
From: Andy Doves
To: Glover, Kaye; Gray, Lindsay; Mandile, Barbara; McKnight, Ron
Subject: EMERALD LAKES - THE QUAYS CTS 33891 - Notice of Motions to be Voted on Outside a Committee Meeting on Friday, 19 July 2024
Date: Wednesday, 7 August 2024 16:35:00
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Dear Committee
I have been way for several weeks and noticed on my return that it is business as usual in the Quays– Stansure are still making “silly” mistakes, and the committee fails to notice.
 
Firstly, I refer to VOCM agenda issued by Stansure on 8 July 2024.

1. Motions 4 & 10 are identical as are the attached invoices from Michael Smallbone– Stansure’s proficiency and thorough checking of what goes out to owners still not up to standard.

2. Motion 6 Pool Ladder

a. The motion refers to “a pool ladder” and the correspondence from ELR refers to a “steel ladder”. Should we not be seeing the words “stainless steel” in the motion and quote?

b. It would also be useful if the motion described where this “ladder” was being installed - I can presume deep-end, but I might be wrong?

c. I also note the total cost of this “ladder” is $4,252 (1892+1320+1040, being ladder + electrician + paving repairs respectively). However, motion 6 is for $1,892 and motion 7 is for $1,320.
A single motion for the total costs of a project is required under the regulations to inform owners appropriately. You cannot split the cost of a single project into 3 parts (or in this case 2 parts with the 3rd part missing).

d. Funny how this ladder is suddenly necessary after 19 years? I hope it is for the benefit of, and requested by, more than one Owner?
 

3. Motion 8. Window Winders – approval for such expense is unprecedented in my experience in the Quays and it assumes that all plans listed on page 2 of our CMS are Building Format Plans (BFP) and not, Standard Format Plans

(SFP); or a combination of both. Has anyone bothered to check and confirm this prior to proposing such a motion please?
 

Secondly, I refer to the minutes of the above VOCM as issued by Stansure on 26 July 2024.
A. In relation to motions 4 & 10, the committee has compounded the Stansure “silly error” of duplicating motion 4, by duplicating their vote! Three committee members voted for motion 10 as well as for motion 4! Do you believe that

owners deserve such irresponsible naivety? Given this, can you assure owners that this invoice (#221 for $3,696) will not be approved and/or paid duplicated?

B. In relation to motions 6 & 7, the minutes confirm that the committee has not acted appropriately in approving a single project but splitting the costs into 2 motions for a total of $3,212 while ignoring the other additional related

expenditure of $1,040.
 
Regards
Andy Doves
Owner Lot 3006
“Give me a BCM to do the job properly and a committee that knows when they don’t!”
 
 

From: Stansure Strata <theteam@stansurestrata.com.au> 
Sent: Monday, July 8, 2024 4:35 PM
To: dovesadd@bigpond.com
Subject: EMERALD LAKES - THE QUAYS CTS 33891 - Notice of Motions to be Voted on Outside a Committee Meeting on Friday, 19 July 2024

 

Dear Owner,

Please find attached correspondence for your attention. 

Kind regards

Stansure Strata

On behalf of your Strata Management Team
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EMERALD	LAKES	-	THE	QUAYS
CTS	33891


3240	The	Boulevard,	CARRARA
	


8th	July	2024


Mr	Andries	&	Mrs	S	Doves
3005	The	Boulevard
CARRARA			QLD			4211


						________________________________________________________________________________ ​​​​​​___


Dear	Owner,
	
	


PLEASE	FIND	ATTACHED	A	VOTE	OUTSIDE	A	COMMITTEE
MEETING	NOTICE	FOR	YOUR	INFORMATION	ONLY


	
	
	
Yours	faithfully,
	


	
	







 


 


PLEASE NOTE:  The Body Corporate and Community Management Act 1997 requires that a copy of 
Notices of Committee Meetings are to be distributed to all owners for their information.  This is not an 
invitation to vote.   
 


 
 


 
  
 
 


 
 


 


Brisbane 
 
07 3359 9877  
PO Box 184  
Kedron 4031 


Bundaberg 
 
07 4153 4033 
PO Box 2224 
Bundaberg 4670 


Rockhampton 
 
07 4927 1720 
PO Box 2224 
Bundaberg 4670 


Gold Coast 
 
07 5531 6333 
PO Box 6365 
GCMC 9726 


Townsville 
 
07 4453 0043 
PO Box 281  
Townsville 4812 


 


NOTICE OF MOTIONS TO BE VOTED ON OUTSIDE A  
COMMITTEE MEETING 


 
DATE: 8 July 2024        


 
 


BODY CORPORATE FOR EMERALD LAKES - THE QUAYS CTS 33891 
 


TAKE NOTICE that pursuant to the Body Corporate and Community Management Act  
(Accommodation Module) Section 60 of the Accommodation Module Regulation 2020  


the Committee will vote outside a Committee Meeting on the following motions 
 


on Friday, 19 July 2024 
 


The following motion/s will be considered by Committee 
 


Motion No. Motion 


 
1. 
 


 
Confirmation of Minutes 
That the minutes of motions Voted on Outside a Committee Meeting held on 31 May 
2024 are confirmed as a true and accurate account of the proceedings at the meeting. 
 
 
 
 
 


 
2. 


 


 
Ratification of Approval - Installation of Storage Box in Exclusive Use Car Park 
Submitted by: The Owner – 8/3108 The Boulevard 
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
the previous Committee’s decision to approve the owner of 8/3108 to install an Over 
Bonnet storage box modified to max height of 1700mm in the Exclusive Use car park for 
their lot. 
 
This approval is subject to the following conditions: 


 Work to be carried out by a suitably qualified tradesperson 
 Work is not to affect the structural integrity of the building 
 Authority must be obtained from any relevant government or statutory bodies 
 All future maintenance to be the responsibility of the Lot owner 
 Any damage to the common property or another Lot, either at the time of 


installation or in the future, as a result of these works will be the responsibility of 
the lot owner at that time. 


 
 
 
 
 







 


 


PLEASE NOTE:  The Body Corporate and Community Management Act 1997 requires that a copy of 
Notices of Committee Meetings are to be distributed to all owners for their information.  This is not an 
invitation to vote.   
 


 
 


 
  
 
 


 
 


 


Brisbane 
 
07 3359 9877  
PO Box 184  
Kedron 4031 


Bundaberg 
 
07 4153 4033 
PO Box 2224 
Bundaberg 4670 


Rockhampton 
 
07 4927 1720 
PO Box 2224 
Bundaberg 4670 


Gold Coast 
 
07 5531 6333 
PO Box 6365 
GCMC 9726 


Townsville 
 
07 4453 0043 
PO Box 281  
Townsville 4812 


 


Motion No. Motion 


 
3. 


 


 
Ratification of Pet Approval – 3002 The Boulevard 
Submitted by: The Owner – 3002 The Boulevard 
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to grant permission for the owner of 3002 The Boulevard to keep two 
Dachshunds called Mauka and Wilbur on the Lot at the complex. 
 
This approval is subject to the following conditions:  


 Neither the animal nor the animal’s habitat shall become a nuisance 
 Any animal must be kept controlled within the occupier’s Lot or exclusive use 


area and confined in a manner which prevents the animal from gaining access to 
the Common Property when unsupervised 


 No animal is permitted on Common Property unless it is on a leash or otherwise 
controlled under the supervision of a responsible occupier 


 Fouling of the Common Property by the animal must be cleaned up by the 
Occupier responsible 


 No more than 2 dogs and or cats will be permitted to be kept on the occupier’s 
property in accordance with council bylaws 


 If more than three complaints received in relation to this animal, permission may 
be withdrawn 


 All relevant Council requirements are met i.e. registration, microchipping etc.  
 Permission is not transferable to another owner, occupier or animal 


 
 


4. 
 


 
Ratification of Expenditure – Box Gutter/Roof Repairs –  
3014 The Boulevard  
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Michael Smallbone at a cost totalling $3,696.00 (GST Incl.) to 
carry out box gutter and roof repairs above 3014 The Boulevard as per the attached Tax 
Invoice #221 and that payment for this work has been taken from funds held in the 
Sinking Fund. 
 


 
5. 


 


 
Ratification of Expenditure – Annual Sealant Pool/BBQ Area 
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Craig Cooke at a cost totalling $2,310.00 (GST Incl.) to supply 
and install sealant to pool and BBQ area as per the attached Tax Invoice #264 and that 
payment for this work has been taken from funds held in the Sinking Fund. 
 


 
6. 


 


 
Ratification of Expenditure – Installation of Pool Ladder  
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Trusty Pools at a cost totalling $1,892.00 (GST Incl.) to supply 
and install a pool ladder in pool at the complex as per Option 3 on the attached 
Quotation supplied by the Caretaker and that payment for this work to be taken from 
funds held in the Sinking Fund. 
 







 


 


PLEASE NOTE:  The Body Corporate and Community Management Act 1997 requires that a copy of 
Notices of Committee Meetings are to be distributed to all owners for their information.  This is not an 
invitation to vote.   
 


 
 


 
  
 
 


 
 


 


Brisbane 
 
07 3359 9877  
PO Box 184  
Kedron 4031 


Bundaberg 
 
07 4153 4033 
PO Box 2224 
Bundaberg 4670 


Rockhampton 
 
07 4927 1720 
PO Box 2224 
Bundaberg 4670 


Gold Coast 
 
07 5531 6333 
PO Box 6365 
GCMC 9726 


Townsville 
 
07 4453 0043 
PO Box 281  
Townsville 4812 


 


Motion No. Motion 


 
7. 


 


 
Ratification of Expenditure – Sandstone Paver Repairs  
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Craig Cooke at a cost totalling $1,320.00 (GST Incl.) to carry out 
repairs to the sandstone pavers following pool ladder installation and earthing as per the 
attached Quotation provided by the Caretaker and that payment for this work to be 
taken from funds held in the Sinking Fund. 
 


 
8. 


 


 
Ratification of Expenditure – Window Winders – 3069 Quay South Drive 
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Door Lock Window Repairs Pty Ltd at a cost totalling $1,452.00 
(GST Incl.) to supply and fit 9 winders keyed to windows of 3069 Quay South Drive as 
per the attached Quotation #QT02120 and that payment for this work to be taken from 
funds held in the Sinking Fund. 
 


 
9. 


 


 
Ratification of Expenditure – Roof Repairs – 3002 The Boulevard 
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Michael Smallbone at a cost totalling $1,595.00 (GST Incl.) to 
carry our roof repairs to 3002 The Boulevard as per the attached Quotation #207 and 
that payment for this work to be taken from funds held in the Sinking Fund. 
 


 
10. 


 


 
Ratification of Expenditure – Box Gutter/Roof Repairs –  
3014 The Boulevard  
That the Body Corporate Committee for Emerald Lakes – The Quays CTS 33891 ratify 
their decision to engage Michael Smallbone at a cost totalling $3,696.00 (GST Incl.) to 
carry out box gutter and roof repairs above 3014 The Boulevard as per the attached Tax 
Invoice #221 and that payment for this work has been taken from funds held in the 
Sinking Fund. 
 


 
 
 
 
 
 
 
 







ABN: 87 623 027 403. Registered Office: Unit 7, 91-93 Spencer Road,, NERANG, QLD, 4211, Australia


QUOTE                                                                                                                                                           


THE STORAGE BOX                                                                                                                                                             


Unit 7, 91-93 Spencer Road,
NERANG QLD 4211
AUSTRALIA


Karli Moulston


 


    
     Date:       27 May 2024
     Expiry:     30 Jun 2024
     Quote #: QU202547


Description Quantity Unit Price GST Amount AUD


105, TSB2350N Over Bonnet Storage 
Cabinet, delivered/installed, modified 
to max height of 1700mm


1.00 1681.82 10% 1681.82


deposit required of 20% prior to 
modifying cabinet


Subtotal 1681.82


Total GST 10% 168.18


TOTAL AUD 1850.00











221 9/6/2024 TransferINVOICE NO. ISSUE DATE PAYMENT METHOD


FROM
Michael Smallbone
122/85 Palm Meadows Drive, Carrara
Gold Coast QLD 4211
Australia
 
QBCC: 15061037
: 43447031593


TO
CTS 33891
3014 The Boulevard
Gold Coast Carrara
Australia
 


Total due


$3,696.00


DESCRIPTION QUANTITY UNIT PRICE ($) AMOUNT ($)


Labour & materials


Set up scissor lift in front of garage @ 3013 The Boulevard,
install no go zone barricades & warning signs. close of footpath
to lake area in both directions. Access roof top & set up 7 x fall
arrest brackets & 4 x lifelines, lines to fixed across 3013 & 3014
for safe access to 3014 gable end. Clean & prep existing box
gutter seems & repair corroded outlet. Remove old silicone, clear
debris & drill additional hole for missing rivet. Fix new rivet to
existing box gutter joint. Clean entire gutter & apply 3 x coats of
WPA 992 UV waterproof polyurethane membrane. Replace
corroded decktite & check 2x skylight for water ingress (while in
this area of roof).


Remove fall arrest & lifelines from roof area, remove scissor lift &
barricades.


1 2,940.00 2,940.00


Machine hire


1 x 10mtr Rough terrain scissor liftt


1 420.00 420.00


Subtotal: $3,360.00


10% from $3,360.00 $336.00


Total (AUD): $3,696.00


Invoice
Tax invoice


Michael Smallbone
+61424699835


smallbone.michael@icloud.com


Michael Smallbone


:Issued by, signature


PAYMENT DETAILS:


Bank: ANZ  BSB: 014002  Account No.: 226398277







 


 


9 Madigan Road, Carrara, Qld, 4214         


PH: 0407 080032      FAX: 07 55943192                           
ABN:   53032569612  


TAX INVOICE    


Email: craigcookepaving@bigpond.com.au                                27-06-2024  invoice 264 


EMERALD LAKES, THE QUAYS CTS 33891 , ATT JESS 


SUPPLY & APPLY SEALER TO QUAYS POOL & BBQ AREA                $2100.00 


                                                                                                 GST          $210.00 


                                                                           TOTAL                           $2310.00 


CRAIG COOKE   


SUNCORP 


BSB..484799     ACC 603511901                                    







1


Tania Moore


From: Ronald <ron@mcknight.com.au>
Sent: Saturday, 29 June 2024 9:39 AM
To: Emerald Lakes Residential; South Coast
Subject: RE: Craig Cooke Invoice for payment | The Quays CTS 33891


Categories: Tania - Invoices


Yes Jess, I  approve payment.  
Ron McKnight  
Treasurer.  
 
-------- Original message -------- 
From: Emerald Lakes Residential <info@emeraldlakesresidential.com.au>  
Date: 29/6/24 8:43 am (GMT+10:00)  
To: South Coast <southcoast@stansurestrata.com.au>, ron@mcknight.com.au  
Subject: Craig Cooke Invoice for payment | The Quays CTS 33891  
 


Good Morning, 


  


Please find attached invoice for payment.  


  


Warm Regards 


  


Jessica Christiansen 


Onsite Building Manager   


Residential and Commercial Property Investment Manager 


Emerald Lakes Residential  


Shop 38/3030 The Boulevard, Carrara 4211 | 07 5594 4259 |  info@emeraldlakesresidential.com.au  


  


 







Good Morning Everyone,  
  
As requested, we have obtained a quote for the supply and installation of a pool ladder 
from Trusty Pools (your current pool service technician).  
  
Option 1 (Image CBL-4S-BK-500x500): 
CBL 324S – 3 Step Ladder in Black – Supplied and Installed: $2430.00 inc GST 
  
Option 2(Image CBL-4S-BK-500x500): 
CBL 324S - 4 Step Ladder in Black – Supplied and installed: $2671.00 inc GST 
  
Option 3 (needs to be “earthed”)(Image PAQ LDR04): 
PAQ LDR04 (flanged top & bottom) - 4 Step Ladder in steel – Supplied and installed: 
$1892.00 inc GST (although this ladder will need to be “earthed” by your electrician as 
well at an extra cost). 
  
We have contacted M1 Electrical to otbain a quote as Option 3 stairs must be earthed. 
Matt from M1 has advised:  
“Had a look at the intended location of the hand rail into pool, to install the earth cable 
will require cutting a 25mm wide line and chasing out concrete to install a conduit for 
cable, this can be done along the grout line but will require some of the adjacent tile to 
be removed, this can then be re grouted. 
To do this would cost $1040 plus gst, this amount does not include the re grouting.” 
  
If you would like to go ahead with Option 3 which would match in with the existing stair 
rail, please advise as we will need to obtain an additional cost from Craig Cooke who 
laid the sandstone pavers around the pool to complete the additional work required for 
this option.  
  
Please discuss as a committee and then advise your instructions please.  
  
 







 







QUOTE
Door Lock Window Repairs PTY 


LTD
- ATF The Brutman Family Trust


8 Josephine Terrace
Highland Park


QLD 4211


M: 0487 355 355


The Quays CTS 33891
3069 Quay South Drive
Carrara
Queensland 4211
Australia


Job No
005255


Job Address
3069 Quay South Drive, 
Carrara, Queensland, 
4211, Australia


Date
04 July 2024


Expiry Date
03 August 2024


Quote Number
QT02120


ABN
74 471 855 770


AmountDescription


Supply and fit 9 winders keyed stainless steel chain to windows as per list given by 
management to replace.
Spray all parts with lanolin oil and remove old winders to be binned.
Please note key number will be different to rest of windows unless given the 
number from old winder to try and get same key code.
Parts $870
Labour $450


1,320.00


1,452.00Total AUD


132.00Total GST
Subtotal 1,320.00


 


 


 


Door Lock Window Repairs PTY LTD ATF The Brutman Family Trust     


QUOTE IS VALID FOR 30 DAYS


  
PAYMENT TERMS ARE: STRICTLY  7 DAYS  UNLESS OTHER ARRANGEMENTS ARE MADE WITH OFFICE.
Late fees of $5 per day (or part thereof) will be applicable for accounts in arrears, to cover administrative costs and
debt recovery. 


I accept this quotation and certify that the above information is true and correct. I understand the payment terms
are payable with 48 hours of invoice being received. I understand that all care is taken when handling glass but
some glass/ frames are more fragile than others and may break. I understand that this will be replaced but will be
at my cost and not the expense of Door Lock Window Repairs PTY LTD.  


Name: __________________________________  Date: ___________________________________  


Page 1 of 2







 


Page 2 of 2







207 10/6/2024 24/6/2024QUOTE NO. ISSUE DATE VALID UNTIL


FROM
Michael Smallbone
122/85 Palm Meadows Drive, Carrara
Gold Coast QLD 4211
Australia
 
QBCC: 15061037
: 43447031593


FOR
CTS 33891
3002 The Boulevard
Gold Coast Carrara
Australia
 


All terrain scissor lift is currently on site, 
this project will take 1 full day to complete


DESCRIPTION QUANTITY UNIT PRICE ($) AMOUNT ($)


Labour


Set up exclusion zone for all terrain scissor lift & install fall arrest
brackets to front end of roof over garage area. Access roof, cut
out & remove silicone seals on 3 x skylights & dry pan flashings
over central area of main roof. Clean all joints & install
polyurethane sealer to all areas. Apply 3 x coats of WPA 992
polyurethane waterproof sealer over all joints & dry pan flashings.
Apply Dulux Acratex paint & colour match over all repaired UV
waterproof areas. 


1 1,350.00 1,350.00


Materials


additional 1 day hire for all terrain scissor lift $100.00


1 100.00 100.00


Subtotal: $1,450.00


10% from $1,450.00 $145.00


Total (AUD): $1,595.00


Quote
Michael Smallbone


+61424699835
smallbone.michael@icloud.com


Michael Smallbone


:Issued by, signature


Bank: ANZ  BSB: 014002  Account No.: 226398277







221 9/6/2024 TransferINVOICE NO. ISSUE DATE PAYMENT METHOD


FROM
Michael Smallbone
122/85 Palm Meadows Drive, Carrara
Gold Coast QLD 4211
Australia
 
QBCC: 15061037
: 43447031593


TO
CTS 33891
3014 The Boulevard
Gold Coast Carrara
Australia
 


Total due


$3,696.00


DESCRIPTION QUANTITY UNIT PRICE ($) AMOUNT ($)


Labour & materials


Set up scissor lift in front of garage @ 3013 The Boulevard,
install no go zone barricades & warning signs. close of footpath
to lake area in both directions. Access roof top & set up 7 x fall
arrest brackets & 4 x lifelines, lines to fixed across 3013 & 3014
for safe access to 3014 gable end. Clean & prep existing box
gutter seems & repair corroded outlet. Remove old silicone, clear
debris & drill additional hole for missing rivet. Fix new rivet to
existing box gutter joint. Clean entire gutter & apply 3 x coats of
WPA 992 UV waterproof polyurethane membrane. Replace
corroded decktite & check 2x skylight for water ingress (while in
this area of roof).


Remove fall arrest & lifelines from roof area, remove scissor lift &
barricades.


1 2,940.00 2,940.00


Machine hire


1 x 10mtr Rough terrain scissor liftt


1 420.00 420.00


Subtotal: $3,360.00


10% from $3,360.00 $336.00


Total (AUD): $3,696.00


Invoice
Tax invoice


Michael Smallbone
+61424699835


smallbone.michael@icloud.com


Michael Smallbone


:Issued by, signature


PAYMENT DETAILS:


Bank: ANZ  BSB: 014002  Account No.: 226398277
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