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Evidence provided to but mostly ignored by CTTT in 2011/2012/2013 and NCAT in 2020/2021

Evidence was also provided on USB keys, DVD, emails, and in paper format:

NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links

The evidence also includes Lot 158 Motions at various general meetings, which were, mostly, not included in agenda for meetings 

or allowed to be discussed for voting due to proxy vote hoarding:

Motions for AGM 2013 

Motions for AGM 2014 

Motions for AGM 2015 

NSW-Fair-Trading-reference-7563482-recommending-forensic-financial-auditing-25May2015 

NSW-Fair-Trading-reference-7938059-recommending-forensic-financial-auditing-9Oct2015 

Extract from BCS Strata Management website with proof they were aware of Lot 158 Motions for AGM 2015 

Motions for AGM 2016 

Motions for AGM 2017 

Motions for AGM 2018 

Motions for AGM 2019 

Motions for AGM 2020 

AGM 2020 amendments for Motions 



Folder with gas heating connections and examples of full financials

SP52948-Gas-Heating-Levies

Example of audited financial for various years



Applicant Motions mostly not allowed to be presented to owners at general meetings (in almost all years carefully vetoed 
by Solicitor Adrian Mueller personally)

There are no impediments to the owners corporation placing an old motion for reconsideration, especially, when it was not 
properly provided in the agenda of the previous meeting or allowed to be discussed at the meeting. 

Requisition for motion to be included on agenda for general meeting: 

Any person entitled to vote at a general meeting of an owners corporation on a motion that does not require a unanimous 

resolution may, by notice in writing served on the secretary of the executive committee, require inclusion in the agenda of the next 

general meeting of the owners corporation of a motion set out in the notice and the secretary must comply with the notice. 

The secretary must give effect to the requirement of the notice. 

Subclause (1) does not require the inclusion of a motion on the agenda of a general meeting for which notices have already been 

given in accordance with this Schedule but in that case the motion must be included in the agenda of the next general meeting 

after that. 

Motions for AGM 2013 

Motions for AGM 2014 

Motions for AGM 2015 

NSW-Fair-Trading-reference-7563482-recommending-forensic-financial-auditing-25May2015 

NSW-Fair-Trading-reference-7938059-recommending-forensic-financial-auditing-9Oct2015 

Extract from BCS Strata Management website with proof they were aware of Lot 158 Motions for AGM 2015 

Motions for AGM 2016 

Motions for AGM 2017 

Motions for AGM 2018 

Motions for AGM 2019 

Motions for AGM 2020 

AGM 2020 amendments for Motions 



SP52948 Lot 158 audit of gas heating connections based on found evidence but prevented to be shared with owners 
corporation by BCS Strata Management and Waratah Strata Management



Strata levies must be paid even when receipt of levy notice is missing

As regulated by Fair Trading:

 Each owner and/or property manager needs to be aware of their owners corporation levy cycle. 

 If money is not received to the trust account at the end of one month after it is due and payable, it bears interest at the rate of 
10% (as prescribed by the regulations) from the due date until it is paid.

 Owners corporation may, by special resolution at general meeting, determine (either generally or in particular case) that a 
contribution is to bear no interest.

 Strata manager does not have authority to waive the interest as it is not money owing to the strata manager.

 The Courts have determined that non-receipt of a levy notice is not a sufficient reason for non-payment.

 If a lot is sold and there are unpaid levies, then both the owner at the time the contributions were levies and the new owner are 
jointly and severally liable for the payment of the contribution and the interest payable.

If a lot is sold and there are unpaid levies, then both the owner at the time the contributions were levies and the new owner 
are jointly and severally liable for the payment of the contribution and the interest payable.



Strata Schemes Management Act 1996 – Section 78 manner of levying contributions

(3) If, at the time a person becomes owner of a lot, another person is liable in respect of the lot to pay a contribution, the owner is 
jointly and severally liable with the other person for the payment of the contribution and interest on the contribution. 

(4) A mortgagee or covenant chargee in possession of a lot (whether in person or not) is jointly and severally liable with the owner 
of the lot:
(a) for any regular periodic contributions to the administrative fund or sinking fund together with any interest on those 
contributions,
and
(b) for any other contribution together with interest on that contribution if the mortgagee or covenant chargee has been given 
written notice of the levy of the contribution.

(5) Subsection (4) does not affect the liability of an owner of a lot for any contribution levied under this section.

(6) Regular periodic contributions to the administrative fund and sinking fund of an owners corporation are taken to have been 
duly levied on an owner of a lot even though notice levying the contributions was not served on the owner. 



Strata Schemes Management Act 1996 – Section 79 interest and discounts on contributions

(1) Any contribution levied by an owners corporation becomes due and payable to the owners corporation in accordance with the 
decision of the owners corporation to make the levy.

(2) A contribution, if not paid at the end of one month after it becomes due and payable, bears until paid simple interest at an 
annual rate of 10 per cent or, if the regulations provide for another rate, that other rate.

(3) However, an owners corporation may by special resolution determine (either generally or in a particular case) that a 
contribution is to bear no interest.

(4) An owners corporation may, by special resolution, determine (either generally or in a particular case) that a person may pay 10 
per cent less of a contribution levied if the person pays the contribution before the date on which it becomes due and payable. 



Strata Schemes Management Act 1996 – Part 2 Section 10 persons entitled to vote at general meetings

(8) Voting rights may not be exercised if contributions not paid

A vote at a general meeting (other than a vote on a motion requiring a unanimous resolution) by an owner of a lot or a person with 
a priority vote in respect of the lot does not count unless payment has been made before the meeting of all contributions levied on 
the owner, and any other amounts recoverable from the owner, in relation to the lot that are owing at the date of the notice for the 
meeting.



Consumer, Trader, and Tenancy Act 2001, Section 71 false or misleading statements

71 False or misleading statements

A person must not:

    (a) in any proceedings, or 
    (b) in any application under this Act, 

provide any information, or make any statement, to the Tribunal, Chairperson or Registrar knowing that the information or 
statement is false or misleading in a material respect.

Maximum penalty: 50 penalty units or imprisonment for 12 months, or both.



Strata Schemes Management Act 1996, Section 167 investigations by adjudicator

167 Investigations by Adjudicator

(5) A person must not obstruct or hinder an Adjudicator, or a delegate of an Adjudicator, in the exercise of powers conferred by 
this section.

Maximum penalty (subsection (5)): 5 penalty units.



Strata Schemes Management Act 2015 Section 260 personal liability

(1) A matter or thing done or omitted to be done by any of the following persons, or a person acting under the direction of any of 
those persons, does not, if the matter or thing was done or omitted to be done in good faith for the purpose of executing functions 
as such a person under this or any other Act, subject any of the following persons or person so acting personally to any action, 
liability, claim or demand:

(a) an officer of an owners corporation,
(b) a member of a strata committee.

(2) Any such liability of an officer of an owners corporation or a member of a strata committee attaches instead to the owners 
corporation.



Strata Schemes Management Act 2015 Schedule 2 Clause 18 disclosure of pecuniary interest

(1) If: 

(a) a member of a strata committee has a direct or indirect pecuniary interest in a matter being considered or about to be 
considered at a meeting, and 
(b) the interest appears to raise a conflict with the proper performance of the member's duties in relation to the consideration of the 
matter, the member must, as soon as possible after the relevant facts have come to the member's knowledge, disclose the nature of 
the interest at a meeting of the strata committee. 
Maximum penalty: 10 penalty units. 

(2) A disclosure by a member at a meeting of the strata committee that the member: 
(a) is a member, or is in the employment, of a specified corporation or other body, or 
(b) is a partner, or is in the employment, of a specified person, or 
(c) has some other specified interest relating to a specified corporation or other body or to a specified person, is a sufficient 
disclosure of the nature of the interest in any matter relating to that corporation or other body or to that person which may arise 
after the date of the disclosure and which is required to be disclosed under subclause (1). 

(3) Particulars of any disclosure made under this clause must be recorded by the strata committee in a book kept for the purpose 
and that book must be open at all reasonable hours to inspection by any person on payment of the fee determined by the strata 
committee. 

(4) After a member has disclosed the nature of an interest in any matter, the member must not, unless the strata committee 
otherwise determines: 
(a) be present during any deliberation of the strata committee with respect to the matter, or 
(b) take part in any decision of the strata committee with respect to the matter. 

(5) For the purposes of the making of a determination by the strata committee under subclause (4), a member who has a direct or 
indirect pecuniary interest in a matter to which the disclosure relates must not: 
(a) be present during any deliberation of the strata committee for the purpose of making the determination, or 
(b) take part in the making by the strata committee of the determination. 

(6) A contravention of this clause does not invalidate any decision of the strata committee. 

(7) Without limiting subclause (1), a person has an indirect pecuniary interest in a matter if a person connected with the person has 
a direct interest in the matter. 



Strata Schemes Management Act 2015 – unfinancial owners and conflict of interest

An owner will be able to require that a motion be included on the agenda for a general meeting of an owners corporation even 
though the owner cannot vote because of unpaid strata contributions (Schedule 1, clause 4). Any requirement given by an owner 
must include an explanation of the motion of not more than 300 words in length (Schedule 1, clause 4).

An owner will be able to nominate a candidate for election to the strata committee even though the owner is unfinancial (Schedule 
1, clause 5).

An unfinancial owner will not eligible for appointment or election to the strata committee (section 32).

An unfinancial owner will still not be allowed to vote at general meetings (Schedule 1, clause 23).

A member of the strata committee will not be entitled to vote on any motion put or proposed to be put to the strata committee if 
the member was, or was nominated as a member by a member who was, an unfinancial owner at the date notice of the meeting 
was given and the amounts owed by the unfinancial owner were not paid before the meeting (Schedule 2, clause 9).

A committee member will not be entitled to move a motion at a committee meeting unless the person is entitled to vote on the 
motion (Schedule 2, clause 14).

Members of a strata committee will need to disclose any pecuniary interest in a matter that is being or is about to be considered at 
a meeting of the committee and, unless the committee otherwise determines, must not be present for any deliberations on the 
matter or vote on the matter (Schedule 2, clause 18).



SP52948 Selected documents related to gas heating connections and applicable levies 
disclosed to owners in minutes of meetings 



SP52948 Minutes of EC meeting held on 17th of March 1998 – proposal to investigate metering of gas connections in units 
and townhouses, and retrospective reimbursements for water usage to townhouse owners without general meeting from 1st 
of September 1997

The meeting was attended by six members of the committee, nine owners, and strata managers A & M Dunn. No other of 218 
owners of properties attended.

Full unredacted copy of the minutes of the meeting:

SP52948-EC-meeting-17Mar1998



SP52948 Minutes of EC meeting held on 17th of March 1998 – approval given to Lot 213 to install gas heating and waive 
rights for any future reimbursements for gas usage

The meeting was attended by seven members of the committee, two owners, and strata managers M Dunn. No other of 218 
owners of properties attended.

Committee member Lot 163 (Mr. Ron Craig) had undeclared gas heating connection.

Full unredacted copy of the minutes of the meeting:

SP52948-EC-meeting-17Mar1998



SP52948 Minutes of EC meeting held on 26th of May 1999 – first time levies for gas heating publicly mentioned and two 
owners receiving approval to install it – who both later became long-serving committee members and even acted as 
Chairperson and Treasurer respectively

The meeting was attended by five members of the committee, one proxy authorisation, and strata manager Mr. John Fry. No other 
of 218 owners of properties attended.

Meeting was attended by five committee members, one proxy vote, strata manager Mr. John Fry and staff of building manager Mr. 
Bob Luka. No other of 218 owners attended.

Minutes of previous committee meeting dated 10th of February 1999 were not approved because they were not made available for 
three months before this meeting.

Full unredacted copy of the minutes of the meeting:

SP52948-EC-meeting-26May1999



SP52948 Minutes of EC meeting held on 21th of July 1999 – first time levies for gas heating publicly mentioned - gas 
heating levy confirmed at $200.00 per year and applicable retrospectively

The meeting was attended by five members of the committee and strata manager Mr. John Fry. No other of 218 owners of 
properties attended.

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-21Jul1999



Annual General Meeting on 29th of September 1999 did not include any Motion for gas heating levies

Three owners with gas heating connection were allowed to vote, without disclosure of their gas heating levy payments.

Two of them were elected to be committee members.

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-AGM-1999-29Sep1999



SP52948 Minutes of EC meeting held on 17th of November 1999 – gas heating confirmed at $200.00 per year, payable in 
advance on 1st of December each year and subject to annual review

The meeting was attended by eight members of the committee, one proxy authorisation, and strata manager Mr. John Fry. No 
other of 218 owners of properties attended.

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-17Nov1999



SP52948 Minutes of EC meeting held on 19th of January 2000 – promise of notices for gas heating to be sent to all owners 
was never completed

The meeting was attended by seven members of the committee, two proxy authorisations, and strata manager Mr. John Fry. No 
other of 218 owners of properties attended.

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-19Jan2000



SP52948 Minutes of EC meeting held on 24th of May 2000 – introduction of GST from 1st of July 2000

The meeting was attended by seven members of the committee, one proxy authorisation, and strata manager Mr. John Fry. No 
other of 218 owners of properties attended.

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-24May2000



SP52948 Extract from minutes of committee meeting claiming no problems found in management of the complex dated 
22nd of February 2012

The meeting was attended by nine members of the committee, one owner, and strata manager Mr. Paul Banoob. No other of 218 
owners of properties attended.

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the minutes of the meeting:

SP52948-EC-Minutes-22Feb2012

https://www.vk2cot.id.au/NCAT-20-33352/NCAT-20-33352-Lot-158-annotated-Statutory-Declaration-with-web-links/SP52948-Meetings/SP52948-EC-Minutes-22Feb2012.pdf


SP52948 Extract from minutes of committee meeting claiming no problems found in management of the complex dated 
13th of June 2012

The meeting was attended by seven members of the committee and strata manager Mr. Paul Banoob. No other of 218 owners of 
properties attended.

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the minutes of the meeting:

SP52948-EC-Minutes-13Jun2012



SP52948 Minutes of committee meeting claiming that no problems found in management of the complex dated 9th of July 
2012 – held in Lot 181 without agenda sent to any owner

The meeting was attended by six members of the committee and without strata manager. No other of 218 owners of properties 
attended.

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the minutes of the meeting:

SP52948-minutes-EC-meeting-9Jul2012



SP52948 Minutes of committee meeting dated 22nd of August 2012, claiming no problems found in management of the 
complex, note about Solicitor Adrian Mueller engagement for CTTT case at meeting that did not comply with strata laws, 
and referring to gas and water rebates that were not approved as Special Resolution or registered as Special By-Law since 
1999

The meeting was attended by seven members of the committee and two strata managers Mr. Paul Banoob and Mr. Peter Bone. No 
other of 218 owners of properties attended.

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-22Aug2012



Lot 158 email sent to BCS Strata Management on 2nd of March 2012, requesting declaration of conflict of interest for 
committee members



Letter sent by BCS Strata Management on behalf of committee to owners on 7th of September 2012 which was not 
provided to Lot 158, denying any misappropriation of common funds

Two committee members with gas heating connection were allowed to vote, without disclosure of their unpaid gas levies.

Full unredacted copy of the letter:

SP52948-EC-letter-to-owners-never-sent-to-Lot-158-7Sep2012



SP52948 Agenda sent to owners for Annual General Meeting on 4th of October 2012

Motion to introduce Special By-Law for gas heating:



Chairperson’s address for the general meeting:



Full unredacted copy of the agenda:

SP52948-AGM-agenda-4Oct2012

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-AGM-17Oct2012

BCS Strata Management paperwork for AGM 2012:

SP52948-AGM-2012-paperwork

Quorum calculation:

SP52948-AGM2012-quorum-calculation



Four years later, BCS Strata Management sent secret invoice for unpaid levies for gas heating without applying correct levy and 
10% simple interest per year to a group of owners and committee members:

On this listing were five current or previous committee members. 

Five current and/or previous committee members with gas heating connection were included in the invoice, without disclosure of 
their levy payments.



SP52948 AGM 2012 paperwork showing four proxy votes being given to Lot 147 who was unfinancial, two proxy votes 
(actual number is three and they were for whole 12-month period) given to Lot 158 who was fully financial, and number of 
owners who were allowed to vote (including ex committee members Lot 3 and Lot 62) whilst unfinancial 

Each of three proxy votes for Lot 158 was for 12-month period:

Lot 111
Lot 188
Lot 152

Secret proxy form was given to selected owners with suggestion to vote against Lot 158 Motions (without disclosure to owners 
corporation):



Standard proxy form sent to other owners looked differently:



Solicitor Adrian Mueller secret invoice dated 6th of March 2013, whilst illegally involved in Fair Trading case SM12-1537, 
illegally involved in CTTT cases SCS 12/32675 and 12/50460,  and preventing access to Lot 158 in strata document search 
on  8th of March 2013 through Lot 158 issue of summonses at CTTT

When Lot 158 arrived at BCS Strata Management's office on 8 March 2013, almost none of the files were made available, 

including Solicitor Adrian Mueller's signed Standard Costs Agreement. 

Lot 158 made copies of some files and was charged $172.80 by BCS Strata Management. 

Lot 158 made payment on 11 March 2013. 



SP52948 Extract from minutes of committee meeting dated 5th of December 2012, ignoring Lot 158 correspondence 

The meeting was attended by six members of the committee, one owner, and strata manager Mr. Peter Bone. No other of 218 
owners of properties attended.

The following committee member with gas heating connection was allowed to vote, without disclosure of their levy payments:

Lot 147, Mr. Moses Levitt

Full unredacted copy of the minutes of the meeting:

SP52948-EC-Minutes-5Dec2012



SP52948 Extract from minutes of committee meeting dated 20th of February 2013, two owners received approval to install 
gas heating – Lot 59 and Lot 88, committee blaming Lot 158 for all legal actions without mentioning that committee 
members refused to attend free mediations at Fair Trading NSW

The meeting was attended by five members of the committee, one owner, and strata manager Mr. Peter Bone. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147, Mr. Moses Levitt
Lot 181, Mr. Stan Pogorelsky

Full unredacted copy of the minutes of the meeting:

SP52948-EC-Minutes-20Feb2013



SP52948 Minutes of paper committee meeting dated 28th of March 2013 – voting against Solicitor Adrian Mueller 
attending CTTT Hearing on 15th of April 2013

The meeting was attended by six members of the committee, without strata manager listed. No other of 218 owners of properties 
attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their gas heating levy 
payments:

Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-28Mar2013



SP52948 Agenda for paper committee scheduled for 26th of April 2013 sent on 16th of April 2013 – no owner received a copy 
of the notice

Unredacted copy of the agenda for the meeting:

SP52938-agenda-paper-EC-meeting-16Apr2013



SP52948 Minutes of time-warped paper committee meeting one week ahead of schedule dated 19th of April 2013, ratifying 
Solicitor Adrian Mueller engagement without full disclosure or any evidence for owners 

The meeting was attended by eight members of the committee, without strata manager listed. No other of 218 owners of properties 
attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their gas heating levy 
payments:

Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-paper-EC-meeting-19Apr2013



SP52948 Special By-Law 12  Control of Common Gas Supply registered seven months after the alleged general meeting on 
6th of May 2013, not sent to any owner or tenant in the complex, alleging that the levies increased without its value being 
defined in the Special By-Law, and without disclosure that the original levy was set at $200.00 since 1999 with 10% GST 
added on 1st of July 2000



Full unredacted copy of the registered Special By-Laws on 6th of May 2013:

SP52948-Special-By-Laws-11-12-13-6May2013



SP52948 Minutes of committee meeting dated 22nd of May 2013 – not disclosing to owners that SCS 12/50460 was opened 
seven months earlier on 5th of October 2012 and not disclosing that Solicitor Adrian Mueller falsely represented owners 
corporation at Fair Trading and CTTT without authorisation

The meeting was attended by seven members of the committee, five owners, and strata manager Mr. Peter Bone. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their gas heating levy 
payments:

Lot 147
Lot 181

One owner attended (ex. Treasurer) who had gas heating connection:

Lot 62

Full unredacted copy of the minutes of the meeting:

SP52948-minutes-EC-meeting-22May2013



SP52948 Extract from minutes of committee meeting dated 28th of August 2013, decreasing gas heating levy from $220.00 
per annum to $55.00 without general meeting and consultation with owners, one owner received approval to install gas 
heating – Lot 167, promise of water and gas metering investigations to continue

The meeting was attended by seven members of the committee, two owners, and strata manager Mr. Peter Bone. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their gas heating levy 
payments:

Lot 147
Lot 181

One owner attended with gas heating connection:

Lots 144 and 175

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-28Aug2013

Owners were prevented from having information that BCS Strata Management secretly issues overdue invoices for unpaid gas 
heating levies for FY 2012 and 2013 due on 1st of August 2016 (Lot 167 was on that list too). The levies did not apply correct 
amounts ($220.00 per year and 10% simple interest per each year):

 



SP52948 Agenda sent to owners for Annual General Meeting on 9th of October 2013 – giving appearance that gas heating 
levies would be set to $75.00 per quarter for one bedroom units and $100.00 per quarter for two and three bedroom units 
with year review of levies





Full unredacted copy of the agenda for AGM 2013:

SP52948-Notice-AGM-2013-sent-on-9Oct2013



Extract from Minutes of Annual General Meeting on 23rd of October 2013, defending allegedly reasonable levies for gas 
heating without disclosing the details 



Full unredacted copy of the AGM 2013 (including evidence of unfinancial owners who were allowed to vote and two even elected 
on the committee without disclosure of unpaid levies and ballot papers that did not comply with strata laws):

SP52948-Minutes-AGM-23Oct2013

Quorum calculation:

SP52948-AGM-2013-quorum-calculation



SP52948 Extract from Agenda for AGM 2013 rejected all Lot 158 statements of fraud and mismanagement

 





SP52948 Extract from AGM 2013 paperwork showing three proxy votes being given to Lot 147 who was unfinancial, one 
proxy vote to Lot 181 who was unfinancial, six proxy votes given to fully-financial Lot 158 where two were disallowed for 
$0.10 and $5.40 outstanding levies, and number of owners who were allowed to vote (including ex committee members Lot 
3 and Lot 62) whilst unfinancial 

The following owners were prevented to vote at AGM 2013, although their outstanding amount owing was small:

Lot 98 (owing $0.10)
Lot 111 (owing $5.40)
Lot 203 (owing $8.66)
Lot 212 (owing $3.87)

... whilst allowing the following owners to be counted as valid at AGM 2012:

Lot 160 (owing $2.30)
Lot 195 (owing $1.46)
Lot 203 (owing $3.01)

Lot 158 had seven proxy votes of which two were for 12-month period:

Lot 98
Lot 188

Two owners, whilst unfinancial (Lot 147 and Lot 181), were allowed to vote and be elected as committee members without 
disclosure and by using non-compliant ballot paper (pre-written by strata manager).

Full evidence exists of these events.



Extract from Minutes of Extraordinary General Meeting (EGM) on 4th of December 2013, without giving owners any 
details, approved actions of BCS Strata Management for 14 years of mismanagement – Main Motions were submitted by 
Lot 147 and Lot 181 without disclosure of being unfinancial and not legal to be members of the committee





Full  unredacted copy of the EGM 2013:

SP52948-Minutes-EGM-4Dec2013

Quorum calculation:

SP52948-EGM-2013-quorum-calculation

 



BCS Strata Management letter sent to owners about self-reporting of gas heating connections in SP52948 on 14th of April 
2014



 

Unredacted copy of the letter

SP52948-BCS-Strata-Management-forced-by-Lot-158-to-audit-gas-heating-outlets-14Apr2014



BCS Strata Management sent repeated request to owners about self-reporting of gas heating connections in SP52948 on 
30th of June 2014

 

Unredacted copy of the letter:

SP52948-second-letter-about-self-reporting-gas-heating-outlets-30Jun2014



SP52948 Extract from agenda for Annual General Meeting on 11th of November 2014 – confirming gas heating levies set at 
$220.00 per year (GST inclusive)



Unredacted copy of paperwork for general meeting:

SP52948-AGM-2014-paperwork



SP52948 Extract from minutes of committee meeting dated 14th of March 2015, ignoring submissions from Lot 158,  
stating that gas heating levies were not applied for two quarters, levies to be charged for each year of past use, and interest 
charges would be applied to owners found to be using gas heating

The meeting was attended by six members of the committee, one owner, and strata manager Mr. Russell Young. No other of 218 
owners of properties attended.

The following committee member with gas heating connection was allowed to vote, without disclosure of their levy payments:

Lot 181

Full unredacted copy of the minutes of the meeting:

SP521948-Minutes-EC-Meeting-4Mar2015



SP52948 Extract from minutes of committee meeting dated 16th of March 2017, resolution for strata manager to check all 
water and gas charges (including levies for gas heating) and issuing invoices for gas heating in amount of $220.00 per year 
in May of each year

The meeting was attended by eight members of the committee, two owners, and strata managers Mr. Simon Wicks and Mr. Robert 
Crosbie. No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-16Mar2017



SP52948 Extract from minutes of committee meeting dated 20th of April 2017, trying to justify fairness of gas heating levies 

The meeting was attended by six members of the committee, four owners, and strata manager Mr. Robert Crosbie. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

One committee member was absent, who also had gas heating connection:

Lot 3

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-20Apr2017



SP52948 Extract from minutes of committee meeting dated 20th of July 2017, Solicitor Adrian Mueller engaged without 
consultation with owners corporation, claim that $1,411.66 was owing in gas heating levies at change of strata managers on 
1st of February 2017 of which only $91.66 was outstanding levies from committee members, statement that accounting data 
for gas heating levies was inaccurate and incomplete

The meeting was attended by six members of the committee, and strata managers Mr. Simon Wicks and Mr. Robert Crosbie. No 
other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181



One committee member was absent, who also had gas heating connection:

Lot 3

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-20Jul2017



SP52948 Extract from letter sent by three unfinancial committee members Lot 3, Lot 14, and Lot 181 to owners on 21st 
July 2017, claim that $1,109.23 was owed for gas heating levies but none of the committee members had outstanding levies 
to be paid, defamatory and false statements about Lot 158 taking photos inside properties and browsing through rubbish 
bins,  false statement about Police dismissing Lot 158 submissions 







Full unredacted copy of the letter:

SP52948-EC-letter-to-owners-with-false-information-21Jul2017

https://www.vk2cot.id.au/NCAT-20-33352/16Oct2020/SP52948-EC-letter-to-owners-with-false-information-21Jul2017.pdf


SP52948 Extract from minutes of committee meeting dated 28th of September 2017

The meeting was attended by six members of the committee, and strata managers Mr. Simon Wicks and Mr. Robert Crosbie. No 
other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 3
Lot 88
Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-28Sep2017



SP52948 Agenda sent to owners for Annual General Meeting on 10th of October 2017, Motion for overdue levies, based on 
Solicitor Adrian Mueller advice all Motions by Lot 158 were ignored 



   

Unredacted copy of the agenda:

SP52948-agenda-for-AGM-2017



SP52948 Extract from Agenda for committee meeting in February 2018 which was not sent to Lot 158, meeting gave 
appearance of fairer share of costs for gas service and supply charges 





Full unredacted copy of the agenda of the meeting:

SP52948-agenda-EC-meeting-7Feb2018



SP52948 Extract from minutes of committee meeting dated 15th of February 2018, Lot 194 inquiry about gas heating 
connection and reimbursements, changes to Special By-Law 13

The meeting was attended by six members of the committee, three owners, and strata manager Mr. Robert Crosbie. No other of 
218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

One committee member was absent:

Lot 88

One owner attended (previous Treasurer) and had gas heating connection:

Lot 62

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-15Feb2018



SP52948 Extract from minutes of committee meeting dated 12th of April 2018, new By-Laws prepared, gas heating levies 
confirmed at $220.00 per year and charged in May each year, review of townhouse owners with gas heating and removing 
them from gas usage reimbursements, admission by Waratah Strata Management about lost USB key with strata files 11 
months after the event, first time owners notified about Lot 158 submission of serious fraud to Police in second part of 
2017

The meeting was attended by six members of the committee, two owners, and strata manager Mr. Robert Crosbie. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

One committee member was absent:

Lot 88

One owner attended (previous Treasurer) and had gas heating connection:

Lot 62

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-12Apr2018



SP52948 Extract from minutes of committee meeting dated 21st of June 2018, note about gas and water reimbursement 
new By-law being prepared for AGM

The meeting was attended by six members of the committee, one owner, and strata manager Mr. Robert Crosbie. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-21Jun2018



SP52948 Extract from minutes of committee meeting dated 13th of September 2018, Lot 158 submissions ignored

The meeting was attended by five members of the committee and strata manager Mr. Robert Crosbie. No other of 218 owners of 
properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-13Sep2018



SP52948 Extract from agenda for Annual General Meeting 2018, Lot 90 forced to pay interest for overdue levies, Lot 158 
Motions ignored as per Solicitor Adrian Mueller advice

Full unredacted copy of the agenda of the meeting:

SP52948-Agenda-AGM-9Oct2018



SP52948 Extract from Minutes of Annual General Meeting on 18th of October 2018 – Lot 90 forced to repay levy arrears 
with interest

Full unredacted copy of the agenda of the meeting:

SP52948-Minutes-AGM-2018-18Oct2018



SP52948 Letter allegedly sent by Waratah Strata Management to owners on 12th of March 2019, no disclosure of paid 
ransomware and large losses of strata files

Waratah Strata Management failed to provide owners with full details of the alleged ransomware attack:



 

Unredacted copy of the letter:

SP52948-letter-sent-to-owners-by-Waratah-Strata-Management-about-ransomware-page-1-12Mar2019

SP52948-letter-sent-to-owners-by-Waratah-Strata-Management-about-ransomware-page-2-12Mar2019

Sententia report on alleged ransomware attack that was never provided to owners:

Sententia-brief-analysis-with-limited-evidence-ransomware-attack-against-Waratah-Strata-Management-undislosed-to-owners-of-

strata-plan-SP52948



SP52948 Extract from minutes of committee meeting dated 21st of March 2019, incomplete listing of 12 owners with gas 
heating connections with admission of unpaid levies in financial year which ended on 31st of August 2018 and blaming 
ransomware attack that happened in February 2018 for unpaid levies that were due six months earlier, on list of 12 owners 
with unpaid levies for FY 2018 there were four current and previous committee members (Lot 3, Lot 62, Lot 147, Lot 181), 
promise to investigate outstanding levies for gas heating, Lot 158 submissions ignored

The meeting was attended by seven members of the committee, and two strata managers Mr. Robert Crosbie and Mr. Frank 
Tallaridi. No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181



Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-21Mar2019



SP52948 Extract from minutes of committee meeting dated 2nd of May 2019, gas heating levies allegedly deleted by 
ransomware accident, repeated false and inaccurate statement from Minutes of committee meeting dated 20th of July 2017 
about about outstanding gas heating levies and plan to submit Motion about forensic audit of gas charges or waive unpaid 
levies at next AGM, Lot 158 submissions ignored and not disclosed to owners

The meeting was attended by six members of the committee, and two strata managers Mr. Robert Crosbie and Mr. Frank Tallaridi. 
No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181



One committee member with gas heating connection was absent:

Lot 88

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-2May2019



SP52948 Extract from Minutes of committee meeting dated 20th of June 2019, Lot 158 submissions ignored, letter allegedly 
to be sent to all owners refuting Lot 158 claims, Solicitor Adrian Mueller engaged by strata manager, committee, and 
building manager for defence against Lot 158

The meeting was attended by seven members of the committee, and two strata managers Mr. Robert Crosbie and Mr. Frank 
Tallaridi. No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

One committee member with gas heating connection was absent:

Lot 88

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-20Jun2019



SP52948 Extract from minutes of committee meeting dated 5th of September 2019, statement that Waratah Strata 
Management carried detailed analysis of Lot 181 gas heating levies and payments completed apart from $18.34 and 
$110.00, Motion prepared for AGM 2019 to consider gas heating levies be waived as owners allegedly not willing to pay for 
levies they were not invoiced, Motion prepared to engage Solicitor Adrian Mueller and a barrister for alleged defamation 
case against Lot 158 in amount of $150,000.00

The meeting was attended by five members of the committee, two owners, and two strata managers Mr. Robert Crosbie and Mr. 
Frank Tallaridi. No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181

One owner attended (previous Treasurer) and had gas heating connection:

Lot 62

Full unredacted copy of the minutes of the meeting:

SP52948-minutes-EC-meeting-5Sep2019



SP52948 Extract from agenda for Annual General Meeting 2019, Lot 181 continued to make claims about owing only 
$128.34 for gas heating levies, Lot 158 Motions ignored

Unredacted copy of the agenda for AGM 2019:

SP52948-agenda-for-AGM-2019



SP52948 Extract from Minutes of Annual General Meeting on 21st of October 2019, Lot 158 Motions ignored, Motion 14 
voted before Motion 4 to allow owners with unpaid gas heating levies to be elected as committee members, outstanding gas 
heating levies waived without disclosure of amounts owing and real loss of income to owners corporation 

Unredacted copy of minutes of AGM 2019:

SP52948-Minutes-AGM-21Oct2019



SP52948 Extract from agenda for committee meeting on 7th of February 2020, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs

Full unredacted copy of the agenda for the meeting:

SP52948-agenda-EC-meeting-7Feb2020



SP52948 Extract from minutes of committee meeting dated 13th of February 2020, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs, owners not notified about Lot 158 request for free mediation at Fair 
Trading NSW

 

The meeting was attended by six members of the committee, one owner, and two strata managers Mr. Frank Tallaridi and Mr. 
Robert Crosbie. No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

One committee member was absent:

Lot 88

One owner attended and had gas heating connection:

Lot 162

Full unredacted copy of the minutes of the meeting:

SP52948-minutes-EC-meeting-13Feb2020



SP52948 Extract from agenda for paper committee meeting on 7th of March 2020, owners not receiving any detail of Lot 
158 offer for free mediation at Fair Trading NSW

Unredacted copy of the agenda for the meeting:

SP52948-agenda-EC-meeting-7Mar2020



SP52948 Extract from minutes of paper committee meeting dated 17th of March 2020 which was scheduled for one week 
earlier on 12th of March 2020, free mediation at Fair Trading NSW rejected by committee members

The meeting was attended by nine members of the committee and strata manager Mr. Frank Tallaridi. No other of 218 owners of 
properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-17Mar2020



SP52948 Extract from agenda for committee meeting on 1st of May 2020, Solicitor Adrian Mueller engagement continued 
without disclosure of actions or costs, owners not informed about O’Brien Criminal & Civil Solicitors requests on behalf of 
Lot 158

Unredacted copy of the agenda for the meeting:

SP52948-agenda-for-EC-meeting-1May2020

O'Brien-Solicitors-demands-on-behalf-of-Lot-158-24April2020



SP52948 Extract from minutes of committee meeting dated 7th of May 2020, commitment to respond to O’Brien Criminal 
& Civil Solicitors, Barrister continued to be engaged for Lot 158 defamation case, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs

The meeting was attended by nine members of the committee, one owner, and two strata managers Mr. Frank Tallaridi and Mr. 
Robert Crosbie. 

Committee member Mrs. Marianna Paltikian was confirmed as being unfinancial and not voting at the meeting. No other of 218 
owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-7May2020



SP52948 Extract from agenda for committee meeting on 8th of July 2020, Barrister continued to be engaged for Lot 158 
defamation case, Solicitor Adrian Mueller engagement continued without disclosure of actions or costs

Unredacted copy of the agenda:

SP52948-agenda-EC-meeting-8Jul2020



SP52948 Extract from minutes of committee meeting dated 16th of July 2020, Barrister continued to be engaged for Lot 
158 defamation case

The meeting was attended by eight members of the committee, three owners, and strata manager Mr. Robert Crosbie. No other of 
218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-16Jul2020



SP52948 Extract from agenda for committee meeting on 4th of September 2020, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs, owners first told about Lot 158 NCAT case 20/33352 without disclosure of 
Directions Hearing in mid-September

Unredacted copy of the agenda for the meeting:

SP52948-agenda-EC-meeting-4Sep2020



SP52948 Extract from minutes of committee meeting dated 10th of September 2020, Barrister continued to be engaged for 
Lot 158 defamation case, Solicitor Adrian Mueller engagement continued without disclosure of actions or costs

The meeting was attended by seven members of the committee, five owners, and strata manager Mr. Robert Crosbie. No other of 
218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 147
Lot 181

One committee member with gas heating connection was absent:

Lot 88

Two owners attended who had gas heating connections:

Lot 162
Lot 175

Full unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-10Sep2020



SP52948 Extract from agenda for Annual General Meeting 2020, Solicitor Adrian Mueller engagement continued without 
disclosure of actions or costs, Lot 158 Motions ignored, additional budget of $80,000.00 prepared for legal costs

Unredacted copy of the agenda for the AGM:

SP52948-agenda-AGM-2020



SP52948 Extract from Minutes of Annual General Meeting on 22nd of October 2020, Lot 158 Motions and amendments 
ignored, which meant owners corporation was not aware they failed to ratify past actions by Waratah Strata Management 
an committee members, making all such past actions illegal and void

Unredacted copy of the minutes of the AGM:

SP52948-Minutes-AGM-22Oct2020



SP52948 Extract from agenda for committee meeting on 5th of November 2020, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs

Unredacted copy of the agenda for the meeting:

SP52948-agenda-EC-meeting-5Nov2020



SP52948 Extract from minutes of committee meeting on 11th of November 2020, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs, note about gas heating charges in amount of $220.00 per year should 
change, Lot 147 resignation that was not sent to NCAT

The meeting was attended by seven members of the committee, four owners, and strata manager Mr. Robert Crosbie. No other of 
218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 147
Lot 181

Two owners attended with gas heating connections:

Lot 162
Lot 175

Unredacted copy of the minutes of the meeting:

SP52948-Minutes-EC-meeting-11Nov2020



SP52948 Extract from agenda for committee meeting on 29th of January 2021, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs, note about gas heating levy review

Unredacted copy of the agenda for the meeting:

SP52948-agenda-EC-meeting-for-4Feb2021



SP52948 Extract from minutes of committee meeting on 4th of February 2021, Solicitor Adrian Mueller engagement 
continued without disclosure of actions or costs, gas heating levy increase to $270.00 per year applicable without general 
meeting or decision from 1st of September 2021 

The meeting was attended by five members of the committee, three owners, and strata manager Mr. Robert Crosbie. No other 
of218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 181

One owner attended with gas heating connection:

Lot 162

Unredacted copy of the minutes of the meeting:

SP52948-minutes-EC-meeting-4Feb2021



SP52948 Extract from agenda for committee meeting on 21st of April 2021, outcome of NCAT application without 
disclosure to owners of non-attendance by strata manager and committee members, consideration to recover legal costs 
from Lot 158

Unredacted copy of the agenda for the meeting:

SP52948-Agenda-EC-meeting-23Apr2021



SP52948 Extract from minutes of committee meeting on 29th of April 2021, motion approved to seek legal costs from Lot 
158, Lot 158 submissions ignored

The meeting was attended by seven members of the committee, four owners, and two strata manager Mr. Robert Crosbie and 
Heath Crosbie. No other of 218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 181

Two owners (both previous committee members) with gas heating connections attended:

Lot 62
Lot 147

Full unredacted copy of the minutes of the meeting:

SP52948-minutes-EC-meeting-29Apr2021



SP52948 Extract from agenda for committee meeting on 11th of July 2021

Unredacted copy of the agenda for the meeting:

SP52948-Agenda-EC-meeting-11Jul2021



SP52948 Extract from minutes of committee meeting on 15th of July 2021, first time NCAT document provided to owners 
since 2010

The meeting was attended by seven members of the committee, four owners, and strata manager Mr. Robert Crosbie. No other of 
218 owners of properties attended.

The following committee members with gas heating connection were allowed to vote, without disclosure of their levy payments:

Lot 88
Lot 181

Two owners with gas heating connection attended:

Lot 62, (long-term ex. Treasurer)
Lot 162

Full unredacted copy of the committee meeting, including owners for the first time in eight years given any CTTT or NCAT 

orders (in this case it was a copy of the costs orders in SC 20/33352):

SP52948-Minutes-EC-meeting-15Jul2021



SP52948 Selected documents related to gas heating connections and applicable levies that were never disclosed to owners 



SP52948 Secret invoice for gas heating connection for two-year period on 8th of August 2000  without details to which 
owners it applied, not charging $200.00 per year and without 10% GST from 1st of July 2000



SP52948 Invoice for gas heating connection to Lot 148 on 13th of August 2007 showing that only $55.00 per year was 
charged

The owner secretly disconnected gas heating on 19th of September 2019.



SP52948 Secret complaint from Lot 217 about not knowing for seven years about water and gas reimbursements given to 
some townhouse owners in January 2008



SP52948 Secret email from Lot 147 defending his status whilst unfinancial and defaming Lot 158 through false statements 
on 27th of September 2012



SP52948 Secret email from Lot 88 being angry about gas heating levies applied quarterly on 27th of March 2013



SP52948 Secret email from Lot 59 being angry about gas heating levies and requesting to pay only $55.00 per year on 11th 
of September 2013, BCS Strata Management confirmed $55.00 levies for gas heating in spite of different statement made 
at AGM 2012 and as registered in Special By-Law on 6th of May 2013



Secret email from Lot 147 with his version of payments for gas heating levies on 2nd of May 2014



BCS Strata Management conducted first ever audit of second gas connections in SP52948 on 14th of May 2014



Lot 158 asking for proof that Lot 181 paid all levies for gas heating connection on 8th of June 2015 – reply was never 
received

Unredacted copy of the email:

REQUEST For Proof of Second Gas Connection Payments of Levies for Previous Years-8Jun2015



Lot 181 secretly trying to resolve issue with gas heating levies without disclosure to owners on 10th of June 2015

Copy of Lot 181 spreadsheet was found belatedly in document search at Waratah Strata Management on 31st of May 2017, but it 
was an updated version because Mr. Pogorelsky greyed out payments form 2012 and 2013 and forgot to update calculation for 
owing $311.66:

Unredacted copy of the document:

SP52948-Lot-181-gas-levy-payments-self-assessment-miscalculated-10Jun2015



BCS Strata Management secret communications about unpaid gas heating levies on 19th of June 2015 and 15th of July 2015

 



BCS Strata Management secret admission on 15th of July 2015 that Lot 3 did not pay gas heating levies since they moved in 
(1996)

 



BCS Strata Management secret plan how to charge Lot 3 and Lot 181 for unpaid gas heating levies on 17th of July 2015

 



BCS Strata Management issued secret invoice to Lot 181 for gas heating levies for 2012 and 2013 without applying correct 
levy and 10% simple interest on 17th of July 2015

 

Unredacted copy of the invoice:

NCAT-20-33352-SP52948-Gas-Heating-Levies/SP52948-Lot-181-gas-charges-undisclosed-years-issued-17Jul2015.pdf



SP52948 Committee confirming to BCS Strata Management that unfinancial owners cannot vote at  AGMs and delaying 
levy payments could not continue for longer period of time on 7th of August 2015



BCS Strata Management issued secret invoice to Lot  3 for gas heating levies for period 1Sep2000 to 31Oct2015 without 
applying correct levy and 10% simple interest on 15th of July 2016 

 

Unredacted copy of the invoice:

SP52948-Lot-3-gas-charges-2000-to-2015-issued-17Jun2015



BCS Strata Management issued secret invoice to Lot  147 for gas heating levies for 2012 and 2013 without applying correct 
levy and 10% simple interest on 15th of July 2016 

 

Unredacted copy of the invoice:

SP52948-Lot-147-gas-charges-2012-and-2013-issued-15Jul2016



BCS Strata Management issued secret invoice to Lot  62 for gas heating levies for period 1Sep2000 to 31Oct2015 without 
applying correct levy and 10% simple interest on 15th of July 2016 

 

Unredacted copy of the invoice:

SP52948-Lot-62-gas-charges-2012-issued-15Jul2016



Building Manager conducted incomplete and secret audit of gas heating connections on 21st of March 2016



BCS Strata Management secretly delaying gas heating levy invoices whilst committee members continued to discuss the 
matters on 22nd of July 2016



BCS Strata Management incomplete and inaccurate listing of owners with gas heating connections on 26th of July 2016

 



BCS Strata Management enforcing secret gas levies on 1st of August 2016 without applying correct levy amount and 10% 
simple interest per year



Kelly & Partners incomplete audit of outstanding gas heating levies on 11th of October 2016



SP52948 Notice for AGM 2016 on 19th of October 2016 sent by BCS Strata Management

 



SP52948 Notice for AGM 2018 on 18th of October 2018 sent by Waratah Strata Management

Waratah Strata Management claimed that $3,600.00 was earned from owners with second gas connection in FY 2017 and 
$2,537.54 in FY 2018.

The figure of $3,600.00 in FY 2017 matches exactly 18 owners who were reported in Minutes of EC meeting on 16th of March 
2017:

In spite of all efforts, Mr Robert Crosbie refuses to provide information of which owners paid levies for second gas connection in 
FY 2018:

 



Financial year 1 September 2016 to 31 August 2017

Waratah Strata Management claimed that $3,600.00 (plus GST) was earned from owners with second gas connection in FY 2017.

The figure of $3,600.00 in FY 2017 matches exactly 18 owners who were reported in Minutes of EC meeting on 16th of March 
2017:

 

In spite of all efforts, Mr Robert Crosbie refused to provide information of which owners paid levies for second gas connection in 
FY 2017:



SP52948 Secret email from Lot 209 to Waratah Strata Management on 10th of April 2017, confirmation they stopped with 
claims for gas usage rebates in September 2014 without disclosure they had gas heating connection



SP52948 Secret email from Waratah Strata Management to Lot 147 and Lot 181 on 26th of April 2017,  confirming 
$1,109.23 being still owed for gas heating levies at change of strata management contract and Lot 3 charged $1,085.00 for 
gas heating levies for 15-year period on 17th of August 2015

Unredacted copy of the email:

SP52948-Waratah-Strata-Management-secret-complaint-about-unpaid-gas-heating-levies-26Apr2017



SP52948 Secret summary of gas heating connections by Waratah Strata Management in April 2017, excluding Lot 209 who 
had such connection without paying levies and also claimed gas usage reimbursements



SP52948 Secret summary of wrong minutes of AGM 2015 by Waratah Strata Management in April 2017, with significant 
discrepancies in reported and real levies collected in Admin and Sinking Funds



SP52948 Secret email from Waratah Strata Management to BCS Strata Management with request to help with unpaid gas 
heating levies on 31st of May 2017

Unredacted copy of the email:

SP52948-Robert-Crosbie-email-to-BCS-about-gas-levies-acknowledging-$220.00-fee-31May2017



SP52948 Lot 88 promising to investigate unpaid gas heating levies on 16th of June 2017



SP52948 Secret email from Lot 3 trying to defend her gas heating levy payments on 20th of June 2017

 



SP52948 Secret handwritten notes by Waratah Strata Management in July 2017 planning not to further investigate 
outstanding gas heating levies and letting owners make a decision at general meeting (which was delayed for another two 
years and without full disclosure of information until AGM 2019)

 



SP52948 Secret email from Waratah Strata Management to Lot 147 and Lot 181 explaining definition of “unfinancial 
owner” on 12th of October 2017



SP52948 Lot 181 forwarded private email from Lot 158 to Waratah Strata Management without responding on  26th of 
November 2018



SP52948 Secret handwritten notes by Waratah Strata Management for committee meeting in February 2019 confirming 
gas levies set to only $55.00 per year in FY 2013 and 2014, no gas heating levies invoiced in FY 2016, and levies set to 
$220.00 on 27th of November 2013



SP52948 Secret correspondence between Lot 8 and Waratah Strata Management about gas heating levies, Lot 181 aware 
that unpaid levies can be recovered when property changes owner, Lot 8 not charged 10% simple interest for overdue 
levies 







SP52948 Waratah Strata Management ignored Lot 158 request to recover unpaid levies for gas heating from Lot 3 during 
document search on 1st of September 2019, screenshot from Waratah Strata Management computer



SP52948 Secret audit of gas heating connections as found at Waratah Strata Management during document search on 20th 
of September 2019



SP52948 Secret and incomplete folder for gas heating connections as found at Waratah Strata Management during 
document search on 20th of September 2019



SP52948 Secret handwritten notes by Waratah Strata Management in September 2019 planning not to further investigate 
outstanding gas heating levies and planning to spend $150,000.00 for Solicitor Adrian Mueller engagement before AGM 
2019 considered it – Solicitor prepared Deed which was presented to Lot 158 on the night of AGM one month later on 21st 
of October 2019)



Financial year 1 September 2017 to 31 August 2018

Waratah Strata Management claimed that $2,537.54 (plus GST) was earned from owners with second gas connection in FY 2018.

In spite of all efforts, Mr Robert Crosbie refuses to provide information of which owners paid levies for second gas connection in 
FY 2018:

Waratah Strata Management claimed that $3,600.00 (plus GST) was earned from owners with second gas connection in FY 2017.

The figure of $3,600.00 in FY 2017 matches exactly 18 owners who were reported in Minutes of EC meeting on 16th of March 
2017.

It is difficult to comprehend why the income from levies for second gas connection suddenly dropped to $2,537.54 in FY 2018.



Lot 181 secret statement of account for period 1Feb2015 to 31Jan2017

SP52948-Lot-181-statement-of-account-receipts-1Feb2015-to-30Jan2017-part-1.webp

SP52948-Lot-181-statement-of-account-receipts-1Feb2015-to-30Jan2017-part-2.webp

https://www.nswstratasleuth.info/SP52948-Lot-181-statement-of-account-receipts-1Feb2015-to-30Jan2017-part-2.webp


Lot 147 secret statement of account for period 1Feb2015 to 31Jan2017

SP52948-Lot-147-statement-of-account-page-1-30Jan2017.webp

SP52948-Lot-147-statement-of-account-page-2-30Jan2017.webp



Lot 3 secret statement of account for period 1Feb2015 to 31Jan2017

SP52948-Lot-3-statement-of-account-page-1-30Jan2017.webp

SP52948-Lot-3-statement-of-account-page-2-30Jan2017.webp



SP52948 extract from Income and Expenditure Report in period from 1st of September 2020 to 31st of July 2021 showing 
that only $2,573.52 (GST excl) was collected in levies for gas heating

With yearly gas heating levies set to $200.00 (excl GST), the levies suggest only around 12-13 owners were charged, which is 

well below Lot 158 audit of gas connections from strata files in 2017, 2018, and 2019. 
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