
 

 

Executive Summary 

Large Strata Plan SP52948 continued to be poorly managed by BCS Strata Management in 2015. Poor accounting, 

delayed payments for some invoices, secret cash advance from PICA Group two months before AGM 2014, and 

paid back in amount of $20,745.00 six months later without ever disclosing it to owners corporation, lack of 

tenders for even very large expenses… these are some of the qualities offered by BCS Strata Management.  

1. Some of large expenses that did not have competitive quotes since October 2014 and BCS Strata Management 

refused to provide evidence of in spite of paid document search as per SSMA 1996 S108 in 2014 and 2015: 

 

 Roseriver Pty Ltd Hot Water System for Block D  - $46,200.00 in June 2015 

 Roseriver Pty Ltd Hot Water System                     - $10,109.00 in September 2015 

 Kintyre Building Services Roof Membrane Block B  - $59,356.00 in February 2015 

 Kintyre Building Services Roof Membrane Block D  - $109,285.00 in October 2015 

 QBE Insurance                                       - $72,456.06 in September 2015 

 Roseriver Pty Ltd Hot Water System for Block D          - $46,200.00 in June 2015 

 16% increase for Caretaker’s contract renewal             - $578,000.00 over two-year period 

Most of those repairs were overdue and some even repeated, as BCS Strata management failed to enforce 
warranties for substandard works. 
 
Photos show the appalling status over the last four years (BCS Strata Management and EC members know about 

websites and never offered evidence to counter the claims of mismanagement): 

http://www.nswstratasleuth.id.au/Macquarie-Gardens-photos/  

But that is only small part of large expenses looming for the owners. Six professional reports (undisclosed to owners) 

costing more than $16,000.00 in last three years show serious needs for repairs. 

This document will specifically address excessive costs and delayed repairs for common property, through 

deliberate, and repeated misleading, and incomplete information given to owners corporation, with full support 

by the Executive Committee. 

Without any evidence of tenders, BCS Strata Management and EC members “approved” expenditures of 

$160,856.00 (GST inclusive) to Kintyre for roof membranes on two buildings (two other builds are still 

outstanding) during 2015. Minutes of the EC and General Meetings show how it was organised, and how, due to 

poor maintenance and neglect in the past, only five-year warranty provided to owners corporation (instead of 15 

years). 

Kintyre earned over $214,868.00 in period of four years, without any competitive tender by BCS Strata 

Management.  

http://www.nswstratasleuth.id.au/Macquarie-Gardens-photos/gallery/index.php?/category/19


 

 

2. BCS Strata Management, and EC members, continued to ignore SSMA 1996 and the following Motions were 

submitted for AGM 2015 yet again: 

        

        

       This is common for BCS Strata Management in other complexes and allows the strata agency to run costs  
       without any checks. 
  



 

 

3. That this practice is prevalent and dangerous shows the following termination of contract with BCS Strata 

Management at Regis Towers SP56443, Pitt Street, Sydney on 26th of September 2012: 

        

        

 

 

 

  



 

 

4. Back in July 2012, at cost above $12,000.00 Napier & Blakely ran comprehensive audit of the buildings and 
summarised numerous issues, including roof repairs. On page 8, this was listed: 

 

        

        

  



 

 

5. This was reported in minutes of EC meeting held on 10th of September 2014. Owners corporation was led to 

believe (without any evidence) that multiple quotes were obtained (none of them made available even when 

requested through SSMA 1996 S108): 

        

  



 

 

6. Even in the agenda for the AGM on 26th of November 2014, owners corporation received no proofs of alternative 

quotes and conditions: 

        

  



 

 

7. In spite of paid document viewing as per SSMA 1996 S108, BCS Strata Management failed to provide access to 

proofs of tender: 

       http://www.nswstratasleuth.id.au/SP52948-SSMA1996-S108-Document-Viewing-Undislosed-Files-

17Nov2014.pdf 

       http://www.nswstratasleuth.id.au/SP52948-SSMA1996-S108-Document-Viewing-Undislosed-Files-BCS-Strata-

Management-18Dec2015.pdf 

  



 

 

8. Nothing was done for three years since Napier & Blakeley’s report, until early January 2015, when Block B was 

the first ne to be addressed. Even then, BCS Strata Management provided misleading statements in the minutes 

of EC meeting held on 4th of March 2015: 

        

  



 

 

9. As evidence shows, there was no 15-guarantee and it will never be provided due to long-term neglect of the 

roof area not only in Block B, but quite possibly in other buildings as well: 

     

  



 

 

10. Caretaker Uniqueco Property Services reported the following to EC members in March 2015 (undisclosed to 

owners corporation). In it, it was clear that work by Kintyre was not satisfactory as leakage in Lot 47 had to be 

attended to straight after their allegedly finished the work on the roof of Block B. 

 

 

  



 

 

11. For seven months after the alleged “urgent” quote for repairs of roof in Block D on 4th of March 2015, nothing 

was done until October 2015: 

        

  



 

 

12. The work order for Kintyre was approved by BCS Strata Management and EC as early as 1st of September 2015, 

without any EC meeting, emergency, and evidence of tender or quotes (they were requested four times before 

and after AGM 2015 and deliberately not provided in spite of paid document search as per SSMA 1996 S108). 

This document was never disclosed to owners corporation. 

 

 
 

  



 

 

13. … Suddenly, much higher invoice (without proof of competitive tender, or formal approval of the Executive 

Committee who had only one meeting throughout FY 2015) was “accepted” without notifying owners. The 

updated invoice on 7th of September 2015 was more than 54% higher in cost and allegedly saved owners 

corporation 40%! 

 

 

 

  



 

 

14. Caretaker Uniqueco Property Services reported the following to EC members (undisclosed to owners 

corporation) in their report for October 2015, confirming that work on Block D started on 6th of October 2015. 

Had it really been an emergency, it would not have waited till October to start repairs: 

      

  



 

 

15. Agenda for AGM 2015 contained the following statements by BCS Strata Management and EC: 

 
 

Number misleading and undisclosed pieces of information: 

 

 There is no evidence of 15-year materials guarantee for Block D. 

 There is no written confirmation that whole of Block B was resurfaced. 

 There is no correction for incorrect statement in Minutes of EC meeting held on 4th of March 215 for 

only 5-year warranty for Block B. 

 There is no reference to three-year old professional building report by Napier & Blakeley who stated 

that all roofs should be repaired in period of 1-5 years (report was commissioned in July 2012)! 

 Evidence of competitive quotes from other vendors not provided, even though three official requests 

for document viewing as per SSMA 1996 S108 were officially lodged during 2015. 

 If one half roof cost $59,356.00 for Block B in early 2015, how can two halves for Block D roof cost 

$109,285.00 with alleged 40% discount! 

 

Simple mathematics: 

 

2 x $59,356.00 = $118,612.00 

 

How can $109,285.00 represent 40% savings from $118,612.00? Who is profiteering from these type of 

expenses for 15 years? 

  



 

 

16. BCS Strata Management, along with members of the Executive Committee, trying to ensure that owners accept 

these expenses without questioning, submitted the following Motion for AGM 2015 (scheduled for 4th of 

November 2015): 

 

 
 

This is Motion 12 of AGM 2014, as approved and recorded in the Minutes by BCS Strata Management and 

agreed by EC members: 

 

 
 

Motion 12 of AGM 2014, hence, had no relation to “approved” Motion 8 at AGM 2015, which was attended by 

only 10 owners in person (out of 218 lots). 

  



 

 

17. Kintyre delayed sending two other parts of invoices to make payments “easier” for owners corporation although 

their work was completed in October 2015. The invoices are sent to EC member directly, not BCS Strata 

Management, on 2nd of November 2015 and 11th of November 2015.  



 

 

18. Minutes of EC meeting held on 21st of March 2016, with only one EC member attending. Along with BCS Strata 

Management staff, recorded the following decisions without providing minutes of alleged paper meeting held 

supposedly one week earlier: 

        

  



 

 

19. Kintyre earned over $214,868.00 in period of four years, without any competitive tender by BCS Strata 

Management. The latest invoice dated 11th of December 2015 was delayed for payment for two months. 

 


