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SP52948 – Extract from committee meting on 23rd of September 2021 confirming deficit in Capital Works 
Fund in amount above 1.5 million ($1,515,541.00)

Owners are not informed about three quarters on FY 2021 with negative balance in Admin Fund:

SP52948 Balance Status on 19th of January 2021, Admin Fund negative balance of $10,145.09

SP52948 Balance Status on 29th of January 2021, Admin Fund negative balance of $18,859.76

SP52948 Balance Status on 25th of April 2021, Admin Fund negative balance of $24,560.03

Extract from Minutes of committee meeting dated 29th of April 2021 – first time deficit in Admin Fund briefly mentioned:



BIV 10-Year Capital Works Fund drastic changes in assessments in March 2017 and October 2021, delaying
major works for 10 years without professional engineering reports

Some of current issues in the complex:

SP52948-some-of-long-term-OHS-and-fire-safety-risks-and-maintenance-status-1Oct2021.pdf

Extract from the BIV plan in March 2017, which was not presented or approved by owners corporation at any general meeting:

https://www.nswstratasleuth.id.au/SP52948-some-of-long-term-OHS-and-fire-safety-risks-and-maintenance-status-1Oct2021.pdf


Extract from the BIV plan in October 2021, which was not presented to owners in agenda for general meeting on 28 October 
2021:



 The most revealing figures are related to when to rectify roof problems (major issue in the complex):

In BIV’s plan in March 2017, it was recommended to complete the work in August 2023 at estimated cost of 
$571,275.00.

In BIV’s plan in October 2021, it was recommended to delay the work to September 2031 at estimated cost of 
$900,722.00.

 In BIV’s plan in March 2017, elevator upgrades were scheduled in August 2026 at estimated cost of $339.831.00.

Due to multiple incidents, expired equipment, and poor maintenance, elevator upgrades were completed in 2019 at 
cost of above $880,000.00 (plus GST).

There were many incidents after the upgrade, including broken down carriages for more than 156 hours, voice alerts 
about problems whilst travelling, stuck passengers, and so on. Examples of issues reported to Waratah Strata 
Management since the upgrades, where strata manager never replied or acknowledged the problem:

In BIV’s plan in October 2021, it was recommended to run further upgrades in September 2030 at estimated cost of 
$680,632.00.

 In BIV’s plan in March 2017, external painting was scheduled for August 2027, at estimated cost of $1,640,783.00. 

Just a year later, agenda for the AGM 2018 sent to owners contained information that the total costs for the painting 
project were $646,200.00 plus GST (totaling $710.820.000).  That did not include professional consultancy fees and 
failed to provide evidence and invoices for all work related to painting and major works on townhouses allegedly 
costing $92,950.00.

 Another revealing figure is plan for internal building painting:

In BIV’s plan in March 2017, it was recommended to complete the work in August 2021 at estimated cost of 
$243,101.00. This work was not done.

In BIV’s plan in October 2021, it was recommended to delay the work to September 2028 at estimated cost of 
$244,955.00.

 Another revealing figure is plan for central HWS:

In BIV’s plan in March 2017, it was recommended to complete the work in August 2019 at estimated cost of 
$70,560.00. This work was not done.

In BIV’s plan in October 2021, it was recommended to delay the work to August 2026 at estimated cost of 
$103,329.00.

 Another revealing figure is plan for gym area and facilities:

In BIV’s plan in March 2017, it was recommended to complete the work in August 2022 at estimated cost of 
$82,958.00. 

In BIV’s plan in October 2021, it was recommended to delay the work to September 2024 at estimated cost of 
$21,509.00.



24 repairs related to water leaks in Lot 191 of top floor of Block A in period 2011 to 2018

On 24 February 20916, NCB Plumbing gave this warning about major repairs in Block A, which strata managers refused to 
share with owners:



Major upgrades on 26 townhouses in amount of  $92,950.00 in 2017 without evidence of work done

In 2017, owners corporation spent on alleged upgrades for 26 townhouses amount of $92,950.00. 

The same townhouses were repainted six years earlier in 2011 at cost of $61,490.00 without proper tender process.

Concerned owners tried to obtain access to information through emails, document searches and ever since Annual General 
Meeting 2017 where Motions were prevented from being listed in the agenda for owners.

There is no evidence of any significant work being done on townhouses (including roofs) during alleged major upgrades
in the complex in 2017/2018:

 Pergolas (we have evidence that, for example, there was a secret pergola replacement for Lot 196 one-and-half years 
after major upgrades in the complex - May2019), 

 Colorbond fences, 
 Wooden fences towards neighbouring property, 
 Window frames, 
 Doors, 
 Garage doors,
 Townhouse carport lattices (one year later, Lot 209 submitted Motion at AGM 2018, to remove and replace the 

townhouse carport lattices, which was rejected at the meeting), 
 Bollards, 
 Front-yard tree lopping (it was actually done in rush just before AGM 2020),
 Roof that comprised: 

 High-pressure clean 
 Spray at least one coat of sealer and two coats of paint 
 Repoint roof where necessary with flexipoint
 Repair flashing down gables 
 Replace broken or damaged tiles (only few replacements are visible)
 Clean all gutters and downpipes 
 Clean job site 
 and similar 

 Anything else as applicable.

Some of email requests to committee members and Waratah Strata Management that were left unanswered:

22 July 2018

26 August 2018

9 October 2018

6 November 2018

9 May 2019

19 May 2019

31 May 2019

10 June 2019

18 June 2019

19 June 2019

30 June 2019

13 July 2019

7 October 2019

23 February 2020

2 March 2020



28 March 2020

7 July 2020

2 February 2021

At AGM 2018, the following was listed in the Minutes of the meeting, showing that carport lattices needed some work:

TOWNHOUSE LATTICE

Resolved that the correspondence from owner of Lot 209, to remove and replace the townhouses carports lattice was tabled 
and a decision made not to agree to that proposal.

 Concerned owners asked these questions:

 Failure to disclose to owners the following breakdown of expenses for the painting project that was known as early as 
3 March 2017:

 Block A: $117,700.00 (including GST)
 Block B: $117,700.00 (including GST)
 Block C: $117,700.00 (including GST)
 Block D: $117,700.00 (including GST)
 Various Structures: $66,000.00 (including GST)
 Townhouses: $92,950.00 (including GST)

 Total cost: $629,750.00 (including GST).

This was provided in vendor’s progress report dated 5 August 2017:

 Motion 3 in the Minutes of EC meeting held on 20 July 2017 showed that around half of the project cost having been 
paid to date. Allegedly three quotes from RJ Bird Services to carry out remedial repairs required prior to painting were 
accepted at a total cost of $27,580.00. No details of the "remedial repairs", and no evidence or statements about 
multiple quotes being sought from different providers were provided to any owner.

 Motion 3 in the Minutes of EC meeting held on 28 September 2017 showed that the painting project was complete and
all accounts had been paid except the 5% retention amounts totaling $28,187.00 + GST.

 Agenda for the AGM 2017 sent to owners contained information that the total costs for the painting project were 
$646,200.00 plus GST (totalling $710.820.000).

 Total costs in the Agenda for AGM 2017 on page 25 (Capital Works Fund) were listed as $610.357,26 (plus GST). If 
one adds figure of $28,187.00 (retention amount of 5% as per Motion 3 in Minutes of EC meeting held on 28 
September 2017), it totals $638,544.00 (plus GST).



The costs listed in the approved Minutes of the AGM 2016 differ from costs listed in the payment schedules dated 3 March 
2017, and also differ from what Waratah Strata Management listed in the agenda for AGM 2017.

More of a concern are what appears to be missing warranties Lot 158 asked

Two document searches but Waratah Strata Management failed to find any evidence on major upgrades on townhouses:

31 May 2019

20 September 2019

The following questions were also left unanswered:

1. Warranty of Workmanship from Townview Painting Services.

2. Dulux Warranty.

3. Attachments from Townview’s email discussing the warranties on 23 August 2017.

4. Liftronics Warranty for elevator upgrades in four buildings.



In spite of owners overwhelmingly approving OH&S Special By-Law in 2016 it has never been registered in 
NSW Land Registry Services and no record of such assessment provided to any SP52948 owner as of 
October 2021 

At Annual General Meeting on 4th of November 2016, owners approved Special Resolution:

 

Special Resolution must be registered with NSW Land Registry Services within six months after the special resolution has 
been passed in order for the by-laws to be valid and legally enforceable. But that never happened in strata plan SP52948. 
Special By-Law has not been registered, in spite of complaints and concerns sent to Waratah Strata Management. 

Since 2016 there has been no evidence of any OH&S health and risk assessments in the complex. 

Document searches in 2017 and 2019 found no files related to OH&S and none are published on Waratah Strata Management 
web portal as of 1st of October 2021



Roof membranes

On 13th of June 2020, Lot 158 documented problems with water leaks and dampness in bathrooms of Lot 43 (top floor in Block
B), which created not only serious health risks, but also dangers of water entering electrical installations. 

Strata managers never responded or offered evidence of rectification work.



Lot 158 said in their email:

Broadly known as toxic mold, black mold that appears to have infected their bathrooms can put the family in danger. 
Black mold actively produces mycotoxins, the poisonous substance of fungus.

Mycotoxins can cause many health problems, including infections and allergic symptoms. The following symptoms are
caused by mycotoxins from black mold infestation.

* Respiratory infections, including coughing, sneezing, and sore throat. In some serious cases, the toxin can lead to 
pneumonia, breathing problems, and asthma attacks.
* Chronic fatigue, exhaustion, headache and migraines, even mental depression and mental impairment.
* Blood diseases, including haemorrhage, nosebleed, and mucous membrane irritation.
* Damage to internal organs and the suppression of immune system.
* Sinus congestion such as difficulty breathing, runny nose, ear infection, sneezing, coughing, and sore throat.
* Allergic reactions, including red, itchy, and watery eyes, as well as hives and rashes on the skin.

Poor repairs of water leaks are best displayed by more than 24 repairs in Lot 191 over last 8-9 years.

In 2003/2004, Lot 45 in Block B of our complex (he was a psychiatrist) successfully forced owners corporation to 
repair water leakages in sun-room. BCS Strata Management tried to argue that sun-rooms were not designed to be 
"water-tight", which was complete nonsense and was rejected at NSW Fair Trading. Lot 158 is aware of recent 
similar claims by Waratah Strata Management for other owners. All areas of units need to be free of water leakages 
and dumpiness.

All four buildings in the complex have serious problems with roof leaks and plumbing. There was some work in Block 
B in 2012 and 2015 to repair roof membrane.

Due to lack of proper maintenance, Kintyre decreased the warranties for roof membrane in Block B from 15 to 5 
years. So, this year, the warranties for half-roof membrane in Block B have expired.



Recently, there was an emergency work in roof of Block B again. This is requested immediately:

1. Investigate causes of mold and humidity in bathrooms of Lot 43, and take corrective actions as required.

2. Investigate air flow in bathrooms and laundry of Lot 43, and take corrective actions as required.
For some tenants (Lot 158 knows a few), owners corporation cleaned up the vents in their units.

3. Verify if any other unit on top floor of Block B (Level 7) has similar problems.

4. Prepare tenders for membrane installation for second half of the roof in Block B and whole roof in Block A and C 
(Block A and C have not been done properly for 24 years now).

5. Send notice to all owners and tenants about maintenance of vents in bathrooms and laundry rooms, which are 
especially important during COVID-19.

Napier & Blakeley professional assessment in July 2012: total cost of the report (GST inclusive) was $12,144.00. 
They warned about roof status and many other problems in the complex. This report was not disclosed to CTTT and 
Fair Trading NSW by strata managers and committee members:

BCS-Strata-Management-hid-professional-building-report-from-owners-and-CTTT-Napier-and-Blakeley-Jul2012.pdf

On 9th of June 2014, Dural Building Services (DBS) submitted the quote DBS Q14-048 for SP52948 roof repairs on Block B to
BCS Strata Management. BCS Strata Management paid their invoice in amount of $385.00 six months after it was submitted. 
DBS quote reported that complete roof of Block B (above unit 47) would be properly waterproofed and repaired at cost of 
$74,800.00 (GST inclusive). That quote was never presented to owners and was not even included at General Meeting on 26th 
of November 2014. The only "competitor" was Kintyre Building Services, which won the contract through Motion at the 
General Meeting.

After work was completed in Block B, there was a complaint about the quality and urgent additional repairs had to be done in 
March 2015. Without any further bids or requests for quotes, Kintyre Building Services "won" project for one other building. 
Paid roof repairs without tender to them since 2014 (prices include GST):

$7,785.00 Block D: roof membrane - fourth part

$25,000.00 Block D: roof membrane - third part

$32,786.00 Block D: roof membrane - second part

$43,714.00 Block D: roof membrane - first part

$35,613.60 Block B: roof membrane - second part

$23,742.40 Block B: roof membrane - first part

Waterproofing one whole roof in a building cost SP52948 around $107,000.00 (GST inclusive). The same work, by DBS 
would cost around $74,800.00 (GST inclusive).

Membrane repairs on remaining two and a half-roofs (Block A, Block C, and half-of Block B) are still outstanding, in spite of 
several professional assessments recommending to do it. Upgrades done on half-roof of Block B and whole Block D have now 
expired warranties (only 5-years instead of 15 years due to what vendor called “long-term neglect and water logging”). 

https://www.nswstratasleuth.id.au/BCS-Strata-Management-hid-professional-building-report-from-owners-and-CTTT-Napier-and-Blakeley-Jul2012.pdf


From Napier & Blakely report in July 2012:

On 1st of March 2017, joint visit with Waratah Strata Management to roof areas of the four building showed the following 
status:
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