
 

 

Executive Summary 

 Raine & Horne Strata Sydney (acquired by BCS Strata Management in 2010) became Strata Manager in large strata 

scheme at Macquarie Park, NSW at the adjourned general meeting on 11th of May 1999 without a tender and purely 

because they were personal friend of a member of the Executive Committee (Lot 151). 

 

 Raine & Horne owner Mr. John Fry was personally present at that general meeting before they were even approved 

as new strata manager. As it will be proven later on, BCS Strata Management BCS prepared the minutes of this 

adjourned extraordinary general meeting with misconstrued and false information: 

        

        



 

 

Inequitable and Undisclosed Water and Gas Expenses Reimbursements to Selective Townhouse Owners  
1997-2017 
 
According to available documents (files for many years are still undisclosed by BCS Strata Management) $106,427.21 
was paid for private water and gas reimbursements to selective townhouse owners in period 1997 to 2013 without a 
special resolution or registered by-law. Hidden scheme as allegedly applied to provide more equitable levies to 
townhouse owners who do not use lifts and have to share water and gas expenses for common property in buildings 
(units in buildings do not have individual water and gas meters). 
 
Data for eight years deliberately hidden from owners and undisclosed even though Strata Schemes Management Act 
1996 S108 requires the financial documents to be provided upon payments. BCS Strata Management refused to 
provide access to full financial statements and receipts seven times in period 2011 to 2015. 
 
Reasonable calculation of losses in the Admin Fund that includes data from missing years: $160,000.00. 
 
After uncovering this hidden scheme, BCS Strata Management, together with the Executive Committee of the large 
strata scheme at Macquarie Park, rushed to approve Special By-Law at general meeting in October 2012, without 
giving owners any details of the size of reimbursements. The Special By-Law was registered eight months later, on 6 
May 2013. Since its registration, water and gas reimbursements were paid to selective townhouse owners in non-
compliance with the by-law. 
 
An owner tried to make the water and gas reimbursements equitable and fair to all owners in the complex, but due to 
dormant proxy votes and extremely co-ordinated efforts by BCS Strata Management and the members of the Executive 
Committee, these Motions failed at FY 2013 and 2014. 
 
On average, only 18 (out of 26) townhouse owners claimed water and gas reimbursements. The financial data for these 
claims were undisclosed in balance sheets for owners at every Annual General Meeting (AGM) since 1997 (including 
the general meting in November 2014). 
 
Years 1997 to 2000: All gas and water reimbursements were illegal without a Special Resolution or Registered By-Law; 
owners who claimed these expenses were unfinancial; AGMs were void and invalid due to lack of quorum.   
 
Years 2001 to 6 May 2013: All gas and water reimbursements were illegal without a Special Resolution or Registered 
By-Law; GST and Service Charges claimed by owners  for gas usage as well; owners who claimed these expenses 
were unfinancial; AGM were void and invalid due to lack of quorum; owners corporation made illegal GST claims from 
the Australian Taxation Office for private expenses paid to townhouses from common funds. 
 
6  May 2013 till July 2016: GST and Service Charges claimed by owners for gas usage in non-compliance with Special 
By-Law 13; owners who claimed these expenses were unfinancial at AGM 2013, AGM 2014, and AGM 2015; AGM 
2013 and two following General Meetings were void and invalid due to lack of quorum; owners corporation made illegal 
GST claims from the Australian Taxation Office for private expenses paid to townhouses from common funds. 
 
By having inequitable private water and gas usage reimbursements for selective townhouse owners (typically 18 
owners out of 26), another illegal activity occurred over 15 years and at AGM 2014:  the rights to vote at general 
meeting is affected by differences in lot entitlement. Drastic example for FY 2014: Townhouse owner of Lot A, with Lot 
Entitlement 55, did not have any water and gas claims and paid all levies in amount of $5,125.82. Townhouse owner of 
Lot B, also with Lot Entitlement 55, after getting water and gas reimbursements, contributed in levies only $4,607.16. 
Law says they cannot have equal rights to vote in NSW!  
 
In eight years for which all evidence was collected (2003, 2004, 2007, 2008, 2009, 2012, 2011, 2012, 2013, 2014, 
2015, and 2016) three current or ex-EC members were paid without a By-Law or Special Resolution that approved 
Admin Fund being used for this kind of benefits. Add to it payments since the Special By-Law 13 was "approved" but 
did not comply with it (FY 2013 and 2014) and the years for which BCS Strata Management failed to provide financial 
documents, the conservative estimate is that one member of EC alone was paid at least around AU$6,000.00 from the 
common funds without legal rights. That means he did not pay any levies for more than a year. Other financial years 
are undisclosed, in non-compliance with SSMA 1996 S108. 



 

 

Incomplete spreadsheet with data for illegal water and gas reimbursements from common funds. All payments before 
6th of May 2013 were secret (undisclosed to owners corporation in any financial statements) and without Special 
Resolution or a registered Special By-Law. 
 
http://www.nswstratasleuth.id.au/BCS-Strata-Management-Illegal-and-Inequitable-Gas-and-Water-
Reimbursements-for-Townhouses-1997-to-2016.pdf 
 



 

 

General meetings without quorum, or non-compliant proxy count, or non-compliant notice period 

The large strata scheme at Macquarie Park, NSW has 218 properties and the minimum quorum is 55 owners in person or 

through proxy votes, or 2,500 in entitlements. 

BCS Strata Management was solely responsible for the following general meetings that were non-compliant with SSMA 

1996:      

 Extraordinary General Meeting 1999  
 
22 owners present in person and four via proxy on 4th of May 1999. Meeting failed due to lack of quorum. 
 
Meeting adjourned for 11th of May 1999. 
 
Branch Manager of BCS Strata Management attended this meeting without being an official strata manager (not even an 
employee of strata scheme on that day) - dubious, questionable, and unprofessional action because this meeting was 
discussing his own future engagement and the salary. 
 
18 owners attended the adjourned meeting. BCS Strata Management BCS counted five completely new proxy votes as 
valid, which was in non-compliance with SSMA 1996 Schedule 2 Section 3 (b) which stipulates that no additional proxies 
can be received or owners make payment of outstanding levies during the adjourned period. 
 
Outcome: BCS Strata Management attended adjourned general meeting that was discussing their engagement as 
strata manager without tender, and counted five proxy votes illegally. Selective group of townhouse owners 
(including three members of the Executive Committee, of which one was future long-term EC member) received 
reimbursements for personal water and gas usage without Special Resolution or registered By-Law, hence 
directly decreasing their voting entitlements and being unfinancial. Meeting was non-compliant with SSMA 1996 
Schedule 2 Section 10 (8), SSMA 1996 Schedule 2 Section 3 (b), and SSMA 1996 Section 183. These secret and 
undeclared reimbursements were never provided in accounting books even in 2017. 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

   



 

 

 Extraordinary General Meeting 2000 
 
51 owners via proxy on 23rd of August 2000. 
 
BCS Strata Management - orchestrated approval of decisions at Extraordinary General Meeting (EGM) and introducing  
Goods and Services Tax and special levy without quorum in year 2000. 
 
BCS Strata Management failed to disclose this information to owners corporation in spite of my repeated requests.  
Officially, owners corporation was not allowed to have this knowledge presented to them. 
 
BCS Strata Management staff, including their NSW COO, so far stayed silent on many reports of non-compliant meetings  
in my complex. 
 
a) The first EGM was held in Epping office on Saturday 21 May 2000 at 10:00 hours. No owner attended in person. 

There were only 33 proxy votes given to Chairperson of the meeting (strata managing agent himself). 
 
One of the Motions that was defeated at the failed meeting due to lack of quorum was: 
 
QUOTE 
That the Owners resolve with effect from 1 July 2000 that the levy contributions approved for the Administration and  
Sinking Funds shall be increased by an amount equivalent to the GST payable in accordance with the relevant GST Law. 
END QUOTE 
 
b) The second EGM meeting was held in Epping office on 23 August 2000 at 10:00 hours. There were no official general  
meetings in-between the EGM held on 21 May 2000 and the one on 23 August 2000. 
 
No owner was present at this meeting too. There were 51 proxy votes given to Chairperson of the meeting (strata  
managing agent himself). 
 
The count of proxy votes did not satisfy the quorum. 
 
Two of the Motions that were "approved" at the meeting were: 
 

 
 
c) The complex has 218 lots and for the meeting to be valid it has to have around 55 lots in attendance (in person or via  
proxy), although in various public statements to owners the EC and strata agency always maintained that around 60 lots 
should be counted at the general meetings to make them valid. 
 
d) In-between the two EGMs, there was only an Executive Committee meeting on 2 August 2000, which was attended  
by eight owners only. Minutes of this meeting did not display any intention for an EGM, and only listed details of next 
planned EC meeting for 12 September 2000. 
 



 

 

For the sake of proper recoding of facts, the AGM in my complex was held on 5 October 2000. 
 
e) BCS Strata Management failed to declare that selective group of townhouse owners (including three members of the 
Executive Committee, of which one was future long-term EC member) received reimbursements for personal water and 
gas usage without Special Resolution or Special By-Law, hence directly decreasing their voting entitlements without 
special resolution and being unfinancial. 
 
The details of the undeclared reimbursements have never been listed in accounting reports to owners in any financial year 
until now (March 2017). 
 
EGM held on 23 August 2000 was non-compliant with SSMA 1996 Schedule 2 Section 10 (8) and SSMA 1996 Section  
183. 
 
 
 
 
 
 
 
 
 
 
  



 

 

 Annual General Meeting 2000   
 

28 owners present in person and 25 via proxy on 5th of October 2000.  
 
Group of townhouse owners (including three members of the Executive Committee) received reimbursements for personal 
water and gas usage without Special Resolution or registered By-Law, hence directly decreasing their voting entitlements. 
 
BCS Strata Management - AGM 2000 conducted without quorum, without disclosure of conflict of interests for EC 
members, approving special levies in amount of $100,000.00, approving increase of strata manager's contract without 
tender, and failed to provide access to ballot papers when requested. 
 
Details of the AGM: 
 
a) It was held on 5 October 2000; 28 owners were present in person and 25 via proxy, which failed to satisfy quorum of at 
least 55 lots (complex has 218 lots). In various public statements to owners the EC and strata agency always maintained 
that around 60 lots should be counted at the general meetings to make them valid. 
 
b) BCS Strata Management failed to declare that selective group of townhouse owners (including three members of the 
Executive Committee, of which one was future long-term EC member) received reimbursements for personal water and 
gas usage without Special Resolution or Special By-Law, hence directly decreasing their voting entitlements without 
special resolution and being unfinancial. 
 
The details of the undeclared reimbursements have never been listed in accounting reports to owners in any financial year 
until now (March 2017). 
 
c) BCS Strata Management failed to declare that two owners (one of them will later become long-service EC member), 
were given special privileges in regards to decreasing legal fees (this privilege has never been given to any other owner) 
at Executive Committee meeting on 22 March 2000: 
 

 
 
d) Management fees awarded to BCS Strata Management were significantly increased without any attempt to conduct a 
tender: 
 
... from the initial contract without tender on 16 June 1999 in amount of $18,700.00 plus expenses of $1.60 per lot per 
month (for postage photocopying, and similar) 
 
... to $21,947.00 plus expenses of $1.80 per lot per month (for postage, photocopying, and similar). 
 

 
 
BCS Strata Management enjoyed winning contract for 16 years until they were removed at AGM on 19 October 2016 
without any evidence of tenders at general meetings. 
 
f) Evidence of how owners voted at the ballot for the Executive Committee was never provided by BCS Strata 
Management, in spite of multiple requests. 
 



 

 

g) This Motion was also approved at the AGM 2000, indirectly confirming the fact that owners corporation had no money 
in the Sinking Fund (complex actually had negative balance in the accounting books but owners were not given full 
details): 
 

 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Selective group of 
townhouse owners (including three members of the Executive Committee, of which one was future long-term EC 
member) received reimbursements for personal water and gas usage without Special Resolution or registered 
By-Law, hence directly decreasing their voting entitlements without special resolution and being unfinancial. 
Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Section 10 (8), and 
SSMA 1996 Section 183. These secret and undeclared reimbursements were never provided in accounting books 
even in 2017. 
 
 
 
  



 

 

 Annual General Meeting 2001  
 
17 owners present in person and 28 via proxy on 17th of October 2001 at this adjourned meeting; details of the original 
meeting unknown (documents for this meeting do not exist) and the number of proxy votes unavailable. Of 28 proxy votes, 
15 were given to EC member. Ballot paper destroyed straight after the meeting by decision of only 17 owners present at 
the meeting (ballot papers must be kept for FIVE YEARS). 
 

 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum and destroyed 
crucial owners corporation documents without legal rights. Selective group of townhouse owners (including 
three members of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being 
unfinancial. Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 
Schedule 2 Section 10 (8), SSMA 1996 Section 104, and SSMA 1996 Section 183. These secret and undeclared 
reimbursements were never provided in accounting books even in 2017. 

  



 

 

 Annual General Meeting 2002  
 
22 owners present in person and 48 via proxy on 2nd of October 2002.  
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 48 proxies, 30 
were given to EC member, who, along with a selective group of townhouse owners (including two other members 
of the Executive Committee) received reimbursements for personal water and gas usage without Special 
Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 Section 
10 (8), and SSMA 1996 Section 183. These secret and undeclared reimbursements were never provided in 
accounting books even in 2017. 

  



 

 

 Extraordinary General Meeting 2003  
 
First meeting failed due to lack of quorum on 2nd of January 2003. 
 
The general meeting was adjourned for 24th of January 2003. 
 
BCS Strata Management counted 74 owners via proxy, which was a complete fabrication because no owner attended 
the adjourned meeting in person. 
 
SSMA 1996 Schedule 2 Section 3 (b) which clearly stipulates that no additional proxies can be received or owners make 
payment of outstanding levies during the adjourned period. 
 
Outcome: BCS Strata Management BCS forged number of proxy votes at the adjourned general meeting and 
ensured that Special By-Law granting exclusive rights to common property to owner who was ex-EC member of 
the EC succeeded (the owner is non-compliant with the Special By-Law registered for them ever since 2003). 
Selective group of 17 (out of 26) townhouse owners (including three members of the Executive Committee, of 
which one is long-term EC member) received reimbursements for personal water and gas usage without Special 
Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 Section 
10 (8), and SSMA 1996 Section 183. These secret and undeclared reimbursements were never provided in 

accounting books even in 2017. 
 
One Special By-Laws was, hence, illegally registered with the Land and Property NSW. This by-law is secret and 
undisclosed in any official owners corporation documentation. All prospective and new owners in the complex 
are not given access to this by-law (for example, as required by SSMA 1996 S108 for any document search). This 
is confirmed on BCS web site (document ID 2544110 does not contain this special by-law): 
 

 
 



 

 

 

  



 

 

 Annual General Meeting 2003 
 
19 owners present in person and 35 via proxy on 1st of October 2003. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 35 proxies, 19 
were given to EC member, who, along with a selective group of 17 (out of 26) townhouse owners (including two 
other members of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being 
unfinancial. These secret and undeclared reimbursements were never provided in accounting books even in 
2017. Six proxy votes were given to Strata Manager himself, who voted for his own increased remuneration at the 
meeting. Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 
Section 10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 
 
Two Special By-Laws were, hence, illegally registered with the Land and Property NSW: 
 

 
 

  



 

 

 Annual General Meeting 2004 
 
18 owners present in person and 52 via proxy on 6th of October 2004. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 52 proxies, 30 
were given to EC member, who, along with a selective group of 19 (out of 26) townhouse owners (including two 
other members of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being 
unfinancial. These secret and undeclared reimbursements were never provided in accounting books even in 
2017. Seven proxy votes were given to Strata Manager himself, who voted for his own increased remuneration at 
the meeting.  
 

 
 
Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 Section 
10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 
 
This meeting “approved” premediated plan by Raine & Horne Strat Sydney and EC member of the EC to run fraudulent 
tender for building painting without decision at the general meeting: 
 

 
 
Details of the painting project, which, eventually spent $110,000.00 over approved value (of which $43,000.00 are still 
unaccounted for, as of March 2015) are published here: 
 
http://www.nswstratasleuth.id.au/SP52948-BCS-Strata-Management-Rigged-Painting-Tender-with-losses-above-110000-
dollars-2004-2005.pdf 
 
The poor quality of the work is displayed here: 
 
http://www.nswstratasleuth.id.au/Macquarie-Gardens-photos/gallery/ 
 
  

http://www.nswstratasleuth.id.au/SP52948-BCS-Strata-Management-Rigged-Painting-Tender-with-losses-above-110000-dollars-2004-2005.pdf
http://www.nswstratasleuth.id.au/SP52948-BCS-Strata-Management-Rigged-Painting-Tender-with-losses-above-110000-dollars-2004-2005.pdf


 

 

 Annual General Meeting 2005 
 
20 owners present in person and 45 via proxy on 19th of October 2005. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 45 proxies, 36 
were given to EC member, who, along with a selective group of townhouse owners (including two other members 
of the Executive Committee) received reimbursements for personal water and gas usage without Special 
Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
These secret and undeclared reimbursements were never provided in accounting books even in 2017. Four proxy 
votes were given to Strata Manager himself, who voted for his own increased remuneration at the meeting. 
Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 Section 
10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 
 
This meeting “approved” the following motion: 
 

 
 
This is not a registered by-law, although BCS Strata Management BCS and EC abused lack of Section 80A number of 
times for large expenditures. 
 
There was also a special resolution that Raine & Horne Strat Sydney BCS failed to register: 
 

 
 
  



 

 

 Annual General Meeting 2006 
 
16 owners present in person and 43 via proxy on 18th of October 2006. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 43 proxies, 33 
were given to EC member, who, along with a selective group of townhouse owners (including one other member 
of the Executive Committee) received reimbursements for personal water and gas usage without Special 
Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
These secret and undeclared reimbursements were never provided in accounting books even in 2017. Four proxy 
votes were given to Strata Manager himself, who voted for his own increased remuneration at the meeting. 
Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 Section 
10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 

  



 

 

Annual General Meeting 2007 
 
14 owners present in person and 41 via proxy on 17th of October 2007. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 41 proxies, 31 
were given to EC member, who, along with a selective group of 16 (out of 26) townhouse owners (including one 
other member of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being 
unfinancial. These secret and undeclared reimbursements were never provided in accounting books even in 
2017. Three proxy votes were given to Strata Manager himself, who voted for his own increased remuneration at 
the meeting. Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 
Schedule 2 Section 10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 
 
One Special By-Laws was, hence, illegally registered with the Land and Property NSW: 
 

 
 
There was an attempt to exclude owners corporation and add common property without general meeting 
(additional land facing M2 Motorway for “extended carpark space”), an attempt to add walk path to Lane Cove 
Road, which was defeated at the AGM 2012), and two other attempts currently being “pursued” by the EC and 
BCS Strata Management: 
 

 To add common property for two townhouses, as documented in minutes of EC meeting held on 4th of March 
2015: 

 

 
 
 To add pergolas as common property by stealth, as documented in undisclosed email correspondence 

between the EC member of the EC and the Strata Manager as late as 21st of January 2015: 

 

 
 



 

 

 Annual General Meeting 2008 
 
12 owners present in person and 40 via proxy on 22nd of October 2008. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 40 proxies, 35 
were given to EC member, who, along with a selective group of 17 (out of 26) townhouse owners (including one 
other member of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being 
unfinancial. These secret and undeclared reimbursements were never provided in accounting books even in 
2017. Four proxy votes were given to Strata Manager himself. Meeting was non-compliant with SSMA 1996 
Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 2 Section 10 (8), SSMA 1996 Schedule 2 Section 11 (7A) 
and (7B), and SSMA 1996 Section 183. 
 
  



 

 

 Annual General Meeting 2009 
 
11 owners present in person and 56 via proxy on 14th of October 2009. 
 
Outcome: BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 56 proxies, 46 
were given to EC member, who, along with a selective group of 18 (out of 26) townhouse owners (including one 
other member of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being 
unfinancial. These secret and undeclared reimbursements were never provided in accounting books even in 
2017. Three proxy votes were given to Strata Manager himself, who voted for his own increased remuneration at 
the meeting. Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 
Schedule 2 Section 10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 
 
The following Special Resolution was approved at the meeting, and subsequently registered as Special By-Law: 
 

 
 
Owners received incomplete information in the minutes of this AGM, which makes the resolution dubious: 
 

 



 

 

 Extraordinary General Meeting 2010  
 
24 owners present in person and 74 via proxy on 16th of August 2010. 
 
Of 74 proxies, 71 were given to EC member, who, along with a selective group of 20 (out of 26) townhouse owners 
(including one other member of the Executive Committee) received reimbursements for personal water and gas usage 
without Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
These secret and undeclared reimbursements were never provided in accounting books even as of December 2015. Two 
proxy votes were given to Strata Manager himself. 
 
Outcome: Rushed without proper agenda on 16th of August 2010, attempted to defraud owners corporation and 
cause significant financial losses by allowing Optus mobile antennae system to be installed on Block C. Lost 
around $5,000.00 in hidden project costs for electrical upgrade blueprints to accommodate Optus requirements 
(commissioned before the meeting occurred). 
 
  



 

 

 Annual General Meeting 2010  
 
26 owners present in person and 55 via proxy on 14th of October 2010. 
 
BCS Strata Management failed to declare the meeting invalid due to lack of quorum. Of 55 proxies, 35 were given to EC 
member, who, along with a selective group of 20 (out of 26) townhouse owners (including one other member of the 
Executive Committee) received reimbursements for personal water and gas usage without Special Resolution or 
registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. These secret and 
undeclared reimbursements were never provided in accounting books even in 2017. Three proxy votes were given to 
Strata Manager himself, who voted for his own increased remuneration at the meeting. 
 
The agenda for the AGM held on 13th of October 2010 failed to include two owner’s motions: “Future proposals to run 
business on common property and EGMs” and “Analysis of Optus proposal and past mistakes at the committee level”. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 
2 Section 10 (8), SSMA 1996 Schedule 2 Section 11 (7A) and (7B), and SSMA 1996 Section 183. 
 
  



 

 

 Extraordinary General Meeting 2011  
 
7 owners present in person and 3 via proxy on 16th of February 2011. 
 
Ordinary EC meeting held on 16th of February 2011 was mistakenly listed in the Minutes as an EGM; then, to correct the 
error, updated Minutes of the EC meeting were sent, which contained INVALID resolution to approve minutes of the 
previous General Meeting (only General Meeting can approve minutes of the previous General Meeting)! 
 
EC member, who, along with a selective group of 14 (out of 26) townhouse owners (including one other member of the 
Executive Committee) received reimbursements for personal water and gas usage without Special Resolution or 
registered By-Law in 2011, hence directly decreasing their voting entitlements and being unfinancial. These secret and 
undeclared reimbursements were never provided in accounting books even in 2017. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 
2 Section 10 (8), and SSMA 1996 Section 183. 
 

  



 

 

 Annual General Meeting 2011  
 
25 owners present in person and 39 via proxy on 19th of October 2011. 
 
Of 39 proxies, 30 were given to EC member, who, along with a selective group of 14 (out of 26) townhouse owners 
(including one other member of the Executive Committee) received reimbursements for personal water and gas usage 
without Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
These secret and undeclared reimbursements were never provided in accounting books even in 2017. 
 
The agenda for the AGM held on 13th of October 2011 failed to include Motion ““Analysis of Optus proposal and past 
mistakes at the committee level”, “Free training for members of the Executive Committee”, and deliberately misconstrued 
and misquoted motion “Removal of By-Law 8” to ensure its failure. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 
2 Section 10 (8), and SSMA 1996 Section 183. 
 
  



 

 

 Extraordinary General Meeting 2012 
 

The agenda for the EGM held on 7th of May 2012 was non-complaint with the SSMA 1996 Clause 32 (1) and the 

Interpretation Act 1987 Section 76 as it was not sent to owners in prescribed timeframe. 

Meeting rushed to approve exclusive rights to common property to an owner on 7th of May 2012. In person attended only 
two (out of nine) members of the Executive Committee (including EC member), plus one townhouse owner, and the owner 
who requested exclusive rights to common property, and two managing agents. 
 
Due to lack of quorum, it was adjourned for 14th of May 2012. 
 
At the original meeting, according to EC member’s own between 10-12 votes were missing to declare meeting valid. 55 
owners, or 2500 entitlement points were needed to make the meeting valid. EC member and BCS Strata Management 
BCS refused to provide access to proxy votes at the beginning of the meeting. That means that around 45-47 votes were 
present at the original meeting. 
 
At the adjourned meeting, 53 votes were counted as valid, which did not match the EC member’s statement at the original 
meeting. 
 
One proxy vote was counted INCORRECTLY with wrong vote for (not against) the Motion. In his email to the owner Strata 
Manager acknowledged the error promising to update the minutes. That never happened. One proxy vote was invalid 
because BOTH owners should have signed the form. Wife of an owner DID NOT SIGN IT. One proxy vote was rejected 
because ONLY proxies issued on the date of the FIRST GENERAL MEETING could be legally used. Quite the opposite 
rule BCS Strata Management BCS used at other general meetings. 
 
Owner who requested exclusive rights to common property did not pay all costs as per approved Special By-Law. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 
2 Section 10 (8), SSMA 1996 Clause 32 (1) and the Interpretation Act 1987 Section 76, and SSMA 1996 Section 
183. 
 



 

 

One Special By-Laws was, hence, illegally registered with the Land and Property NSW: 

 

 
 
In spite of all evidence that the owner did not cover all costs for the general meeting (more than $2,500.00 missing in 
common funds), BCS Strata Management and EC refuse to reimburse owners corporation for the general meeting 
organized for purely private benefits. This is confirmed in undisclosed email correspondence between the EC member of 
the EC and the Strata Manager on 21st of January 2015. In it, the EC member offers advice how to hide expenses like this 
in “bundled disbursements” charged by BCS Strata Management: 
 

 
 
 
 
  



 

 

 Annual General Meeting 2012  

32 owners present in person and 46 via proxy on 17th of October 2012. 
 
Of 46 proxies, 35 were given to EC member, who, along with a selective group of 18 (out of 26) townhouse owners 
(including one other member of the Executive Committee) received reimbursements for personal water and gas usage 
without Special Resolution or registered By-Law, hence directly decreasing their voting entitlements and being unfinancial. 
These secret and undeclared reimbursements were never provided in accounting books even in 2017. 
 
Secret non-prescribed proxy form delivered by hand to selective owners with special instructions how to vote. This proxy 

form was not part of the agenda for the meeting. 

Owner Lot 
Entitlement 

Valid Lot 
Entitlement for 
AGM 2012 

Valid Count 
Per Lot 

Total 
Entitlemen
ts 
Registere
d for 
Strata 
Plan 

Tota
l 
Lots 

Proxy Paper AGM 2012 

    
10000 218 

 

Owner 1 41 41 1 
  

Invalid: Owner present at the AGM 
in person;  No datestamp on the 
proxy form; Abstained to cast vote in 
many motions 

Owner 2 44 44 1 
  

Invalid: Owner present at the AGM 
in person; Non-prescribed proxy 
form 

Owner 3 44 0 0 
  

Invalid: Non-prescribed proxy form; 
Abstained to cast vote in majority of 
motions 

Owner 4 44 44 1 
  

Invalid: Owner present at the AGM 
in person; Non-prescribed proxy 
form 

Owner 5 46 46 1 
  

Invalid proxy: Only casted vote 
against Lane Cove motions (13 and 
14) and all motions submitted by 
one owner; Votes for other motions 
are void 

Owner 6 52 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 7 52 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 8 53 53 1 
  

Valid 

Owner 9 50 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 10 55 55 1 
  

Valid 

Owner 11 43 43 1 
  

Invalid: Owner present at the AGM 
in person; Non-prescribed proxy 
form; Failed to submit ballot papers 
for election of the EC members 

Owner 12 43 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 13 43 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 14 48 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 15 49 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 16 51 51 1 
  

Valid 

Owner 17 37 37 1 
  

Valid 

Owner 18 39 39 1 
  

Valid 

Owner 19 37 37 1 
  

Valid 



 

 

Owner 20 42 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 21 46 46 1 
  

Invalid: Owner present at the AGM 
in person; Submitted two ballot 
papers for election of the EC 
members 

Owner 22 47 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 23 37 37 1 
  

Valid 

Owner 24 46 46 1 
  

Valid 

Owner 25 36 36 1 
  

Valid 

Owner 26 37 0 0 
  

Invalid: Two different proxy forms 
submitted; Second form non-
prescribed; Non-prescribed proxy 
form not signed; No datestamp on 
the non-prescribed proxy form; 
Abstained to cast vote in majority of 
motions on non-prescribed proxy 
form; First proxy form refers to non-
prescribed proxy form 

Owner 27 42 42 1 
  

Valid 

Owner 28 39 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 29 49 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 30 41 0 0 
  

Invalid: Non-prescribed proxy form  

Owner 31 53 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 32 42 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 33 57 57 1 
  

Valid 

Owner 34 49 49 1 
  

Valid 

Owner 35 49 49 1 
  

Partial: Abstained to vote in many 
Motions 

Owner 36 49 49 1 
  

Valid 

Owner 37 52 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 38 54 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 39 55 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 40 58 58 1 
  

Valid 

Owner 41 58 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 42 55 55 1 
  

Valid 

Owner 43 55 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 44 54 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 45 48 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 46 54 54 0 
  

Invalid proxy: Two proxy forms 
submitted; Second form non-
prescribed; Abstained to cast vote in 
any motion on both proxy forms 

Owner 47 45 45 1 
  

Valid 

Owner 48 44 44 1 
  

Partial: Owner present for part of the 
AGM; Due to private engagement 
left the meeting early 

Owner 49 51 51 1 
  

Valid 

Owner 50 42 42 1 
  

Valid 

Owner 51 39 39 1 
  

Valid 



 

 

Owner 52 43 43 1 
  

Valid 

Owner 53 44 44 1 
  

Valid 

Owner 54 43 43 1 
  

Valid 

Owner 55 52 52 1 
  

Valid 

Owner 56 49 49 1 
  

Valid 

Owner 57 58 58 1 
  

Valid 

Owner 58 37 37 1 
  

Valid 

Owner 59 37 37 1 
  

Valid 

Owner 60 36 36 1 
  

Valid 

Owner 61 44 44 1 
  

Partial: Owner present for part of the 
AGM; Due to private engagement 
left the meeting early 

Owner 62 52 52 1 
  

Valid 

Owner 63 47 47 1 
  

Valid 

Owner 64 36 36 1 
  

Valid 

Owner 65 47 47 1 
  

Valid 

Owner 66 47 47 1 
  

Partial: Missed to cast vote for the 
first several Motions due to CTTT 
Hearing in the same afternoon 

Owner 67 44 44 1 
  

Valid 

Owner 68 52 52 1 
  

Valid 

Owner 69 52 52 1 
  

Valid 

Owner 70 55 55 1 
  

Valid 

Owner 71 60 60 1 
  

Valid 

Owner 72 42 42 1 
  

Valid 

Proxy votes not 
counted by Strata 
Manager or missing 
in the minutes of 
the AGM 

      

Owner 73 54 0 0 
  

Invalid: Non-prescribed proxy form 

Owner 74 50 0 0 
  

Invalid: One signature 

Owner 75 50 0 0 
  

Invalid: Unfinancial 

Owner 76 32 0 0 
  

Invalid: One signature; Non-
prescribed proxy form 

Owner 77 44 0 0 
  

Invalid: Owner present for part of the 
AGM; Due to private engagement 
left the meeting early 

Invalidated proxy 
votes belonging to 
two EC members 

      

Owner 78 31 0 0 
  

Invalid: Owner present at the AGM 
in person; non-prescribed proxy 
form; Not properly recorded in the 
minutes  for the second property  of 
this owner; Failed to submit ballot 
papers for election of the EC 
members 



 

 

Owner 79 46 0 0 
  

Invalid: Owner present at the AGM 
in person; Non-prescribed proxy 
form; Not properly recorded in the 
minutes for the second property  for 
this owner; Submitted two ballot 
papers for election of the EC 
members  

Total 2266 48.00 
   

 
Quorum 22.66% 22.02% 

   

  
The above numbers did not 
satisfy the QUORUM as per 
SSMA 1996 Schedule 2 Part 2 
Section 12 (a) and (b); 
reported to BCS Strata 
Management three times and 
response never received 

   

 

12 motions by one owner misquoted and misconstrued and two motions not even included on the agenda. 

Reimbursements for private water and gas usage to selective townhouse owners applied discriminately and details 

undisclosed to owners for 13 years. 

Building report by Napier & Blakeley not presented to owners although it was completed in July 2012. 

Solicitor’s engagement in CTTT case not presented and approval by the owners corporation not sought although 

expenses above $12,000.00 incurred. 

Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Section 

80D, SSMA 1996 Section 230A, SSMA 1996 Schedule 2 Section 10 (8), SSMA 1996 Section 183, and Strata 

Schemes Management Regulation 2012, Part 5, Section 18. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Three Special By-Laws were, hence, illegally registered with the Land and Property NSW: 
 

 



 

 

 



 

 

 
 
 
  



 

 

 Annual General Meeting 2013 
 
20 owners present in person and 39 via proxy on 23rd of October 2013. 
 
Of 39 proxies, 35 were given to EC member, who, along with a selective group of 18 (out of 26) townhouse owners 
(including one other member of the Executive Committee) received reimbursements for personal water and gas usage 
without Special Resolution or registered By-Law in period before 6th of May 2013, and applied in non-compliance with new 
Special By-Law since 6th of May 2013, hence directly decreasing their voting entitlements and being unfinancial. These 
secret and undeclared reimbursements were never provided in accounting books even in 2017. 
 
One proxy vote given to a member of EC who was 1 ½ hours late for the meeting but counted as valid in all motions. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 

2 Section 10 (8), SSMA 1996 Section 183. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 Extraordinary General Meeting 2013 
 
16 owners present in person and 43 via proxy on 4th of December 2013. 
 
Of 43 proxies, 41 were given to EC member, who, along with a selective group of 18 (out of 26) townhouse owners 
(including one other member of the Executive Committee) received reimbursements for personal water and gas usage 
without Special Resolution or registered By-Law in period before 6th of May 2013, and applied in non-compliance with new 
Special By-Law since 6th of May 2013, hence directly decreasing their voting entitlements and being unfinancial. These 
secret and undeclared reimbursements were never provided in accounting books even in 2017. 
 
One of the Motions, without giving owners any details, approved the following actions of BCS Strata Management BCS for 
14 years of mismanagement: 
 

 
 
Agenda rushed with proper documentation. 
 
One owner prevented from attending the meeting without any legal ground. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 

2 Section 10 (8), SSMA 1996 Section 183. 



 

 

 Extraordinary General Meeting 2013 
 
Another extraordinary general meeting, only two weeks after the previous one, and only two months after the annual 
general meeting. 
 
Agenda rushed to approve BCS Strata Management BCS action to engage Solicitor at CTTT and District Court cases 
retrospectively (without prior approval of the EC or owners corporation at any meeting). 
 
The original meeting on 20th of December 2013 failed due to lack of quorum. 
 
The Adjourned meeting on 8th of January 2014 was attended by three owners (of which one was EC member himself). 45 
proxy votes were given to EC member, who, along with a selective group of 18 (out of 26) townhouse owners (including 
one other member of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law in period before 6th of May 2013, and applied in non-compliance with new 
Special By-Law since 6th of May 2013, hence directly decreasing their voting entitlements and being unfinancial. These 
secret and undeclared reimbursements were never provided in accounting books even in 2017. 
 
One proxy voted counted from owner who sold his property on 20th of December 2013. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 

2 Section 10 (8), SSMA 1996 Section 183. 

  



 

 

 Annual General Meeting 2014 

Meeting delayed by more than one month in comparison to other general meetings. 
 
27 owners present in person and 39 via proxy on 26th of November 2014. 
 
Of 39 proxies, 36 were given to EC member, who, along with a selective group of 18 (out of 26) townhouse owners 
(including one other member of the Executive Committee) received reimbursements for personal water and gas usage 
without Special Resolution or registered By-Law in period before 6th of May 2013, and applied in non-compliance with new 
Special By-Law since 6th of May 2013, hence directly decreasing their voting entitlements and being unfinancial. In spite 
of advanced warnings, BCS Strata Management BCS refused to issue invoices for overpayments to townhouse owners in 
order to make their votes valid at AGM 2014. These secret and undeclared reimbursements were never provided in 
accounting books even in 2017. 
 
One proxy vote not counted although perfectly valid. Strata Manager provided false statement to owner that he did not 
receive it, although there was undeniable proof of delivery as other recipients received it at the same time. This was not 
the first time that BCS Strata Management discard valid proxy votes to influence the voting outcomes at meetings. 
BCS Strata Management BCS failed to provide access to full financial and other strata documents to an owner as per 
SSMA 1996 Section 108 before the meeting in spite of full payments for the document search and documented errors on 
the balance sheet amount to around $50,000.00. 
 
All details of tenders for the contract renewal for the strata manager and caretaker undisclosed. 
 
One only quote obtained and yet approved without questioning by other owners for non-urgent work in amount above 
$53,000.00 (plus GST). 
 
More than nine submissions for EC membership were provided but ballot not conducted at the meeting. 
 
Request for document viewing as per SSMA 1996 S108 (including payment) provided no access to financial and other 
strata documents during 2014. 
 
Outcome: Meeting was non-compliant with SSMA 1996 Schedule 2 Section 12 2 (a) and (b), SSMA 1996 Schedule 

2 Section 10 (8), SSMA 1996 Section 183. 

One Special By-Law was, hence, illegally amended (proving that it was never applied properly as EC members 
falsely claimed in all previous correspondence to owners corporation and CTTT) and registered with the Land 
and Property NSW: 

 

 

  



 

 

 Annual General Meeting 2015 

10 owners present in person and 53 via proxy on 4th of November 2015. 
 
All 53 proxies were given to EC member, who, along with a selective group of 17 (out of 26) townhouse owners (including 
one other member of the Executive Committee) received reimbursements for personal water and gas usage without 
Special Resolution or registered By-Law in period before 6th of May 2013, and applied in non-compliance with new 
Special By-Law since 6th of May 2013, hence directly decreasing their voting entitlements and being unfinancial. In spite 
of advanced warnings, BCS Strata Management BCS refused to issue invoices for overpayments to townhouse owners in 
order to make their votes valid at AGM 2015. These secret and undeclared reimbursements were never provided in 
accounting books even as of December 2016. 
 
Recommendation by Department of Fair Trading to allow owners to vote for Motion to engage forensic accountant was 
disallowed by BCS and EC members. 
 
Owner’s Motion submitted nine months before the AGM to recover lost income from BCS Strata Management was not put 
in the agenda for the AGM 2015. 
 
Owner’s other Motions were silently ignored. 
 
Four requests for document viewing as per SSMA 1996 S108 (including payment) provided no access to financial and 

other strata documents during 2015. 

More than nine submissions for EC membership were provided but ballot not conducted at the meeting (one candidacy 

not even given to owners to vote on). 

  



 

 

 Annual General Meeting 2016 

20 owners (one owns two lots) present in person and 50 via proxy on 19th of October 2016. 
 
50 proxies were registered in the minutes of the meeting, of which 10 should be declared as invalid because owners were 
present at the meeting in person. BCS Strata management did not document it for owners in clear terms: 
 

 
 

 
 

 

 

 

 

 

 

 

 
 
3 proxy votes were counted as valid from long-serving EC member who seldom attends meetings, actively supports BCS 
Strata Management since 2000, actively worked on preventing an owner from access to strata file in spite of paid search 
as per SSMA 1996 S108 for five years, and received special benefits: 
 

 

 

 
 
The owner was given special privileges not to pay legal fees for outstanding levies at the Executive Committee meeting 
held on 22nd of March 2000 (such special treatment has not been given to any other owner): 

         



 

 

 

The same owner was in arrears with levies and received stern warning by Strata Manager on 20th of October 2014. The 

amount owning was $1,450.40. In spite of owner’s request to view this payment as per SSMA 1996 S108, BCS refused to 

provide it. Not only there was no proof that this owner was financial at the time of AGM on 26th of November 2014, but he 

was again “voted” to continue to serve as member of the Executive Committee. 

41 proxies given to EC member (Lot 181) who failed to provide evidence that they paid levies for second gas connection 
in all years since 2001, actively supports BCS Strata Management since 1999, and actively worked on preventing an 
owner from access to strata file in spite of paid search as per SSMA 1996 S108 for five years: 
 
http://www.nswstratasleuth.id.au/BCS-Strata-Management-Bribing-Members-of-SP52948-Executive-Committee-for-16-
Years.pdf 
 
2 proxies given to EC member who illegally obtained exclusive rights to common property, helps still hide Special By-Law 
that applies to them from owners and investors for 13 years, actively supports BCS Strata Management since 1999, is 
non-compliant with the Special By-Law, was involved in four fraudelent insurance claims for owners corporation 
amounting to $24,919.31 for non-existent CTTT case allegedly defending them: 
 
http://www.nswstratasleuth.id.au/BCS-Strata-Management-Registered-Special-By-Law-for-Ex-Chairperson-Illegally-and-

Hiding-it-from-Owners-and-Investors-for-12-Years.pdf 

5 proxies were given to EC member who actively supports BCS Strata Management since 1999 and actively worked on 

preventing an owner from access to strata file in spite of paid search as per SSMA 1996 S108 for five years. 

7 proxies were counted as valid from townhouse owners who received reimbursements for personal water and gas usage 

without Special Resolution or registered By-Law in period before 6th of May 2013, and applied in non-compliance with new 

Special By-Law since 6th of May 2013, hence directly decreasing their voting entitlements and being unfinancial. In spite 

of advanced warnings, BCS Strata Management BCS refused to issue invoices for overpayments to townhouse owners in 

order to make their votes valid at AGM 2016. These secret and undeclared reimbursements were never provided in 

accounting books even as of December 2016. 

Most of Motions for AGM 2016 were deliberately excluded from the agenda: 

http://www.nswstratasleuth.id.au/SP52948-AGM-or-EGM-2016-Motions-by-Lot-158-v11-with-proof-of-what-BCS-

deliberately-excluded-on-19Oct2016.pdf 

Five requests for document viewing as per SSMA 1996 S108 (including payment) provided no access to financial and 

other strata documents during 2016. 

Owner’s candidacy for Executive Committee was silently ignored (for the fifth year in a row), and ballot not conducted at 

the meeting. 

 


