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Never since EC meeting on 17th of June 1998 has strata plan SP52948 properly 
managed or even run tenders for major contracts

In period from 1999 to 2016, BCS Strata Management was a strata agency for 
SP52948 without any competitive tender.
Since 2016, Waratah Strata Management, without disclosure of previous relationship 
with BCS Strata Management won and continued to run the strata management 
contract without competitive tender in 2017 , 2019, and planning to repeat the same 
process at AGM on 22nd of October 2020 in spite of knowledge that AG 2019 did not 
comply with SSMA 2015 and SSMR 2016, and strata committee receiving warning 
about strata and building management tenders on 3th of July 2020 .
In 1999, Universal Strata Care grabbed the caretaker’s contract through employee job
poaching (they were staff members of Strata Sphere). Legal case dragged until 2004, 
which was attended by Lot 147 (unfinancial owner since 2001, Mr. Moses Levitt). 
Disclosure of the settlement was never provided to owners. Until 2014, Universal 
Strata Care were caretaker for SP52948 without any competitive tender. 
In 2014, Uniqueco Property Services won the caretaker’s contract through employee 
job poaching (they were staff members of Universal Strata Care). Since 2014, they are
caretaker for SP52948 without any competitive tender.



Strata Management Contracts 1999 to 2020

Raine & Horne Strata Sydney (since 2011 BCS Strata Management) became strata manager at 
the adjourned Extraordinary General Meeting held on 11th of May 1999

The selection of Raine & Horne Strata Sydney was done without tender or any additional quote 
from other service providers, which was in direct non-compliance with Strata Schemes 
Management Act (SSMA) Section 80B. The suggestion to engage Raine & Horne Strata Sydney 
was initiated by another long-serving member of the Executive Committee Mrs. Maureen 
MacDonald who strongly favoured them due to personal connections.



SP52948 – Contract with Raine & Horne Strata Sydney signed on 16th of June 1999 that 
was valid until they were removed from managing the complex at AGM on 24th of 
October 2016 





 



SP52948 - Minutes of Extraordinary General Meeting held on 23rd of August 2000 introduced GST
from 1st of July 2000

 

SP52948 - Minutes of AGM increased strata management contract for Raine & Horne 
Strata Sydney value to $21,947.20 (plus GST) and added management expenses without
tender on 5th of October 2000

It is worth noting Special Levies and increase of Strata Management contract from $18,700.00 
(signed on 16th  of June 1999) to $21,947.20 (plus GST of 10% that was introduced on 1st of July 
2000), plus management expenses (postage, photocopying) in amount of 218 lots x $1.80 per 
month x 12 months = $4,708.80, totalling $26,656.00 (plus GST). 

This makes the strata management fees increase in one year by staggering 42.5%. Again, no 
competitive quotes were sought from other strata agencies.

 



SP52948 – Paper EC meeting without agenda or minutes sent to owners undated in 2002 set 
Raine & Horne Strata Sydney contract value at $21,500.00 (plus GST) with management 
expenses of $4,700.00

The alleged meeting, which was “attended” by email by six members of the EC and the strata 
manager, where two EC members (Mr. Stan Pogorelsky and Mr Upali Aranwela), were unfinancial
due to unpaid full levies an 10% simple interest for overdue payments for gas heating, and one 
was recipient of secret water and gas reimbursements for private use without Special Resolution 
or Special By-Law, made the following decision:

SP52948 – Angry note from EC members in email to BCS Strata Management about their 
poor services on 9th of October 2011

We are fast getting to the end of our tether with your organization.  The level of service is poor 
and SP52948 EC members cop it in the neck from 219 owners who want answers.

We go to an AGM on 19 October and the current feedback from owners is not good and a 
number of owners are requesting a change of managing agent.  We are struggling to get fast 
accurate information and the last straw is out of office email messages from our nominated 
manager.  

We are quite literally fed up with the amount of time we have had to spend querying errors, 
slapdash accounting and correcting simple basic notices to owners. We now find the manager 
concerned is on leave till two days before our AGM. There are a number of outstanding 
legitimate queries that we need answers in detail well before the AGM.

We have put your local office on notice (see below) - we need an immediate fee reduction, 
service level agreements and adherence and real commitment or there will be very certain 
unrest and a move to change managing agents at the AGM.

Greg Freeman from Pica Group (parent company of BCS Strata Management) agreeing 
contract renewal without tender by offering alleged loyalty discount from $33,499.00 to 
$29,900.00 per annum on 10th of October 2011

From: Greg Freeman
Sent: Monday, 10 October 2011 7:45 PM
To: SP52948 EC member
Cc: Jason Starr-Thomas; Paul Banoob
Subject: RE: SP 52948 Action items relating to the upcoming AGM immediately
Attachments: SP 52948 Proxy.doc; sp52948 trial balance at 29-9-2011.pdf



Thank you for your time today.

Confirming Paul Banoob is arranging and sending you:

1. The full financial statement FYE 30-8-2011 including notes. FYI, The full notes were 
provided by BCMS to the external auditor however their report sent back to BCMS 
excluded these items and only provided limited financial information?? 

2. A Full cash payments book report for both the administrative fund and sinking fund that 
will show all expenditure and charges from each fund for your financial year just ended

3. Copies of the most recent tax return including An explanation from BCMS regarding the tax
expenditure (income tax paid) in the financial accounts. Apparently your scheme had 3 
years term deposit / investment account

4. A complete set of registered by laws

5. report on insurances claims lodged and claim amounts

Paul advises the report on insurances claims lodged and claim amounts received may take a few
days.

Proxies

As agreed all proxies need to be received  by BCS (as delegated secretary) 24 hours prior to the 
meeting and Paul Banoob’s team will vet them.

I have attached 

· the preferred proxy BCMS uses for its large strata schemes.

· The levy arrears report as at 30th September 2011. This includes adjustments to 4 further 
lots that owed less than $3 

As agreed once you have checked the above financials and provided Paul with your explanatory 
note on the financials that you wish to accompany to Paul, he will send this proxy, the more 
comprehensive financials and your note and proxy to your owners as a meeting addendum. 

Rebate on the contractual management(Agreed Services) fee between BCMS and The Owners of 
SP 52948

As your current management between Body Corporate Management Services Pty Ltd (BCMS) 
and The Owners of SP 52948 will stay on foot.

On behalf of Body Corporate Management Services Pty Ltd (BCMS) (one of the PICA Group of 
companies), as NSW state manager we herby agree to provide the Owners of SP 52948 a loyalty 
discount in effect reducing the agreed services fee ( base management fee) from its current 
$33499.00 +GST per annum to $29,900 +GST per annum for the financial year commencing on 
1st September 2011.





SP52948 – EC members complaining about loyalty discount not applied for two years on 31st of 
January 2013

They miscalculated the losses to owners corporation:

Agreed discount was from $33,499.00 (plus GST) to $29,900.00 (plus GST) per annum, making it
$7,198.00 (plus GST) for two years, not $1,500.00.

SP52948 – BCS Strata Management failed to sign the Tenderer’s Declaration at AGM 
2014

Full Name of Tenderer: BCS Body Corporate Services
Request for Tender Number (if applicable):

I/We,

Being an authorised representative offer to supply/provide/perform the Services, as specified in 
the SP52948 Request for Tender, at the prices, fees, rates & charges tendered in Services, Fees, 
and Charges, and in accordance with the Conditions set out in the Strata Management Agency 
Agreement listed in Notice for Annual General Meeting 2014.

I/We also declare that all the information contained in the submitted Strata Management Agency
Agreement are true and correct in every respect.

I/We also warrant that I/We are duly authorised by our business entity to complete, sign and 
lodge Strata Management Agency Agreement for and on behalf of our business entity.

1.         The Tender remains open for acceptance by SP52948 for the Offer Period, or until ___ 
(which is beyond the expiry of the Offer Period).

2.         I/We warrant that:

Ethical Dealing:
a.      The Tenderer has not engaged in misleading or deceptive conduct in relation to its Tender 
or the Tender Process;
b.      there are no false or misleading statements in the Tender;
c.      the Tender has not been prepared using improper assistance of any SP52948 owner, 
employee, contractor, agent, or member of the Executive Committee, or using information 
obtained unlawfully or in breach of an obligation of confidentiality to SP52948;
d.      neither the Tenderer, nor any related entity, including their respective officers, employees,
agents and subcontractors have engaged in any collusive tendering, anti-competitive conduct or
any similar behaviour with any other Tenderer or any other person in relation to the preparation 
or lodgement of Tenders;
e.      neither the Tenderer, nor any related entity, including their respective officers, employees,
agents or subcontractors has attempted or will attempt to improperly influence an officer, 
employee, adviser, owner, or agent of SP52948 in connection with the evaluation of Tenders, nor
has any such person approached any member of the Executive Committee, employee, 



contractor, agent, or owner concerning the Tender process, other than the owners corporation 
representative;

Conflict of Interest:
f.       no conflict of interest existed in the past or currently, or is likely to arise in relation to the 
Tenderer, any related entity, or their respective officers, employees, agents or subcontractors 
which would affect the performance of the Services by the Tenderer, and the Tenderer will 
immediately inform the OC in writing of any such actual or potential conflict of interest upon 
becoming aware of such conflict;
g.       no conflict of interest existed in the past or currently, or is likely to arise in relation to 
offering improper of privileged services to any SP52948 owner, employee, contractor, agent, or 
member of the Executive Committee; 

Confidential Information:
h.      the Tenderer and its officers, employees, agents and subcontractors involved in preparing 
the Tender have not and will not disclose to any other person Confidential Information of 
SP52948 acquired or obtained in the course of preparing the Tender, other than for the purpose 
of preparing its Tender; and

Anti-competitive Conduct:
i.      the Tenderer, any related entity, or their respective officers, employees, agents and 
subcontractors, are not currently, and have not in the previous 10 years, been subject to or 
involved in any investigations, sanctions, court proceedings, audits and the like in relation to 
anti-competitive conduct, bribery, or corruption. Except as detailed below (if applicable).

Signed on Behalf of BCS

SP52948 – EC members complaining to BCS Strata Management about secret insurance 
commissions that were not disclosed to owners or logged in financials on 7th of 
November 2014



SP52948 - Minutes of the AGM held on 26th of November 2014 approved Uniqueco Property 
Services and BCS Strata Management contract renewals without proper tenders

The new contract was awarded to a member of the staff of the Universal Strata Care, who had 
full knowledge of the expenses charged by his employer. In essence, it was insider-bidding. 
Since May 2014, by new caretaker’s own admission, BCS Strata Management had been aware of 
the intent by him to tender against his employer and made no effort to run independent 
tendering that includes companies not involved in the management of the complex. The 
increase of the contract amounted to well above 16%.



SP52948 – Ryan Strata offered superior strata management services on 10th of May and 27th of 
June 2016

Competitive tender for renewal contract for Strata Management was received by Ryan Strata in 
May and June 2016, which were officially submitted to BCS Strata Management and EC members
for the next general meeting. They offered improved services, at an all-inclusive price of 
$32,500.00, or at lower base rate of $25,000.00 per year (with a schedule of reasonably priced 
disbursements).
Based on partially disclosed invoices by BCS Strata Management in FY 2015/2016, owners 
corporation paid them $50,700.02.











SP52948 – BCS Strata Management failed to sign the Tenderer’s Declaration at AGM 2016



SP52948 – Extract from agenda for AGM in relation to strata management contract sent to 
owners on 4th of October 2016



SP52948 – Minutes of AGM removing BCS Strata Management and approving contract with 
Waratah Strata Management on 19th of October 2016

AGM 2016 was conducted without valid quorum.



SP52948 – Contract with Waratah Strata Management signed by two EC members who could not 
prove they were financial owners and increased base value from $21,800.00 to $23,110.00 
without owners knowledge on 14th of December 2016

Mr. Moses Levitt (Lot 147) and Mr. Stan Pogorelsky (lot 181), who did not offer evidence that 
they were financial, increased its value to $23,110.00 (GST inclusive), without owners 
corporation knowledge:







SP52948 – Unfinancial EC members Mr Stan Pogorelsky and Mr. Moses Levitt running secret 
meetings without agenda and minutes being sent to owners to discuss BCS Strata Management 
contract renewal before AGM in 2016 – Solicitor Adrian Mueller and Waratah Strata Management 
prevented this motion from AGM on 24th of October 2017



BCS Strata Management analysis of why they lost contract with SP52948 on 21st of November 
2016 confirming that EC members had no intention to change them



SP52948 – Unfinancial EC member Mr. Stan Pogorelsky confirmed BCS Strata Management had 
provided very poor services on 27th of April 2017



SP52948 – Waratah Strata Management prevented Motion about their prior relationship with BCS
Strata Management at AGM on 24th of October 2017



SP52948 – Waratah Strata Management prevented competitive offer from another strata
and building management service provider from being listed in motions at AGM 2017





SP52948 – AGM on 24th of October 2017 approved Waratah Strata Management contract 
renewal without tender or disclosure of its increased value

AGM 2017 was conducted in non-compliance with SSMA 2015 and SSMR 2016:



SP52948 – Contract with Waratah Strata Management signed by two EC members who could not 
prove they were financial owners on the same evening when AGM was conducted on 24th of 
October 2017 and increasing base value to $24,310.00





SP52948 – AGM 2019 

Meeting did not comply with SSMA 2015 and SSMR 2016.
Extract from agenda:

Extract from Minutes:



SP52948 – Master contract admin expenses for Strata Manager in period FY 2014 to 2020 (GST 
exclusive)
FY (1 September to 31 
August) 

Amount

2014 $53,835.00
2015 $52,683.00
2016 $50,684.00
2017 $49,898.00
2018
2019
2020

$43,919.00
$46,914.00
$43,190.00

SP52948 – O’Brien Criminal & Civil Solicitor request on 24th of April 2020

As requested in O'Brien Criminal & Legal Solicitors since 24 April 2020, owners were notified that
a response would be prepared to them at EC meeting on 7th of May 2020:
Legal advice regarding Lot 158, including acceptance of barrister fee proposal - Subject to 
amendments required to the content of the costs agreement, the strata manager is instructed to
sign the costs agreement under common seal for and on behalf of the Owners Corporation. The 
barrister is also to be requested to respond to the letter received from O'Brien Criminal & Civil 
Solicitors on behalf of Lot 158.



SP52948 – Master contract admin expenses for Strata Manager in period FY 2014 to 2020 (GST 
exclusive)

Building Manager Contracts 1999 to 2020

SP52948 – Raine & Horne Strata Sydney (later became part of BCS Strata Management) and EC 
members promoted cleaners to become new caretakers without tender at EC meeting on 21st of 
July 1999

Annual General Meeting was held on 29th of September 1999 but no change of the Caretaker was
listed or request for tender submitted. This will, as it turns out later, become standard operating 
procedure for the Executive Committee and Raine and Horne Strata Sydney – no contracts or 
tenders for all major contracts were ever presented or voted at Annual General Meetings, even 
those worth around quarter of million dollars a year.

SP52948 – Contract with Universal Strata Care without tender or owners decision at AGM, 
approved at paper EC meeting (without owners) valued at $150,000.00 (plus GST) per year on 
3rd of November 1999

The contract with the new Caretaker in December 1999 increased by more than 33% without 
any tender, or decision at the general meeting (which was against the SSMA 1996 Section 80B).
    FY            1999                  2000
Caretaker         $14,395.00          $93,062.00
Cleaning         $47,571.00
Gardening         $37,044.00          $39,469.00
Security         $80,641.00          $80,968.00
Total   $179,651.00         $213,499.00



Contract for Security was originally given to another company (separate contract) at the 
Executive Committee meeting on 24th of June 1998 and it was not part of the contract granted 
to Caretaker.



SP52948 – EC meeting decision to seek other tenders for security services contract on 22nd of 
March 2000

SP52948 – EC meeting decision to evaluate security services options on 24th of May 2000

SP52948 – Undisclosed EC meeting (agenda and minutes not sent to owners) on 2nd of 
August 2000

This meeting was allegedly held only one week before Extraordinary General Meeting, without 
the agenda or minutes of the meeting ever sent to owners. The minutes also contained very 
unusual and never-seen-before-or-after note:

The alleged meeting, which was attended by six members of the EC and the strata manager, 
where two EC members were unfinancial due to unpaid levies for second gas connection and one



was recipient of secret water and gas reimbursements for private use without Special Resolution 
or Special By-Law, made the following decision:

At the Executive Committee meeting held on Saturday, 2nd of December 2000, it was 
alleged that four quotes were tendered for security services but no details provided to 
any owner

SP52948 - EC meeting held on 14th of February 2001, without giving any details of the 
tenders to owners corporation, caretaker was granted last remaining part of the main 
contract – security

All three other tenders were ignored, without disclosing details:



SP52948 – Three-month overpayment to Universal Strata Care in 2004 – never disclosed to 
owners



SP52948 - Secret quotes for caretaker contract never disclosed to owners in 2004

In a secret document, obtained belatedly eight years later, one company tendered their proposal
on 25th of February 2004 at $238,500.00 (GST exclusive) per year. That included night security 
duties in hours between 5:00pm and 5:00am next morning, seven days a week, and average 
gardener’s hours of 20 per week, The total difference between their quote and the incumbent 
Caretaker in 2005 was $10,505.00 (around 5% of the full contract only), with the emphasis that 
the new proposal offered more services.

Second tenderer offered very attractive tender too:

   



With the GST included, the second tenderer would have charged the following for the 
maintenance contract  (exclude security guards):

1 Caretaker
1 Gardener
1 Cleaner
Total (with GST) $144,740.00

Services for the security guards would have been charged in accordance with the State Awards.
For the same services, excluding the security guards, the Caretaker charged the following in FY 
2005/2006:

Caretaking/Cleaning (exclusive GST) $105,796.01
Gardening (exclusive GST) $42,053.01
Total (with GST) $162.631.22

The approximate savings, in favour of engaging the second tenderer in 2005 would have been 
AU$17,891.00 per year, 12.36% savings for the owners corporation in just one year.
The quote from the two tenderers were never disclosed to owners corporation or even majority 
of members of the Executive Committee. Instead, the following was falsely reported at the 
Executive Committee meeting on 18th of February 2004:

SP52948 – EC meeting on 18th of August 2004 - legal case with previous caretaker 
attended by Lot 147 in court 

At the EC meeting on 18th of August 2004, it was documented Caretaker’s and owners 
corporation four-year dispute with the previous caretaker who accused Universal Strata Care of 
obtaining the contract through illegal means:

Details of the settlement and reasons why SP52948 was involved were never provided to any 
owner.



SP52948 – Contract with Universal Strata Care without tender or owners decision at AGM, valued
at $255,712.92 (plus GST) per year on 1st of May 2006



SP52948 – Contract with Universal Strata Care without tender or owners decision at AGM, valued
at $268.498.56 (plus GST) per year on 1st of May 2008



SP52948 – Renewed contract with Universal Strata Care without tender or owners decision at 
AGM, valued at $268.498.56 per year with extra 2% increase for three years (plus GST) on 1st of 
August 2010



SP52948 – Secret email exchange asking EC members to approve Universal Strata Care contract 
renewal for three years without tender on 8th of September 2010



SP52948 - Call-out charges by Universal Strata Care were undefined items in the contract

Here are some examples of invoices by Universal Strata Care in 2013 and 2014 when even 
expenses that should be charged to individual owners were passed on to owners corporation:





SP52948 – Renewed contract with Universal Strata Care without tender or owners decision at 
AGM, on 12th of March 2014

Standard Costs Agreement with Shakenovsky & Associates for legal services to prepare 
contract with Uniqueco Property Services was issued on 4th of December 2014 and 
quickly signed by two SP52948 EC members (whilst one of them – Mr. Moses Levitt, was 
not financial due to unpaid full levies, including 10% simple interest for overdue 
payments), day later on 5th of December 2014



Contract RS/RH 081394 with Uniqueco Property Services signed by two SP52948 EC members 
(whilst one of them – Mr. Moses Levitt, was not financial due to unpaid full levies, including 10% 
simple interest for overdue payments), allegedly executed on 7th of December 2014



SP52948 – Contract value with Uniqueco Property Services valued at $289.000.00 as signed on 
7th of December 2014

At AGM 2014 - Strata Manager Mr. Russell Young confirmed that Universal Strata Care 
was paid for undelivered services for night security but failed to reimburse owners 
corporation for undelivered services

Over the previous 12 months, security guards stopped working between hours of 2:00 to 
5:00am, in spite of caretaker getting paid for their night staff. When questioned about it, the 
response was that “it was difficult to get the money back from poor people”. BCS Strata 
Management failed to report it in the minutes of the AGM.



EC member wrote email to Universal Property Services advising them of lost contract on 7th of 
December 2014, which confirmed wishes of EC members to stay with them due to “personal 
connections”

Minutes of EC meeting held on 21st of March 2016, allegedly “renewed” Caretaker’s 
contract for another year without any tender, although it was going to expire on 7th of 
December 2016, more than nine months before its renewal time



SP52948 – Uniqueco Property Services contract value increased by 2% without owners 
corporation decision at AGM or tender on 22nd of April 2016

 



SP52948 – Uniqueco Property Services contract value increased by 4% without owners 
corporation decision at AGM or tender on 27th of November 2017



SP52948 – Master contract expenses for Building Manager (Caretaker) in period FY 1999 to 2014 
(GST exclusive)

The only details of the
Caretaker’s contract (as like for

all other expenses) were
provided to owners in one-page

balance sheet at general
meetingsXFinancial Year (1
September to 31 August) 

Building Manager (Caretaker)
master contract (GST exclusive)

1999 $186,611.00
2000 $220,168.00
2001 $220,624.00
2002 $218,938.00
2003 $218,167.00
2004 $222,376.00
2005 $227,995.00
2006 $228,438.00
2007 $232,844.00
2008 $235,560.00
2009 $244,287.00
2010 $264,080.00
2011 $245,094.00
2012 $255,673.00
2013 $256,605.00
2014 $252,618.00

SP52948 – Master contract expenses for Building Manager (Caretaker) grew to $275,838.00 in FY
2015 (GST exclusive)



SP52948 – Master contract expenses for Building Manager (Caretaker) grew to $292,912.00 in FY
2016 (GST exclusive)

SP52948 – Master contract expenses for Building Manager (Caretaker) were $291,507.00 in FY 
2017 (GST exclusive)



SP52948 – Master contract expenses for Building Manager (Caretaker) grew to $304,630.00 in FY
2018 (GST exclusive)

SP52948 – Master contract expenses for Building Manager (Caretaker) were $293,031.00 in FY 
2019 (GST exclusive)



SP52948 – Master contract expenses for Building Manager (Caretaker) were $338,270.00 in FY 
2020 (GST exclusive)

SP52948 – Agenda for AGM 2020 failed to comply with SSMA 2015 requirements for Motions at 
general meetings, by not providing clear vote for renewing building management contract, and 
not allowing seven companies to bid for the building and strata management contracts

Motion must be ruled as "out of order" as it conflicts with the Act, is unlawful, and unenforceable.
According to Strata Community Association (NSW), definition of a Motion:
A proposal put forward for consideration at a meeting. A well written motion will enable the lot 
owner or committee member to vote yes (for) or no (against) on the matter.

 A motion must clearly state the proposal to be considered at the meeting.
 Motion must clearly state if an ordinary, special, or unanimous resolution is required.
 Motion must disclose pecuniary interests of committee members as per SCHEDULE 2 – 

Meeting procedures of strata committees of the Strata Schemes Management Act, 2015 
(NSW) Section18.

 Information was withheld from owners that Lot 158 has been a legal member of the 
committee since 2013.



Waratah Strata Management deliberately failed to disclose competitive pricing by other service 
providers and only included pricing for incumbent building manager:



Seven tenders were disallowed for competing for strata and building management contracts at 
AGM 2020 without valid reasons: 



 Three very competitive quotes for building management contract:
 Curtis Strata Cleaning
 Forte Asset Services
 Clean and Secure Building Management

All three of them offered two options for security services with licensed staff:
Patrols two times a night in around 30 minute duration each time,
Full 10-hour a night onsite security.
The reason for option with patrols:

    All fire doors in the basement in the complex now have alarms,
    New CCTV system.

 Very competitive quote from Jim's Mowing franchise for gardening.
 Three very competitive quotes for the strata management contract:

 Strata Excellence
 Strata Title Management
 Netstrata
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