
Special By-Law "Unreasonable Communications" that was specifically and exclusively created and prepared by Solicitor 
Adrian Mueller to prevent Lot 158 from raising any concerns about mismanagement of the complex was directly used four 
times before NCAT Hearing in case SC 20/33352 and three times after the Hearing (strata managers, committee members 
and Solicitor Adrian Mueller failed to disclose it to the NSW Fair Trading and Tribunal in NCAT case 20/33352) and by not 
attending the Hearing influenced the Tribunal to ignore Lot 158 evidence and prevent them from cross-examining the 
Respondent:

 

Explicit usage of “Unreasonable Communications” by the Respondent:

1. Motions 18 and 19 at AGM on 18 October 2018, with unqualified and baseless threats, preventing owners to have 
access to Lot 158 Motions and vote on them

2. Motion 4 at committee meeting on 2 May 2019

3. Waratah Strata Management secret email to Fair Trading NSW on 20 May 2019 (11 days before Lot 158 was 
scheduled for document search in strata manager’s office), confirming that Lot 158 was not allowed to have access 
to strata files including Strata Roll – email was fully supported by all members of the committee

4. Motion 4 at committee meeting on 20 June 2019

5. Motion 3 at committee meeting on 29 April 2021, with further false statements and threats against Lot 158

6. Motion 6 at committee meeting on 10 February 2022 (notice of meeting not sent to all owners and minutes not 
published on notice board).

7. Waratah Strata Management email response on 16 June 2023, refusing to deal with serious SP52948 risks and 
insurance fraud.
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SP52948 - since 2011 committee members and strata managers tried to prevent Lot 158 from being able raise concerns at 
strata meetings and submit applications to CTTT (strata manager Mr. Simon Wicks was manager for SP52948 at BCS Strata
Management and was removed from that position due to unsatisfactory performance in 2012, only to reappear as strata 
manager for SP52948 at Waratah Strata Management in 2017, where he was again replaced in 2019)

  

 



Email from Waratah Strata Management to Solicitor Adrian Mueller, authorising his proposal to create By-Law for 
unreasonable communications that applies to SINGLE OWNER in SP52948

Secret letter by Solicitor Adrian Mueller dated 10 October 2017:

SP52948-Solicitor-Adrian-Mueller-personally-responsible-for-Unreasonable-Communications-By-Law-Motion-10Oct2017

Extract from the letter:

https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-Solicitor-Adrian-Mueller-personally-responsible-for-Unreasonable-Communications-By-Law-Motion-10Oct2017.pdf


Destroying SP52948 files and evidence is common and repetitive. Examples collected by Lot 158 and given to NCAT and the 
Respondent on USB key, DVD, secure web site, and (some of them) in printed form

1. SP52948 Minutes of adjourned AGM destroyed ballot paper straight after meeting on 17 October 2001 

2. BCS Strata Management and committee members destroyed details of accounting figures for legal fees in 2013 

SP52948-FONTENOY_FIN REPORT_1Sep2012_28Feb2013-balance-sheet-without-legal-costs and SP52948-Accounting-

balance-sheet-1Sep2012-to-28Feb2013-CORRECTION-on-23Mar2013 

SP52948-BCS-Strata-Management-website-with-amended-six-monthly-report-for-undisclosed-legal-costs-30Apr2013 and 

SP52948-BCS-Strata-Management-website-with-removed-amended-six-monthly-report-for-undisclosed-legal-costs-

31Oct2013 

3. Not read and deleted by BCS Strata Management Debbie 

Stephenson:_REQUEST_Why_is_information_about_serious_water_leaks_in_SP52948_Block_A_top_floor_hidden_from

_owners. 

4. Not read and deleted by BCS Strata Management Debbie 

Stephenson:_REQUEST_FOR_REPAIR:_SP52948_Lot_158_burnt_and_faulty_power_point_socket_in_kitchen. 

5. Not read and deleted by BCS Strata Management Mallory 

Costen:_REQUEST_TO_STOP_SENDING_INVALID_INVOICES:_Reminder__for_payment_was_sent_to Lot 

158_28Jan2014_2014-01-29_0830. 

6. Not read and deleted by Maureen McDonald:_IMPORTANT_CORRECTION_Validity_of_Proxy_Papers_at_AGM_2014. 

7. Not read and deleted by Pica Group Greg Freeman:_INVITATION_TO_ATTEND_SP52948_AGM_on_26Nov2014. 

8. Not read and deleted by Pica Group Greg 

Freeman:_SP52948_Tender_Declarations_by_Strata_Agency_and_EC_Members_for_AGM_2014. 

9. Not read and deleted by Pica Group Greg Freeman:_SP52948_Some_of_Real_Expenses_in_2014. 

10. Not read and deleted by Pica Group Greg 

Freeman:_IMPORTANT_CORRECTION_Validity_of_Proxy_Papers_at_AGM_2014. 

11. Not read and deleted by Pica Group Greg 

Freeman:_SUMMARY_SP52948_Sinking_Fund_unknown_to_Strata_Manager_until_11April2014. 

12. Waratah Strata Management and committee members destroyed printed and electronic copies of CTTT and District Court 

legal files 

13. Sententia brief analysis with limited evidence ransomware attack against Waratah Strata Management undislosed to owners 

of strata plan SP52948 in 2019. 

Waratah Strata Management allegedly sending letter reporting loss of SP52948 strata files to all owners on 12 March 2019 

page 1 and page 2

14. Waratah Strata Management refusing to respond to inquiry about two alleged data losses on 10 August 2019 

15. SP52948 lost USB key without having any backups and desperate attempts by Police and Waratah Strata Management to 

find it without notifying owners and hiding it at Annual General Meeting in 2018. After the Annual General Meeting there 

was another Waratah Strata Management plea to BCS Strata Management asking for copy of USB key on 23 November 

2018. 

16. Not_read and deleted by Waratah Strata Management Stuart Greene:_Re:_SP52948_What_is_Stalking_2021-03-22_2033. 

17. Not_read and deleted by Waratah Strata Management Stuart 

Greene:_FAILURE_TO_MAINTAIN_COMMON_PROPERTY_SP52948_Block_A_level_6_fire_stair_door_not-self-

latching_an_closing_on_21Mar2021_2021-03-22_0822. 

18. INQUIRY_ SP52948 Who gave permission to Waratah Strata Management staff to delete strata files on 17 April 2021. 

19. SUMMARY - SP52948 actions to lodge complains about Eden Garden development extended to 21May2021 sent on 12 

May 2021. 



20. Partial listing of email delivery receipts for other messages sent to strata managers and committee members that were never 

replied or attended to. 



Motions 18 and 19 at AGM on 18 October 2018, with unqualified and baseless threats, preventing owners to have access to 
Lot 158 Motions and vote on them

Unredacted copy of the Minutes of AGM 2018:

SP52948-Minutes-AGM-2018-18Oct2018

https://www.vk2cot.info/NCAT-20-33352/SP52948-Meetings/SP52948-Minutes-AGM-2018-18Oct2018.pdf


Motion 4 at committee meeting on 2 May 2019

Full unredacted copy of minutes of the meeting:

SP52948-Minutes-EC-meeting-2May2019

https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/9_20190508_114719_93688551_Committee%20Meeting_Minutes-Strata%20Plan%2052948-2May2019.pdf


Waratah Strata Management secret email to Fair Trading NSW on 20 May 2019 (11 days before Lot 158 was scheduled for 
document search in strata manager’s office), confirming that Lot 158 was not allowed to have access to strata files including 
Strata Roll – email was fully supported by all members of the committee

Full unredacted copy of the email:

SP52948-Waratah-Strata-Management-intention-to-prevent-Strata-Roll-Access-to-Lot-158-11-days-before-document-search-
20May2019

https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-official-notice-Waratah-Strata-Management-intention-to-prevent-Strata-Roll-Access-to-Lot-158-11-days-before-document-search-20May2019.pdf
https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-official-notice-Waratah-Strata-Management-intention-to-prevent-Strata-Roll-Access-to-Lot-158-11-days-before-document-search-20May2019.pdf


In another secret email to Fair Trading NSW on 17 May 2019, Waratah Strata Management urgent the public officer at Fair Trading 
NSW not waste time on Lot 158 submissions:

Full unredacted copy of the email:

SP52948-email-by-Waratah-Strata-Management-to-Fair-Trading-NSW-case-9761719-17May2019

Outcome of document viewing at Waratah Strata Management on 31 May 2019 showed many missing files, including Strata Roll:

SP52948-outcome-of-document-search-at-Waratah-Strata-Management-by-Lot-158-on-31May2019

Outcome of document viewing at Waratah Strata Management on 20 September 2019 showed many missing files again, including 
Strata Roll:

SP52948-outcome-of-document-search-at-Waratah-Strata-Management-by-Lot-158-and-deliberate-refusal-by-strata-manager-to-
provide-access-to-files-on-20Sep2019

https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-outcome-of-document-search-at-Waratah-Strata-Management-by-Lot-158-and-deliberate-refusal-by-strata-manager-to-provide-access-to-files-on-20Sep2019.pdf
https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-outcome-of-document-search-at-Waratah-Strata-Management-by-Lot-158-and-deliberate-refusal-by-strata-manager-to-provide-access-to-files-on-20Sep2019.pdf
https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-outcome-of-document-search-at-Waratah-Strata-Management-by-Lot-158-on-31May2019.pdf
https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-email-by-Waratah-Strata-Management-to-Fair-Trading-NSW-case-9761719-17May2019.pdf


Motion 4 at committee meeting on 20 June 2019

Full unredacted copy of minutes of the meeting:

SP52948-Minutes-EC-meeting-20Jun2019

https://www.vk2cot.info/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-Meetings/SP52948-Minutes-EC-meeting-20Jun2019.pdf


Motion 3 at committee meeting on 29 April 2021, with further false statements and threats

Full unredacted copy of minutes of the meeting:

SP52948-minutes-EC-meeting-29Apr2021

https://www.vk2cot.info/NCAT-20-33352/SP52948-Meetings/SP52948-minutes-EC-meeting-29Apr2021.pdf


Motion 6 at committee meeting on 10 February 2022

Agenda did not have any details for the meeting, was not sent to all owners, and did not even have details of the venue and time of 

the meeting:

 



Minutes of meeting not published on notice boards:

 



Waratah Strata Management email response on 16 June 2023, refusing to deal with serious SP52948 risks and insurance 
fraud

This was a response by Waratah Strata Management to an email dated 8 June 2023, which was also Bcc-ed to insurance broker,

insurance company, and all nine members of the committee:

Waratah-Strata-Management-warned-about-SP52948-insurance-risks-safety-financial-health-and-non-compliance-with-laws-

8Jun2023.html

https://www.nswstratasleuth.info/Waratah-Strata-Management-warned-about-SP52948-insurance-risks-safety-financial-health-and-non-compliance-with-laws-8Jun2023.html
https://www.nswstratasleuth.info/Waratah-Strata-Management-warned-about-SP52948-insurance-risks-safety-financial-health-and-non-compliance-with-laws-8Jun2023.html
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