


 
 

 

Undisclosed Cash Advance 

In August 2014, owners corporation took a cash advance from PICA (parent company of BCS Strata Management).  

 

This invoice was paid with SIX MONTH DELAY, and undisclosed to owners corporation at AGM 2014 on 26th of 

November 2014 or at any time since then: 

 

 

The EC and Strata Manager are silent about this borrowing. 

Was there any interest paid on it? If so, who approved it and how much? 

Was the money taken out of Sinking Fund because the Admin Fund was completely exhausted due to many-

years of neglected planning? If so, SSMA 1996 Section 71 must apply: 

71 What money can be paid out of the sinking fund?  

(1) An owners corporation must not pay any money from its sinking fund except for the purpose of:  
(a) payments of the kind for which estimates have been made under section 75 (2), or  

(b) payments made in accordance with this Division on a distribution of a surplus in the fund.  

(2) However, an owners corporation may disburse money by transfer from its sinking fund to its administrative 
fund or by meeting from its sinking fund expenditure that should have been met from its administrative fund if 
the owners corporation complies with subsection (3).  

(3) The owners corporation must, not later than 3 months after the disbursement, make a determination under 
section 76 (1) of an amount sufficient to recoup the amount of the disbursement.  

 

 

 

 



 
 

 

The financial mismanagement is also shown in two examples from other strata complexes in NSW. 

 Large strata complex in Pitt Street Sydney, which terminated contract with BCS in 2012, with the following 

notes in the minutes of the AGM: 

 



 
 

 

 

 

 Strata Complex in Casuarina: 

http://www.cottonbeachowners.com.au/uploads/1/3/6/7/13675729/140823_ecm_minutes_-_ecv.pdf 

http://www.cottonbeachowners.com/assets/140702-ncat---application-for-an-order.pdf 

 

 

 



 
 

 

Examples of Delayed Payments by BCS Strata Management 

Even without access to full financial statements, it is very clear how the accounting operates for SP52948: 

 Payment of $550.00 delayed for six months in 2011: 

 

 Payment in amount of more than $15,375.20 delayed for three months and undisclosed in financial year 

ending on 31st of August 2011: 

 

 

 Payment in amount of $198.00 delayed for two and a half months and undisclosed in financial year ending on 

31st of August 2011: 

 

 

The fact that three other invoices were paid promptly show the determination of BCS Strata Management to 

present false balance sheet in that financial year and deceiving owners corporation about real status of 

accounting: 

 

 Payment in amount of $4,290.00 delayed for one and a half month in 2011: 

 

 

 
 

 

 



 
 

 

 Payment in amount of $12,144.00 delayed for one and a half months and undisclosed to owners in financial 

year ending on 31st of August 2012. The building report was hidden from CTTT which was investigating poor 

maintenance in the complex. Delay of the payment was blamed on alleged vendor’s non-delivery of services. Upon 

private checks with the vendor, it was proven that Raine & Horne Strata Sydney BCS and EC members deceived the 

owners corporation: 

 

 Payment in amount of $102.00 delayed for more than four months in 2012: 

 

 Payment in amount of $165.00 delayed for four months and undisclosed to owners in financial year ending on 

31st of August 2012: 

 

 Payment in amount of $160.00 delayed for two and a half months and undisclosed to owners in financial year 

ending on 31st of August 2012: 

  

 Payment in amount of $310.62 delayed for three months in 2013: 

 

 Two payments in amount of $424.88 delayed for several months in 2013: 

 

 Payment in amount $775.50 delayed for five months in 2013: 

 

 

 

 

 



 
 

 

 Three invoices delayed $751,51 between 11 months and three months and undisclosed in financial year 

ending on 31st of August 2013 (Admin Fund paid for private water and gas usage without a By-Law and 

Special Resolution): 

 

 Six-month delay for payment in amount of $385.00 and undisclosed in financial year ending on 31st of August 

2014: 

 

 Payment in amount of $451.00 delayed for four months in 2014: 

 

 Payment in amount of $2,005.71 delayed for three months in 2014: 

 

 

 Payment in amount of $6,464.06 delayed for three months and undisclosed in financial year ending on 31st of  

August 2014: 

 

 

 Payment in amount of $108.63 delayed for two months in 2014: 

 

 

 Payment in amount of $368.50 delayed for three months in 2014: 

 

 Payment in amount of $465.00 delayed for five months in 2015: 

 

 



 
 

 

 Payment in amount of $385.00 delayed for four months in 2015: 

 

 Twice-paid same invoice (water leak in storm water pit), where the first one in amount of $2755.00 delayed for 

two months: 

 

 Overdue payments in amount of $4,280.29 for gas usage in 2015, undisclosed to owners: 

 

 Three-month delayed payment for LED light changes to Essential Services Management in FY 2015: 

Cred. 
Code 

Creditor Name 
Doc. 

Ref. No. 
Doc. Date 

Doc. 
Total 

Chq. Date Mtd. 
Cnl. 
Chq. 

Date 
Presented 

Invoice 

69605 
ESSENTIAL SERVICES 
MANAGEMENT 

5817  21/07/2015 293.70  22/10/2015   EFT N  22/10/2015     

          

 
 
 

         

https://hub.communitye.com.au/wps/myportal/extranex/%21ut/p/a1/04_Sj9CPykssy0xPLMnMz0vMAfGjzOINvLx9vLzdDQ38LcIMDDx9DYOM3ZxNDA0MDIAKIkEKcABHAyL1wxQYeAcYGBh5Gfv7Gxv4gRWQqN_QDajf2McozNUrzNA7wISQ_nD9KFQlWFyApgDTCogC3GEQCXSkOW5XGOsX5IaGRhhkBmQ7KioCADTuC_s%21/dl5/d5/L2dBISEvZ0FBIS9nQSEh/pw/Z7_0JKLJKG10O8V00IM1R3FC41003/ren/p=InvLine=0/=/#Z7_0JKLJKG10O8V00IM1R3FC41003
https://hub.communitye.com.au/wps/myportal/extranex/%21ut/p/a1/04_Sj9CPykssy0xPLMnMz0vMAfGjzOINvLx9vLzdDQ38LcIMDDx9DYOM3ZxNDA0MDIAKIkEKcABHAyL1wxQYeAcYGBh5Gfv7Gxv4gRWQqN_QDajf2McozNUrzNA7wISQ_nD9KFQlWFyApgDTCogC3GEQCXSkOW5XGOsX5IaGRhhkBmQ7KioCADTuC_s%21/dl5/d5/L2dBISEvZ0FBIS9nQSEh/pw/Z7_0JKLJKG10O8V00IM1R3FC41003/ren/p=InvLine=0/=/#Z7_0JKLJKG10O8V00IM1R3FC41003
https://hub.communitye.com.au/wps/PA_ExtraStrata/invview?docid=13051144


 
 

 

 Payment for water and gas reimbursements for private use in inequitable manner to Lot 199, delayed for two 

months: 

Cred. 

Code 

Creditor 

Name 

Doc. Ref. 

No. 
Doc. Date 

Doc. 

Total 
Chq. Date Mtd. 

Cnl. 

Chq. 

Date 

Presented 
Invoice 

69878 Lot 199 52948915  20/08/2015 298.83  09/10/2015  
 Mailing 

House 
N  14/10/2015     

 Payment in amount of $689.00 delayed for four months and undisclosed to owners in financial year ending on 

31st of August 2015: 

 

 Two invoices in amount of $720.50 delayed for nine months and undisclosed to owners in financial year 

ending on 31st of August 2015: 

 

  

https://hub.communitye.com.au/wps/myportal/extranex/%21ut/p/a1/04_Sj9CPykssy0xPLMnMz0vMAfGjzOINvLx9vLzdDQ38LcIMDDx9DYOM3ZxNDA0MDIAKIkEKcABHAyL1wxQYeAcYGBh5Gfv7Gxv4gRWQqN_QDajf2McozNUrzNA7wISQ_nD9KFQlWFyApgDTCogC3GEQCXSkOW5XGOsX5IaGRhhkBmQ7KioCADTuC_s%21/dl5/d5/L2dBISEvZ0FBIS9nQSEh/pw/Z7_0JKLJKG10O8V00IM1R3FC41003/ren/p=InvLine=0/=/#Z7_0JKLJKG10O8V00IM1R3FC41003
https://hub.communitye.com.au/wps/myportal/extranex/%21ut/p/a1/04_Sj9CPykssy0xPLMnMz0vMAfGjzOINvLx9vLzdDQ38LcIMDDx9DYOM3ZxNDA0MDIAKIkEKcABHAyL1wxQYeAcYGBh5Gfv7Gxv4gRWQqN_QDajf2McozNUrzNA7wISQ_nD9KFQlWFyApgDTCogC3GEQCXSkOW5XGOsX5IaGRhhkBmQ7KioCADTuC_s%21/dl5/d5/L2dBISEvZ0FBIS9nQSEh/pw/Z7_0JKLJKG10O8V00IM1R3FC41003/ren/p=InvLine=0/=/#Z7_0JKLJKG10O8V00IM1R3FC41003
https://hub.communitye.com.au/wps/PA_ExtraStrata/invview?docid=12524273


 
 

 

 Payment to ESMC in amount of $293.70 delayed for three months and undisclosed to owners in financial year 

ending on 31st of August 2015: 

 

 

 
 

 Payment to H & T Security in amount of $689.00 delayed for three months and undisclosed to owners in 

financial year ending on 31st of August 2015: 

 

 
 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

 Payment in amount of $7,785.00 delayed for two months in 2015/2016: 

 

BCS Strata Management failed to provide any evidence of competitive tender for this large roof repairs in Block 

D. In addition, although the work was completed in October 2015, Kintyre kept sending invoices in such manner 

to avoid incurring expenses in one go: 

 
 

 Delayed payment for private water and gas usage, in non-compliance with Special By-Law 13 in April 2015: 

 
 
 
 
 

  



 
 

 

Other examples of unauthorized reimbursements for private water and gas usage with excessive delays (the illegal 
payments amount to several thousands of dollars – copies of al payments have been obtained by a concerned owner): 
 

Lot Owner Date Claimed Water Gas 

204 2013 August Four quarters Four quarters 

201 2013 July Four quarters Four quarters 

211 2013 May Nine quarters Nine quarters 

199 2013 March Two quarters for Mar2012-Aug2012 Two quarters for Mar2012-Aug2012 

194 2012 November One quarter before current One quarter before current 

217 2012 September Two quarters before current Two quarters before current 

203 2012 September Three quarters before current Three quarters before current 

205 2011 May Two quarters before current Two quarters before current 

217 2008 April 24 quarters (2000 to 2006) Eight quarters (2004-2006) 

211 2007 November Six quarters Seven quarters 

204 2007 August Three quarters Three quarters 
 

       Additional examples: 

 

 

 Minutes of EC meeting held on 4th of March 2015 confirm some other delayed payments and the fact that 

these reimbursements have been applied discriminately and in non-uniform way for 15 years: 

 

What was conveniently “forgotten” to report to owners was the fact that the same EC member, Mr. Stan 

Pogorelsky, has second gas connection in his unit without providing any evidence about reimbursing 

owners corporation for most years since 1999 (as per Special By-Law) and disclosed by a concerned owner 

in: 

http://www.nswstratasleuth.id.au/SP52948-BCS-Strata-management-Issues-to-be-dealt-with-at-next-EC-Meeting-

public-version-Oct2015.pdf 

 


