
From: keys2thequays@bigpond.com
To: Keys2theQuays (keys2thequays@bigpond.com)
Bcc:

Subject: NEW WEBSITE FOR QUAYS OWNERS AND COMMENTS ON THE RECENT AGM PAPERS
Date: Tuesday, 6 June 2023 9:00:00
Attachments: 500Q. Commentary and Queries on the Quays Financials YE 31 March 2023.pdf

Dear Owners
Firstly, I am pleased to announce the launch of a website for the exclusive use of
Quays Owners – keys2thequays.net
 
The website provides Owners with a readily accessible, one-stop reference point
where they can keep up to date with the Quays Body Corporate events &
decisions and have permanent, anytime access to reference materials, general
records, reports, correspondence, regulations, recent history, financials, minutes,
potential problems, and new events, etc. The website has a Document Library
containing over 180 records which are all available for Owners to download at any
time. And it’s all free.
 
The website will make redundant the need for me to pass-on information about the
Quays - just check the website for the latest news and all the information you
need; compare it to your other sources of information/advice and then, at AGM
time make an informed decision and cast your vote.
 
Hopefully, by utilising this website and the information it provides, we the Owners
can help prevent and correct errors before they go to print and before we are
asked to vote at general meetings on motions for error-ridden, unaudited and non-
compliant items.
 
Secondly, on a less positive note - this year’s AGM papers leave a lot to be
desired and do in fact repeat some of the errors from last year. Details are:
 
LAST YEAR: We couldn’t stop the inaccurate, unaudited, and non-compliant
21/22 financials going out to Owners and to an AGM vote. And remember, these
financials were unaudited - in direct contradiction of an approved Owners’ Motion
(#3) at the 2021 AGM to have those same financials audited.

Then finally, some 5 months after the AGM, the financials were eventually audited
and corrected, with the revised financials issued to Owners on 22 November 2022.

THIS YEAR: We have all just received papers for the AGM scheduled for 28 June
2023 and while the financials have at least been audited, the accounts we
received are not as required by the regulations and do not align with the contents
of the audit report.
And I regret to advise that there are still more errors, irregularities and areas of
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PAPERS FOR THE QUAYS AGM SCHEDULED FOR 28 JUNE 2023  Doc-Ref 500Q 
 
COMMENTS/QUERIES ON THE 22/23 FINANCIALS, THE 23/24 BUDGETS & THE AGM MOTIONS 
 
FINANCIALS  
We should all be extremely disappointed, given the fiasco over the erroneous YE 31 March 2022 
financials and all the time, money and effort that went into correcting those some 5 months after the 
2022 AGM, that we, the Owners, are once again presented with erroneous and non-compliant 
financials for the YE 31 March 2023. For example: 
 


1. The auditor states: 
“We have audited the accompanying report, being a special purpose financial report of 
Emerald Lakes – The Quays CTS 33891, which comprises the balance sheet as at 31 March 
2023, the Statement of Income & Expenditure of the Administrative and Sinking Fund for the 
year ended.” 
 
Unfortunately, we have not been given the documents referred to by the auditor, viz.: - 
a) a Balance Sheet as at 31 March 2023.  
b) Statements of Income & Expenditure of the Administrative and Sinking Funds for the year 


ended 31 March 2023. 
 
Instead included in our AGM papers were: - 
c) Two Balance Sheets – 1) “As at 5 December 2022” on page 28; and 2) for the “Financial 


Period 05/12/2022 to 31/03/2023” on pages 22 & 23.  
[Note: balance sheets cannot be for “periods but only “as at” a particular date.] 


d) Two sets of Income & Expenditure Statements for both Administrative & Sinking Funds – 
1) a set for the period “1 April 2022 to 5 December 2022” on pages 29 to 33; and 2) 
another set for the “Financial Period 05/12/2022 to 31/03/2023” on pages 24 to 26. 
 [Note: the incorrect overlapping date (5/12/22) in both sets of accounts] 
 


2. The auditor states: 
“The body corporate changed Body Corporate Manager during the financial period and the 
financial software changed. As a result, the financial statements do not include comparative 
data on the Balance Sheet due to the functionality of the body corporate software.” 
“Accounting Standard AASB 101 Presentation of Financial Statements and Body Corporate 
and Community Regulation 2008 (part 8 section 154 (5)) states the statement of accounts 
must include the corresponding figures for the previous financial year. These financial 
statements are therefore non-compliant with the legislation. Prior year accounts need to be 
reviewed separately to obtain comparative date reported.” 
a) So, for the second year running our financials prepared for the AGM have not included 


comparative figures and we are non-compliant, again. 
b) But why? On 22/11/22 Owners were sent revised and audited financials for the YE 31 


March 2022. These financials were prepared manually (by the auditor and/or 
Stansure) and included 2021 comparatives on the Balance Sheet and Income & 
Expenditure Statements.  
What reason therefore has the committee for not preparing compliant, comparative 
financials in the same manner for the YE 31 March 2023? It would be the easy and 
sensible thing to do. 
 


3. “Motion 2, Financial Statements (Ordinary Resolution), Statutory Motion Submitted by: 
Committee. That the audited financial statements prepared to 31 March 2023 by Stansure 
Strata be adopted by the meeting.” 
a) This is not compliant as it does not define the period of the financial statements. Are the 


statements for a month, a quarter, a year or for two years? Who knows, especially when 
we don’t even have a set of financial statements for the YE 31 March 2023. 
The motion should state: “That the audited financial statements for the financial year 
ended 31 March 2023 be adopted by the meeting.” 


b) The related note in the Explanatory Schedule #1 only partially meets the disclosure 
obligations of Part 8, s165. Why? 
 


4. Comparative Data 
On 22 Nov 2022 Owners were sent revised and audited financials for the YE 31 March 2022. 
These financials were prepared manually (by the you and/or Stansure) and included 2021 
comparatives.  
Is there any reason therefore that comparative financials for the YE 31 March 2023 could not 
be prepared in the same manner as for the YE 31 March 2022?  
 


 







 
QUERIES ON THE FINANCIAL STATEMENTS “For the Financial Period 05/12/2022 to 31/03/23” 


1. Page 22 - The balance sheet indicates a negative amount of $29,074.78 as Cash At Bank for 
the Admin Fund.  
Could Stansure please confirm that our Admin Account at the bank was overdrawn? 
 


2. Page 24 – in Income we have a discount on admin fund levies of $70,461.42; and, in 
Expenses we have a further discount on admin fund levies of $24,091.01. Together they add 
to an amount equal to 18% of total admin fund levy income. I have never seen discounts on 
levies separated in such a manner, yet alone split between Income & Expenses – discount on 
levies is always one negative $ item in Income, immediately adjacent to the Levy Income.  
Could Stansure please explain these accounting anomalies? 
 


3. Page 24 – there is an expense of $4,100 for Additional Services.  
Could Stansure please advise the nature of these additional services and who provided them. 
 


4. Page 25 – there is a negative expense of $11,791.45 for Prior Managers Adjustment.  
Could Stansure please advise the nature of this negative expense? 
 


5. Page 25 – there is an expense for Water Rate of $60,767.21 and a recovery of $65,015.70. 
Could Stansure please explain how it is possible to recover an excess of $4,248 on this item? 
 


6. Page 26 – there is no interest income for the Sinking Fund which contradicts the December 
2022 committee meeting decision to place funds on term deposit.  
Could Stansure please explain how the sinking fund, that holds the majority of our funds did 
not earn any interest? 
 


7. Page 26 – in Income we have a discount on sinking fund levies of $29,659.09; and, in 
Expenses we have a further discount on levies of $11,483.37. Together they add to an 
amount equal to 18% of total sinking fund levy income. I have never seen discounts on levies 
separated in such a manner, yet alone split between Income & Expenses – discount on levies 
is always one negative $ item in Income, immediately adjacent to the Levy Income.  
Could Stansure please explain these accounting anomalies? 
 
 


QUERIES ON THE FINANCIAL STATEMENTS “For the period 1 April 2022 to 5 December 2022”. 
1. Page 28 – on the Balance Sheet the Administrative Fund Equity “As at 5th December 2022” is 


shown as a negative ($32,861.91). However, on page 31 the “Administrative Fund balance as 
at 5 December 2022 is shown as $304,773.33 – a staggering difference of $337,635.24. 
Could Stansure please explain this accounting anomaly, which seems to be a repeat of a 
similar anomaly created by Value Strata in the erroneous accounts for YE 31/3/2022? 
 


2. Page 30 – In Expenditure under “Other Revenue” there an expense of $1,818.18 for 
“Insurance Claim”.  
Could Stansure please explain how an insurance claim becomes an expense and why it is 
classified as “Other Revenue” in Expenditure? 
  


3. Page 31 – the Admin Fund Summary shows an “Opening Balance as at 1 April 2022” as 
$192,901.68. However, the Admin Fund Closing Balance as at 31 March 2022 is a negative 
($3,114.93) – a staggering difference of $196,016.61.  
Could Stansure please explain this accounting anomaly, which seems to be a repeat of a 
similar anomaly created by Value Strata in the erroneous accounts for YE 31/3/2022? 


 
BUDGETS 


1.  Page 38 – Actual Total for the Administrative Fund “Current Year” Expenditure for YE 31/3/22 
is shown as $456,100.68, yet on page 25 the Administrative Fund “TOTAL THIS YEAR” is 
shown as $443,361.57. It would appear that at least 6 expense items are different from one 
version to the other; viz., Caretakers Contract; Electricity; Pools Spa & Saunas; R & M – 
Plumbing; Water Rates; & Water Usage Recovery. 
Could Stansure please explain this budgeting anomaly? 
 


2. It would appear that the calculation of levies based on the budgets is missing 2 components.   
Opening balances and closing target balances for both Admin and Sinking Funds have not 
been included in the calculations. The inclusion of the SFF target closing balance is vital to 
successfully calculate levies and to comply with the regulations.  
Could Stansure please explain this budgeting anomaly? 
 


 







AGM MOTIONS 
1.  “Motion 2, Financial Statements (Ordinary Resolution), Statutory Motion Submitted by: 


Committee. That the audited financial statements prepared to 31 March 2023 by Stansure 
Strata be adopted by the meeting.” 
a) This is not compliant as it does not define the period of the financial statements. Are the 


statements for a month, a quarter, a year or for two years? Who knows, especially when 
we don’t even have a set of financial statements for the YE 31 March 2023. The motion 
should state: “That the audited financial statements for the financial year ended 31 
March 2023 be adopted by the meeting.” 


b) The related note in the Explanatory Schedule #1 only partially meets the disclosure 
obligations of Part 8, s165. Why? 


 
2. Motion 3. Administrative Fund Budget & Contributions – the due date for the first 


contribution for the levy period 1/4/23 to 31/7/23 was 1/5/23, is not 1/7/23. 
 


3. Motion 4. Sinking Fund Budget & Contributions – the due date for the first contribution for 
the levy period 1/4/23 to 31/7/23 was 1/5/23, is not 1/7/23. 
 


4. “Motion 19, Variation of Caretaking and Letting Agreement.”  
It appears that the committee has not for the first time, ignored a decision made at a general 
meeting by Owners and submitted motion 19 above without proper care or respect for Motion 
10 of the AGM held on 24 August 2021. The minutes of that AGM read as follows. 
 


“AGM 24 Aug 2021 
10. LEGAL ADVICE ON CARETAKING AND LETTING 
AGREEMENTS ORDINARY RESOLUTION 
That in the event of any request that a motion be put to the body corporate 
seeking approval to vary the Caretaking and Letting Agreement, the body 
corporate committee will as soon as possible: 
• obtain professional legal advice, for a fee not exceeding $2,000, concerning the 
issues and merits of the variation and/or options for reducing the caretaker’s fees 
in return for the variation; 
• distribute copies of this legal advice to the body corporate; and 
• make a recommendation, with reasons, to the body corporate. 
Motion Carried     Yes 26     No 6      Abstain 31” 
 


Owners would be most grateful to have in their possession documents, (in the form of 
Income and Expenditure Statements for the YE 31 March 2023 for both Administrative  
& Sinking Funds; and a Balance Sheet as at 31 March 2023) that accurately reflect the 
audited financial status of The Quays BC; and that also meet accounting standards; and that 
also comply with the BCCM Act 1997 & the BCCM (Accommodation Module) Regulation 
2020.  
 
Of course, these documents and any other necessary changes would need to be received by 
Owners at least 21 days prior to any scheduled AGM. 


 
 


Andy Doves 
4 June 2023 
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non-compliance that need correction before they can be considered and voted on
by fully-informed Owners at an upcoming AGM.
 
For full details of these errors please see the attached comments. FYI - I first
advised Stansure of my concerns on 1/6/23 and I sent the above attachment to them yesterday.

Please use and enjoy the website.

Regards
Andy Doves
Owner Lot 3006
 
The keys2thequays.net website is privately published by Andy Doves, a Quays resident-owner, and is
for the use of Quays Owners. It is not associated with any member of the Quays committee, a body
corporate manager, a caretaker; and/or any associates of those.
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