
 

 

Executive Summary 

This is a document showing how BCS Strata Management (Raine & Horne Strata Sydney prior to 2010) 

manipulated Strata Schemes Management Act (SSMA) 1996 and caused excessive and unapproved 

expenses for building painting project in a large strata scheme at Macquarie Park, NSW in 2004/2005. 

All screenshots and scans of the official strata documents can be provided for verification to any 

authority or persons who express interest. 

BCS Strata Management ran building painting tender where two companies had the exactly the same 

price up to a cent ($446,380.00). Third quote was in amount of $480,010.00. Strata Manager persuaded 

Executive Committee (EC) members to vote without general meeting and select the company he had 

preferred. The general meeting was scheduled only two weeks after the vote, without providing owners 

any details. 

Note before the Annual General Meeting (AGM) 2004 stated that the winning contract was $464,000.00, 

plus GST, whereas the real quote was $446,380.00 INCLUSIVE of GST. BCS Strata Management never 

allowed the correction to be published. 

The final expenses grew to $556,640.00, of which $43,160.00 is still unaccounted for (11 years later!), 

and BCS failed to provide any financial statements in spite of four requests as per SSMA 1996 S108. 

The poor quality of the painting is proven through two additional facts: 

1. Professional Dulux consultant resigned after several months as he was unhappy with the wall 

preparation before painting. He felt that his advice were ignored by painters and BCS Strata 

Management and pointless for him to continue, so without charging for his services, he left the 

assignment. 

 

2. Photos of the exterior of the buildings and garden beds taken over several years: 

 

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

The trick for the 24.7% cost “blowout” from the originally approved value of $446.380.00 was to remove 
10% limit on any single item in the budget as (as per SSMA 1996, Section 80A), which allowed the 
Strata Manager to keep increasing the costs without general meetings. 
 
  



 

 

Details of “Tender” by BCS Strata Management 

 

1. The first quote was from a company on 16th of June 2004. Their quote amounted to $446,380.00, 
including GST. This company was “introduced” by the Strata Manager Mr. John Fry himself as he 
personally favored them: 
 

 
 

              



 

 

2. At the EC meeting on 23rd of June 2004, the following was stated. There was ONLY one quote at the 

time, so the “decision” by the EC and the Strata Manager was based on misleading information to 

owners corporation - without any other competitive quotes in any period beforehand. The company 

listed in the minutes was close business associate of the Strata Manager (Item 1. above): 

 

 

 
 

 

 

  



 

 

3. Second quote was obtained from a company recommended by the Caretaker on 2nd of August 2004. 
Their quote amounted to $480.010.00, including GST: 
 

 
 
               

         
 
 
 
 
 
 
 

 



 

 

4. At the EC meeting on 18th of August 2004, the following was listed in the minutes. Based on poor 
advice by the Strata Manager, the members of the EC were led to believe that they had the power to 
make a decision to spend almost half a million dollars without a general meeting: 
 

 

 
 
                                             
                           
  



 

 

5. The third quote was from a company that was submitted on 10th of August 2004. Their offer was in 
amount of $446,380.00, inclusive of GST! This quote, as unbelievable as it sounds, was IDENTICAL 
TO A CENT to the quote by the company favored by the Strata Manager!  

 

          
 
         There was a fine-print clause 2.3.1 of 20% increase in cost due to “wrong estimates”, so, in the worst    
         case, the total expense charged by this company might have been $535,656.00. The quote did not   
         itemize costs per each building. Instead, just a single-line summary of total expenses.      



 

 

6. The Decision of the Executive Committee at Paper Meeting on 14th of September 2004, although the 

general meeting of the owners corporation was already scheduled for two weeks later, on 6th of October 

2004, so there was neither need, nor it was compliant with SSMA 1996, to approve such expenditure 

without vote at general meeting. 

The EC, without the involvement of the owners corporation at a general meeting, voted to approve the 
quote from company that the Strata Manager favored in the amount of $446,380.00 (GST inclusive) on 
14th of September 2004, but a different one was agreed by the EC member and the Strata Manager 
after the “renegotiations” alone (listed in the AGM notice on 13th of September 2004 - $464.000.00 
PLUS GST = $510,400.00), which makes this quote the SECOND MOST EXPENSIVE OF THE THREE 
and the MOST EXPENSIVE IF TOTAL COST WAS INCLUDED. 

 
The EC and owners corporation did not approve the expenditure single EC member and the Strata 
Manager “negotiated” alone at any meeting. 

  
The other two painting companies, provided on 2nd of August and 10th of August 2004, were seemingly 
not approached for an updated quote (neither the owners corporation nor the EC received any proof 
about them). 
 

 
 

7. Proof of what the EC member wrote on 13th of September (the day before the EC paper-voting was 

completed) but sent to owners corporation for AGM 2004 on 15th of September. In his note, the EC 

member falsely stated that the approval was given on amount of $464.000.00 plus GST to the painting 

company. 

The note in AGM 2004 agenda stated that other quotes were exceeding $600,000.00! This was a 
statement without any evidence or facts with clear intention to justify the quote the approved without the 
proper process. 

 
In addition, due to “new costs” later on, the final cost of the projects grew from $446.000.00 to more 
than $556.000.00 without any review or approval by the owners corporation at any meeting! 

 

               

 

 

 

 



 

 

8. The Annual General Meeting held on 6th of October 2004 did not even mention the painting project of 

such large scale. Instead, as it will be proven later, very deceptive resolution for Motion 9 was 

“approved” to disregard 10% limit on any single item in the budget as (as per SSMA 1996, Section 

80A). That gave absolute power to the EC and the Strata Manager to manipulate the painting contract 

without any transparency or duty of care: 

        

9. The painting work was supposed to be supervised by independent Dulux consultant, who, after serious 

disagreements about quality of services offered by painters, resigned six month later (see below). 

 

10. The first increase in painting expenses above the approved quote was listed in the Minutes of the paper 

EC meeting held on 18th of July 2005 to add third coat of paint on exterior walls in Block D: 

               

11. The second increase in painting expenses above the approved quote was listed in Minutes of the “real” 

EC meeting held on 20th of July 2005 (two days after the paper EC meeting in Item 10.). This time, the 

“approved” additional coat of paint was for exterior walls on Block A: 

               

 

 

 

 

 

 

 



 

 

12. The same EC meeting held on 20th of July 2005 documented the resignation of the independent Dulux 

consultant who did not agree with painting processes and the quality of work done on the buildings: 

                

                

It is important to note another statement about 10-year warranty by Dulux, which was proven wrong in 

subsequent years when repairs were paid by owners corporation, and not Dulux. 

13. The Annual General meeting (AGM)  held on 19th of October 2005 ensured that the Strata manager 

and the Executive Committee do not need to consult owners corporation on any expenditure above 

10% of the budgeted value: 

 

 
 

 

 

 



 

 

14. The minutes of EC meeting held on 19th of April 2006 document the full cost of the painting project and 

the third coat of paint for the third building in amount of $21,780.00: 

               

Final Expenses 
 
In the end, the total cost of the painting was $556,640.00 as reported by the Strata Manager, who even 
provided different value of the contract to the one that EC stated at AGM 2004. Without access to 
financial statements (that is one of the main issues over many years as expense transaction reports have 
never been provided), it is difficult to confirm which version is correct – the one from the EC member or the one 
from the Strata Manager. In both cases, it is undeniable that the contract for the painting project was not 
approved by the EC or owners corporation in full. 
 
The EC is claiming that the project was conducted in “legal and compliant manner”. The EC “officially” 
approved only: 
 
$446,380.00 (initial contract value) 
$23,540.00 (Block D extra coat of paint) 
$21,780.00 (Block A extra coat of paint) 
$21,780.00 (Block B extra coat of paint) 
Total: $513,480.00 (GST inclusive) 
 
The cost “blowout” from the originally approved value of $446.380.00 was 24.7%! 
 
Where is other $43,160.00 (if we take into account EC-“approved” extra coats of paint), who took it and why 
was it spent from common funds? That has not been disclosed for 11 years, in spite of numerous SSMA 1196 
S108 paid document searches and request for information! 



 

 

   

But that is not the end of the expenses for the painting of the exteriors of the four building - other strange 

invoices that do not match any figures related to official statements by the Strata Manager related to this 

project later on, as listed in the cashbook statements (obtained through document search eight years later and 

never originally approved by owners corporation, or disclosed in financial reports at general meetings): 

FY 2006/2007 

 

FY 2007/2008 

 

FY 2008/2009 

 



 

 

These figures do not match any proper accounting balances, and to this day, 11 years later, BCS Strata 

Management does not allow this project to be investigated (with full support from members of the 

Executive Committee). 

 

Proof that BCS Strata Management Does not Change “Successful Business Plan” for Tenders 

These are the Motions “approved’ through dormant proxy votes and with support from a group of owners with 

dubious interest (who even formally approved that an owner be disallowed from access to financial documents 

in spite of non-compliance with SSMA 1996 S108) held on 26th of November 2014: 

 

 

Important is to note that another building painting tender was due in 2015 and, in spite of 12-month 

advance notice, the Strata Manager failed to obtained at least two quotes before the general meeting. 

One quote, undisclosed to owners, is in amount above $660,000.00 (GST inclusive). The other one was 

above $800,000.00. 

Minutes of the EC meeting held on 4th of March 2015 confirm further delays on the painting work and prove 

that owners were not shown photos of the exteriors that the concerned owner presented in a timely manner 

before the meeting: 

http://www.nswstratasleuth.id.au/Macquarie-Gardens-photos/gallery/index.php?/category/1 

 



 

 

The work is still delayed, without valid reasons, as confirmed in the agenda for EC meeting in October 2015: 

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

Meeting-public-version-Oct2015.pdf 


