vic). liam.straughan@strata.community, or Shaun Brockman, National Policy 
Manager, SCA. shaun.brockman@strata.community. 

 


