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Reader note
A A

IMPORTANT EERTR

This guide is general educational information, not
legal, financial, tax, building or investment advice.
Property and body corporate outcomes turn on the
contract, title, survey plan, community management
statement, applicable regulation module and current
law. Obtain independent Queensland legal advice be-
fore signing, waiving a condition, settling, or buying
management rights.

The guide uses “strata” as a convenient Australian
umbrella expression. Queensland legislation generally
uses “community titles scheme” and “body corpor-
ate”; New South Wales uses “strata scheme” and
"owners corporation”. State and territory statutes are
not interchangeable.

Traditional Chinese terms follow the supplied Australi-
an Strata Titles Glossary. They are practical explana-
tions rather than official translations. Where a transla-
tion differs from the English text, the English text gov-
erns.

Editorial method

The English narrative uses a proposition-operation-
consequence method. Each subject first identifies the
legal structure, then explains how it operates and fi-
nally states the practical result for an owner, buyer,
body corporate, manager or adviser. The wording and
analysis in this guide remain original.

» Define the statutory object before discussing its
commercial effect.

» Keep title, governance, management and
contractual rights analytically separate.

» Use legislative history and worked examples to
explain why the present rule exists.
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» State the jurisdictional qualification and practical
consequence, rather than relying on labels.

Core terminology
AN RS

CORE TERMS
AW S

RIS EAERERFIREHER > MAKBLBIR
% o

CORE TERMS

T

Strata title 3 /8 E#E
Separate ownership of a lot plus shared interests and obligations.

Bz BUMARE  BHEEERRRERER

Body corporate %37 AFfE
The statutory collective body comprising all lot owners.

HFRA B R MR EE SRR o

Common property AHEE HEEE

Shared land and infrastructure outside individual lots, subject to the

plan.
AIFMERIE TTEEE LS ~ AREIR) 5T E R A it Re B8 i o

Volumetric subdivision ZEfiEfE S El

Three-dimensional division of land into separately titled spatial lots.
M = 4 ZE 75 T B 4 FI B I S R ZE R LR o

By-laws EIER4Y

Scheme rules regulating use and enjoyment of lots and common
property.

REBTRHAMEFREZHMNEER

Sinking fund f#EESE HIEEE
Fund for forecast capital expenditure and major replacement work.
BREAEAES R EETRTENES o

Committee ZEE

Elected body that administers the scheme between general
meetings; its authorised decision is a decision of the body
corporate.

HEFEN TMREFASZEEREENKE | LERENRERE
EEEANERBAATE o

Community titles scheme 1 & ZiEIEE
Queensland'’s main statutory scheme structure.
BTHIFENEEHEEEEELRE -

Lot Bt /ithijE
The separately owned property shown on the
registered plan.

SEERIFTRIL R E R EERFA AR EEE D o

Community Management Statement (CMS) 11 & E1HE
L

Recorded document containing scheme identification,
entitlements, by-laws and module.

BAERBHER - BuX - EERNRERRERENE
o

Building Management Statement (BMS) 722 EI2E2ER

Registered reciprocal rights and obligations
coordinating shared building interfaces.

SR E SRR RS L ERRN X o

Levy Ei2H
An owner's contribution to body corporate expenditure.
ET AL HETEABRBRYMBTNEEE -

Management rights =124

A combined caretaking and authorised letting business
connected with a scheme.

SRR AN BRI R RN R ENES -

General meeting 22 F AT

Meeting of all owners at which reserved and restricted
issues are decided by the prescribed resolution.
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CHAPTER 13 — HOW DOES A BODY CORPORATE OPERATE IN QUEENSLAND?

A Queensland body corporate is created by statute
when a community titles scheme is established. It is
not incorporated by application, and membership is
not optional: each registered lot owner becomes a
member because the owner holds the lot. The body
corporate continues despite changes of ownership
and may sue or be sued in its statutory name.

Its operating system is therefore statutory rather than
corporate. The BCCM Act supplies the legal personal-
ity, functions and duties; the applicable regulation
module supplies much of the meeting, financial and
administrative machinery; the registered community
management statement identifies the scheme, mod-
ule, lot entitlements and by-laws; and valid resolutions
convert those rules into decisions. Each layer must be
read with the others.

OPERATING PREMISE E{Eriiz

The body corporate is the statutory entity. The gen-
eral meeting and committee are decision forums
within that entity; a body corporate manager, care-
taker or letting agent is a service provider, not the
owner of the body corporate's powers.

13.1
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Creation, membership and legal continuity

AT ~ AR B EAE S IR

Under BCCM Act sections 24 and 30, the scheme is
established when the first community management
statement is recorded and the body corporate is then
created. Section 31 makes the owners of all lots its
members. The Corporations Act does not apply to the
body corporate, and the body corporate may sue and
be sued in its statutory name. These propositions dis-
tinguish the entity from both a private company and
an informal owners' association.

Membership follows the title. A purchaser normally
becomes a member at registration of the transfer; a
vendor ceases to be a member when ownership ends.
The entity's bank accounts, contracts, claims, records
and resolutions do not reset at each transfer or com-
mittee election. Good administration protects that con-
tinuity by preserving records in systems controlled by
the body corporate rather than by an individual office-
holder or contractor.

124
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13.2

One entity, three operating levels

—EERS ~ = (EHEEE R

LEVEL LEGAL ROLE CONTROL QUESTION

B4R FEAR EHIRIRE

Body corporate % The statutory entity holding functions, liabilities, What function or duty must the entity
e YN records and contractual relationships. / Z&MEREAEE « & perform? | EfSARBITRERAEHET ?

General meeting 2

L EEp e

Committee ZE&

Manager or
contractor EIE A

AEE

E ~ fCER B RAIRRARYAEERE

Owners decide matters reserved to them or requiring a
specified resolution. / ZEREMRE FHEEHBEFER
HBIEMEIE o

The statutory day-to-day decision forum, within limits
and subject to owner oversight. / TEAERFIREEEE
TERERREREBNEERE

Performs authorised administrative or operational work
under an engagement. / ZERERITEIRERNITHHEE
Tk

What resolution type, notice and voting
threshold apply? / R ATERE ~ BRIKRRRA
P4 2

Is this within committee power, and has
procedure been followed? | BIBREEEE
SRR > BFEEEET?

Which resolution, delegation and contract
authorise the act? / BRIER: ~ 1SR4
SFzAT4 ?

The body corporate acts only through a legally recog-
nised decision or authorised act. A general meeting

cannot ignore a statutory restriction; a committee can-

not decide a restricted issue; and a contractor cannot
enlarge its authority by custom. The practical discip-
line is to identify the entity’'s function, the correct

decision forum, the required resolution and the person

ETEABBEREERAEAGIVRRNERETHEF -
EREFFAEGTEBRIZERS ; ZEEFERERRHE
18 ; AEBEIFEEKES BITHRIRER - B LAKRER
BEISMAE « [EHRRAE « FTRRE - WREREHITHA
+ o
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=3
1=
=1

authorised to implement it.

One entity, three operating levels ~ —{EE5E « = (E:E(EE4R

LEVEL / B4

Body corporate
HEEEAER

-
General meeting
ES L EE N
&
-
Committee
ZRg
AN
-
Manager or contractor
EIEASETHE

LEGAL ROLE / Z2f&

The statutory entity holding functions, liabilities, records
and contractual relationships.
FRIERAE « BT ~ LERBORGRIATEER o

Owners decide matters reserved to them or requiring a
specified resolution.

ETRERBFHEEYAGERARBIBIEE -

The statutory day-to-day decision forum, within limits and
subject to owner oversight.

TERRE PRI R 2 B E TR B B IREAIA -

Performs authorised administrative or operational work
under an engagement.
BREEPITERENITEREHEELE -

CONTROL QUESTION / ¥R &

What function or duty must the entity
perform?
RISABITATERAE SRS ?

What resolution type, notice and voting
threshold apply?
ERAERE - BHRRARPME ?

Is this within committee power, and has
procedure been followed?

FERTEZERRIERN ? BEFRTEET?

Which resolution, delegation and
contract authorise the act?

WRIERE « B RBAERTZITHR 7




18,8
The governing hierarchy
Bia gk

The starting hierarchy is the BCCM Act, the applicable
regulation module and the registered CMS. Other laws
remain relevant—including the Land Title Act, plan-
ning, building, work health and safety, fire, privacy,
discrimination, residential tenancy, consumer and in-
surance laws—but none should be treated as silently
rewriting the BCCM decision process. Site-specific
schemes under historical legislation require their own
gateway analysis.

The CMS is not merely a set of house rules. It identi-
fies the scheme land and name, records the regulation
module, contains contribution and interest schedule
lot entitlements, states by-laws and may disclose fu-
ture development or exclusive-use arrangements. A
committee policy, contractor manual or long-standing
practice cannot amend the registered CMS; a valid
amendment requires the statutory approval and
recording process.

The governing hierarchy &8 XX {24k

Body Corporate and Community Management Act 1997

1997 X FIEABRERALE EIRE)

BEXERBABCCMIE « BRRERBREFMCMSHERM - Hh
EBILEIREER - B (LtERE)  RE - BE - ITF
BEEREAZ 2 ~ JHPA ~ FARE ~ 4R « FERE  HEERFE
EG ; BRERREAZEEFI G TRARBCCMRRIRZR
RELHHFEMBSEGIRENIRE - AR FERPIEDM o

CMSHEFFEARY(ER TR - ERERE Tt KR2HHE > ICEE
BRERAE - AP RERNmED®  JIREERN > I
ARERRERNEAEAR - ZETEER « AEBHFMH
S REBEGIGTAEREEMMCMS ; BRUETRETEEH
HER MR ©

Higher
instrument

N prevails

[ Regulation module recorded in the CMS B
CMSFRECERAYAR B4R
J
~\
Community management statement — schedules, lot entitlements, by-laws
1 EBEEA— MR « Broin - BERY
J/

General meeting resolutions
S EEPN- P

Committee decisions and delegated authority
ZEGREREREEE

An instrument lower in the hierarchy cannot displace one above it. A resolution inconsistent with the module or the CMS is not made valid

by the vote that passed it.

RAREIENX A FAREIE LIS o FEAMEURERERICMSTHR » TR RRERABBMEGER -



CHAPTER 13 — HOW DOES A BODY CORPORATE OPERATE IN QUEENSLAND?

13.4

£138 EBEX@EEFFEABBMEEE?

Lot ownership, common property and body corporate assets

BT AR ~ A EKEEIRNEREE

A ot owner holds the registered lot. Common property
is owned by the lot owners as tenants in common in
shares linked to the interest schedule, while the body
corporate administers, manages and controls it for the
owners. A body corporate asset is property acquired
by the body corporate that has not become part of
common property. These categories must be kept
separate because ownership, maintenance, insurance
and approval consequences differ.

The survey plan format and actual location of a
boundary or service are critical. Building format,
standard format and volumetric format lots can pro-
duce different maintenance outcomes. Before author-
ising work, the body corporate should identify the
plan, CMS, service route, cause of failure and relevant
module provision. Payment should follow responsibil-
ity rather than urgency alone, except where emer-
gency work must first protect persons or property.

18,8
General meetings and resolution types
PR R R

The annual general meeting performs the recurring
constitutional work of the scheme: receiving ac-
counts, considering budgets and contributions, insur-
ance, elections, audit questions and owner motions.
An extraordinary general meeting deals with matters
that cannot wait or are not appropriately left to the
committee. Notice, explanatory material, motion word-
ing, eligibility and voting method must comply with the
applicable module.

RESOLUTION TYPICAL LEGAL FUNCTION
Ri# B RARIEE

BrEIRAHAMER - LAV ERSETE TR mE
HRFIEMEUDEHRB AL RFTA - MEETEARER
RETEE  THRESN - EEEANEREE - BHEDE
ABREISERRAHEME—SDOME - EBLEBALEA
D > RREFTAE « 12 « REEAERRARR -

AEERRAURAGHRBRENERUEEREE - 2
ERN - RERARERRRRAE T EETRMERS
R o BETRR) > X EAERREREER « CMS - IRFEE
1~ BIERERAEARESEER - FRALFERRIREFRE
ABRHEI » REAREERBKEREEDE > TIFR

ERREE= -

FEASRERBMEMEERITE  SERRIRE - &5
BERDER - /IR~ BR » FFEREIEE - HHE
RATREFESHHATIERHZEGRENSEH B
SEAER  BEXT - RREBRKREA AT EERR
ERAE -

DRAFTING DISCIPLINE
BEER

Ordinary resolution
BiERE

ERAZPIEN—RREEERERE -

Special resolution
AR
S

Routine owner-level matters where the Act or
module prescribes this threshold. / S&BIELEAEIR

Matters requiring enhanced owner support
under the statute. / AFIREERSEETZIFEN

State the act, amount, fund, counterparty and
implementation authority. / 5BB1T% ~ FEE ~ &
RBFRBITIRNE ©

Test every statutory limb; do not reduce it to a
simple show-of-hands majority. / X EEIEEEE
> RefERBFLH -
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RESOLUTION

Shix
NEER

TYPICAL LEGAL FUNCTION

B RIARIAE BREZER

$13&E

ELTWETEZABBMFAERE?

DRAFTING DISCIPLINE

Resolution without
dissent #EZ:5 R

The correct threshold is a legal conclusion, not a pref-

High-impact matters for which no opposing
vote is permitted. /| FRFERIRHENEARS
I8 o

erence. Where the Act, module or CMS requires a par- EREE
ticular resolution, a lower threshold cannot validate BB P > FRETAELER
the decision. Conversely, imposing an unnecessarily PR AR o

higher threshold may itself frustrate proper adminis-
tration. The motion should identify its statutory basis
before voting begins.

THE VOTING REQUIREMENT FOR EACH RESOLUTION & #ER&EFEHRRER

A motion must state on the agenda the type of resolu-
tion required to pass it. Where the Act, the regulation
module or the community management statement pre-
scribes a type, that type governs. Where none is pre-

FHEEEREREHRE
E > —fRAIAEE
TRRIBEBHERE ©

scribed, the issue can generally be decided by ordin-
ary resolution, and the committee may be able to

decide it unless it

is a restricted issue.

IEREFIER ARG MIERYT © AR -
» BIEPIEFBESRRAN ; RZ » EEMMNTLE
REEITH » RARERT > BIEES

EAEAZ L ERRZAMNERRES -

Verify notice, voting entitiement and every recorded
vote before implementation. / BfTRIZEEA « TR
BN REED SRR o

RAASCMSIRESS

RER ~ RERE
$REVE > BILIZERRIRE | ERA

RERTE - MFBRIREIFERI > ZEF

RESOLUTION VOTING REQUIREMENT PRACTICE POINT
Rk RRER BRER
Ordinary Votes counted in favour exceed votes counted against. Each lot has  Ties fail. Abstentions are not

resolution ZiE#

=
o3

Special
resolution 435 5!/5#

i
o3

Majority
resolution ZZR

ix
o3

one vote; a voter entitled to vote may request a poll, in which case
the contribution schedule lot entitlements for and against are
compared.

BRESHNRHEE - BEET—F  ARABRETERCLHE » BILER
Bl 3 5 O D R ARAD o

Three cumulative conditions: at least two-thirds of the votes cast are
in favour; the number of votes against is not more than 25% of the
total number of lots; and the contribution schedule lot entitlements of
the votes against are not more than 25% of the total for all lots in the
scheme.
AREERE=IRIGRG | R THNERED=S2 "8 ; REFHETERE
TCHEEEI25% ; REFRFARIDEBEZAEBIEE NFIE B #Emia
FIEY25% o

Votes counted in favour are more than 50% of the lots whose owners
are entitled to vote on the motion. Votes must be in writing and
proxies are not permitted.

BERERBIBAELZERTRIVETAIS0% » RARUBEEL » RS
ZEAK -

128

counted. This is the only type for

which a poll may be requested.

ﬁ@%ﬁﬁxﬁauoﬁﬁgxa
o A ILERAERTAE

Failure of any one condition
defeats the motion. Test each
limb separately; a two-thirds
show of hands is not the test.

FE—IRERRE > BERIERMK - A
FIEER ; BR=DZ ZRBFUIFE
# o

The denominator is lots, not votes
cast. Silence therefore operates
against the motion.
DTREBERTHE > MIFEREH - E
It > BRERRENERFHIEE ©
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£138 EBEX@EEFFEABBMEEE?

RESOLUTION VOTING REQUIREMENT PRACTICE POINT
Rex RRER BHEER
Resolution No vote is counted against the motion. An owner who owes the body A single vote against defeats it.

without dissent

P 2 i
mEZRE

Termination

resolution 4% 1E7#
= the body corporate a debt may vote.
ERRKRIEEBNEE

BIEEIREIRIAR ©

Two counting rules cut across all types. An abstention
is not counted at all, so it neither assists nor obstructs
a motion measured against votes cast — but it oper-
ates against a motion measured against the number of
lots. And except for a resolution without dissent and a
termination resolution, an owner who owes the body
corporate a debt at the time of the meeting is not
entitled to vote.

The practical discipline is to settle the resolution type
when the motion is drafted, not when the votes are
counted. A motion put as an ordinary resolution which
the statute reserves to a special resolution does not
become valid because it attracted overwhelming sup-
port, and the defect is usually discovered only when
someone acts on the decision.

corporate a debt may still vote on a motion of this kind.
BRERAREER o BMFEZE T REETIEABRRRIE » RIRILESERR

Used only for a motion to terminate the scheme. At least 75% of all
lot owners in the scheme must vote in favour. An owner who owes

c HEEBANED 75% METETREME ° HANR

129

Abstention does not. Verify
entitlement before, not after, the
count.

—RREEVERRY - RS o A
RERAIMIER R R IZERRER o

Measured against all owners in
the scheme, not attendance.

LUREEREEEREE > TIFUH
FBANHEE -

EMEMEZRAERMAEE - EERTEREA » ENU
ERFHUAEENSZIEE B EIRR ; BHUETHE
RHEENEZ > MBREBRAF - 35 > [REEFRERE
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Identifying and verifying the resolution ~ FEs7 1% 5 iR 5487

Does the Act, module or CMS prescribe a resolution

typ

e?

EH - REWANCMSAETRE RS ?

e

]

Yes — that type is mandatory
7 —— R EE

\

No — ordinary resolution, unless it is a
restricted issue for the committee
BE——RBERE  EEEZEFTREIFEERI

Then verify, before the vote is declared
EnGERAAERR

Notice and motion Voting entitlement

Correct counting

Abstentions Poll, written vote or

wording and financial status rule for the type excluded from the proxy limits
B R ENENF RABERRRFRAKR ZAARIEIEFERE AR A count SRR - EERAY
EREFA RRIRH

13.6

The threshold is a legal conclusion, not a preference. A lower threshold cannot validate a decision the statute reserves to a higher one,
and an unnecessarily higher threshold can defeat proper administration.
PIER AR RMIERY - BIBFIETRESEZOIGRE FTREMIENRESSEN ; THEMIMMNEEFIE > IRAIREBRZ ST

Committee operation within the body corporate

Z B GEE TR ANER AR EE

An authorised committee decision is a decision of the
body corporate, but the committee remains confined
by the Act and module. It cannot decide restricted is-
sues, override a lawful general-meeting resolution or
treat an office-holder's instruction as a collective de-
cision. The committee must act reasonably and imple-
ment lawful body corporate decisions.

Chapter 14 develops the committee machinery in de-
tail: composition, eligibility, authority classification,
meetings, voting, owner motions, conflicts, finance,
procurement, records, incidents and dispute escala-
tion. The present chapter supplies the entity-level
context within which those controls operate.

ERENZEGRRAFETZABRRRINS » BRE
BNREPIRAEHERS - ERERERIRHIEE  #BISE
ERRGRE > TAEL—LEHEASNIETEFERR

R ZEGAGETE  WHITEZZABBRNGIERE -

BIUASFHARARE SIS - BIEAER - B ~ #RD%E
TR RAETHH MNEER -MT KB LCHRF
BB EFR o AERR M BRI G E (FRr R B AR



CHAPTER 13 — HOW DOES A BODY CORPORATE OPERATE IN QUEENSLAND?

13.7
Budgets, funds, levies and arrears

HE ~ Ba o EHE R IGK

Under the regulation modules, the body corporate ad-
opts budgets and raises owner contributions. A Stand-
ard Module scheme ordinarily maintains an adminis-
trative fund for recurrent expenditure and a sinking
fund for capital replacement and major non-recurrent
expenditure. The budget is the financial expression of
the body corporate's statutory and contractual obliga-
tions; a low levy does not remove a maintenance duty.

Contributions are usually allocated by the contribution
schedule lot entitlements, subject to statutory excep-
tions and the nature of the expense. The body corpor-
ate must keep proper accounts, operate accounts in
its name, control payments, reconcile receipts and re-
cover arrears in accordance with the module. Dis-
counts, penalties and debt recovery should be applied
consistently and without informal waiver by an
individual committee member.

FINANCIAL TEST B4#5i)st

For every material expense, identify: the legal duty or
approved project; the correct fund; the budget provi-
sion; the spending authority; the quotation require-
ment; the contracting party; the signatory; and the
evidence of completion.

13.8

£138 EBEX@EEFFEABBMEEE?

RRERAE - FEZAERBEREL@ETHURDER
RERERERREERITHESIER MY » WRH
BEEINERERREAIMERE S E - FERETIZA
EREEE RZOERBIMBRE , EEBERENTHFEE
&S ©

DR — AR EEREG R DA - BARARIEEAIN
TE o EXTZANERAREFZEIRE - UHAHRRFER
B EERINTR ~ B > TARIR ERRARB IR o #7T30 ~
SR EFHEWE—RT > MSHENZEFEXRR

BEEAXHIARS AREFUCHERE « ERE
& TREEE » XHER ~ BEER 275 FEAR

e L5 ©

Maintenance, improvements and asset stewardship

HEE ~ E R EEEE

The body corporate's core property function is to ad-

FEEABERNZOMERSE » BER/ETH D SEMITE
BERENHAEMERETZABBREE - #ESTEERE
AR 5 EAERNE NS E - ME AIERAERERS
HARA > FUILIECETERMEE - TAERBHERIRGE

minister, manage and control common property and
body corporate assets reasonably and for owners' be-
nefit. Maintenance preserves the required condition;
an improvement adds to or changes the property. Dif-
ferent approval and spending rules can apply, so la-
belling an improvement as maintenance does not
avoid the correct resolution.
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A competent operating system uses an asset register,
condition assessments, planned-maintenance calen-

dar, warranty register, defect register and capital fore-

cast. Each asset should have a responsible party, ser-

vice standard, inspection frequency, remaining life, re-
placement allowance and record location. Reactive re-
pairs remain necessary, but they should not substitute

for planned stewardship.

£138 EBEX@EEFFEABBMEEE?
TEEFHERGEEESCM RO « sHEIEER
12« REELMH « REETMKRELRTER - BIREEIRET
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Deciding a maintenance responsibility / #|Ef4E(ESERE

p
Identify the survey
plan format
R EE R
Building, standard or
volumetric format

N

Locate the item
against the
boundary
BREREZERMUE

In the lot, common

N A

Read the CMS and Establish the cause Allocate cost to
the module of failure responsibility

ERICMSKRREEA TIPSR E HEESEER

Exclusive use, service
provisions, maintenance

Wear, defect, damage
by an owner or

Payment follows
responsibility, not

BB 1RAE SRR AR property or utility rules occupier urgency
infrastructure SR - RISIEX - 4EER FEIR ~ BRFG  EEXSEAA ITRREEMIFRIEE
IR EBTA « HEHERA Al SRR
R
\ J \ \ J \ J U J

settled on the documents afterwards.

13.9
Insurance and risk allocation
PR B B 57 B

The applicable module prescribes body corporate in-
surance obligations. The required cover may include
building and public-risk insurance, but the precise
result depends on the scheme and plan format. Body
corporate insurance should not be described as cov-
ering every owner's contents, improvements, loss of
rent, temporary accommodation or liability. Owners
and occupiers require their own advice and cover.

The body corporate should maintain current valu-

ations, policy schedules, disclosure to insurers, claims

protocols and an insurance-risk register. After an in-
cident, immediate protection and evidence preserva-
tion come first; ultimate responsibility, recovery and
contribution are determined after the plan, mainten-
ance duty, contract, causation and policy are ana-
lysed. Admissions and irreversible rectification should
be controlled.
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Emergency work to protect persons or property may proceed first. That does not change who ultimately bears the cost, which should be

AREASHPENRZTIZAIRTET - EEFREREHHEAIRER | ZIETEBRDBKERTE

BRAAERERER T IZABRNFRRET - IRRFREDE
EREYMRAREERE  BERERIUANIEE RERISE
N o AEEREXZABRRBELSRESLETNREY
W~ RBIRE - siak  BRAEHEE - EERMEAA
ABTHSERRMFE

EFEA\BRERERMGEE « REME « RFRRAR
B - RERFRFABERECTH o SRR IERNRFRE
RiFseiR ; RAQEE - BERS#  BEDRER - HER
5 24 - ARKRREBRE - KREERTIEEBELR

HARE o



CHAPTER 13 — HOW DOES A BODY CORPORATE OPERATE IN QUEENSLAND?

13.10

£138 EBEX@EEFFEABBMEEE?

Managers, caretakers, letting agents and other contractors

BRI BHMEEA ~ BB R AR R

A body corporate may engage a body corporate man-
ager for administrative services, a service contractor
for specified services and, where authorised, a letting
agent to conduct a letting business for participating
owners. It may also engage specialist maintenance,
fire, lift, cleaning, security, legal, accounting and en-
gineering providers. Each role arises from its statute
and contract; labels do not create authority.

The engagement should identify scope, performance
standard, term, remuneration, escalation, reporting,
insurance, conflicts, records, variation, assignment
and termination. The body corporate remains re-
sponsible for governance even when administration is
outsourced. It should own the bank account, data,

credentials and institutional records needed to change

providers without operational paralysis.

13.11
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Records, transparency and owner participation

A8k BIERE T2 M

The body corporate record is the institutional memory
of the scheme. It should include the CMS and plans,
roll, notices, motions, minutes, voting records, finan-
cial statements, budgets, contribution notices, bank
records, contracts, quotations, insurance, asset and
maintenance material, correspondence and dispute
files. Statutory access rights apply to many records;
confidentiality labels do not displace the legislation.

Transparency does not require uncontrolled publica-
tion. Personal information, privileged advice, arrears
information, health material, security records and al-
legations should be handled for a lawful purpose and
through the correct access process. Owner commu-

nications should state the decision, authority, financial

effect, implementation status and review pathway
without unnecessary personal commentary.
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13.12
By-laws, approvals and compliance
B ~ LR G

By-laws regulate use and enjoyment within statutory
limits. They do not transfer ownership, create a gener-
al power to impose fines or validate unreasonable ad-
ministration. An approval application should be de-
cided by the correct body, within the applicable peri-
od, on relevant evidence and with lawful, proportion-
ate conditions. A committee preference is not a
registered by-law.

Enforcement should identify the precise by-law and
conduct, preserve evidence, use the correct contra-
vention notice where required, allow a fair response
and select a lawful forum. Informal escalation, public
accusation or selective enforcement can damage both
the legal case and community confidence. The body
corporate must act reasonably throughout.

13.13
Disputes and decision review
Fradk SR

Most BCCM disputes should begin with reasonable
self resolution supported by a clear chronology, the
governing instrument, the challenged decision and the
outcome sought. Conciliation and adjudication are
central statutory pathways, while some contractual,
management-rights, debt, urgent, appellate or court
matters follow different routes. Forum, standing, time
limits and settlement authority require early analysis.

A dispute is also a governance audit. After resolution,
the body corporate should correct the underlying
system—motion drafting, records, by-laws, asset con-
trols, contract management, communications or train-
ing—rather than treating the outcome as an isolated
event.
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13.14
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Original-owner transition, layered schemes and annual cycle

JRUGSE T2 ~ D EARVEE R R R ER

During the original-owner control period, the body
corporate already exists but practical control may re-
main concentrated. The first annual general meeting
and handover should secure the CMS, plans, ap-
provals, accounts, insurance, warranties, contracts,
as-built documents, asset data, keys, access creden-
tials, defect material and development commitments.
Statutory disclosure and contracting controls should
be tested, not assumed.

In a layered arrangement, a subsidiary body corporate
is a member of a principal scheme. Decisions, ser-
vices and costs may move through more than one en-
tity, so the operating file should contain a hierarchy
diagram, upstream CMS documents, representation
authority, shared-service arrangements and a cost-al-
location matrix. Owners should be told which entity
owns the issue and which meeting can decide it.

ERIGFEEIERIAARN - EXEAFRBERT  BBEERIEH
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CYCLE ENTITY-LEVEL WORK EVIDENCE

B ERBRIE ok

Monthly & Cash, arrears, incidents, claims, actions, contracts and urgent Exception report and action register. /

A maintenance. / 3R ~ TRk~ B~ RBE 178 - LOKRB2MEE - BISMNRE R ATEIE ECH ©

Quarterly Budget variance, asset risk, procurement, insurance changes and Dashboard, contract and risk

55 contractor performance. /| EHZEZZ - BERMK - %88 - REEFERAE  registers. [ BRI - LA EAREH o
kIR o

Annually  AGM, budgets, levies, elections, insurance, forecasts, contracts, records ~ APProved motions, minutes and ‘

s controlled handover. /| B3@B%3% - &%

249 ~ W RIRFBREE ©

WHOLE-SYSTEM TEST 8251 A5

For any issue, answer five questions: What property
or legal relationship is affected? Which entity has the
function? Which forum has authority? What money
and contract implement the decision? What retained
record proves completion?

and next-year priorities. / FEXE « fEH - EIEH « EE « Rz « TBA -
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Important notice
R

This guide is general educational information. It is not
legal, financial, tax, building or investment advice, and
it does not create a lawyer—client relationship. Prop-
erty and body corporate outcomes turn on the partic-
ular contract, title, survey plan, community manage-
ment statement, applicable regulation module and the
law in force at the relevant time.

Obtain independent Queensland legal advice before
signing a contract, waiving a condition, settling, or
buying management rights. Where the English and
Chinese texts differ, the English text governs.

FEREERE—RBBEEN - WIEER « M55 % - BR
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Kevin Pai A5z

Partner, Bugden Allen Group Legal
Bugden Allen Group Legal &E A
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