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0. INTRODUCTION 
0.1 Living in an Owners Corporation 
The rights and responsibilities of unit titled property owners are different from those 
of other forms of title in the ACT. The legislation governing the 105 units in Wybalena 
Grove is contained primarily in the Unit Titles (Management) Act 2011 (UTMA) as 
amended from time to time. 
Where there is shared ownership of property there is a need for established rules. 
The UTMA provides most of the rules for owners to exercise their responsibilities 
through an Owners Corporation (formerly Body Corporate). Each and every owner is 
a member of the Owners Corporation.  
Each year, the Owners Corporation elects an Executive Committee which has the 
responsibility and power to administer and maintain the common property in 
accordance with the UTMA, other applicable legislation, and the Owners 
Corporation’s own rules and decisions which extend the Act.  
The Owners Corporation employs a Managing Agent to provide administrative, 
secretarial and treasury services. It also employs contractors for various services 
such as common property garden maintenance. 
Please see section 3 for more on the Owners Corporation 

0.2 Unit boundaries and the common property 
The boundaries of each unit are defined in section 4. The land outside unit 
boundaries within the surveyed area of Wybalena Grove is common property. This is 
a shared resource and this Information Booklet defines the rights and responsibilities 
of owners, residents, and the Executive Committee on how it is to be managed. 
 

0.3 How you can help 
Wybalena Grove is one of two developments of the 1970s in the ACT that began as 
co-operative housing societies seeking to create intentional communities integrating 
architect-designed urban housing in an Australian bushland setting with shared 
spaces and facilities. Owners and residents can make a difference to the smooth 
operations of the property and harmony with neighbours by being positively engaged 
with the business of managing the Owners Corporation.  
  

http://www.legislation.act.gov.au/a/2011-41/default.asp


 

1.  PURPOSE OF THIS INFORMATION BOOKLET 
 
This edition of the Information Booklet printed in 2013 supersedes previous editions.  
Its purpose is to provide current information to owners and residents about the 
principles, policies and practices which underlie the development and maintenance of 
Wybalena Grove. 
 
This Booklet includes information about the background to the development of 
Wybalena Grove; about requirements made of the Owners Corporation and 
individual owners and residents by the Unit Titles (Management) Act 2011; on 
decisions made by Annual General Meetings of the Owners Corporation over the 
years; and about other matters which need to be borne in mind by owners and 
residents. 
 
So that the Booklet need not be reprinted frequently a loose leaf page is provided 
containing the names of current Executive Committee members, the contact details 
of the Managing Agent and a list of telephone numbers for community agencies who 
might be contacted in an emergency. It is intended that this single sheet can be 
updated and distributed annually after the Annual General Meeting of the Owners 
Corporation. Similarly other sections may be updated or added from time to time 
without needing to reprint the entire document. 
 
The Information Booklet should be filed in the red folder distributed to every unit. The 
folder also contains the Wybalena Grove Community Fire Plan. The loose leaf page 
should be kept at the front cover of the folder for quick and easy reference. Non-
resident owners can download a copy of the Information Booklet from the Wybalena 
web site or request a copy.  
  

http://www.legislation.act.gov.au/a/2011-41/default.asp
http://www.wybalenagrove.org.au/
http://www.wybalenagrove.org.au/


 

2.  BACKGROUND 
 
Wybalena Grove is a town house development set in 11.5 ha (30 acres) of natural 
bushland south-west of the junction of Bindubi Street and Lyttleton Crescent in Cook.  
 
Extensive nature reserves are situated to the south of the Grove and a bike path runs 
along the western boundary linking Belconnen, Civic and Woden.  
 
The Grove consists of a total of 105 townhouses grouped in five clusters. The houses 
range in size from 6.5 squares (one bedroom) to 19.5 squares (five bedrooms). Most 
units are adjoined in sets of two, three or four units and "stepped back" to ensure 
courtyard privacy and unobstructed views. 
 
This concept of housing is unique in Canberra in both construction and residential 
environment. When the site was developed, preservation of patches of remnant bush 
was considered of paramount importance. The large area of flood prone land 
became the Village Green. Roads were kept to a minimum to create safe pedestrian 
ways, a spacious, park-like feel and to encourage chance interactions with 
neighbours, with the result that most units do not have direct vehicle access.  
 
Due to the high proportion of flood prone land, it was necessary to preserve large 
areas of public space - on average 500 square metres per dwelling. The cluster 
grouping of houses permits residents to have private courtyards as well as extensive 
communally owned and managed open areas.  
 
Joint facilities currently include tennis courts, children's playgrounds, a playing oval, 
barbecue facilities, a wood-fired (pizza) oven, garden waste recycling and solar 
electric equipment.  
 
The general aim of the Corporation's landscaping policy has been to reinforce 
existing landscape character throughout the site and to retain the essence of this 
character in a relatively urban setting.  
 
Policies relating to landscaping, maintenance and use of communal land and 
facilities, together with procedures for proposed structures and alterations to units 
have been adopted at Annual General Meetings (AGM) of the Owners Corporation. 
These are summarised in the following pages. 

2.1 Wybalena Grove Grounds 
Wybalena Grove is unique among Canberra’s urban developments in that areas of 
relatively intact native vegetation have been retained within the common grounds. 
These areas are important in maintaining the character of the Grove and in 
preserving examples of the original native vegetation. 
 
These patches of remnant native vegetation are of two distinct types:  
 
Dry sclerophyll forest is typical of ancient stony soils on hills and ridges, such as in 
Aranda Bushland and Black Mountain Reserve. The best example in the Grove is 
‘the forest’ (Zone L) with a smaller patch in Cluster E between the car parks P2 and 



 

P4, and a small patch south of Cluster C. The main tree species are Red Stringybark 
and Red Box. The most common understorey plant is the tussocky Forest Wallaby 
Grass, although many small grasses and herbs can be found between the tussocks, 
and in Spring orchids and lilies become apparent. 
 
Grassy woodland was once very common on the more fertile soils of the plains and 
lower slopes of the ACT. These woodlands have now been cleared for urban and 
industrial development to the point where the remaining intact remnants have been 
listed as a Threatened Ecological Community in the ACT. Yellow Box, Blakely’s 
Redgum and Apple Box are the main tree species, and the best examples of this 
vegetation type in Wybalena Grove are the woodland from the entrance to the village 
green, and a patch near the playground at the western edge of Cluster E. The natural 
understorey of this type of woodland is comprised of native grasses, particularly 
Kangaroo Grass, and many small herbs including orchids and lilies, however 
because the woodlands grow on more fertile soils they are particularly prone to weed 
invasion once disturbed. 
 
Management of these areas of remnant native vegetation in Wybalena Grove aims to 
conserve their natural values. Specific management actions carried out by the 
grounds contractor include weed control and reduction of fire hazard where 
appropriate. 
 
Other areas of common ground where no original vegetation was retained have over 
the years been replanted with native grasses, particularly Kangaroo Grass. This 
summer-growing grass retains green leaves through most of the fire season, and 
once established is drought-tolerant, but can be easily damaged by vehicle traffic. 
The best examples are the large grassland to the north of Cluster A, and between the 
village green and Cluster E. These grasslands are left to seed and only mown early 
in the new year when the seed has dropped. 
  



 

3.  UNITS PLAN 116 – THE OWNERS CORPORATION. 
 
Wybalena Grove is Units Plan number 116.  The Owners Corporation consists of all 
105 class B units and the common property and the owner of each unit is a member 
of the Owners Corporation.   
 
For convenience the units are divided into five clusters, each with approximately 21 
units.  Please see the accompanying map for a bird’s eye view of Wybalena Grove, 
its layout, the siting of car parks and the location of fire hydrants. 

3.1 Legislation 
The framework for the operation of a Owners Corporation is provided by the Unit 
Titles (Management) Act 2011 (UTMA) available at the ACT Government legislation 
website: http://www.legislation.act.gov.au). The Act is written in plain English, clearly 
organised making it easy for non-lawyers to understand, and provided with a set of 
fact sheets: http://www.justice.act.gov.au/review/view/17 
The Act is supplemented by an Owners Corporation’s ‘Rules’ (Appendix B to this 
booklet). ‘Rules’ are formally adopted by an Owners Corporation to supplement and 
extend the Act and are legally binding on owners and residents.  
 

3.2 The Annual General Meeting (AGM) 
The business of the Owners Corporation is directed by its 105 members through the 
Annual General Meeting (AGM) which is normally held mid year.   
 
Schedule 3 of the Unit Titles (Management) Act 2011 provides a handy reference for 
all the details concerning the conduct of the AGM such as giving notice, timing, and 
definitions of terms such as ordinary, special, unopposed and unanimous resolutions, 
a quorum, proxy and absentee votes and so on. 
 
General meetings can also be called at other times as required in addition to the 
annual meeting.    
 
All members of the Owners Corporation are able to put items on the Agenda of the 
AGM.  Motions should be submitted in writing to the Managing Agent and both the 
mover and seconder of any motion should sign the notice.   
 
The Act requires that notice of any general meetings be mailed in time to be received 
by members at least 14 days before the date of the meeting.  Where a motion 
requires an unopposed or unanimous decision by a general meeting, 21 days notice 
must be given.  All members intending to place items on the Agenda are requested to 
provide their item to the Managing Agent at least four weeks before the proposed 
date of the meeting so that papers can be printed and distributed in a timely manner.  
Multiple mailings are expensive in time, paper and postage.  In addition to the formal 
notice, intended meeting dates are usually advised by Newsletter as soon as 
possible. 

http://www.legislation.act.gov.au/
http://www.justice.act.gov.au/review/view/17


 

3.3 Executive Committee 
At the AGM an Executive Committee is elected to conduct the Corporation’s 
business for the following year. The Executive Committee acts within the framework 
of decisions made by general meetings of the Owners Corporation. Schedule 1 of the 
Unit Titles (Management) Act 2011 contains a Code of Conduct for Executive 
Committees. Schedule 2 and Division 4.1 describe the functions and procedures for 
Executive Committees. 
 
Owners Corporations elect an Executive Committee of 3 to 7 members at the AGM.  
The election of a larger Executive Committee requires a special resolution at the 
AGM.  
 
A newly elected Executive Committee elects a Chairperson, a Secretary and a 
Treasurer. The same person may hold more than one office. The Act defines 
functions for each office. Individual functions may be delegated to the Managing 
Agent but the office holder is not relieved of the responsibility to ensure that any 
delegated function is properly carried out. The Executive Committee Chairperson is 
usually also the Chairperson for general meetings. 
 
A practice has been established to seek at least one Executive Committee member 
to be elected from each of the five clusters (a ‘cluster representative’), although this 
is not specified by the UTMA. 
 
Contact details for the current Executive Committee members are provided on the 
accompanying loose leaf sheet, which will be updated and distributed after every 
AGM. 
 
Executive Committees generally meet about five or six times between each AGM. A 
meeting in May is usually allocated to preparing a budget for consideration by the 
AGM. 
 
Members of the Owners Corporation are welcome to attend meetings of the 
Executive Committee. Such attendance is recommended for those submitting 
extension plans or similar items for Committee decision. 
 
Decisions of the Executive Committee and other matters that are likely to be of 
general interest are notified to residents by a newsletter which is distributed by 
letterbox drop around Wybalena Grove. The newsletter is also published on the 
website. Non-resident owners who would like to receive the Newsletter are urged to 
provide a current email address to the Managing Agent so that a copy of the 
Newsletter can be forwarded to them at minimal cost. 

3.4 Appointment of Agents and Contractors 
The Act allows an Executive Committee to appoint agents and employ people.  To 
assist in the administration of the Owners Corporation a Managing Agent has been 
appointed to manage the day-to-day affairs.   Current contact details for the 
Managing Agent are provided on the accompanying loose leaf sheet.  
 



 

The Executive Committee also employs contractors to perform work on the common 
grounds, such as grounds maintenance, tree removal, general repairs and recycling 
area clearance. 

3.5 Owners Corporation Register 
The Unit Titles (Management) Act 2011 (s.113-116) requires the Owners Corporation 
to maintain a corporate register.   
 
All unit owners must provide their full name and a current address for 
correspondence for inclusion on the register.  Owners who do not live in Wybalena 
Grove are reminded that each change of address should be notified, within 14 days, 
to the Managing Agent who maintains the Corporate Register for Units Plan number 
116. 
 
Some non-resident owners have provided the name of a real estate agent as contact 
point.  Because the provisions of the Privacy Act 1988 bind such agents, they will not 
provide information to the Owners Corporation and some agents cannot be relied on 
to forward messages to owners in a timely manner.  Please ensure that the Owners 
Corporation Register, held by the Managing Agent, has the owner’s name and 
current address for all correspondence.  An email address is not mandatory but is 
helpful where urgent or rapid contact with the non-resident owner is necessary. 
 
Any change of ownership of a unit must be notified in writing to the Owners 
Corporation within 14 days of the change.   Written notification should be sent to the 
Managing Agent.  Lawyers representing the seller and the purchaser normally do this 
but some legal firms are tardy in discharging the obligation. 
 
In addition, any change of occupant must also be notified so that a change from 
owner-occupier to tenant or from one tenant to a new tenant is recorded. Such 
changes of occupant must also be advised in writing to the Managing Agent within 14 
days of the change. 
 
Any vacancy of occupancy of any unit that is expected to be longer than a 
continuous period of 30 days must also be notified in writing. 
 
All owners are strongly encouraged to provide a current email address to the 
Managing Agent so that correspondence can be transmitted without delay and at 
minimum cost.  An email address for non-resident owners also allows the Newsletter 
to be sent to these owners. 

3.6 Building Insurance 
Insurance of buildings and grounds is the responsibility of the Owners Corporation 
under Section 100 of the Unit Titles (Management) Act 2011.  The insurance policy 
covers those fixtures and fittings which would not be removed should the unit be 
sold.  So the buildings policy covers carpets, wall ovens, blinds and awnings and 
built-in cupboards but not refrigerators, microwave ovens, washing machines or 
personal effects. 
 
A valuation of the Grove is commissioned periodically and the insured value is 
incremented annually in the intervening years as advised by the insurer.  



 

 
Owners are reminded that any substantial alterations to a unit should be notified to 
the Managing Agent (contact details on the accompanying loose leaf sheet) so that 
the policy is an accurate reflection of the replacement value. 
 
Other insurance held by the Corporation includes public liability (on common property 
only) for third parties, workers’ compensation and directors’ liability. 
 
Please note:  Unit Owners are not covered by the public liability insurance held by 
the Owners Corporation.  
 
The insurance premium is paid by members through the annual levy contribution. 
The insurance premium is usually about 25% of the annual levy.  
 
The Owners Corporation maintains the common grounds in a manner that minimises 
risks. Owners and residents are strongly encouraged to notify the Executive 
Committee of any hazards they might observe so that they can be addressed 
promptly.  
 
For Home Contents insurance, which is the responsibility of occupiers or residents, 
see section 4.2 below. 
 
Claims on the Owners Corporation insurance policy should be directed to the 
Managing Agent in the first instance. Minor claims, such as for glass breakages or 
minor burglaries, should be accompanied by a receipt for repairs or replacement.    
 
Larger claims should be discussed with the Managing Agent before any paperwork is 
lodged.  All claims must be processed through the Managing Agent in order for the 
GST component to be added to the refund.  

3.7 Levies 
All activities of the Owners Corporation are funded from the Owners Corporation 
levy, payable by all 105 unit owners.  The amount of the levy is determined annually 
at the AGM and is payable by owners in two half yearly amounts, usually due mid 
year after the AGM and 31st December.   
 
Late payments of Owners Corporation levies attract interest, administrative charges 
for reminder letters and ultimately debt collection costs. 
 
The levy always has components for the Administrative Fund and the Sinking Fund, 
respectively. Occasionally a third levy component will be for a Special Purpose Fund 
when this may be more convenient for some purpose than funding through the 
administrative fund or the sinking fund. 
 
The Administrative Fund typically covers recurrent expenses that are experienced 
every year such as the managing agent’s fees, insurance, and routine maintenance 
of the grounds. The Sinking Fund covers matters that have been anticipated in the 
Sinking Fund Plan, typically maintenance items such as resurfacing asphalt, repairs 
to paths and playgrounds and improvements to infrastructure than may be required 



 

less frequently. The cost of such expenses is evened out by contributing similar 
amounts to the sinking fund each year.  
  



 

4.  UNITS, OWNERS AND RESIDENTS  
 
Each unit has an entitlement of its own footprint plus courtyard areas to the north and 
south. The definitive document for unit areas is the registered Unit Plan. These 
grounds generally extend the width of the unit for ten metres from the outside edge of 
the north door sill and five metres from the south door sill. Some units (15-22, 33, 48, 
85-95) have a ‘unit subsidiary’ for a carport and this is also shown the Unit Plan. 
These unit subsidiaries do not extend the full width of the unit and consequently there 
is a strip of common property adjacent to these carport subsidiaries. Unit owners can 
not enclose this strip or any other area of common property.  

4.1 Household Garbage and Recycling 
The household garbage and recycling bins are the property of the ACT Government 
and have been allocated to each property and the serial number recorded.  You 
should identify your garbage and recycling bins with your unit number. Please do not 
take bins with you if you move as the new residents will need them. 
 
To enable bins to be easily lifted by the collection truck, please place bins 30cm 
apart.   Place the bin no more than half a metre from the kerb, with its opening facing 
the road.  
 
Don't overfill the bin. Its lid should be closed when it is put out for collection. The 
contractors may refuse to empty bins that contain the wrong contents, are too full or 
not correctly placed for collection. 
 
Household garbage bins are collected every Thursday morning. 
   
Garbage bins are for household waste such as kitchen waste and for packaging that 
can't be recycled. Paper and recyclable packaging should be deposited in recycling 
bins. 
 
What cannot go into garbage bins? 
Please do not put the following items in garbage bins: 
x warm, hot or burning ashes 
x oil, paint, solvents, household chemicals or any other liquid 
x garden waste, lawn clippings, rocks or soil 
x commercial building or industrial waste 
x heavy materials which may overload or damage the bin or the compacting 

mechanism of the collection vehicle 
 
Recycling bins are collected every second Thursday morning.  
 
What can go into the recycling bin? 
x all paper and cardboard 
x all glass bottles and jars including separated lids but not light globes*, windows, 

mirrors or crockery 
x cartons including all fruit juice and milk cartons 
x all rigid plastics including PET, HDPE, PVC plastics and separated lids 
x steel cans, aluminium cans and trays and clean foil. 



 

*Unbroken compact fluorescent lights can be placed for recycling in a collection box 
next to the courtyard gate of unit 25. 

4.2 Insurance 
Owners and residents are responsible for obtaining insurance for the contents of their 
unit. In general, contents are defined as those items, such as refrigerators, washing 
machines, furniture, computers and personal effects, which would be removed 
should the unit be sold or vacated.   
 
Owners are also advised to obtain private accident insurance along with normal 
home contents and public risk insurance as the Owners Corporation’s public liability 
insurance policy does not cover owners.   

4.3 Maintenance 
Residents are responsible for maintaining their own unit and also for maintaining 
individual access paths to their unit, including any part of an individual access path 
that lies on common land until it joins a common access footpath, road or car park.  
 
Keeping gutters free from flammable debris reduces the risk of fire during the 
summer season.  Residents are encouraged to clear leaves from gutters and from 
the grounds within their unit entitlement and make use of collection facilities made 
available during Dead Wood Week (see section 5.3, below). 
 
Residents who have been granted a ‘special privilege’ for the exclusive use of 
parking space or a carport sited on common property are responsible for the upkeep 
and maintenance of that carport according to the terms of the grant (see appendix 
C). 

4.4 Paint and stain colours 
Consistency in the colour of external features is essential to the architectural integrity 
of Wybalena Grove.  
The Grove is an example the Sydney Regional Style of architecture in which the 
dominant visible features are solid forms (such as our repeated planes of wing walls 
and roof pitches) that are integrated into the natural environment. The tones of the 
bricks, tiles and wood colour are deliberately similar and dark in order to obscure 
detail and blend into the bushland. 
Differing colours and light tones highlight details and therefore detract from the 
architectural integrity of the Grove. 
Unit titleholders are required to preserve the consistent colour treatment in their 
choice of stain or paint for external timbers and for any construction or addition to 
their unit. The Executive Committee is responsible for approving colours according to 
the following recommendations. 
External timbers should be treated with a finish that is dark brown with a blackish 
tone. This is as close as practicable to the original Wattyl Umber oil stain that allowed 
the wood grain to show through but which is no longer available. Available products 
described as 'Walnut' are often close in colour, for example, Sikkens Cetol HLS 
Walnut. Some 'natural' finishes may also be acceptable, even though they are slightly 
lighter in tone. Products described as 'Mission Brown' vary greatly and many 



 

examples are too reddish or chocolate in tone and do not blend into the environment. 
If in doubt please check with the executive committee.  

4.5 Pets 
The Unit Titles (Management) Act (UTMA) requires that an owner obtain the consent 
of the Owners Corporation (OC) to keep, or allow to be kept, an animal within the 
unit. The definition of ‘animal’ is wide, encompassing cats, dogs, amphibians, birds, 
fish, and reptiles. The OC may give consent with or without conditions but the Act 
also requires that consent not be ‘unreasonably withheld’. 
   
The ACT Government requires that all cats and dogs must be desexed and 
microchipped and that all dogs also must be registered. The ACT Government’s 
requirements also have extensive provisions for dealing with animals that cause 
damage to property, excessive disturbance because of noise, and danger to the 
health of another animal or person.  
 
In addition to the relevant ACT regulations, the OC rules regulate the keeping of 
animals in Wybalena Grove. Please refer to the complete set of Rules in the 
Appendix. Following are some key points: 
 

x The rule automatically gives the consent required by the UTMA for up to two dogs or 
cats or a reasonable number of small animals or an assistance animal.  

x Consent to keep other animals such as poultry or a third dog or cat or an unusual 
species must be sought in writing.  

x Animals must be confined to the unit area except when under the control and 
supervision of a responsible person (except a small number of ‘grandfathered’ 
animals that were accustomed to roaming unaccompanied before the rule was 
adopted).  

x Owners must immediately remove any soiling of the common property.  
x The rules have provisions to deal with bad behavior of animals. 

 
The Owners Corporation encourages the installation of cat ‘runs’ or outdoor cages 
within the unit area.  
 
Please note that the consent of the OC to keep an animal at a unit is a separate 
matter from any provisions of a tenancy agreement.  
  



 

 

4.6 Rates 
In addition to the Owners Corporation levy, each unit pays rates to the ACT 
Government.  Land rates are assessed annually, payable quarterly and are GST 
exempt.  
 
Water and sewerage rates are paid quarterly to ActewAGL. Individual owners are 
responsible for payment of their units’ water bills.  
 

4.7 Real Estate Signs 
Owners selling their unit through a real estate agency are advised that the ACT 
Government Department of Urban Services has devised a Code of Practice for 
Movable Signs.  In general, such signs must indicate the number of the unit for sale 
or open for display and the name of the agent managing the sale.  When the sale is 
completed the sign should be removed.  
 
Some agents provide signs that are not informative, merely giving the name of the 
Agency.  And some signs stay there for months after the unit has changed owners.  
Neither situation is acceptable.  

4.8 Stormwater, Sewerage and other Utility Services: Mains and 
Tributaries 
In Wybalena Grove each unit has, and is responsible for, its own separate utility 
connections to conduits in easements for which ACTEW holds title. Copies of the 
utility maps are available on our website. Stormwater and sewerage are carried by 
separate but parallel drainage systems. Regulations for repair and service of these 
systems are set out below.  
 
MAINS 
 
The various mains are located in easements which run through the common areas of 
Wybalena Grove (under grassed areas, paved parking and, in at least one location, 
under the road). They run roughly east-west providing connection points to the north 
and/or south of each row of units. 
 
ActewAGL is responsible for the maintenance and service of stormwater, sewerage 
and other mains in the easements. 
 
For emergency repairs, such as a burst water main or a leaking sewer cover, please 
contact ActewAGL as swiftly as possible. The emergency number is listed on the 
Contacts page at the front of this booklet. 
  



 

TRIBUTARIES 
Each unit is separately and directly connected to sewerage, stormwater and other 
mains by tributaries that run partly under the unit area and partly under common land 
until it joins the main. 
 
The unit titleholder is responsible for the maintenance and repair of the 
tributaries.  This includes relining and replacing pipes and clearing of blockages, 
even those that might have been caused by trees on the common land. 
Responsibility for the tributary extends from the unit to the ‘tie point’ at the mains, 
including those sections that run beneath common ground.  
 
The unit titleholder should contact a plumber to carry out maintenance of the tributary 
at his or her own expense. If the problem is found to be in the mains, the plumber 
should inform ActewAGL which should carry out the repair without cost. 
 
Please note: The Owners Corporation is not responsible for any costs associated 
with the repair of any water, stormwater or sewerage main or tributary in Wybalena 
Grove. 
 
EXCEPTIONAL CIRCUMSTANCES 
In instances where repair of a problem in the main or tributary involves removal of 
trees or landscaping on common ground, the unit titleholder should contact the 
Executive Committee or Managing Agent. The Executive Committee may agree to 
arrange and pay for the removal of the trees or landscaping. However, the cost of the 
repair to the system remains the responsibility of the unit titleholder or ActewAGL. 
 
In instances where common ground areas cause or contribute to stormwater runoff or 
drainage problems, the Owners Corporation may pay for or contribute to repair costs. 
The unit titleholder should contact the Executive Committee or Managing Agent and 
explain the problem. The Executive Committee may then agree to the repair. 

4.9 Water Meters and Mains Water Taps 
Residents are responsible for paying the cost of water consumption as part of their 
quarterly Water & Sewage Rates.  
 
Each unit’s water meter and water cut-off tap is generally located beneath concrete 
or hard plastic covers in the common area, near the mains lines that run between 
each unit row.  Residents should locate their mains water tap, and keep it accessible 
and in working order. 
 
Most meters have a green hard plastic cover which can be easily lifted to read the 
meter numbers. Units with older concrete covers can collect a newer rectangular 
plastic style cover free from the ACTEWAGL Northern Services Centre in Mitchell. 
Where a cut-off tap is difficult to reach, a forked extension tool is needed. These can 
be purchased from hardware stores.  

4.10 Water tanks 
Rainwater tanks within unit boundaries, like other external structures, need approval 
from the Executive Committee before their installation. Tanks should not intrude on a 
neighbour, such as extending beyond or above a unit’s wing walls. The shape and 



 

colour of tanks should be consistent with the approval principles. These and the 
approval process are given in section 6 below.  
 
Proposals to locate water tanks or other rainwater harvesting devices on common 
land (e.g. to collect and distribute water from car park roofs for fire fighting, watering 
of common grounds, etc) must be agreed by an AGM. 

4.11 Website 
A website, www.wybalenagrove.org.au, provides sections on the Owners Corporation 
governance, Wybalena Grove's history, grounds, and environment, and an archive of 
newsletters, general meeting minutes and other documents.  
The website contains material that is publicly accessible, and material that can only 
be viewed by registered users, who must be owners, tenants, or the Managing 
Agent. 
The registration procedure is explained by visiting the website's home page. 

4.12 Dispute Resolution 
Unfortunately disputes arise between various parties to a unit-titled property - 
owners, occupiers, the Executive Committee and its members, or the Owners 
Corporation itself. Ideally these should be settled by negotiation between the parties 
with each attempting to understand the other's point of view and reach an acceptable 
settlement. 
Part 8 of the Unit Titles (Management) Act 2011 outlines relatively simple and 
inexpensive dispute resolution available through the ACT Civil and Administrative 
Tribunal (ACAT) when negotiation has failed.  
Various categories of dispute are defined and the ACAT can make various types of 
order. For example, an order can require a party to do or refrain from doing a thing or 
to exercise a certain function under the Act. Orders can be given that various 
meetings or decisions of an owners corporation are void for some irregularity, to give 
effect to a motion or to overturn a resolution based on a merits review, require 
accounts to be audited, allow an applicant to examine records, appoint an 
administrator, etc. 
If an owner is issued with a rules infringement notice and does not remedy the 
breach of the rules an ACAT dispute is triggered automatically.  
  



 

5.  THE COMMON PROPERTY 
 
The Owners Corporation is responsible for maintaining the common property 
including structures on common property, except for parking spaces, carports and 
minor items for the exclusive use of an individual unit including their individual path or 
driveway connections to the shared paths and driveways. 

5.1 Carports and Parking Spaces 
Some units have (96-105) or had (23) carports built within the unit area. Others have 
unit subsidiaries for carports shown on the Unit Plan (15-22, 33, 48, 85-95). Most of 
the remaining units have a special privilege for the exclusive use of at least one 
covered space in a common property car park. A few units do not have covered 
parking but all have at least one parking space allocated with permission to cover 
that parking space.  

5.1.1 Construction and exclusive use of carports in common property car 
parks 
The carports in the common property car parks have been constructed at the request 
and expense of unit owners but the Owners Corporation retains ownership of them. 
The Owners Corporation has granted certain unit owners special privileges for the 
exclusive use of one or two parking spaces, and any carport over it, for limited 
purposes, on terms and conditions given in the resolution granting the special 
privilege (see appendix C). The key point is unit owners have been granted exclusive 
use of particular parking spaces on condition that they meet all of the owners 
corporation’s costs for repairs and maintenance of the space and any carport over it. 
These special privileges were granted to the owners of particular units ‘at any time’ 
so that exclusive use transfers automatically to the new owner on the same terms 
when a unit changes hands.  
 
Any proposal for further allocations of parking spaces or approval of carport 
construction should follow the parking plan approved at the May 2012 general 
meeting (appendix C).  

5.1.2 Repair and maintenance of carports in common property car parks 
The unit owner is responsible for all costs associated with the repair and 
maintenance of any common property carport for which they have been granted a 
special privilege.  The need for such work is determined by the Owners Corporation, 
in consultation with the unit owner(s).  Depending on the nature and cost of the work, 
and the number of unit owners involved, payment may initially be made by the 
Owners Corporation, which will then charge unit owners their portion of the costs. 

5.1.3 Storing personal effects in carports in common property car parks    
The terms and conditions allow a unit owner to use the space to store limited 
personal effects as well as park their vehicle but only to the extent that this does not 
become an eyesore or create other hazards (see Appendix C).   



 

5.2 Community Fire Unit 
Wybalena Grove has its own Community Fire Unit (CFU) and is equipped with two 
CFU trailers. The two CFU trailers are located within Wybalena Grove at strategically 
separate locations. In the event of a fire or a fire threat the CFU team and trailers 
would be directed by the ACT Fire Brigade under powers and protections conferred 
by the ACT Emergencies Act.   
 
Details of the Community Fire Plan have been distributed and should be retained in 
the red folder distributed to every unit.  Residents are urged to re-consider their 
individual Plan each year and update their family plan sheet to accord with changed 
circumstances. 
 
New recruits to the CFU are always welcome.  Further details can be obtained from 
people named on the accompanying loose leaf sheet.  

5.3 Dead Wood Week 
The Executive Committee has initiated Dead Wood Week in November each year to 
help clear the site of flammable materials before the beginning of the fire season.  
The “week” usually extends for 10 to 12 days and includes two weekends.  During 
the Dead Wood Week collection sites will be marked around the site for collection of 
tree fall, bark, branches, small wood, and similar highly flammable materials.   
 
Residents will be advised through the Newsletter of the arrangements for collecting 
and removing dead wood from the site. 
 
The recycling area will be kept cleared so that fuel is kept to a minimum during the 
hottest months.  The recycling area will remain open but residents are encouraged to 
clear up during Dead Wood Week and help reduce the fire risk during summer. 

5.4 Dumping 
Building materials, old vanity units, used white goods and other similar inappropriate 
items have been dumped in the recycling area and other areas around the Grove. 
Owners and their contractors are responsible for the disposal of all materials off the 
Grove following building works. Please see sections 5.3 Dead Wood Week and 5.11 
Garden Refuse Area.  Removing these items is an additional expense incurred by 
the Owners Corporation. The recycling area is for garden refuse only.  

5.5 Gas and Telephone Lines 
Mains gas lines generally run between unit rows, and, where not already connected, 
residents can arrange gas connection to their units by contacting ActewAGL. 
Telephone lines run along the same corridors as water, sewage and stormwater. 
Maps for all utilities are available on the Wybalena Grove website. Wybalena has 
registered its interest for early connection the National Broadband Network. 

5.6 Grounds Liaison 
The Executive Committee hires contractors to maintain common ground landscaping, 
to clear the garden refuse area, to remove dead trees and branches, and to mulch 
dead wood. The Executive Committee also engages contractors for fence, path, 
lighting, playground, sign, gate, barrier, and carport maintenance. Although the 



 

Grounds Coordinator directs landscaping and other grounds contractors all requests 
for maintenance of common ground items should be directed to your Cluster 
Representative or any other executive committee member. Sometimes residents 
become concerned that a tree might be dangerous. When this is suggested the 
Executive Committee acts on the advice of a professional tree surgeon. Please see 
the Contacts page at the front of this booklet for details. 

5.7 Lighting on Common Grounds 
ActewAGL is responsible for maintaining the lights along the main Wybalena Grove 
roadway and the eastern and the western arms as far as the turning circles (This is a 
public road, not part of our property). Anyone noticing a fault with these lights should 
report it directly to ActewAGL.  
 
The Owners Corporation is responsible for maintaining all other lighting in common 
areas, including in the common carport areas and along the shared footpaths. Please 
report any faults with these lights to your cluster representative, who will arrange 
repairs. Some cluster representatives may choose to keep a small stock of spare 
globes on hand.  
 
The solar electric (photovoltaic) system on the roof of the P7 carport east of unit 1 is 
owned by the owners corporation. It supplies the electricity grid with approximately 
the same amount of energy by day as we consume at night for lighting the common 
property. The Owners Corporation receives a credit on our electricity account which 
reduces levies for all owners.  

5.8 Maintenance of Common Amenities 
Residents are encouraged to maintain the common areas and facilities that make 
Wybalena Grove such an attractive place to live. Residents can also assist by 
watering shrubs on common ground near their units when necessary and by keeping 
these areas free of rubbish and helping with cluster working bees. 

5.9 Maintenance of Common Land and Private Gardens 
For maintenance purposes Wybalena Grove is divided into seven zones, comprised 
of the five clusters and their adjoining common land plus two boundary areas. 
 
The Corporation employs a contractor to mow, brush-cut and poison weeds on the 
common land. In winter the contractor takes on other duties such as mulching, 
weeding and pruning when the grasses are dormant. 
 
Residents are responsible for the maintenance of private courtyards. However, the 
contractor will mow private areas which have been merged with the Common Land. 
 
The Corporation has a regular garden maintenance and fuel reduction program. 
However, priorities vary from year to year depending on factors such as drought, fire 
hazards, storms etc.  The Grounds Coordinator, in consultation with the cluster 
representatives and the Executive Committee, determines work priorities. Residents 
should discuss grounds matters with their Cluster representative rather than the 
contractor. 
 



 

Please note: It is not one of the contractor’s duties to water the common land, 
except when directed to do so by the Executive Committee under exceptional 
circumstances.   

5.10 Planting on common ground  
The Corporation regularly plants and replants on the common ground depending on 
seasonal conditions.  Residents may choose to plant on common ground adjacent to 
their unit but should note that it is a condition of the site lease that all planting on 
common ground and outside cluster areas must be of plants native to Australia. 
When planting on the common ground, Australian native plants which are drought 
and frost tolerant should be chosen, preferably those indigenous to the ACT. 
 
Please do not plant honeysuckle, bamboo, common periwinkle, ivy, cotoneaster, 
pyracantha, St John's Wort, privet, Spanish broom, Patterson’s curse or other plants 
declared to be ‘pest plants’ or noxious weeds anywhere in Wybalena Grove, 
including within your unit entitlement. Please do not allow noxious plants within your 
entitlement and advise your Cluster Representative of any that are in your boundary 
area.  The Cootamundra wattle, although a native plant which is both frost and 
drought tolerant, has also been declared a noxious weed in the ACT and should not 
be planted. 
 
To provide visual variety, residents may plant exotic trees, shrubs and ground covers 
within their unit area but please consider the ultimate size and properties of plants 
that may cause nuisance to neighbours, for example, by shading or leaf shedding.    
 
Residents are encouraged to merge their courtyard gardens with the common 
property landscaping provided the following procedures are followed: 
 
x the Executive Committee's approval has been obtained for all proposed mounding 

and planting on common land; 
x requests for approval must be submitted in advance in writing to your cluster 

representative.  
 
Approval will generally be given provided that: 
 
x emergency vehicle access is not inhibited in any way; 
x proposed planting complies with the Corporation's planting policy;  
x the landscape design does not give the impression that common land has actually 

been incorporated into the private courtyard;  
x the resident agrees to water and maintain the relevant area.  
 
Requests for approval outside the above principles may be submitted and will be 
considered on their individual merits. The procedures include an inspection phase 
after the landscaping has been completed. 

5.11 Recycling Area 
The Owners Corporation provides a recycling area sited to the north of the tennis 
courts. This area can be used to deposit acceptable garden refuse from the common 



 

ground and owner’s unit area.  The removal contractor takes this material to a 
recycling centre as necessary. 
 
Prunings, branches up to 200mm diameter, weeds and leaf matter from individual 
unit gardens and from the common grounds can be left at the recycling area.    
 
No bamboo or pampas grass should be placed on the recycling area at Wybalena 
Grove as the recycling centre will not accept these materials.  Residents removing 
bamboo, or pampas grass from their gardens have a responsibility to remove these 
materials from the site. 
 
Please note:  All Wybalena Grove recycling is paid for from Owners Corporation 
levies and is not provided by the ACT Government.  The recycling area is for the use 
of residents only.  If you observe anyone dumping rubbish other than garden refuse, 
or if you recognise any vehicle as not belonging to a resident, please record the 
registration number and advise your cluster representative on the Executive 
Committee.   The ACT Ranger’s Office has been helpful in warning off those non-
residents whose vehicle registrations have been noted while dumping on site. 

5.12 Tennis courts 
Cluster representatives have a key to the tennis courts, which residents may copy at 
their own expense. Keys should not, of course, be provided to non-residents. 
 
On-court rules are as follows: 
 
x courts are for use by residents and their accompanied guests only; 
x courts must not be used when wet. If the court surface is damaged in any way it 

should be immediately repaired and smoothed; 
x following play the courts must be bagged and may be watered, depending on 

current ACTEW water restrictions in force at the time; 
x when not in use the nets should be lowered so the bottom of the net is just clear 

of the ground; 
x courts must be left locked at all times.  (Previously, when courts were left 

unlocked they were subject to vandalism and extensive use by non-residents.) 
 
Courts are available for play at any time, and can be booked for a maximum of two 
hours. Bookings should be made on the chalk board in front of the tennis court gate. 
Details should include name, unit number and period of play.  Failure to claim the 
court within 10 minutes after the hour invalidates a booking. If a court is in use and 
not booked, please ask players to leave. 

5.13 Village green (oval) and BBQ areas 
The oval and BBQ areas are available for general recreation purposes, and also for 
special social functions. The Village Green is on Owners Corporation property and is 
for use of residents and invited guests only. Residents interested in organising 
special functions on the oval are advised to notify the Executive Committee to ensure 
that no other functions have been organised for that day.   
When using these facilities, please remember to keep noise levels within reasonable 
limits, remove all rubbish, and leave the area in good condition.  Visitors should be 



 

asked to park along the Grove’s roadways, and not on the oval, access tracks, or 
grassed areas.  
 
The Corporation wishes to maintain an even playing surface, therefore activities 
which would damage the surface, such as golf and horse riding are not permitted. 
 
Bookings for the BBQ near the tennis courts can be made on the blackboard next to 
the BBQ. The wood-fired (pizza) oven can be used for pizza, roasting and baking. 
Detailed instructions are in Appendix D. Please follow the instructions carefully and 
please ask an experienced user if you are at all uncertain. Various aspects of the use 
of the oven are not obvious. At the time of writing the oven can be booked in a note 
pad with the oven. However, most users, unless they have a very large group are 
happy to share with other residents. Once the oven is hot each pizza only takes a 
few minutes to cook so you can feed a lot of people.  

5.14 Vehicle access on common land 
The grassed corridors between rows of units are provided to allow access for 
emergency vehicles and other infrequent and exceptional purposes. Cars and trailers 
must not be parked in these areas. 
 
Vehicles should drive on common land, other than car parks, only for the purposes of 
loading and unloading furniture or other heavy household or garden items.  
 
Please help to prevent these areas becoming ugly tracks by replacing the bollard 
chains if you find them down and discouraging service providers from assuming they 
can drive wherever they like. 
 
It is the responsibility of individual residents to repair any damage to common land 
which results from the delivery of furniture, building materials, private contractors etc. 
Often they can use a trolley along the path.  
 
Residents should ask their guests to park in designated visitor car parks or along the 
road as they would in any suburban street, not off the road or in the carports of other 
residents. 
 
 
Please consult your neighbours and the Executive Committee if you intend to use 
common land for a large social event. 
  



 

6.  ALTERATION PROPOSALS 
 
Consistent with the Rules of the Corporation (Appendix B) and the Unit Titles 
(Management) Act 2011 all proposed structures and external alterations to units must 
receive Corporation approval.  
 
Please note:  The Executive Committee does not have authority to approve 
structures for exclusive use on the common property unless the use is minor and will 
not unreasonably interfere with the reasonable use and enjoyment of the common 
property by other owners.  Unapproved structures and fixtures on the common 
ground may be removed by the Corporation at the owner's expense.  
 
Important: Executive Committee members may need to inspect the site of a 
proposed structure/alteration before approval is given. If applicants are anticipating 
that plans will be approved at a particular meeting, it is essential that the plans be 
available to all members at least a week in advance of that meeting. 
 
Alterations which need ACTPLA approval must first have the seal of the Owners 
Corporation and this is applied only after the Executive Committee has considered 
and approved the plans.  
 
To avoid difficulties when selling units, residents are advised to submit all alterations 
to the ACT Planning and Land Authority so that building files can be amended.  All 
contact with the ACT Planning and Land Authority is the responsibility of the owner. 
 
Alterations and renovations, including those which do not need ACTPLA approval, 
such as replacement kitchens or bathrooms, should also be advised to the Managing 
Agent as these may increase the value of the unit.  Such notification enables 
residents to obtain the full benefit of the Corporation's insurance cover.  

6.1 General Procedures for Obtaining Approval for Proposed 
Structures  
x Requests for approval of all structures (whether within courtyards or on 

boundaries) must be submitted in advance in writing and must give dimensions, 
construction materials and such other details as are reasonably required for the 
Corporation to make a decision. 

 
x General principles have been established within which the Corporation will 

normally give approval for construction of fences and walls (see section 6.3). 
However, approval must still be sought. Requests for approval outside the 
principles may be submitted and will be considered on their individual merits. 

 
x All proposals must be accompanied by written evidence of consultation with all 

neighbouring owners who may be affected by the construction or fixture. This may 
include owners of units immediately to the east and west of the proponent’s unit 
and those facing the proposed structure from the north and/or south. The written 
statement should draw the Executive Committee's attention to the nature of any 
significant objections encountered. A form for providing evidence of neighbour 
consultation is included as Appendix A. 



 

 
Please note:  Any objection may be overcome by further consultation.  A single 
objection may not amount to a veto and the Executive Committee may, after due 
consideration of any objection, proceed to grant approval, despite objections. 
 
A suggested consultation form is provided at Appendix A to this Booklet. 

6.2 Alterations to Units 
The Committee will generally approve proposals to alter or add to units. The following 
conditions will apply: 

 
x The work must be compatible with the architectural aesthetics of the original 

design. 
x Requests for approval are submitted in writing  to the Managing Agent together 

with: 
¾ sketch plans showing dimensions of the existing and proposed layout 

elevations and appropriate sections; 
¾ ground plan showing any increased footprint of the extension; 
¾ a description of the materials proposed to be used; 
¾ details of associated landscape treatment; and 
¾ details of the impact of the proposal and of construction on the surrounding 

environment.  
x The applicant or proponent also submits a written statement indicating that 

consultation with affected neighbours has occurred.  A format for recording such 
consultation and the views of affected neighbours is contained at Appendix A. 

x The applicant(s) undertakes to carry out the proposed works within acceptable 
levels of interference, satisfies the Committee that adequate and appropriate 
insurances will be taken out and undertakes to repair any damage caused directly 
or indirectly to common land with a minimum of delay. 

x The applicant(s) undertakes to allow the Executive Committee members to 
inspect the work once the construction is completed or at such other times as the 
Committee determines. 

x The applicant(s) undertakes to advise the Committee of any changes in plans and 
to resubmit plans for approval if significant variations occur. 

 
In assessing the compatibility of proposed alterations with the original architectural 
aesthetics the Committee will be guided by the following principles: 
 
x The roof line profile of the wing walls, which is a characteristic of the architecture 

throughout Wybalena Grove, should be maintained. 
x Any extension to the wing walls on the east and west faces of units should be 

brick. 
x Velux windows may be incorporated in the roof on the north or south sides. 
x Dormer windows may be added on the roof on the south side only. 
x Balconies may be inset into the roof on the north or south sides. 
x Attic extensions may be approved, but not an additional floor (as defined by the 

authorities) in tri-level units.  
x External fittings should be within unit boundaries and not on common land to the 

side of units. However, the Unit Titles (Management) Act allows executive 



 

committees to approve minor items to extend over the common ground. Awnings 
and air conditioning units are given as examples. Such approval is not automatic 
and Executive Committees will expect to hear a compelling case for why the 
items should not be accommodated within the unit area. 

x The materials used on external surfaces should closely match the materials used 
in the original construction. 

x Stains used on external timber surfaces should comply with section 4.4. 
 
Proposed alterations and extensions must also be approved by the ACT Planning 
and Land Authority (ACTPLA). Approval is required for: 

 
x work in connection with the erection, alteration, addition or demolition of a 

building; 
x work in connection with repairs of a structural nature to a building; 

6.3 Fences and Screen Walls 
All proposals to build fences, screen walls and similar structures within unit 
boundaries must be forwarded to the Executive Committee for prior approval. Written 
evidence of consultation with affected neighbours must be provided.  (See Appendix 
A for a suggested format.) 
 
A limited range of enclosure types is intended to provide a reasonable compromise 
between functional diversity and consistent style. The following principles are 
provided to assist owners with planning: 
 
 
South side of unit 
 
No structure should at any point of its length be more than two metres above the 
door sill level on that side of the unit.  Fence tops must be horizontal. However, on 
particularly steep sites, stepping of fences may be allowed. Three types of 
constructions are permitted: 
 
a) A curved brick wall, of approved bricks, of a suitable diameter to remain within the 
unit boundary. 
 
b) A horizontal slatted wood fence, eg oregon pine (preferably rough sawn) 
constructed of: 
 
x slats, 150 x 25 mm in size, with about 25 mm spacings; 
x hardwood posts, 100 x 100 mm, set into concrete via steel "shoes", concrete 

footings should be at least 300 x 300 x 300 mm;  
x posts should be spaced at no greater than 1.8 m intervals; 
x fences should be stained or painted in approved colours (in accordance with 

section 4.4).  
 
c) A powder-coated, dark green or dark brown weldmesh-style fence restricted to 
1.2m, horizontal, and stepped if necessary on sloping ground. 
 



 

North side of unit 
 
On the north side of units, fences should not be taller than 1.5m above door sill level 
at any point. Two types of fences are permitted: 
 
a) Timber slats as described for the south side, but only to 1.5m in height. 
 
b) A powder-coated, dark green or dark brown weldmesh-style fence restricted to 
1.2m, horizontal, and stepped if necessary on sloping ground. 
 
Brick circular walls have never been permitted on the north side of units.  
Brush fences were previously permitted, but the ACT Fire Brigade advised that they 
were a fire hazard. New brush fences will not be approved but previously approved 
fences of this style can remain if maintained in good condition.  
Weldmesh fences with a shiny galvanised finish were previously permitted, but the 
2010 AGM decided that new no fences of this style will be approved.  
 

6.4 Garden Sheds 
Garden sheds may be installed within a unit area after approval from the Executive 
Committee. Please include the following supporting information:   
 
x a diagram of the garden with measurements showing 

o the proposed location 
o the dimensions of the shed (length, height and depth) 
o any plans to screen the shed (in accordance with 6.3) 

x a statement describing 
o the nature of the construction materials 
o colour of the construction materials, which should be a natural wood brown (in 

accordance with 4.4) or a muted ‘bush’ green  
x a statement demonstrating that owners of units affected by the siting of the shed 

have been consulted (see Appendix A for a suggested format) 



 

APPENDIX A – NEIGHBOUR CONSULTATION FORM 
 
Format for consultation with neighbouring owners who may be affected by 
your construction or alteration proposal. 
 
Proponent to complete the top part - items 1-5 and give one copy to each 
affected neighbouring owner to complete the bottom section of the page. 
 

1. Proponent’s name and unit number: 
 

2. The nature of the proposed structure (eg additions, garden shed, new fence): 
 

3. Colour and materials to be used in the proposed structure: 
 

4. The location of the proposed new structure (eg south side, west wing wall): 
 
 

5. All units whose owners will be affected by this proposal: 
 

a) Unit no:       Name of Owner: 
 

b) Unit no:       Name of Owner: 
 

c) Unit no:       Name of Owner:  
 

d) Unit no:       Name of Owner: 
  
 
Following statement to be completed by each affected owner. 
 
__________________   of unit ____ has consulted me over the proposal 
 (proponent’s name)                 
 
to construct  
                       (nature of structure)   
 
I do object / have no objection to this proposal. If objection, please describe briefly (use back of sheet 
if needed). 
 
 
 
 
 
 
 
 
 
 
 
 
Signature: ____________________ 
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Following	is	the	set	of	rules	as	amended	by	the	2016	Annual	General	Meeting:	

 
RULES	of	the	WYBALENA	GROVE	OWNERS	CORPORATION		

(The	Proprietors	:	Units	Plan	No.	116):	

1.	 Definitions	

	 (1)	 In	these	rules:	

	 	 executive	 committee	 representative	means	 a	 person	 authorised	 in	 writing	 by	 the	 executive	
committee	under	rule	10	(4).	

	 	 owner,	occupier	or	user,	of	a	unit,	includes	an	invitee	or	licensee	of	an	owner,	occupier	or	user	of	
a	unit.	

	 (2)	 A	word	or	expression	in	the	Act	has	the	same	meaning	in	these	rules.	

2.		 Payment	of	rates	and	taxes	by	unit	owners	

	 A	unit	owner	must	pay	all	rates,	taxes	and	any	other	amount	payable	for	the	unit.	

3.	 Repairs	and	maintenance	

	 (1)	 A	unit	owner	must	ensure	that	the	unit	is	in	a	state	of	good	repair,	including	any	part	that	affects	
the	 outward	 appearance	 of	 the	 unit	 or	 the	 use	 or	 enjoyment	 of	 other	 units	 or	 the	 common	
property.		

	 (2)	 A	unit	owner	must	not,	without	the	prior	written	approval	of	the	Owners	Corporation,	maintain	
within	 the	 unit	 anything	 visible	 from	 outside	 the	 unit	 that,	 viewed	 from	 outside	 the	 unit,	 is	
substantially	to	the	detriment	of	the	appearance	of	the	Units	Plan.	

	 (3)	 A	unit	owner	must	carry	out	any	work	in	relation	to	the	unit,	and	do	anything	else	in	relation	to	
the	unit,	that	is	required	by	an	ACT	law.		

	 (4)	 A	unit	owner	must	ensure	that	any	repair	and	maintenance	that	affects	the	outward	appearance	
of	the	unit	is	in	keeping	with	the	original	exterior	of	the	units	and	is	in	a	construction,	materials	
and	colour	scheme	that	matches	the	overall	appearance	of	the	Units	Plan.	

Note:	‘The	unit'	comprises	the	whole	unit	area	including	the	main	dwelling,	courtyard,	carport	or	garden,	
and	the	attached	unit	subsidiaries	for	a	carport	in	the	cases	of	units	15-22,	33,	48	and	85-95.	One	of	the	
conditions	of	the	grants	of	special	privileges	for	parking	spaces	on	common	property	is:	'Rules	of	Owners	
Corporation	 that	 apply	 within	 the	 Member’s	 unit	 shall	 also	 apply	 within	 special	 privilege	 areas	
associated	with	that	unit.'	

4.		 Erections	and	Alterations	

A	 unit	 owner	must	 not	 EXCEPT	 in	 accordance	with	 the	 express	 permission	 of	 the	 Corporation	 and	 in	
accordance	with	the	provision	of	any	law	in	force	in	the	Territory	applicable	in	the	circumstances,	erect	
or	 alter	 any	 structure	 in	 or	 on	 the	 unit	 PROVIDED	 THAT	 the	 Corporation	 shall	 not	 refuse	 to	 grant	 its	
permission	except	for	aesthetic	or	safety	reasons.	

5.		 Use	of	common	property	

	 (1)	 A	 unit	 owner	 must	 not	 use	 the	 common	 property,	 or	 permit	 it	 to	 be	 used,	 to	 interfere	
unreasonably	with	 the	 use	 and	 enjoyment	 of	 the	 common	 property	 by	 an	 owner,	 occupier	 or	
user	of	another	unit.	

	 (2)	 A	 unit	 owner	 must	 not	 obstruct	 lawful	 use	 of	 common	 property	 by	 any	 person	 except	 on	 a	
temporary	and	non-recurring	basis.	

6.	 Hazardous	use	of	unit	

	 (1)	 A	unit	owner	must	not	use	the	unit,	or	permit	it	to	be	used,	so	as	to	cause	a	hazard	to	an	owner,	
occupier	or	user	of	another	unit.	

	 (2)	 A	unit	owner	must	not	do	any	thing	or	permit	any	invitees	of	the	unit	owner	to	do	any	thing	on	
the	unit	 or	 common	property	 that	 is	 likely	 to	 affect	 the	operation	of	 fire	 safety	 devices	 in	 the	
Units	Plan	or	to	reduce	the	level	of	fire	safety	in	units	or	common	property.	

APPENDIX B
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For	example,	access	to	fire	hydrants,	passage-ways	between	units,	and	the	Community	Fire	Unit	trailers	
should	not	be	obstructed	and	unit	owners	should	clear	away	excessive	flammable	material	such	as	leaves	
and	twigs	from	the	vicinity	of	the	units.		

7.		 Use	of	unit—nuisance	or	annoyance	

	 (1)	 A	unit	owner	must	not	use	the	unit,	or	permit	it	to	be	used,	in	a	way	that	causes,	or	will	cause,	or	
may	grow	to	cause,	a	nuisance	or	substantial	annoyance	to	an	owner,	occupier	or	user	of	another	
unit.		

	 (2)	 This	 rule	 does	 not	 apply	 to	 a	 use	 of	 a	 unit	 if	 the	 executive	 committee	 has	 given	 an	 owner,	
occupier	or	user	of	the	unit	written	permission	for	that	use.		

	 (3)	 Permission	may	be	given	subject	to	stated	conditions.		

	 (4)	 Permission	may	be	withdrawn	by	ordinary	resolution	of	the	owners	corporation.		

8.		 Noise	

	 (1)	 A	unit	owner	must	not	make,	or	permit	to	be	made,	such	a	noise	within	the	unit	as	might	(in	the	
circumstances)	be	reasonably	likely	to	cause	substantial	annoyance	to	an	owner,	occupier	or	user	
of	another	unit.		

	 (2)	 This	rule	does	not	apply	to	the	making	of	a	noise	if	the	executive	committee	has	given	the	person	
responsible	for	making	the	noise	written	permission	to	do	so.		

	 (3)	 Permission	may	be	given	subject	to	stated	conditions.		

	 (4)	 Permission	may	be	withdrawn	by	ordinary	resolution	of	the	owners	corporation.		

9.		 Illegal	use	

	 A	unit	owner	must	not	use	the	unit	or	the	common	property,	or	permit	them	to	be	used,	to	contravene	
a	law	in	force	in	the	ACT.	

10.		 What	may	an	executive	committee	representative	do?	

	 (1)	 An	executive	 committee	 representative	may	do	any	of	 the	 following	 in	 relation	 to	 a	unit	 at	 all	
reasonable	times:		

	 	 (a)	 if	the	committee	has	reasonable	grounds	for	suspecting	that	there	is	a	breach	of	the	Act	or	
these	rules	in	relation	to	a	unit—inspect	the	unit	to	investigate	the	breach;		

	 	 (b)			 carry	out	any	maintenance	required	under	the	Act	or	these	rules;		

	 	 (c)	 do	anything	else	the	owners	corporation	is	required	to	do	under	the	Act	or	these	rules.		

	 (2)	 An	executive	committee	representative	may	enter	a	unit	and	remain	in	the	unit	for	as	long	as	is	
necessary	to	do	something	mentioned	in	subrule	(1).		

	 (3)	 An	 executive	 committee	 representative	 is	 not	 authorised	 to	 do	 anything	 in	 relation	 to	 a	 unit	
mentioned	in	subrule	(1)	unless—		

	 	 (a)	 the	executive	committee	or	 the	representative	has	given	the	owner,	occupier	or	user	of	
the	unit	reasonable	notice	of	his	or	her	intention	to	do	the	thing;	or		

	 	 (b)	 	 in	an	emergency,	it	is	essential	that	it	be	done	without	notice.		

	 (4)	 The	executive	committee	may	give	a	written	authority	to	a	person	to	represent	the	corporation	
under	this	rule.		

11.	 Seal	of	owners	corporation	

	 For	the	attaching	of	the	seal	of	the	owners	corporation	to	a	document	to	be	effective—	

	 (a)	 the	seal	must	be	attached	by	decision	of	the	executive	committee;	and	

Note	-	the	executive	committee	decision	must	be	made	by	majority	vote,	or	by	unanimous	vote	if	there	
are	only	2	members	of	the	committee	(see	sch	2,	s	2.10).	

	 (b)	 the	seal	must	be	attached	in	the	presence	of	2	executive	members;	and		

	 (c)	 the	 executive	 members	 witnessing	 the	 attaching	 of	 the	 seal	 must	 sign	 the	 document	 as	
witnesses.		
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12.	 Keeping	of	Animals	

	 (1)	 A	unit	owner,	occupier	or	user	of	a	unit	may	keep	an	animal	subject	to	the	conditions	set	out	in	
these	Rules.		

Note:	S.32	of	the	Unit	Titles	(Management)	Act	2011	states	that	“a	unit	owner	may	keep	an	animal,	or	

allow	an	animal	to	be	kept	…	only	with	the	consent	of	the	owners	corporation”	which	may	be	given	“with	

or	without	conditions”	but	“must	not	be	unreasonably	withheld”.		

	 (2)	 Any	 animal	 that	 is	 deemed	 by	 the	 Executive	 Committee	 (EC)	 to	 be	 potentially	 harmful	 to	 the	
health	or	safety	of	others	will	not	be	allowed,	including	any	type	of	dog	or	other	species	that	is	
deemed	dangerous	under	any	relevant	legislation	in	force	in	the	ACT.			

	 (3)	 A	unit	owner,	occupier	or	user	of	a	unit	who	keeps	an	animal,	or	allows	an	animal	to	be	kept,	is	
deemed	to	have	consented	to	the	conditions	imposed	under	these	Rules.	

	 Conditions		

	 Approval	Process		

	 (4)	 The	 consent	 of	 the	Owners	 Corporation	 (OC)	 is	 granted	 automatically	 by	 this	 rule	 for	 any	unit	
owner,	occupier	or	user	of	a	unit	to	keep:	

	 	 (a)	 up	to	two	common	household	pets	(dogs	and	cats)	in	the	unit	as	a	companion	animal(s).		

	 	 (b)	 a	 sufficiently	 small	 number	of	 small	 animals	 (such	as	mice,	 cage	birds,	 guinea	pigs,	 fish,	
amphibians	 or	 reptiles)	 in	 the	 unit	 that	 can	 reasonably	 be	 expected	 to	 not	 cause	 a	
nuisance	to	other	residents.		

	 	 (c)	 an	assistance	animal,	such	as	a	guide	or	hearing	dog,	used	by	a	unit	owner	or	occupier	of	a	
unit	or	visitor.		

	 (5)	 For	any	animal	not	covered	by	sub-rule	(4),	including	poultry,	a	unit	owner,	occupier	or	user	of	a	
unit	 is	 required	 to	 submit	 a	 written	 request	 for	 approval	 through	 the	managing	 agent	 before	
bringing	an	animal	into	the	Units	Plan.		

	 (6)	 The	EC	may	grant	approval,	with	or	without	conditions,	for	an	animal	not	covered	by	sub-rule	(4)	
to	be	kept	 in	the	unit	after	consideration	of	the	merits	of	the	proposal	but	may	refuse	to	grant	
approval	 if	 the	 applicant	 fails	 to	 provide	 on	 request	 any	 information	 that	 the	 EC	 considers	
relevant,	which	may	include:	

(a)	 Information	 about	 the	 animal	 including	 the	 breed,	 weight	 and	 standing	 height,	 and	
common	characteristics	of	the	species.	

(b)	 A	photograph	of	the	animal.	

(c)	 Documentation	from	a	veterinarian	attesting	to	whether	the	animal	has	been:	

i.	 Desexed	

ii.	 Micro	chipped	

iii.	 Vaccinated	and	inoculated	for	worms	and	any	other	parasites	as	recommended	by	
the	RSPCA.		

(d)	 Details	of	how	the	animal	is	proposed	to	be	housed	or	controlled.	

	 Dealing	with	animal	

	 (7)	 The	 keeping	 of	 animals	 at	 Wybalena	 Grove	 must	 comply	 with	 the	 requirements	 of	 ACT	
Government	legislation.		

Note:	 At	 the	 time	 this	 rule	 was	 adopted,	 ACT	 Government	 requirements	 were	 set	 out	 at	

www.tams.act.gov.au/city-services/pets.	 These	 requirements	 include	 that	 all	 dogs	 and	 cats	 must	 be	

desexed	and	micro	chipped	and	that	all	dogs	also	must	be	registered.		

The	OC	also	encourages	owners,	occupiers	and	users	to	have	animals	vaccinated	and	inoculated	
for	worms	and	other	parasites	as	recommended	by	the	RSPCA.	

	 (8)	 The	 animal	must	 stay	within	 the	 confines	 of	 the	unit	 area	 except	when	under	 the	 control	 and	
supervision	of	a	responsible	person.	
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	 (9)	 The	 unit	 owner,	 occupier	 or	 user	 of	 a	 unit	 must	 ensure	 that	 the	 animal	 is	 appropriately	 and	

effectively	 restrained	 and	 under	 the	 control	 of	 a	 responsible	 individual	 while	 on	 common	

property.	 This	 sub-rule	 is	 sufficiently	 flexible	 to	 permit	 off-lead	 walking	 and	 play	 with	

appropriately	trained	dogs	or	other	animals.		

Note:	 The	 common	 property	 does	 not	 include	 the	 Wybalena	 Grove	 public	 road.	 The	 public	 road	
terminates	at	the	three	turning	circles.	The	road	and	its	verges	are	a	'public	place',	to	which	the	Domestic	

Animals	Act	2000	applies.	S.44	of	the	Act	requires	that	dogs	in	public	places	be	restrained	by	a	leash.	

	 (10)	 The	unit	owner,	occupier	or	user	of	a	unit	must	ensure	that	the	animal	does	not	soil	any	part	of	

the	common	property	and	is	to	immediately	remove	any	soiling	which	may	occur	on	the	common	

property.		

	 (11)	 The	unit	owner,	occupier	or	user	of	a	unit	will	be	responsible	 for	repairing	or	making	good	any	

harm	or	damage	caused	by	the	animal	to	any	unit	or	the	common	property.		

	 (12)	 Sub-rules	(8)	and	(9)	do	not	apply	to	animals	that	were	accustomed	to	roaming	unaccompanied	

beyond	 the	 unit	 boundaries	 before	 this	 Rule	 was	 adopted	 and	 have	 been	 included	 on	 a	

‘grandfathering’	list	compiled	by	the	EC.	

	 Dealing	with	bad	behaviour	

	 (13)	 The	 EC	 may	 require	 the	 removal	 of	 any	 animal	 from	 the	 Units	 Plan	 if	 it	 determines	 that	 the	

animal’s	 behaviour	 or	 condition	 causes	 a	 nuisance	or	 a	 threat	 to	 the	health	 or	 safety	 of	 other	

occupants	or	animals	in	the	Units	Plan	or	unreasonably	interferes	with	the	use	and	enjoyment	of	

another	unit	or	of	the	common	property.		

Note:	 If	 a	 unit	 owner,	 occupier	 or	 user	 of	 a	 unit	 believes	 that	 an	 animal	 at	 another	 unit	 is	 causing	
nuisance	through	noise	or	other	means,	they	should,	if	possible,	try	to	resolve	their	concerns	directly	with	
the	owner	of	 the	animal.	 If	 this	 is	unsuccessful	 then	 they	can	pursue	 the	matter	 through	provisions	of	
ACT	 legislation	 on	 animal	 welfare,	 animal	 keeping,	 neighbour	 disputes,	 noise	 and	 nuisance.	 If	 the	 EC	
believes	it	is	appropriate	to	pursue	the	matter	through	enforcing	the	OC	Rules,	then	Rules	7,	8	and	9	may	
also	be	relevant.		

	 (14)	 Before	removal	of	any	animal,	 there	must	be	repeated	substantiated	complaints	by	neighbours	

or	 other	 unit	 owners,	 occupiers	 or	 users	 of	 units	 regarding	 the	 animal	 causing	 a	 nuisance	 or	

threat	to	other	occupants	or	animals	or	unreasonably	interfering	with	the	use	and	enjoyment	of	

another	unit	or	of	the	common	property.	

	 (15)	 Any	 decision	 made	 by	 the	 EC	 that	 an	 animal	 must	 be	 removed	 from	 the	 Units	 Plan	 must	 be	

presented	in	writing	to	the	unit	owner,	occupier	or	user	of	the	unit.		

	 (16)	 If	the	unit	owner,	occupier	or	user	of	the	unit	fails	to	comply	with	any	of	the	conditions	in	these	

Rules,	the	EC	may	revoke	approval	and	require	removal	of	the	animal.		

13.		 Audit	

	 The	financial	records	of	the	owners	corporation	must	be	audited	annually	and	an	audit	report	presented	

to	the	owners	corporation	annual	general	meeting.	

14.	 The	Corporation	may	set	aside	a	portion	or	portions	of	 the	common	 land	 for	gardening	purposes	and	

permit	in	writing	unit	owners	to	use	that	land	or	parts	thereof	to	grow	plants	or	keep	animals	or	birds	

thereon	SUBJECT	TO	any	conditions	which	the	Corporation	may	impose.	

15.		 (1)	 Every	unit	owner	who	obtains	the	use	of	any	garden	area	under	the	preceding	rule:		

	 (a)	 shall	 not	 use	 the	 same	 EXCEPT	 as	 a	 garden	 and	 for	 the	 purpose	 of	 growing	 plants	 or	

keeping	animals	or	birds	and	shall	not	grow	or	keep	animals	or	birds	or	permit	to	remain	

on	 the	 garden	 allotment,	 EXCEPT	 with	 the	 written	 permission	 of	 the	 Corporation,	 any	

plant	or	animal	or	bird	EXCEPT	a	plant	or	animal	or	bird	grown	for	food	or	other	domestic	

purposes	 PROVIDED	 THAT	 if	 the	 Corporation	 considers	 that	 a	 plant	 or	 animal	 or	 bird	

whether	 grown	or	 kept	 for	 food	or	other	purpose	 is	noxious	or	 causing	a	nuisance	may	

require	 the	unit	owner	 to	 remove	 the	 same	and	 the	unit	owner	 shall	 forthwith	 comply;	

and	

	 (b)	 shall	at	all	times	keep	such	garden	allotment	well	cultivated	and	tended.	

	 (2)	 If	the	unit	owner	shall	be	guilty	of	a	breach	of	any	conditions	subject	to	which	a	unit	owner	has	

been	 granted	 a	 garden	 allotment	 or	 of	 any	 of	 the	 conditions	 in	 the	 preceding	 subsection	 the	



 5 

Corporation	shall	without	prejudice	to	any	other	rights	or	remedies	of	any	kind,	be	it	liberty	by	its	
servants,	agents	or	workmen	to	enter	 into	the	garden	allotment	and	to	remove	and/or	destroy	
the	animal	or	bird	or	plant	planted	or	remaining	in	the	garden	allotment	in	contravention	of	such	
condition	and	 to	 remove	any	 fertilizer,	 herbicide	or	 insecticide	or	other	 chemical	 prohibited	 in	
such	conditions	and/or	to	apply	any	substance	to	the	allotment	on	any	part	thereof	to	any	plant	
growing	thereon	to	neutralize	or	counteract	the	effect	of	any	such	fertilizer,	insecticide,	herbicide	
or	chemical.	

	 (3)	 Without	limiting	the	generality	of	this	rule,	the	Corporation	may	grant	garden	allotments	subject	
to	 conditions	 relating	 to	 access	 by	 other	 unit	 owners,	 use	 of	 water	 and	 drainage	 and	 fees	
chargeable	for	use	of	garden	allotments.	

16.	 The	Corporation	may	 construct	 and	maintain	 community	 facilities	 on	 the	 common	property	 and	may	
make	rules	regulating	the	use	of	such	facilities.	

17.	 The	 Corporation	may	 construct	 and	maintain	 facilities	 on	 the	 common	property	 and	may	make	 rules	
regulating	the	use	of	such	facilities.	

18.	 Easements	

	 Neither	 the	Owners	 Corporation	 nor	 any	 unit	 owner	 thereof	 shall,	 except	 as	 permitted	 by	 the	 entity	
holding	title	to	the	easement,	do	or	cause	to	be	done	any	thing	which	shall	in	any	way	encroach	on	any	
easement	over	any	part	of	the	land	comprised	in	the	Units	Plan.	

19.	 Storage	of	Combustible	or	Inflammable	Materials	

	 (1)	 A	unit	owner	must	not,	except	with	the	prior	written	permission	of	the	owners	Corporation,	use	
or	store	on	the	unit	or	on	the	common	property	any	explosive,	combustible	or	inflammable	
chemical,	liquid	or	gas	or	other	inflammable	material.	

	 (2)	 This	Rule	does	not	apply	to	any	chemicals,	liquids,	gases	or	other	material	used	or	intended	to	be	
used	for	domestic	purposes	(not	exceeding	20	litres).	

20.	 Noxious	and	Invasive	Plants	

	 A	unit	owner	must	not	grow	or	suffer	to	be	grown	any	noxious	plant,	or	any	other	plant	which	may	
cause	substantial	nuisance	to	other	unit	owners,	or	any	plant	recognised	as	an	invasive	weed	or	a	pest	
plant	by	relevant	authorities	in	the	ACT.			

21.	 Chemical	Plant	Sprays	

	 A	unit	owner	must	not	chemically	spray	or	otherwise	treat	any	plants	in	the	unit	or	his	or	her	garden	
plot	or	the	common	property	in	a	way	that	may	cause	substantial	risk	to	the	health	of	other	persons.	

22.	 Damage	and	Removal	of	Trees	

	 (1)	 A	unit	owner	must	not,	without	the	written	permission	of	the	Executive	Committee,	cut	down	or	
destroy	or	cut	off	any	part	of	any	tree	located	on	the	common	property.	

	 (2)	 A	unit	owner	must	ensure	that	any	tree	or	part	of	any	tree	cut	down,	destroyed	or	cut	off	in	the	
unit	area	or	the	common	property	is	done	so	in	accordance	with	the	requirements	of	any	
applicable	ACT	law	(for	example,	in	accordance	with	the	requirements	as	set	out	in	the	Tree	
Protection	Act	2005	and	any	other	relevant	superseding	legislation).	

23.	 House	Rules	

	 (1)	 The	Owners	Corporation	(OC)	may	adopt	by	special	resolution	House	Rules	that	shall	be	
interpreted	and	adopted	by	the	OC	with	the	same	force	as	the	Rules	of	the	OC.		

	 (2)	 The	House	Rules	are	not	OC	Rules	and	shall	only	explain	how	the	OC	Rules	shall	operate.	

	 (3)	 The	Executive	Committee	shall	have	the	power	to	enforce	the	policies	in	the	House	Rules	
adopted	by	the	OC.		

24.	 Breach	of	Special	Privileges	and	Permission	for	Minor	Use	of	Common	Property	

	 (1)	 A	unit	owner	must	comply	with	all	conditions	attached	to	any	grant	of	special	privilege	by	the	
Owners	Corporation	(OC).	

	 (2)	 A	unit	owner	must	comply	with	all	conditions	attached	to	any	permission	for	minor	use	of	
common	property	by	the	Executive	Committee	(EC)	or	the	OC.		
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	 (3)	 The	EC	or	OC	may	take	action	against	any	unit	owner	to	enforce	any	condition	attached	to	any	

grant	of	special	privilege	and	permission	for	minor	use	of	common	property,	if	a	unit	owner	fails	

to	comply	with	such	conditions	on	the	reasonable	written	request	of	the	EC	or	OC.		

25.	 Damage	to	Common	Property	

	 (1)	 A	unit	owner	must	minimise	the	movement	of	motor	vehicles	off	the	sealed	roads	and	shared	

carparks	in	the	Units	Plan.		

	 (2)	 A	unit	owner	must	not,	except	in	emergencies	or	when	reasonably	and	infrequently	required,	

access	corridors	parallel	to	the	rows	of	units	and	other	off-road	areas	with	motor	vehicles.		

	 (3)	 Parking	of	motor	vehicles,	other	than	on	unit	driveways,	shared	carparks	and	on	sealed	roads	is	

not	permitted.	

	 (4)	 A	unit	owner	is	responsible	for	repairing	or	making	good	any	damage	caused	to	the	common	

property	by	themselves	or	their	licensees	or	service	providers	whilst	transporting	any	furniture,	

equipment,	other	large	objects	or	deliveries	through	or	on	common	property	within	the	Units	

Plan.		

	 (5)	 Any	loss	and	damage	suffered	by	the	Owners	Corporation	(OC)	as	a	result	of	the	unit	owner	or	

occupier	transporting	any	furniture,	equipment,	other	objects	or	deliveries	through	or	on	

common	property	may	be	recovered	from	the	unit	owner	or	occupier	as	a	debt	due	to	the	OC.	

26.	 Rubbish	on	Common	Property	

	 (1)	 A	unit	owner	must	not,	except	with	the	written	approval	of	the	Owners	Corporation	(OC),	leave	

or	maintain	anything	on	the	common	property	outside	the	unit	that	is	substantially	to	the	

detriment	of	the	appearance	of	the	Units	Plan.	

	 (2)	 A	unit	owner	must	only	store	bins	for	rubbish	and	recycling	within	the	unit	area,	unit	subsidiary	

or	such	other	areas	as	may	be	approved	from	time	to	time	by	the	Owners	Corporation	(OC).	Such	

areas	may	include	purpose-built	bin	enclosures,	the	carports	or	shared	carparks	on	common	

property	and	other	places	where	bins	can	be	stored	unobtrusively	without	affecting	the	use	and	

enjoyment	of	another	unit	owner.	

	 (3)	 A	unit	owner	must	not,	except	with	the	written	approval	of	the	OC,	keep,	deposit	or	throw	any	

rubbish,	dirt,	dust	or	other	materials	or	discard	items	on	common	property.	

	 (4)	 A	unit	owner	may	deposit	plant	material	from	gardening	in	and	around	the	unit	area	only	into	

designated	green	waste	collection	areas.	

	 (5)	 A	unit	owner	may	store	firewood	that	is	intended	to	be	used	for	domestic	purposes,	if	stored	

unobtrusively	without	significantly	affecting	the	use	and	enjoyment	of	the	common	property	by	

another	unit	owner.	

	 (6)	 The	OC	may	cause	any	item	kept,	deposited	or	thrown	on	the	common	property	by	a	unit	owner	

to	be	removed	and	disposed	of.		

	 (7)	 Where	the	OC	is	aware	that	any	item	kept,	deposited	or	thrown	on	the	common	property	

belongs	to	a	unit	owner,	the	OC	must	provide	the	unit	owner	with	written	notice	of	the	intention	

to	remove	and	dispose	of	any	item.		

	 (8)	 Where	the	unit	owner	does	not	remove	the	item	within	21	days	of	receiving	the	written	notice,	

the	OC	may	remove	and	dispose	of	any	item	on	common	property.		

	 (9)	 The	unit	owner	must	pay	the	costs	of	and	incidental	to	the	OC	and	its	employees	and	agents	for	

having	any	item	removed	and	disposed	which	is	recoverable	by	the	OC	as	a	debt	due	by	the	unit	

owner.		

27.	 Community	Road	Rules	

	 (1)	 The	Owners	Corporation	(OC)	may	put	up	signage	on	the	common	property,	imposing	speed	

limits	for	driving	within	the	Units	Plan.	

	 (2)	 The	ACT	road	rules	apply	on	the	private	roads	and	shared	carparks	within	Wybalena	Grove.	A	unit	

owner,	occupier	and	their	visitors	must	drive	all	vehicles,	including	trucks,	cars,	motor	bikes	and	

bicycles,	within	the	OC’s	posted	speed	limit,	within	the	alcohol	and	drug	rules	that	apply	on	the	



 7 

public	roads	and	carparks,	with	due	care	for	the	safety	of	all	people	and	animals	around	them	
and	with	due	care	for	all	structures	on	common	or	individual	unit	land.	

	 (3)	 A	unit	owner	must	not,	without	the	OC’s	written	approval,	drive	or	allow	to	be	driven	on	Units	
Plan	any	vehicle	in	excess	of	three	(3)	tonnes	weight.	

28.	 Repair	and	Maintenance	of	Utility,	Access	and	Other	Structures	that	Service	Unit	Only	

	 (1)	 A	unit	owner	must	at	the	owner’s	cost	repair	and	maintain	the	individual	utility	services	(for	
example,	sewer,	electricity,	phone,	water,	stormwater	and	gas	services)	that	run	underground	
from	the	edge	of	a	unit	owner’s	unit	entitlement,	through	common	property,	that	connect	to	the	
utility	mains,	unless	damage	to	those	individual	utility	services	is	shown	to	be	caused	by	the	
Owners	Corporation	(OC)	or	a	defect	of	the	common	property.	

	 (2)	 Individual	access	structures	(paths	and	driveways	that	run	over	common	property	connecting	the	
unit	to	the	nearby	shared	path,	road	or	shared	carpark)	exhibit	a	great	diversity	of	styles	and	
materials,	depending	on	the	individual	unit	owner’s	preference.	Individual	unit	owners	are	
required	to	maintain	their	individual	access	structures.	

	 (3)	 The	unit	owner	must	ensure	that	their	individual	access	structures	take	a	reasonably	direct	route	
to	connect	the	unit	to	the	nearest	shared	path,	road	or	shared	carpark,	occupying	no	more	area	
of	common	property	than	is	reasonably	necessary	to	provide	access	to	the	unit.		

	 (4)	 The	unit	owner	must	ensure	that	their	individual	access	structures	do	not	unreasonably	interfere	
with	the	reasonable	use	and	enjoyment	of	the	common	property	by	other	unit	owners	or	have	
any	significant	adverse	effect	on	the	appearance	of	the	common	property	or	the	safety	of	
occupiers	of	the	units	or	of	the	public.		

	 (5)	 The	unit	owner	must,	at	the	unit	owner’s	cost,	properly	maintain	and	keep	their	individual	access	
structures	in	a	state	of	good	and	serviceable	repair	and	must	repair	and	replace	them	(or	any	part	
of	them)	as	required	from	time	to	time.	If	damage	to	them	is	shown	to	be	caused	by	the	Owners	
Corporation	(OC)	or	a	defect	of	the	common	property,	the	OC	reserves	the	right	to	provide	a	
serviceable	repair	or	replacement	as	it	sees	fit,	not	necessarily	like	for	like.		

	 (6)	 Owner-installed	driveways	are	permitted	only	for	units	15	to	23,	unit	48,	and	units	85	to	95.		

	 (7)	 The	unit	owner	must	at	the	owner’s	cost	repair	and	maintain	any	other	item	installed	on	
common	property	and	used	only	for	the	benefit	of	the	unit.	The	unit	owner	must	ensure	that	the	
item	does	not	unreasonably	interfere	with	the	reasonable	use	and	enjoyment	of	the	common	
property	by	other	unit	owners	or	cause	any	significant	adverse	effect	on	the	appearance	of	the	
common	property	or	the	safety	of	occupiers	of	the	units	or	of	the	public,	regardless	of	whether	
that	installation	has	or	has	not	been	authorised	by	the	OC.	Examples	of	such	items	include,	but	
are	not	limited	to,	air-conditioning	systems,	hot-water	systems	and	awnings.	

	 (8)	 The	OC	reserves	the	right	to	repair,	replace	or	remove	any	of	the	items	mentioned	in	sub-rules	
(1)	through	(7),	and	to	remediate	any	loss	or	damage	to	the	common	property	of	the	OC	caused	
by	the	owner’s	breach	of	those	sub-rules,	if	that	breach	is	not	rectified	within	a	reasonable	time	
after	a	written	request	is	made	by	the	OC	to	rectify	the	breach.	The	unit	owner	must	pay	the	
costs	of	and	incidental	to	the	OC	and	its	employees	and	agents	to	rectify	the	breach,	which	is	
recoverable	by	the	OC	as	a	debt	due	by	the	unit	owner.	



 

APPENDIX C - Wybalena Grove Parking Scheme 
 
Following is an abbreviated version of the parking scheme put to the 2 May 2012 General Meeting and 
given effect later that year by the ACAT: 
 
The parking scheme: 

x Gives every unit exclusive use of at least one covered/coverable parking space 
x Outlines the process by which owners of larger units may seek approval for second parking 

space allocations. 
 

The complete parking scheme had three motions: 
1) ‘Motion 2’ approved at least one covered parking space for all units. This motion: 

a. Grants special privileges over one or two parking spaces to all owners of units that 
had previously been allocated one or two parking spaces with a carport on common 
property. 

b. Grants a first space allocation with approval for a carport to each of the units that did 
not yet have a covered parking space. 

c. Sets out the various rights and obligations associated with allocated parking spaces 
on common property. These: 

i. Apply to parking spaces with or without a carport 
ii. Limit use of spaces for excessive storage 
iii. Link the allocated space to the unit, removing the need to remake parking 

agreements each time a unit changes hands 
iv. Require the approval of a general meeting for construction of carports. The 

cost of constructing a carport and its subsequent maintenance remains with 
the unit owner. 

2) ‘Motion 3’ established a special purpose fund to create a minimum number and 
standard of parking spaces within each cluster. Various minor works range across the 
clusters: from marking spaces; asphalt work; to the creation of two new spaces (in Cluster C). 
The budget motions at each of the next several AGMs from 2012 will propose an amount 
(about $40-50 dollars per unit each year) to enable the works to be completed over five years. 

3) ‘Motion 4’ adopted these recommendations and a process for any further allocations of 
parking spaces. Any future proposal from owners for further allocations of parking spaces 
should have a greater chance of success if it is consistent with the recommendations in the 
parking scheme and the motion uses the same terms and conditions. ‘Motion 5’ was also put 
to the May 2012 meeting. It was consistent with the recommendations and allocated second 
parking spaces for all of the larger units in cluster C (units 64-84) that had not had two spaces 
allocated already by ‘motion 2’.  

 
Entitlement to spaces 
For most units, the decision of the 1996 Annual General Meeting applies. Larger units, with a unit 
entitlement of 34 and above, are entitled to 2 spaces from the common property, while smaller units, 
33 and below, get one space.  
Units in cluster B in the northern row (units 96-105) or unit 23, have parking within the unit area. The 
southern row of cluster B (85-95) or units 15-22 of cluster A, or unit 33 or unit 48, have parking within a 
unit subsidiary recorded on the unit plan. These units also have ready access to various nearby bays 
and driveways on common property or parking along the sides of the roads and are thus relatively well 
accommodated.  
 
Parking Works Special Purpose Fund  
The Special Purpose Fund will allow various minor adjustments and two new parking spaces to be 
made. Funds will be accumulated and the works will be performed progressively over the next five 
years (from 2012). The annual levy amount would be set each year at the Annual General Meeting. 
The Fund and the levy will end when all the work is done. 
One space of the parking pad east of unit 23 will be extended west towards the wall of unit 23 so that 
an allocated space entirely within the common property can be used without overhanging the 2m wide 
easement beside the public road.  
Two parking spaces are to be created in cluster C by creating a bay extending south from parking area 
P8, northwest of unit 75, excavated partly into the slope of the hill.  



 

Parking spaces on the northern side of P5 will be widened to 2.6m by slightly narrowing the parking 
area entrance from 5.4m to 4.8m.  P1, P5, P7, P9, P10 and the area next to unit 23 will receive space 
markings.  
 
Carport building 
Approval to build a carport is not an obligation. This parking scheme ensures that all units have at 
least one covered parking space guaranteed, even if the present owner has no plans to build. New 
carports should be consistent with the existing design unless a general meeting of the owners decided 
to accept some variation to suit a particular location or perhaps even requires it.  
 
Second parking spaces or a second carport? 
Since there will be sufficient parking space in each cluster, units with 34+ unit entitlements will be able 
to put a proposal to a general meeting to have particular second parking spaces assigned. If the 
proposal is consistent with this overall parking scheme and there is agreement from nearby units it 
seems likely that a proposal for a grant of special privileges would pass unopposed. If other owners do 
oppose the proposal the only recourse would be to try again at another general meeting or seek 
orders from ACAT to give effect to the motion on the grounds that the opposition to the proposal was 
unreasonable (s.129(1)(g) of the Act). 
Units allocated a second parking space without a carport can to propose to build a carport as a motion 
for an ordinary resolution to a general meeting. The meeting would approve or disapprove on a case-
by-case basis depending on considerations such as the effect on particular owners or the general 
desirability of a carport on that location. Note that some parking spaces cannot have carports for 
reasons beyond our control such as underlying easements for water mains.  
 
Further allocations that could be proposed by owners 
Cluster A:  
Five larger units at the eastern end of cluster A (1, 2, 3, 8 and 10) could propose second parking 
spaces on the southern side of P7. A carport over those spaces would neatly complete the existing 
carport over the entire length of the southern side. Unit 12 could be assigned a second space in the 
SE corner of P1. A four-space carport combining with the first spaces for unit 11, 12, and 13 in the 
southeast corner would make use of the existing retaining walls and have least visual impact being set 
into the slope of the hill.  
The rest of the southern side of P1, two uncovered spaces on the northern side of P1 and uncovered 
spaces on the northern side of P7 would all remain available for any resident to use as unassigned 
parking. 
Cluster C: Units 64-84 have been fully allocated spaces by motions 2 and 5. 
Cluster D: Four spaces will remain unassigned in P5 and could be proposed as second spaces for 
units 45, 55, 58 and 60. 
Cluster E: Only unit 32 does not have its full allocation. Unit 32 could propose to be assigned the 
space that will be extended to be fully within Wybalena property adjacent to unit 23. 
Other units: All of cluster B, units 15-23, 33 and 48, have parking within their unit areas or on unit 
subsidiaries defined precisely on the Unit Plan. In practice these units can also use driveways and 
nearby bays on common property and/or the roadsides. As these units seem relatively well 
accommodated we have not made any specific recommendations. 
 
Note that motions 2 and 5 required unopposed resolutions. They were opposed by a few owners at the 
2 May 2012 general meeting but were ‘given effect’ in orders from the ACT Civil and Administrative 
Tribunal (UT12/14, 17th Sept. 2012).  

http://www.acat.act.gov.au/judgment/view/4827/title/the-owners-units-plan-no


 

Common Property Parking Terms and Conditions: 
 
The following terms apply to the owners of units to whom common property parking 
special privileges have been granted. The grants were made to the owners of 
particular units ‘at any time’ so that the special privilege runs with the unit and does 
not need to be remade when units change hands. 
 
a) The Member has an exclusive right to park vehicles in a parking space allocated to the 
Member’s unit as a special privilege. 
 
b) The Member shall pay to the Owners Corporation such amounts as the Owners 
Corporation may from time to time determine are necessary for the maintenance and repair 
of that part of the common property over which the Member has been granted special 
privileges. Such amounts shall be paid within fourteen (14) days of the Owners Corporation 
requesting any such amount in writing unless a longer payment period is specified. In the 
event that an owner fails to make payment in accordance with this clause the Owners 
Corporation will be entitled to recover the unpaid amount as a debt owed by the Member 
together with any reasonable costs incurred in recovering that amount. Costs include without 
limitation strata management fees and legal fees.  
 
c) The Member shall pay to the Owners Corporation such amounts as the Owners 
Corporation may from time to time determine are necessary for the construction, 
maintenance or repair of a carport on that part of the common property over which the 
Member has been granted special privileges, but not any other improvement unrelated to 
parking. Such amounts shall be paid within fourteen (14) days of the Owners Corporation 
requesting any such amount in writing unless a longer payment period is specified. In the 
event that an owner fails to make payment in accordance with this clause the Owners 
Corporation will be entitled to recover the unpaid amount as a debt owed by the Member 
together with any reasonable costs incurred in recovering that amount. Costs include without 
limitation strata management fees and legal fees.  
 
d) The Member shall not use the area over which a special privilege has been granted or the 
carport or any other improvement erected on it for any purpose other than the parking and 
garaging of vehicles, the storage of his, her or their personal effects, and any other purposes 
from time to time approved in writing by the Owners Corporation. When storing any items 
other than motor vehicles in the special privilege parking areas Members must: 

i. ensure that any items which are flammable are stored in a fireproof container; 
ii. ensure that no items are stored in such a way that they may spill or fall over; 
iii. ensure that no items stored pose a trip or fall hazard; 
iv. ensure that no sharp edges are left uncovered; and  
v. comply with local government requirements for the storage, handling and collecting of 

stored items.  
Storage of larger quantities of personal effects for extended periods can become an eyesore 
and the Owners Corporation may require the removal of items deemed excessive by notice 
given in writing to the Member concerned. Where the Member does not remove the item 
within 7 days of receiving the written notice, the Owners Corporation may remove and 
dispose of the item. The Owners Corporation without providing any notice may remove or 
make safe items which are deemed to be a hazard to owners, visitors or contractors.   
 
e) The Member must pay the costs of and incidental to the Owners Corporation and its 
servants and agents for having any item deemed excessive or a hazard under clause (d) 
removed, disposed of or made safe in accordance with that clause. Costs include without 
limitation strata management fees and legal fees which are recoverable by the Owners 
Corporation as a debt due by the Member. 



 

 
f) The Member shall not do anything which might interfere with or prevent the Owners 
Corporation from carrying out its statutory duties in relation to either the area of the common 
property over which a special privilege was granted or the carport or any other improvements 
erected on it or the balance of the common property, and shall allow the Owners Corporation 
such rights of inspection and access as those duties may require. 
 
g) The Owners Corporation may carry out any of its functions on the space or the carport or 
any other improvement without unreasonably interfering with the Member’s use of the space 
for parking vehicles.  
 
h) The Member shall not modify the carport or any other improvement erected on the area 
over which a special privilege has been granted or erect any permanent structure on that 
area without an ordinary resolution of the Owners Corporation approving the proposed 
course of action. The Member shall comply with any conditions imposed by the Owners 
Corporation in its approval. 
 
i) Rules of Owners Corporation that apply within the Member’s unit shall also apply within 
special privilege areas associated with that unit. 
 
j) Members are not obliged to exercise their exclusive parking rights and may permit other 
Members, tenants or visitors to use the space.  
 
k) Members may wish to exchange a special privilege area associated with one unit with that 
of another unit. Such an exchange requires an unopposed resolution of the Owners 
Corporation. 
 
l) A grant of special privilege may be terminated, in accordance with a special resolution, by 
written notice given by the Owners Corporation to the person to whom the grant was made. 
In the event of such termination taking place in respect of the special privileges granted by 
the motion, then the Corporation shall be at liberty (subject to the provisions of the Act) to 
make such payments as it sees fit to compensate the Member for the termination of the 
special privilege. 
  



 

APPENDIX D – Wood-Fired (Pizza) Oven 
 

LIGHTING THE OVEN 
 

The recommended method is with firelighters, not paper+leaves+twigs. The oven manufacturer 
recommends “Jiffy” solid white blocks, not the individually wrapped version, and claims some types of 
firelighters produce black smoke and a chemical smell, whereas Jiffy produce neither. Just as 
important is the use of dry wood. If the wood you use is not sufficiently dry, this will produce smoke 
and the oven will struggle to light. 
 
STEP 1 Break off 3 pieces of firelighter all about 5cm square. Place the paddle at the mouth of the 
oven and position 
the pieces of 
firelighter in the 
same direction as 
the handle of the 
paddle. (Fig 1) 
Initially use wood 
about 40mm to 
50mm across to 
start the fire. Place 
a piece of wood 
either side of the 
firelighters. (Fig 2). 
Then stack 3 or 4 pieces of wood in the other direction. (Fig 3) Place more wood on top of the stack in 
the same direction as the first two. (Fig 4). 
STEP 2 Carefully light the firelighters and gently slide 
the paddle with the lit stack to the back of the oven. 
Making sure that no one is close behind you; pull the 
paddle out with one swift motion. The firelighters can 
sometimes move at this point but simply use the tool 
to reposition them. The same applies to the wood 
stack. At this time, wood can be moved to make sure 
it is in the flame being produced by the firelighters. 
Now let the fire burn for 5-10mins. (Fig 5) 
Additional wood can be added to the stack once it is 
past the mouth and inside the chamber where there is 
more room. 
STEP 3 Now that the wood is burning and some hot coals have been produced, it is time to add some 
larger pieces of wood. About 4 to 5 good sized pieces will bring the oven up to a hot temperature 
ready to cook pizzas, which are cooked directly on the floor of the oven. The placement of the wood to 
the back chamber wall is the difference between a clear, clean running oven and one that smokes and 
struggles to fully ignite (Fig 6). 
To feed more 
wood into the 
oven, it is just a 
matter of gently 
throwing it in the 
area where you 
want it to go and 
then adjusting 
its placement, if 
needed, with the 
paddle. After a 
short time, 
everyone 
develops his or her own technique of doing this. Once you have added more wood leave the fire to 
burn for 20 minutes. 
STEP 4 After 20 minutes the fire should be well and truly lit and a good bed of coals has been 
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IGNITING YOUR MEDITERRANEAN WOODFIRED OVEN 
 

In our experience, the most effective way of lighting the oven is with the use of firelighters.  
white blocks, not the individually 

wrapped version.  Our testing shows that other types of firelighters will produce black 
smoke and a chemical smell, where as Jiffy will produce neither.  
 
Just as important is the use of dry wood.  If the wood you use is not sufficiently dry, this 
will produce smoke and the oven will struggle to light. 

 
STEP 1 

 
 Break off 3 pieces of firelighter all about 5cm square.  Place the paddle at the mouth 

of the oven and position the pieces of firelighter in the same direction as the handle of 
the paddle. (Fig 1) 

 Initially use wood about 40mm to 50mm across to start the fire. Place a piece of wood 
either side of the firelighters. (Fig 2) 

 Then stack 3 or 4 pieces of wood in the other direction. (Fig 3) 
 Place more wood on top of the stack in the same direction as the first two. (Fig 4) 

 

 
 
 

STEP 2 
 
 Carefully light the firelighters and gently slide the paddle with the lit stack to the back 

of the oven.  Making sure that no one is close behind you; pull the paddle out with one 
swift motion.  The firelighters can sometimes move at this point but simply use the 
tools provided to reposition them. The same applies to the wood stack.  At this time, 
wood can be moved to maximise the flame being produced by the firelighters. Now let 
the fire burn for 5-10mins. (Fig 5) 

 Additional wood can be added to the stack once it is past the mouth and inside the 
chamber where there is more room. 
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Fig 5       Fig 5a 
 

 
 
 

STEP 3 
 
 Now that the wood is burning and some hot coals have been produced, it is time to 

add some larger pieces of wood.  About 4 to 5 good sized pieces will bring the oven 
up to a hot temperature ready to cook pizzas, which are cooked directly on the floor of 
the oven. The placement of the wood to the back chamber wall is the difference 
between a clear, clean running oven and one that smokes and struggles to fully ignite. 
(Fig 6) 

 
Fig 6 (Back Chamber Wall) 
 

 
 

Correct placement of wood     Incorrect 
 

 To feed more wood into the oven, it is just a matter of gently throwing it in the area 
where you want it to go and then adjusting its placement, if needed, with the tools 
provided. After a short time, everyone develops his or her own technique of doing this. 
Once you have added more wood leave the fire to burn for 20 minutes. 

 
 

STEP 4 
 
 After 20 minutes the fire should be well and truly lit and a good bed of coals has been 

produced. Depending on the type of food you now wish to cook and the volume of 
food you can either add more wood to heat the oven right up, or add smaller pieces for 
a medium oven or spread the coals out for a cooler oven. Keep in mind that a hot 
Woodfired Oven can get up to 800 degrees and a cooler one about 200 degrees. 
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 Now that the wood is burning and some hot coals have been produced, it is time to 

add some larger pieces of wood.  About 4 to 5 good sized pieces will bring the oven 
up to a hot temperature ready to cook pizzas, which are cooked directly on the floor of 
the oven. The placement of the wood to the back chamber wall is the difference 
between a clear, clean running oven and one that smokes and struggles to fully ignite. 
(Fig 6) 
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Correct placement of wood     Incorrect 
 

 To feed more wood into the oven, it is just a matter of gently throwing it in the area 
where you want it to go and then adjusting its placement, if needed, with the tools 
provided. After a short time, everyone develops his or her own technique of doing this. 
Once you have added more wood leave the fire to burn for 20 minutes. 

 
 

STEP 4 
 
 After 20 minutes the fire should be well and truly lit and a good bed of coals has been 

produced. Depending on the type of food you now wish to cook and the volume of 
food you can either add more wood to heat the oven right up, or add smaller pieces for 
a medium oven or spread the coals out for a cooler oven. Keep in mind that a hot 
Woodfired Oven can get up to 800 degrees and a cooler one about 200 degrees. 



 

produced. Depending on the type of food you now wish to cook and the volume of food you can either 
add more wood to heat the oven right up, or add smaller pieces for a medium oven or spread the 
coals out for a cooler oven. Keep in mind that a hot wood-fired oven can get up to 800°C and a cooler 
one about 200°C. 
 
Position of the fire: If you are trying to cook something that is long and thin, like a whole fish, you can 
put the fire on either the left or right side of the oven instead of the rear so that you can fit long trays 
into the oven without turning them side ways. For pizza, put the fire at the back and use the front for 
cooking. 
 

TEMPERATURE GUIDE 
High 
A very hot oven has a fire producing flames that are visibly coming all the way over the inner chamber 
towards the flue. Use ten to twelve pieces of wood for start up. A fire such as this should be lit 
every time the oven is used regardless of what is on the menu. It is important to heat up the 
floor and chambers with an intense heat initially to allow you to cook for extended period of 
time at lower temperatures. Your oven should be ready to use in thirty minutes with an initial fire like 
this. First the roof goes black with soot then clears to white when the roof is hot enough to burn the 
soot off again. This shows the oven is well heated: 500-800°C. If the roof is still black you can cook 
pizzas in it but they will take longer to cook properly. 
Medium / High 
The oven will have a good bed of coals glowing bright red, pieces of wood will also be glowing red and 
holding their shape and producing flames that will travel about half way to three quarters of the way 
over the top of the chamber. The oven should be like this about an hour from the start up time. To 
maintain this temperature add another piece of wood to the fire occasionally. 
Medium 
Very similar to the medium/high oven but the flames travel about half way or less over the chamber 
and the wood will be starting to break down. The oven will be like this about an hour and half after light 
up. 
Medium / Low 
The oven has a good bed of coals glowing red and is still producing flames. The wood itself has lost its 
shape, broken down and collapsed forming the bed of coals. The flames will only just be lapping at the 
back of the chamber and certainly would not travel more than half way. The door can be placed in 
front of the opening to slow the air flow into the oven which reduces the rate heat is removed. Do not 
fit the door tightly when there is a flame in the oven as it will starve the fire of oxygen, put it out and 
start to smoke. 
Low 
Cooking at this temperature is purely utilizing the retained heat in the oven and locking it in using the 
door to fit tightly. There will be no flames and the bed of coals will be dark and have stopped glowing 
red. 
 
 
Pizza: 500°C or higher, add wood periodically if cooking pizzas over a long time.  
Roasts and vegetables: 250°C - 300°C usually about 4 pieces of wood, left to burn to red coals. 
Breads: are cooked at 180°C, just when you think the coals are out. They will actually look a grey and 
black color, you may see a slight red, but there should not be any flame, more a retained heat. 
Cakes and biscuits: 150°C.  
 
Infra-red thermometer: Peter Campbell can lend you his thermometer to help you to get a feel for the 
temperatures achieved with different appearances of the fire. 
 
 
Slow ignition: Damp ash will affect the fire and will not light properly; this can be caused by heavy 
rain entering the oven or even damp night air (ash attracts moisture). If the oven does not heat up 
within approx. 30 minutes and all the black carbon has not burnt off the roof of the oven you need to 
use more wood in the light up process. Ash need only be removed infrequently. In fact it helps when 
lighting up, as the coals get hot faster! Just brush it to the rear. 
 
Wet wood can cause the oven chamber to heat up slowly. It can also cause heavy smoke to come 
out. Wet wood is not wet from the rain; it is a term used for wood which is young and still has sap 



 

within. 
An indication of wet wood is that you will notice, while burning, it glows on one side but is black on the 
other. It may seem to take a long time to burn. This is the process of the wood trying to release all the 
retained sap. 
 
Use of the Door: Use for slow roasting and for cooking breads from residual heat (stored up to 12 
hrs} If the door is put on when the oven is running, the fire will go out and start smoking. Fit the door 
firmly when there is no fire and keep ajar when roasting. 

 
HINTS 

 
Cooking Pizzas:  Cooking directly on the oven floor creates a crisp base. The biggest problem is to 
avoid sticking while transferring to the oven. Roll dough out thinly on a wooden board with plenty 
of flour to prevent sticking. Then jiggle/slide the paddle under, also lightly floured. Jiggle the pizza off 
gently onto the oven floor. [Another option is to use semolina or polenta on the board to prevent 
sticking.] When adding your toppings, don’t take too long, as the moisture from the dough will dampen 
the flour and make the base stick to the board. A few simple toppings works best. 
If you find you are burning the edges of your pizza, try brushing the edges with olive oil to help protect 
and prevent burning, or use the paddle to turn the pizza around when half-cooked. 
Breads: First of all you need to get the oven to the right temperature – ensure that the coals in the fire 
have died down so that there are only grey and black embers in the rear of the oven. It is suggested 
that you moisten the floor of the oven a bit before placing the dough on it; this creates humidity, which 
assists, in the rising process. 
Place a wet rag on the end of a poker and wipe the floor down. Place the dough onto the floor and put 
the door on, cook the bread for 30 – 40 minutes. Rotate the loaf about 1⁄2 way through cooking time. 
Trial and error is needed with bread, try doing some small doughs first to get the timing right. To 
achieve good bread the preparation of the dough is important. Read the detailed downloadable 
instructions. Throw a small amount of flour onto the floor of the oven; if it smokes it is still too hot. 
 

CARE OF THE OVEN 
 
Cleaning: Clean the oven floor by raking the remainder of the fire to the front across the floor tiles 
once you have finished cooking. In the morning shovel the coals back to the rear with the paddle and 
brush the remaining ash. Any food residues should have burned off from the floor. 
Clean & Cool: Clean the oven floor with an old damp tea towel or a string mop. This will clean, but 
also can be used to cool down the oven if it gets too hot and you need to reduce the temperature fast. 
Oven cover: Make sure you remember to put the cover back on when the oven is cool (next day) and 
leave the door off to allow any moisture to evaporate. 
Over-loading with wood: Do not abuse the oven by over-loading with wood and trying to use it as a 
main heat source during cooler months. Remember it is an oven and not a heater. You can damage 
the interior and cause cracking. 
Curing: It is crucial to “cure” the oven if it has not been used for a long periods during the colder 
months. That means keeping a very low fire in the oven for a few hours over each of several days to 
slowly dry out the shell. The shell can be damaged by a hot fire if it has absorbed moisture and is not 
dried out slowly.  
If you are noticing that it is difficult to keep the fire burning, we may have moisture in the oven. To test 
for this, put the door on tightly, leave it for three minutes and once it is removed if there are water 
droplets on the door this indicates a moisture build up. Please let the executive committee know if you 
suspect the oven need another ‘curing’. 
  



 

Treated wood: Please only use unprocessed wood. Don’t use milled 
or treated timber of any kind. This is so we can all be absolutely sure 
that no arsenic-laced ash could end up in our food. We have an ample 
supply of wood from Wybalena trees. 
 

BOOKING and SHARING THE OVEN 
 
For now we have a notepad to write in. Leave a contact phone and/or unit number. When you book it 
is a nice idea to include a comment about whether others would be welcome to join or follow you. A 
hot oven can do many pizzas in a short time. After you are done it will be ready to roast or bake at a 
lower temperature. Talk to your neighbours, find out when to have your bread dough ready, and let’s 
make this a social thing! 
 

HELP FOR FIRST-TIMERS 
 
We recommend asking someone experienced to help you to get started the first time you use the 
oven. Executive committee members can put you in touch with someone.  

 
DETAILED INSTRUCTIONS 

 
The manufacturer’s complete instruction book and recipes can be downloaded: tinyurl.com/8pms8yp 
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