
Health hazard – Supporting smoking by providing access via fire doors

In spite of many warnings about health hazard and non-compliance with SP52948 By-Laws and SSMA 1996 and 2015,
owners corporation provides direct and unrestricted access through fire door at the back of Block A.

The two photos, show lack of maintenance, and poor schedule for cleaning.

In the past, cigarette lighters and dirty cloth was found to be thrown on the grass at the back of Block A for prolonged
periods of time.

Owners corporation needs to be constantly reminded of their duties and responsibilities.



Repetitive sewage repairs



Not displaying Minutes and agendas of Executive Committee meetings on Notice Boards
Not repairing two ½ roof membranes
Not completing window washing
Not fixing tripping hazard as reported for six years in Napier & Blakeley’s professional report
Elevator maintenance
Cleaning storage rooms on top floors (OH&S hazard since 2012)



1. Secret removal of country of origin on BigAir antennae system  

Action
Since 31st of January 2014, BigAir does not have valid contract with SP52948 and is running the business illegally:

Impact
SP52948 does not have any reasonable benefits from BigAir since 2005.

Since AGM on 26th of November 2014, owners corporation approved to expel BigAir from the complex.



In late 2014, the following photos were taken by me on roof n Block C, during my regular checks of the management 
of the complex:

 

During visit to the roof area on 1st of March 2017, done jointly with owners corporation staff , it was apparent that 
somebody (can only happen with their direct knowledge or approval ) removed the label with country of origin on 
one of the antennae:

Owners corporation prevented check of BigAir facility:

Subject: Visit to roof area and MDF room
Date: 25/08/17 16:11

Based on evidence that I applied for EC membership in compliance with strata laws several times, I am already an EC 
member and fully financial. Your duty will be to prove that several current EC members are FULLY financial since year 
2000.

Pay also attention to identical handwriting on ballot papers at the AGM 2016 and check SSMR 2010 Section 18.

This is a repeat of other AGMs. Like AGM 2012 when Special By-Law 12 was allegedly approved:

http://www.nswstratasleuth.id.au/SP52948-AGM2012-quorum-calculation-created-on-25Nov2012-updated-
1Jul2017.pdf



I have been in those areas of the complex number of times in the past without complaint. I have OH&S training.

One was with you on 1 March 2017. Nobody had problems with my visit then.

The evidence is collected for Police case.

One of the items is Motion 17 at AGM 2014 in regards to evicting BigAir that is still unattended to in accordance with 
owners corporation request and decision.

If you are unwilling to co-operate, please reply to this email.

In 2010, owners corporation rejected Optus offer to pay $22,000.00 (GST inclusive) per year to run similar business in
the complex. The losses to owners corporation (and higher levies) incurred by BigAir amount to possibly several 
hundred thousands of dollars since 2005.



Owners corporation staff member non-compliant for parking with the By-Laws

Action
Notice Board at the entrance to the complex, in existence since 2001:



Extract from SP52948 By-Laws regulating use of common property, registered since 1997:

Extracts from owners corporation contract dated 7th of December 2014:



Staff member deliberately ignoring strata by-laws and parking illegally for more than four hours on 17 th of December 
2017:

The correct way to deal with illegal parking on common property is to put sticky warning on the window, as shown by
this example:



Some fire safety lights not operational or repaired regularly

A fresh example:

Block A, second floor, exit light not operational since 7th of February 2018 (13 days now and counting). Photo 
evidence from each day since that date is in my possession.

No action by owners corporation  yet.

The same light was non-operational in december 2017 for three days.

 



Owners corporation provided false statements about fire safety to Ryde City Council in previous years

On 12th of April 2016 I submitted my complaint about fire safety to City of Ryde. In it, I highlighted 12-year problem 
with my external fire door and other fire-safety issues in the complex.

Over many years, BCS Strata Management was submitting false fire safety reports to Ryde City Council.

Owners were never presented with the inspection reports that were documenting faults in the complex.

My warnings to BCS Strata Management were ignored since 2013 (their staff was also personally contacted on 4 th of 
September 2013). In 2016, after serious report of non-compliance with stringent fire safety regulations, I logged 
additional inquiries, which were all ignored by BCS Strata Management.

Owners corporation was eventually forced by me to replace external door on my unit which was non-compliant with 
fire safety regulations for 12 years.

Owners corporation did not allow any information to be shared with other owners

At AGM 2016, on 19th of October 2016, BCS Strata Management disallowed my Motion about lack of fire safety 
maintenance.

Fire inspection report in 2017 confirmed that at least one unit (lot 160), which had fire safety non-compliance 
problem in 2016, had it again.

Owners corporation prevented Motion about fire safety from AGM 2017.

I accidentally found this document in June 2017, five months after BCS Strata Management was removed
from managing SP52948.

Ryde City Council letter to BCS Strata Management on 9 August 2016:

QUOTE
Council has received correspondence advising that compliance tags are being fitted to existing fire doors,
some doors being twelve years old; it is also alleged that some fire doors are non-compliant with the
relevant Australian Standard.

I note that the last annual fire safety statement listed fire doors as one of the installed fire measure and
certified them as complaint with their original design/installation standard; from the information provided
to Council the gaps around the doors do not comply with the relevant standards.
END QUOTE

Ryde City Council did not get any response and initiated another request to BCS Strata Management
on 3rd of November 2016:

QUOTE
I refer to Council's letter dated 9 August 2016 advising of an alleged serious fire safety breach and requesting
comment from your service contractor.

To date Council has not received a response to this request.
END QUOTE

Here is what BCS Strata Management responded on 15th of November 2016, more than THREE MONTHS AFTER THE 
COUNCIL INQUIRY and ALMOST ONE MONTH AFTER THE ANNUAL GENERAL MEETING IN SP52948:



QUOTE
There are 198 residential units on the premises, each one with a fire door. There are also 98 common area fire doors.
...
This will take a technician 3 days to complete as long as all units provide access.
....
They have calculated that they would need to charge the building $3,840.00 + GST for this service. At the moment 
they are scheduled to cart out an annual inspection on the building in January when (as per their agreement with the 
building) all of these doors will be inspected in accordance with conditions of the annual fire safety statement.
...
Due to above reasoning, the OC are kindly requesting that Council will agree to hold off until January to save the 
building this large expense.
END QUOTE

BCS Strata Management organised Annual General Meeting on 19th of October 2016, and this information was 
deliberately hidden from owners.

Another issue is that BCS Strata Management and building manager did not deny non-compliance with fire safety 
regulations, nor they offered any explanation why they ignored my complaints since 2013! City of Ryde was misled 
about lack of actions by BCS Strata Management.

Full evidence was provided to City of Ryde in January 2018.





Fire-door problems in basement in SP52948

Email sent from Waratah Strata Management. The request for repairs was created after Lot 158 forced joint review of
the complex maintenance on 1st of March 2017:

Instead of proper and prompt repairs, over the next eight months, owners corporation was literally pushed by Lot 
158 to repair each fire door and items one at a time. Check of doors on 30th of September 2017 confirmed that 
Firedoor 3 was still having problems:

http://www.nswstratasleuth.id.au/SP52948-Firedoor-3-still-jamming-30Sep2017.mp4

Louvres were either not repainted from the intrnal face, or done very poorly. Alleged “approval” by profesional 
painting consultant Mr. Brian Thompson was not found.

Sound alarms on the firedoors are still not operational. 



Night lights switched off too early in parts of the complex

As reported last year, owners corporation for prolonged time (several months) were switching off security lights in 
the complex whilst still complete darkness. Lot 158 was closely monitoring the status. The action was in fact forced 
by Lot 158 complaint:

http://www.nswstratasleuth.id.au/SP52948-complete-darkness-due-to-lights-repeatedly-turned-off-before-daylight-
in-front-of-townhouses-before-6am-1Jun2017.mp4

Even after the official complaint, it happened again:

SP52948-repeated-complete-darkness-due-to-early-lights-off-pathway-to-bus-stop-10Jun2017.mp4

This is happening again in 2018. Parts of complex towards townhouses and back of Block A are in complete darkness 
early in the morning. 

Considering the fact that we had number of security incidents in the complex in the past, including an attempt of 
rape, and “Spider-style” (comic character) scaling of Block C to steal only a laptop from level 3, it is very dangerous to 
keep the lights off before daylight in any part of the complex.



Poor repainting of louvres and keeping it secret from owners in SP52948

Still applicable as of July 2018.

Number of warnings were submitted to owners corporation about the need to properly maintain louvres in the 
basement of the buildings.

Owners corporation was constantly reminded about poor maintenance. An example about louvres from July 2017:

http://www.nswstratasleuth.id.au/Macquarie-Gardens-photos/gallery/index.php?/category/64

http://www.nswstratasleuth.id.au/SP52948-ownes-corporation-staff-did-not-answer-question-about-poor-painting-
of-louvres-23Aug2017.html



This one was taken straight in front of garage of one of the EC members on 28th of January 2018:



Undisclosed repetitive repairs without warranties

Repeated repairs, without any warranties continue to plague the complex. 23 water-related repairs in one unit alone 
(Lot 191) since late 2011:

 



Lot 157 water leaks and common funds used for carpet repairs?

It seems that some work is again required in Lot 157, which suffered major water flooding in December 2014, was 
allegedly caused by water leak in EC member’s unit (Lot 181):

The repair cost was $3,025.00 (GST inclusive), paid by owners corporation, which means every carpet damage will 
have to be covered by owners corporations common funds in the future:



Secret cheaper quote for roof membranes in 2014 kept undisclosed to owners

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).

Thatr quote was never presented to owners and was not even included at General Meeting on 26 th of November 
2014.

The only "competitor" was Kintyre Building Services, which "won" the contract through deliberately misleading 
Motion at the General Meeting, without stating that their quote for HALF ROOF repairs on lock B would cost 
$53,960.00 plus GST, which would make that quote MUCH MORE EXPENSIVE THAN DBS.

In addition, owners were not told in clear terms that Kintyre's quote provided ONLY FIVE YEAR warranty for the work 
due to long-term neglect of roofs in the complex.

After work wad completed in Block B, there was a complaint about the quality and urgent additional repairs had to 
be done in March 2015 (I have evidence of it).

To make things worse, 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).



Dubious costs and work completed in complex painting project in 2017

Details of the contracted values for the painting, including undisclosed details what painting was done on 26 
townhouses which already had THREE paintings of pergolas over 20 years (against one poorly-done painting of 
buildings). In spite of all efforts, owners corporation could not provide any valid justification why painting of 26 
townhouses that do not even have render cost owners corporation $84,498.00 (plus GST) against each seven-storey 
building (including roof tops) which required minimum two coats of Dulux paint, massive number of repairs for cracks
and paint blistering at cost of $107.000.00 (plus GST). 

In addition, five lattices in townhouses were erected without approval by owners corporation and are not part of 
common property: Lot 194, Lot 197, Lot 199, Lot 202, and Lot 216.

 The Agenda and Minutes of the AGM 2016 held on 4 November 2016 confirm that the estimated value of the 

painting contract with Townview Australia Pty Ltd was between $600,000.00 and $650,000.00.

 Owners corporation failed to disclose to owners that the full contract with Townview Australia Pty Ltd was in 

amount of $630,846.00 (including GST).

 Owners corporation failed to disclose to owners the following breakdown of expenses for the painting project 

that they were aware of 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).

 Motion 3 in the Minutes of EC meeting held on 20 July 2017 shows 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 shows that the painting project was complete

and all accounts had been paid except the 5% retention amounts totalling $28,187.00 + GST.

No details of the total costs, warranties, and other details were provided to owners.

 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).

 Waratah Strata Management listed total costs in the Agenda for AGM 2017 on page 25 (Capital Works Fund) 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.

Request to Waratah Strata Management to provide details of the warranties that apply to the painting work has been
declined so far.

Alleged work on townhouses is $92,950.00 (including GST).



Evidence of outstanding work (for example, rusted louvres still not properly treated and painted from the inside of 
the basement of the garages) is withheld from owners by Waratah Strata Management:





Repetitive hot water system repairs and missing proof of quotes

This was summarised to owners corporation but a reply or comment never received.

On 1st of March 2017. I directly asked owners corporation staff if they had multiple quotes for replacing hot water 
system in Block C.

In front of a witness, they claimed that they personally gave three quotes to EC members and the strata agency.

At document search on 13th of June 2017, three quotes were NOT found in strata documents.

SP52948-Block-D-BCS-Strata-Management-Three-Hot-Water-Repairs-With-Significant-Costs-Without-Warranties-Six-
Year-Period.pdf

Frequent problems, reactive maintenance, and poor repairs of hot water systems are common (almost always 
without applying any warranties) – costing owners corporation excessive amounts of money from common funds.


