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Approach 

How prepared are our apartment communities for 
emergencies and disasters?
Sub-questions 

• What legislative and regulatory mechanisms are 
in place to drive a culture of emergency 
preparedness in our apartment communities? 

• What guidance and resources are available to 
support owners corporations prepare, respond 
and recover from emergencies and disasters? 
Where are the gaps? 

• What is the baseline of current practice 
emergency preparedness in apartment 
communities? 

• What are the barriers, challenges and 
opportunities to improve current practice? 

Cross-sector, multi-stakeholder 
perspective 

• Individual households
• Strata committees 
• Service providers (SMAs, BMs)
• Insurance providers 
• Emergency management sector 
• Government agencies 



Approach 

How ready are our apartment communities for 
emergencies and disasters?

Climate related natural hazards, plant and equipment failures, fire, structural collapse, gas explosion, 
toxic air quality, biohazards, vandalism, medical, acts of stupidity, crime, mental health etc 

Discovery Stakeholder 
mapping

Threats 
analysis 

Stakeholder 
roundtable National 

survey
Report 

Toolkit  
Mid-April



Apartment living is skyrocketing
By 2040 more Australians will live in an apartment or townhouse than a standalone house. 



AS 3745.2010 Planning for emergencies in facilities  

● Metro Village Rosebery compliant 
with the standard 

● Standard written for commercial 
premises 

● Not fit for purpose for residential 
apartment buildings

● Due for review in 2024



Systemic failures

In the pre-dawn hours of 24 June 2021, Champlain Tower South in 
Surfside Miami collapsed, causing the deaths of 98 people. The 
building was 40 years old. 

On 14 June 2017, a combustible cladding fire took 
the lives of 71 residents of London’s Grenfell Tower. 

Source: The Independent

Source: Fox News

https://www.independent.co.uk/news/uk/home-news/grenfell-tower-residents-estate-pay-rent-hotels-live-no-gas-hot-water-kensington-council-a8197561.html
https://www.foxnews.com/us/pool-deck-likely-cause-surfside-condo-collapse-investigators


21-year-old student Connie Zhang died on 6 September 2012 when she fell from the ledge of a window attempting 
to escape a fire that had started on the balcony of a fifth-floor apartment. Her friend Ginger Jiang survived with 
permanent injuries. Connie’s death triggered a major reform of fire safety in Australia. 

Source: news.com.au 

Systemic failures

http://:0


Gas explosion 

Source: ABC TV

https://www.abc.net.au/news/2009-03-31/two-badly-burnt-in-bondi-gas-blast/1635252?utm_campaign=abc_news_web&utm_content=link&utm_medium=content_shared&utm_source=abc_news_web


Toxic hazards 

Source: Gold Coast Bulletin Source: Sky News 

https://www.goldcoastbulletin.com.au/news/national/oven-door-blown-off-as-drug-lab-explodes-in-broadbeach-apartment/news-story/5803253c0e257d023bcc5b811f5a3308
https://www.skynews.com.au/australia-news/two-workers-hospitalised-and-70-people-evacuated-over-toxic-chemicals-in-apartment-building-in-sydneys-inner-west/news-story/20ddb6af949472af46fa42315df54a10


Toxic hazards  

Source: Concrete Playground

https://concreteplayground.com/melbourne/travel-leisure/a-toxic-cloud-of-smoke-is-hovering-over-melbournes-northern-suburbs


Source: Courier Mail 

Source: Mirror 

Flooding

https://www.couriermail.com.au/subscribe/news/1/?sourceCode=CMWEB_WRE170_a_BIN&dest=https%3A%2F%2Fwww.couriermail.com.au%2Fquestnews%2Fsoutheast%2Fwest-end-central-apartments-residents-still-without-power-after-february-floods%2Fnews-story%2Fec0bf32e4ea3e578517e9c7fdbe4c2db&memtype=anonymous&mode=premium&v21=HIGH-Segment-2-SCORE
https://www.mirror.co.uk/news/world-news/couple-drown-flooded-underground-lift-31345910


Structural defects

Source: Daily Telegraph

https://www.dailytelegraph.com.au/subscribe/news/1/?sourceCode=DTWEB_WRE170_a_BIN&dest=https%3A%2F%2Fwww.dailytelegraph.com.au%2Fnews%2Fnsw%2Furgent-remediation-works-needed-to-avoid-structural-failure-at-mascot-towers%2Fnews-story%2F6561a5fc05ff76588574e79a3b5d1904&memtype=anonymous&mode=premium&v21=HIGH-Segment-2-SCORE


Acts of stupidity 

Source: ABC News

https://www.abc.net.au/news/2022-02-17/strata-reform-looks-into-body-corporate-ability-to-fine-patrons/100829004


Source: Inner West Courier 

Acts of stupidity 

Source: NCA NewsWire

https://www.dailytelegraph.com.au/newslocal/inner-west/police-search-for-four-people-to-assist-with-inquiries-into-flooded-olympic-park-building-that-forced-the-evacuation-of-470-people/news-story/a6a23c3fd16185cfa330a6acb60c4f27
https://www.news.com.au/national/queensland/courts-law/drunken-stupid-inexplicable-man-floods-unit-complex/news-story/b43014fa1f302c3c349a1f85e4d8baa8


Psychosocial hazards 

Source: 7 News 

https://7news.com.au/news/gold-coast?fbclid=IwAR0655PooRMVJeb0dB8MzbAUL-YdOMcq6yb5qoXS5Ec4_LI_42LnZbPj9V8


Biohazards 

Source: Domain 

Source: ABC News

https://www.domain.com.au/news/apartment-building-owners-and-managers-urge-plans-for-dealing-with-covid-19-1067447/
https://www.abc.net.au/news/2020-07-08/coronavirus-threat-in-melbournes-high-rise-towers-explained/12430218


Emerging hazards – heatwaves 

Source: The University of Melbourne

https://pursuit.unimelb.edu.au/articles/why-apartments-are-failing-the-heat-stress-test


Emerging hazards – smoke haze  

Image source: ABC TV 



Emerging hazards - critical infrastructure outages 

Source: ABC Gold Coast

https://www.bing.com/search?q=water+leak+avanti+apartments&cvid=4e5fe59f04fa4c659c39e6405ccd9594&gs_lcrp=EgZjaHJvbWUyBggAEEUYOTIHCAEQRRj8VdIBCDc0MjNqMGo0qAIAsAIA&FORM=ANAB01&PC=U531


Domestic violence 



Baseline of current practice – Households 



Baseline of current practice – Households 



Baseline of current practice – Committee  



Baseline of current practice – Committee  



Baseline of current practice – Committee  



Baseline of current practice – Committee 



Takeaways

• Know your statutory obligations to act with due care
• Remember that doing nothing is a decision 
• Residents and committees need to and want to do better 
• Be curious. Make it known that you are needing guidance

• Ask others what they are doing
• Ask your local council how they can support you
• Ask Fair Trading, Fire and Rescue agencies, your strata 

manager, building manager, insurance provider
• Involve all residents, not just owners. 

Stand by for template resources, case studies and more 
coming to the Owners Corporation Network website soon!

www.ocn.org.au

http://www.ocn.org.au/
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Disaster Management
Some basics

Presented by Colin Grace



What are the general obligations?

As they say – you have one Job

• In good and serviceable repair (NSW, Tas and WA)
• In good condition & structural sound condition (QLD)
• Repair and maintain Common Property  (Vic)
• Maintain (ACT)
• Administer and maintain (SA)
• Manage for benefit of owners (NT) 



What do we need to consider?

• OC’s are generally considered unlimited liability businesses
• Committee’s obligation is to act in the best interests of the body 

corporate/owners corporation not their own interest
• There is a lot of legislation sitting around behind you – not just strata 

legislation (last time we worked it out can be as high as 100) – main 
ones

• WH&S – recent case on gate killing employee…
• Planning Law – renovations and works
• Local Government laws 
• Defamation laws – communications held defamatory
• Neighbouring land laws – damage to other property
• Noise laws
• Environmental laws – clean and green

• Case law is clear – strict liability, can’t circumvent it and can be held 
responsible for decisions made (good faith only goes so far)



What do we normally do? - Freeze

• Disasters are not just fire, earthquakes etc
• Mascot towers, Opal tower, Bondi Junction tower
• Contract issues
• Construction defect issues
• Time restrain issues
• Having wrong team on job
• Robbery or assault – my little foray

• We need to have a good process
• Notification
• Who does what
• What skillsets do we have on committee or available in 

house
• Who do we need – ghostbusters?



What can we do?

o Information to owners – what is the system and procedure

o Bylaws – they only go so far……

o Emergency planning procedures
o Resident profiles

o Elderly
o Disabled
o Children

o Emergency chain of command
o Internally
o Do we have onsite manager
o Do we have strata manager
o What after hours systems are there (it always happens at the 

worst time)
o Communication with residents (especially if they have to move out)
o Is there any death?



The upshot – what do we need?

• A committed Committee – it’s not a status thing, a get what I want 
and go thing or a power thing.  

It’s a huge responsibility that puts you in the gun but it can also be 
rewarding and enjoyable
• Work with your Strata Managing Agent – get what you need from 

them
• Get advice – a good Committee knows what they don’t know
• Keep your owners informed – on everything
• Do proper cost analysis on any disaster
• Move it forward and don’t stop – more you stop the worse it gets
• Review and reflect after the disaster or emergency is over – what 

can we improve
• Remember it’s a business not a pony club



Ralf Harding, Owner, Altair Apartments 



Emergencies

• Opal and Mascot Towers evacuations
• Chair Opal Towers advises first key issue…
• Could not do or spend anything without
• A General Meeting
• “ If I had my time again the first thing I 

would do is pass a motion giving the SC 
authority to act immediately in an 
emergency” Shady Eskander (paraphrased)



Emergencies

• Opal took two General Meetings…
• And eight weeks to get authority to act
• BUT…it’s an EMERGENCY
• Not just loss of water, electricity or blocked 

sewers…
• The building might fall down



Altair

• At each AGM we pass motions
• No restrictions on SC decisions
• No restrictions on SC expenditure
• Legal advice was those motions (and 

SSMA2015) arguably don’t cover 
emergency decisions or expenditure



What is an emergency?
• Australian Standard
• An emergency can be defined as an event, 

actual or imminent, which endangers or 
threatens to endanger life, property or the 
environment, and which requires a 
significant and coordinated response. Such 
events could be any of the following: natural 
disaster - flood, fire, earthquake, tidal surge, 
storm.



Emergency Plan
• Somebody(ies) must be able to make 

immediate core decisions
• Some SC members may be incapacitated 

or unavailable
• (Available) SC to decide if there is an 

emergency
• SC then able to make decisions and spend 

money 
• NB. At all times SC must act in compliance 

with SSMA2015



Emergency By-Law
• Spend up to $100k on advice and
• Another $100k on works
• NOT to raise a Special Levy
• Special Levy requires GM -3 weeks min
• Emergency Levy - two weeks
• But spend existing funds
• PRIOR to a General Meeting
• Which must be called ASAP



Renewed at each AGM
• By-Law ‘approved’ by our insurers
• Motion on emergency expenditure quantum 
• Along with standard motions for
• No restrictions on expenditure and
• No restrictions on decisions
• Reminds owners of ‘right to act’



Our Panel and MC

• MC Nicholas Burt, CEO Facilities Management Australia
• Panelists

○ Liam Walter, Senior Manager, Mitigations and 
Catastrophe Management, Insurance Council of 
Australia

○ Leanne Habib, CEO Premium Strata



Questions….



Thank you and close 

Next webinar: Shared Solar for apartments
Thursday 18th April 2024

12-1pm AEDT

Learn more here https://ocn.org.au/events/

https://ocn.org.au/events/



