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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.

METSRNEE > RERSRSIEEAEITE RS
SRIE ©
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Operating an Effective Body
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Chapter 13 explains the body corporate as the stat- BERAETZAERIEAEZERRIVEF - ELBER

utory entity. This chapter narrows the inquiry to its WEEEEESE | L EREUETREASEREER
committee: the decision-making organ that adminis- TR T AN SERE > TRERUESETES
ters day-to-day affairs within statutory limits, imple- IR PR RRER NS c T (AL B

ments lawful general-meeting decisions and pre-
serves a record capable of withstanding owner scru-

g HRERIAEERANEAE o

tiny, regulatory review and dispute resolution. It is not
a Corporations Act board, a social club or a substitute
building manager.

The committee discipline is sequential: begin with the FZEEARTET IR | LEIE13EMENEERER

entity-level function identified in Chapter 13; classify BHAE ; DIERE  REZESCHRRIER ; IVEIEEEE ;
the decision; test committee authority and procedure; SIRFSEZE ; MBERESC VR S | M AR TS
obtain proportionate evidence; manage conflicts; re- B BB HITIE R o 52 FH AL R AS R A ARG |

solve in exact terms; observe any implementation
hold; and verify delivery. Commercial enthusiasm can-
not cure a legal defect. Equally, legal compliance
without competent delivery does not protect the as-

Rz » REZFRERMRABRAIT » TAEFREEE °

set.
Scope of Chapters 13 and 14 | 13X 1455 E FRERBEFZABREREE ; FUEREELZEY
Chapter 13 addresses the body corporate as a BIE > WFELEERSIEAETEEE o TEREER

whole. Chapter 14 addresses committee governance SHUABEHIIRE ; /VEIEE -« ST RETIEE RS T H

and principally uses the Standard Module as its BB BRI o s A—GHMRRTAR) « 18
working model. Accommodation and Commercial N . )
FRtEE R BEEMCMS o

Modules must be checked separately; Small
Schemes, Specified Two-lot Schemes and site-spe-
cific resort legislation use different structures. Read
the current Act, applicable module and registered
CMS together.

Effective committee operating model .~ 5% S eE(EiET

Lawful authority Reliable evidence
AL BIE ¢

Current, relevant, tested
[T ~ 1ERA ~ SR

The right decision-maker

IEFERIRRE

EFFECTIVE
COMMITTEE
BRMWERE
Reasoned resolution Controlled delivery
BIRRAIRE ZEEHIT
Conflict - reasons - vote Owner - deadline - proof
FIZRERER - EHA - RR BIEA - HAFR - 5EFA

Authority - evidence - resolution - delivery - record

IR — 581 - R - BT - L
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Bl4E AREFETEIAERZEZES

The legal architecture of committee power

% B IR

The Body Corporate and Community Management Act

1997 (Qld) creates the body corporate, states its core
functions and provides that it must act reasonably.
Section 100 gives an authorised committee decision
the status of a body corporate decision, but excludes
restricted issues and separately requires the commit-
tee to act reasonably. Section 101 places committee
procedure and power in the applicable regulation
module and requires implementation of lawful body
corporate decisions.

INSTRUMENT LEGAL FUNCTION
X EERIIRE

QOITFEXETZANERKRMEERE) (BXHW) RiIEE
ENEES © FBREZOREE - WREHASETE - $1001%
RERENZESGTRRABETZEAERARRIS » B
PREPRFIFIE - WRITERZEGEIETE - F101FKIBZEER
ERFRENRBERRERARE  LERESEHNITE
FEANBBRNEERE -

COMMITTEE QUESTION
ZEgHA

BCCM ActBCCM%
dispute architecture.

RAES ~ B AEMER - FUEFEE

Creates powers, duties, reasonableness, codes and

What statutory purpose and limit apply?
FERAREEATE BRI KBRS ?

ZRHE o

Regulation module
RERAE

Registered CMS
BEsEMCMS

Prior resolutions +

Controls elections, meetings, voting, spending, records
and contracts.

FREEE ~ 8% - R~ BT ~ L8R R224 -
Identifies the scheme, module, entitlements and by-
laws.

HARE R4 -~ BEREERL o

Reserve issues, confer operational authority and create

Which module is recorded in the CMS?
CMSEEEEMI—1548 2

Does the proposal fit the registered
scheme rules?

REROBNESEEMEBRA ?

Has authority already been given, limited
or exhausted?

ERERERT « RRFAE?

contracts obligations.
STRIRE + 24 REEHE - BFEERRLELRT o
14.2

The committee’s role and the limits of office

Z B GIRAE SRR

The committee usually administers day-to-day affairs,
makes decisions within power and supervises imple-
mentation. Office-holders have defined procedural
functions; they do not obtain a free-standing authority
to bind the body corporate. A chairperson manages
the meeting, a secretary manages notices and re-
cords, and a treasurer supports financial administra-
tion. The collective resolution remains the source of
authority unless legislation or a valid authorisation
says otherwise.

ZEDEREERESEH  AHERAFLARR » LEE

17 - SR AARERRFHAE » EFREILEISABIIAIRE
TEANERENES - TEEEGE  NEETEBRNKACH ;
MBI FITI o BRIFEZENARIRESBHRE » #RD
RE &R



CHAPTER 14 — OPERATING AN EFFECTIVE BODY CORPORATE

» Separate decision authority from administrative
execution.

* Do not allow an email from one office-holder to
become an undocumented contract variation.

» Require every instruction to identify the supporting
resolution and authority limit.

 Escalate legal, structural, safety, insurance and
major financial risk to appropriately qualified
advisers.

14.3

COMMITTEE F14E AREEETEIAERZES

° HRRERETENTOR ©

« TISE— LI A BN BT R AAETRRORE o

BIRIERI97RYBAS R RERIER LR

o {ER « 18« 22 - RRKEAMBEBARZHEE
AEREREE

Composition, eligibility, vacancies and succession

LA~ B

Under the Standard Module, voting members com-
prise the chairperson, secretary, treasurer and ordin-
ary members, subject to the statutory maximum and
eligibility rules. Body corporate managers and care-
taking service contractors are generally non-voting
members. A vacancy can arise through resignation,
ineligibility, removal, specified absences, death or
other prescribed events. The committee should treat
eligibility as a standing agenda control, not an annual
election formality.

ZE R B R R

RIBRERERE - KRZEOEEE - WE ~ MBR—R
Z£8 > BRZAEABLEREERRRLOR - FEEAEEA
REREERBAEE—RBERAMEERS - THRAREE
B~ RKRE ~ WA - BERRE ~ SECEMETBASEAM
EXE - ZETRIBERRERABREZES > MIFFEE
BRI

CONTROL PARTNER-LEVEL PRACTICE EVIDENCE RETAINED

EH ABANRER RIFEEIR

Eligibility Check ownership or nomination basis, prohibited service roles, debt Roll, nomination, declarations and

B status for voting and any disqualifying event. debt-status check.
ZEMBEESIRLER « RBIRFAG - RAEFRRREMRLERS ffft ~ 7% - BIARGEFRRZE -
o

Vacancy Diary the one-month Standard Module period to appoint an eligible Vacancy notice, resolution, notice of

Doh replacement or call a general meeting; if below quorum, call the meeting and appointment record.
ESITE AR © RS ARERREEES o
SCEHREEAN—ER R 0 UEESERBERNBHEREAE ; MEEE
ANE > HBBEARE °

Succession Maintain an annual office-holder handover covering records, Signed handover checklist and access

e passwords, banking, contracts, claims and deadlines. register.

SEPREREE

THERACER ~ BREE ~ IR1T ~ 2249 RERHER o
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14.4

Bl4E AREFETEIAERZEZES

Classify authority before considering merit

oy B M BRI ST S JERERR

The first question is not whether a proposal is attract-

ive; it is whether the committee may lawfully decide it.

Under Standard Module section 52, restricted issues
include fixing or changing contributions, changing
owners' rights or obligations, an issue reserved by or-
dinary resolution, matters requiring a specified gener-
al-meeting resolution and most decisions to start pro-
ceedings. Committee-member remuneration is also
restricted except within narrow statutory pathways.

Decision-authority gateway ~ JRZEHE R RFS

BEMELIFHEREERS| > MEZEGRTEERTE ° R
BIRERERERS21F > ZRFIFELETENE LD #
M REETRANET  HEERBARBHER  ANE
EERATRBRENEE > URAZHRREZFEFR
R - ZEHMITBRIRGIEE » FFRIEEARELZERE -

Proposed committee decision
HBNERFRE
( \ J
CHECK BEFORE !
DEBATE p
stiaRsERE
HIERRIES Restricted issue? YES / @ — escalate
Power / H#IR BERWEE? FHR IR
Resolution type / ReE$EE! \ J/
Spending limit / Bz LR l (M)
Quotations | 0K Withi di thority? [ NO /& I
) o ithin spending authority? — escalate
Conflict / FI4E2 -
N TR IRA ? BRI
otice / 3BX ) L )
L Qesi2)
e N ( N
Notice, evidence and voting valid? NO / & — escalate
B - EEBRRARETAEN? FRERIE
|
( N\
Committee may resolve and control delivery
ZEGRIERELIERIHIT
AN J
GATEWAY REQUIRED CONCLUSION IF UNCERTAIN
] ] WHATEHBY AR MEFREEE
Subject Committee issue or restricted/general-meeting issue? Do not vote; obtain advice or frame a general-
£ BEEGEE > ATRE 2BAREE? e e
FRFR ; SRR TELRBAGH:E
Money Correct fund, whole-project cost, budget treatment and Separate budgeting from spending authority and

N e
g spending limit?

BE&  BREENA - BEERERMAS FRESIERE ?

Procedure Valid notice, motion, quorum, voting eligibility and

2R evidence?

B Bk AEAR s RRERKEBEESEN?

escalate approval.
IBTEE BRI DR > WAARHALE o

Adjourn, recirculate or correct before decision.

1912 « ENERSTERERATELE °
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Bl4E AREFETEIAERZEZES

GATEWAY REQUIRED CONCLUSION IF UNCERTAIN
£ ] AR R MBERHEE
Delivery Opposition period, contract authority, responsible person Do not instruct work or pay until the control is
HIT and verification? satisfied.
REHAIR ~ 2249151 - BEEARIZGEETEE ? EHRFTAR > AMSIETR TSI -
14.5

Calling a decision-ready committee meeting

AR AR B & &%

Under the Standard Module, the secretary—or the
chairperson in the secretary's absence—may call a
committee meeting. A written request supported by
enough members to form a quorum ordinarily requires
the meeting to be held within 21 days. Written notice
must generally be given to committee members at
least seven days before the meeting; a two-day peri-
od is available only through the prescribed unanimous
agreement pathway. Owner advice and the agenda
are given at the same time, subject to an owner’s opt-
out.

A decision-ready agenda states the substance of
each issue and attaches the exact proposed motion,
authority analysis, material evidence, cost, funding
source, quotation comparison, conflicts and recom-
mended reasons. The agenda must also include con-
firmation of the preceding minutes and relevant resol-
utions passed outside meetings. Information items
should be labelled as such; discussion alone is not ap-
proval.

AGENDA DRAFTING RULE ##2#ERA

One decision per motion. Name the contracting
party, scope, price including GST, fund, term, op-
tions, authority to sign, implementation hold, report-
ing obligation and record location.
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RBFRERERE > WETBHZETTH ; WERFERH
TFEBH - BRUBREEABNZEEEERE » —RA
F2IHARTEE - THEEEMBNBERAE MR LEER
%8 ; RAEKTRZERERES AIMEEEME « FREXE
EREWS » FEBANKRBRRARRED -

A RRAVRIZRYIASREENEEANS » it
HEE  HIROIT - EERE - A - E2RR ~ HEL
] M ERRERIER o RETREERRS LRERCHR
RABRIEEINAE - EMBEFRAFTRIRN ; BARRIL
TERHEAE

A

BIREERERE—TAR © 5IBA%2A 7 « TIFEE ~ 3
GSTfEHR ~ &% - HAIR - BHIME « HERE - ITERF
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14.6

Bl4E AREFETEIAERZEZES

Quorum, attendance, chairing and voting at meetings

RENB S W~ TR &SRR

For a Standard Module committee meeting, a quorum
is at least half the number of voting members. A debt-
or member may still count for quorum but is ineligible
to vote in the circumstances prescribed by section 64.
A motion is decided by a majority of votes cast by vot-
ing members present and entitled to vote. Each voting
member has one vote, even if one person holds mul-
tiple executive offices. Electronic attendance requires
committee authorisation; proxy use is separately
regulated and may be prohibited.

ATTENDEE
HEE

RIGHT
HEF

EREREBEZE TR  EEABB/ED—FKRRE
8 - RIEZEEFMFIRBER THARKRER » (HAIE
NEEAE - BEHHFELAERRNEZSFIIRTEBF R
E o BRTAZERE—R » IE—ARESERITHETT
R BYHFREZEERE , RERRSTRE » WAIRE
WEELE -

CONTROL
£

Voting member Attend, deliberate and vote if eligible.

FRRER MFFSER > BJHE ~ BHRKRRR o

Non-voting Attend and provide operational information; no
member vote.

mRAEERE AIHFEIRMEEE R | \RRE

Owner/ May observe after the prescribed written
representative notice; speaks only if invited.

Ex AR HREEEEMNErISE ; EEERNREES -

Adviser/contractor
EER A B

defined purpose.

ERRREENEBFBZESRFELE

Attends only by majority invitation and for a

142

Confirm identity, capacity, debt status, proxy and
conflict.

SEM B~ BHRR - RERFSESE

May be excluded from engagement, dispute or
authorisation items as prescribed.

AIRRERRINE(E - FRIURESFEZI -

May be excluded for specified sensitive items; record
the decision and capacity.

RIS TE BUR B TRAR IS ; SeBORR KR B17 -

Time-box attendance; leave before deliberation unless
required.

PRI ; FRARESN - EHRAREE o



14.7
Voting outside a committee meeting

ZBE G ERINR

m Committee meeting and voting routes  ZEE &%

e N
COMMITTEE MEETING
ZEEEHE
e N
Call and notice
BEREH
A J
v
4 N\
Agenda and owner advice
EIERETEN
A J
v
4 N\
Quorum and attendance
EEABRLE
A J
v
4 N\
Majority of votes cast
FRIGSREGBY
A J
v
4 N\
Minutes within 21 days
21 AER4EER
A J
N J

e

REE

VOTE OUTSIDE MEETING
EHIMRAR

Written motion and advice
EEEERIEM

Vv

All members; emergency exception
2RES ; Z2HI5

v

Votes within 21 days
21AAFRR

v

Threshold uses all entitled members
PR EAENRES

v

Confirm at next meeting
TREMHE

evidence - conflict - record

- M@ - L8R

A vote outside a meeting is not an informal email poll.
Standard Module sections 68 and 69 require notice of
the motion to all committee members, or in an emer-
gency to as many as practicable, and advice to own-
ers at the same time or as soon as practicable in an
emergency. Votes are ordinarily written and must be
given within 21 days. The approval threshold is a ma-
jority of all members entitled to vote; the motion is
decided against if one-half or more do not agree and
is taken not to be agreed if no statutory decision is
reached within the period. It must be confirmed at the
next committee meeting.

COMMON ERROR % R &

The threshold outside a meeting is not simply a ma-
jority of the replies received. Silence can determine
the outcome because the statutory denominator is all
committee members entitled to vote.

ERINRRMIEIFIE XN B IR o ZEREEANFE685691%
ERIBERBAMEZE ; E2RBBNEBERAITERLT
A BHENRZEE » LRRFHEEXER THEFEMEE o

RABEHBLUEEREY » TE21ARIER - #EFEA DR
BHERAZENBYE  WE—FHULFER > ShEAE
KB ; UNHERAPRARAEIEREERR » TMRAKRER
BETREZE SR °

18 o R

GRIMRAPIELIFEUEWEIC BB F HEE - AR
EENBRERARTRES - RAMEBETRAIREER
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Owner-submitted motions, decision periods and animal requests

SEEBER ~ PARIRR K R A

A member may submit a motion to the secretary. Un-
der Standard Module section 58, the committee must
generally decide it as soon as reasonably practicable
and within six weeks. Before expiry, the committee
may give a reasoned written notice extending the
period by no more than a further six weeks. The com-
mittee need not decide certain repetitive motions and
must not decide a restricted, unlawful, unenforceable
or conflicting motion. If the statutory period expires

without decision, the motion is taken not to be agreed.

Animal requests follow a distinct 21-day regime.
Where a by-law requires written approval and the
committee may decide the request, failure to decide
within the prescribed period produces deemed ap-
proval. The committee must give written notice of an
express or deemed decision. Conditions should be
lawful, reasonable, evidence-based and directed to
the particular animal and scheme circumstances—not
an indirect blanket prohibition.

REQUEST
R

DIARY CONTROL
HAPR IR

BRI AW ERREE - RIFRERERERSF > T8
RATESIERITHRERRER » WESNEHRELHRE °
HARRIE WA » ZE G RN IEREmEN » ILHRERT
SR EH - ZEGERAAEREEEYE » TAFR
ERRE ~ B ~ RAIRITHRERENZE - WEAEHRE
mNARRE » BE R ARERA -

BWFREERBII2 1 BEIRGE - MEERNEREEH
o MEESGARERR > RE]AHRRREGEER
e - ZEGAMATERARRE L EEEN © FfIIF
HHEEE « f1E - AEEER > THEREBYRRRE
oo MIFEEEERL -

REQUIRED RECORD
WAk ER

General owner
motion

—AREEEE

further six weeks.
NER BmAEmERRZSERINER o

Animal request

EkY/ Sk 21HARE > BRIERHE ©

Six weeks; written extension before expiry up to a

Decision within 21 days or deemed approval.

144

Date received, exact motion, decision/non-decision
reason and notice.

W B ~ TREE  RE S/ FNREEHKEA ©

Request date, animal details, conditions and
decision notice.

FAsEE ~ BER « IR BOREBA ©



14.9

Resolution, owner opposition and lawful implementation

ik~ EERB R ATRIT

Committee decision and delivery workflow ~ %5 & A5 & #1772

Frame Classify Test
RE g ] BE
Outcome and g Power and > Evidence and
urgency threshold conflicts
BRRERM HEPR R P15 ek Yl S

Resolve Deliver Verify
iR T g
Motion and vote ’ Owner and > Proof and
FERTR deadline close-out
BIEAKRHAR SHEARAESR

A resolution is unfinished until implementation is authorised, verified and recorded.

AT © ZEAECER 0 FHHESTR ©

Under the Standard Module, owners representing at
least one-half of the lots may give a notice opposing
implementation of a committee resolution within sev-
en days after the relevant minutes or record of motion
is given. Routine administrative resolutions involving
no more than the prescribed small amount and animal
approvals are excluded. Section 73 therefore gener-
ally prevents implementation until the opposition peri-
od expires, unless an emergency, ratification, routine-
administration or animal-approval exception applies.

The implementation instruction should be a controlled
document. It identifies the resolution, confirms expiry
or exception to the opposition hold, names the author-
ised signatory and delivery owner, states the price
and fund, limits variations, sets milestones, requires
evidence of completion and identifies the record re-
pository. Payment is not the final control; warranty,
defects, as-built information and asset-register
updates must also be closed.

RERERERE  ARED—FERNETIEHERTE
CEHBRCEHSER AR BHRBRITEEEREN
B o 3 KA BIBRT BRI BT TITBURSR R EMIHLERTE
LERR © Bt > SB73F—ARFE L E R W HAIRE MATEIT > BRIE
WA B~ BUTITEEEMIHLERIS

PUTIEMEBRIEX S - XIHRYIBRE « Ml R B SR
EEmNERAI - IEERIRERZARMTEEA 5
BERRES  REEE « REBRE « ERTHERE » 15
HACERFIE o (PMRILIFREIES] ; fRE - BAFE - XTHE
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14.10

Bl4E AREFETEIAERZEZES

Contflicts, debt, the code and reasonableness

MIZRE 2 ~ EH ~ ~FRI RGN

A voting member must disclose a direct or indirect in-
terest that could conflict with proper performance and
must not vote on the affected motion. The same dis-
cipline applies to proxy holders. Debt can remove vot-
ing eligibility without removing the member from the
quorum count. These are not technicalities: an in-
eligible vote can alter the majority, undermine the
decision and contaminate the record.

Schedule 1A of the Act requires committee voting
members to commit to understanding the legislation,
act honestly and fairly, avoid unfair or unreasonable
disclosure, act in the body corporate’s best interests
unless unlawful, take reasonable compliance steps,
avoid nuisance and disclose conflicts. Sections 94
and 100 require reasonableness. A robust process
identifies the statutory purpose, considers relevant
evidence and affected interests, excludes irrelevant or
discriminatory considerations, records an intelligible
path of reasoning and remains proportionate.

GOOD-FAITH PROTECTION IS QUALIFIED EEREMARE

Section 101A protects a committee member from civil
liability only for an act or omission done in good faith
and without negligence. It expressly does not extend
to publication of defamatory matter. Accurate re-
cords and disciplined communications are therefore
risk controls, not merely courtesy.

14.11

TAZENA RS EEITRERERNE RN EER
0 WA > TSR EEFRRR - A—CRINER
RAEA - EBAIEZERATRER » BRZEMAFA
FEEANE - BEWIFZE ; FAEMRANSESHER 4
FERRMANAWBHACER ©

EBIMRIAZRRARZENIEMES)  HBEATITE &
EFATFHAGERKE « TAEEER TUETZAERR
FHHITE - RNGESHETR - BRGBY PHRN=E
o FIARI00FERSIEITE - RBFIEFEHZEEM
ZRIERERR R EN T « JRRERASIREER - ik
FIIEMRRIEIRRRAE o W FRITAERE o

FL0IAMERAEZEEF BERZFHITATERREM
REEERE > WAENEHEEREDIREAS o Bt > 2
MEACER R IRIBN B RS > TIFEBALEER

Delegation and managing the body corporate manager

AR BB ERNEEA

A body corporate manager is an administrator and
may exercise authorised functions; the manager is not
a parallel committee. Authority must be traced to the
Act, module, engagement, resolution and any transac-
tion limit. A manager’s decision inconsistent with a
committee decision is void to the extent of the incon-
sistency. Where a manager is specially engaged to
perform committee and executive functions because
a committee cannot be constituted, a separate stat-
utory regime applies and should not be confused with
an ordinary administrative engagement.
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Bl4E AREFETEIAERZEZES

DELEGATED
FIELD REQUIRED LIMIT COMMITTEE ASSURANCE
R WAZE R LZEB%E
Banking Named accounts, transaction ceiling, dual controls and  Monthly reconciliation, exception report and
$84T no cash. access review.

EEIRE ~ X5 LR « EEIEFIREIERE o BRI « BISMNRE RFEHERIRET
Procurement Quote authority only; no contract or variation unless Supplier/conflict register and whole-project
IREE resolved. review.

RIZERIGRE ; RORETSITAHEE o ftrEm S ERE L R EREE R
Correspondence Templates and approved positions; no admissions or Escalation matrix for complaints, claims and
@ legal compromise. lawyers' letters.

fERSARERAELS ; NEEDBESOERMAE o i ~ RIERARAMER A FHARFERE o
Records Body corporate ownership, controlled repository and Quarterly access test and annual completeness
4038 exit handover. audit.

HEFEAERES « SIEHTFREEERE - BEEFRAERESFETELEZ
14.12

Financial architecture and payment control

HA 5 2 B AN Al

The administrative and sinking funds serve different
purposes. Capital, non-recurrent and periodic major
replacement spending is ordinarily met from the sink-
ing fund; other spending is met from the administrat-
ive fund. The accounts must be held solely in the
body corporate's name and payments require a writ-
ten request or evidence. Where a body corporate
manager administers a fund, monthly reconciliation
statements must be prepared within 21 days after
month-end.

» Adopting a budget does not by itself authorise
each contract or invoice.

« Link every payment to a resolution, contract, fund,
invoice, certification and GST treatment.

» Separate vendor creation, invoice entry, approval
and payment release wherever practicable.

» Report cash, arrears, commitments, forecast
variance and unbudgeted exposure—not merely
bank balance.
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14.13

Bl4E AREFETEIAERZEZES

Spending limits, major spending and quotations

B2 ERR ~ BEORBHS s i fE

Unless changed by ordinary resolution, the Standard
Module default committee spending limit is $200 mul-
tiplied by the number of lots, or layered lots for a prin-
cipal scheme. The default major-spending limit is the
lesser of $1,100 multiplied by the relevant lot count
and $10,000. The limits must be rechecked at the time
of decision. A series of proposals forming one project
is assessed as a whole; project splitting does not
avoid the legislation.

Spending above the committee limit ordinarily requires
specific ordinary-resolution authority or another ex-
press statutory pathway. Major spending generally re-
quires at least two quotations; an exceptional single-
source reason must be genuine, documented and cir-
culated or considered as the module requires. Quota-
tions are evidence, not the decision: the committee or
general meeting may select a higher-priced option if
the reasons are lawful, relevant, proportionate and re-
corded.

14.14

FRIEAERRZREDN - RERERENTERZE G LR
7200RTRIAETTH ; TREBARSBETHE - ER
BEARRAX ER#A1,1008 TR UARRIE T 282 10,0008 T &
PREREE o (FHRREUAZHZERE - BRE—IRE
B SRR SRR RS ; IR0 IRE TREREER

BUEZEE FIRNFAXEERARESERAERE  S0EA
S—HREERR - EARX—MARRELDMOKRE ; W

EFSNRERBE—RIR » REMSERRE  so8ER » 1%
RERAERERANEZ - REZERMIFRRES ; E

A% ~ 18R ~ BRI A R 0 ZEENERAGIEER
SEBGE -

Procurement as a controlled legal process

PRIB IR R S IR T

Procurement and contract control gates ~ #2249 1241 PY

-

Scope Authority Market test
T{EEEE e hizE
Outcome and Fund, limits and Quotes and

conflicts
RIERA SRR

specification
BRRFRE

vote

S« ERERRR
N

Contract Delivery Payment
24 3=t INEA
Price, risk and exit Milestones and Certification and
8% ~ RREARYE variation records
BIRMREE %8 R AT SR

threshold.

UNIRHE ~ BREHE WA © RERBHFERRAAEE IR
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Stop if authority, whole-project cost, quotation evidence or conflict disclosure is unclear. Never split one project to avoid a statutory
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Procurement should begin with a defined outcome
and specification, not with a preferred supplier's quo-
tation. The committee then identifies the statutory de-
cision-maker, fund, whole-project cost and quotation
requirements. Conflicts, referral benefits and related-
party interests are disclosed before evaluation. The
evaluation matrix should compare compliance, capab-
ility, methodology, programme, insurance, warranties,
exclusions, price and whole-of-life cost.

Bl4E AREFETEIAERZEZES
PRABFEERPRRERL R R BAYA - T FE YT HIERRYIRER
45 - ZEGHBHIIATERRE « B - BRBEBRAERRK
BEER o FIZEEZE « B F)m KRR S ) @ /A7E & A &

i o SMAGFEMEMELLRSHR ~ B~ B~ EBE -~ R R
& PHRER ~ BREEEMBHNE

GATE MINIMUM CONTROL RED FLAG
fl P9 RIEFES] =i
Scope Site inspection, deliverables, assumptions, interfaces and  Quotes cannot be compared or exclude obvious
EHE acceptance criteria. interfaces.

TUZIRE ~ ) ~ RR ~ NMERBUER o HREARAILLE S BEFRRARE T H ©
Market Comparable invitations, declared relationships and The manager controls the tender and recommends a
Thig documented scoring. related supplier without disclosure.

AIELEBUEEE ~ ERRIRBARRECHRETS © BIE A EHIBR T R IR EE T HER RA (L AE R o
Contract Scope, price, GST, term, programme, insurance, variation, Purchase order is used for complex or high-risk
244 defect and termination clauses. works.

HiE ~ B ~ GST ~ HAPR ~ EE - RIR « B8 « FAFERAZ LR EHEE R TREFERREE -

%’A’ o
Payment Milestone evidence, independent certification where Full prepayment, undocumented variation or invoice
e proportionate, retention and final handover. exceeding authority.

BEREEE « BTBAIEIIINGE « REMRERAIIE o 2ERTAM ~ Recir S E ol S BHIRHE o
14.15

Contract governance and contractor performance

PR E ROR W R R

A committee should manage the contract actually
signed, not the relationship the parties remember. For
every material engagement, prepare a contract ab-
stract recording parties, services, frequency, stand-
ards, reporting, remuneration, indexation, options, in-
surance, commissions, subcontracting, assignment,
variation, default, dispute and termination rights. Diary
every notice and option date well before it becomes
irrevocable.
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Performance management should use contemporan-
eous evidence and natural justice. Define the require-
ment, collect dated evidence, identify the contractual
clause, invite a response, decide a proportionate ac-
tion and monitor cure. Do not use an owner's com-
plaint as proof, or a committee member's private
promise as a variation. For management-rights en-
gagements, specialist advice should be obtained be-
fore issuing breach, remedial, transfer or termination
material.

Bl4E AREFETEIAERZEZES
RINEPERARBAEBEREF AL ° AREER -« EF
PR HARYEETR R EZAVIRRR « BER[OIFE « JREARTETENL
BN - TMEBEIRFEIRER » TASEEEMNK
HEFEE  WREEESRER  EELEYN - M H:E
HARIEXHRIEERISEEER ©

14.16 Minutes, records, the data room and privilege / €408 ~ IHELH: » BRI E R AREHHE

Standard Module section 71 requires full and accurate
minutes and records of motions. The record should
state date, time, place, attendees and capacity, prox-
ies, submitted motions, animal-request details where
relevant, exact motion wording, votes for and against,
documents tabled, closing time, next meeting and
secretary contact. Copies are generally given to com-
mittee members and owners within 21 days. A separ-
ate action register tracks implementation; it does not
replace the statutory record.

The data room should be owned and controlled by the
body corporate, use stable names and versioning, and
separate permanent records, contracts, finance, in-
surance, assets, claims and privileged legal material.
Body corporate records are generally accessible un-
der the statutory regime; confidentiality labels alone
do not remove access rights. Legal professional priv-
ilege depends on purpose, lawyer-client character
and maintained confidentiality. Circulation should
therefore be deliberate and legal advice sought before
withholding or widely distributing sensitive material.

REGISTER ESSENTIAL FIELDS
Hich HER

REREBERTEERFEFTBERN G RO RBRC
% o ACERAESIBAEIHA ~ R MRS~ HEE KSR ~ A2

BiRXEE  HESHFRER - BT  BRAR
HERHY - BXXM - EREE - TREZRMEBIEER -

BIA—RRAE21IARNERZERET - FRITHECMEH
AT > BFERACEELE ©

B ERAETZABREARESN > ERRERRRRE
iR > WHFKALE « 2249 ~ B - /g - BE « KEK
REBEERBHEFRENER - EXEABBRLE—REA
BEERIERMER ; BamE MRE REFSHFRER
o FEEREFRTREIUANX BN « BRI
MUK REFERE - Bt > FRASE » EERENEZS
LHRENRERISERER -

REVIEW FREQUENCY
AR

Decision + action

SRS+ {78 closure.

Rk~ 1R BIEA - BIR ~ AR~ BIRRAEE o
Contracts Parties, scope, cost, term, options, notice dates, insurance and
B0 status.

Resolution, authority, owner, deadline, status, evidence and

Each meeting; monthly exception
report.

SAMINRE -

BREE

Monthly; formal annual review.

A ; BFEMES o

&£75 ~ HE - pliAs ~ AR © 4BHA  BRIBH ~ REEEGIRRE o

Conflicts + gifts

HZe+Fli step.

Person, interest, item, disclosure date, abstention and management

At~ FlzE » FIE - BRIRA S ERKREESER o
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Before every affected decision.
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REGISTER ESSENTIAL FIELDS REVIEW FREQUENCY

Faoi BRI R bR

Assets + Asset, location, condition, maintenance, warranty, inspection and Quarterly; after every major
compliance statutory date. project.

BE+ER BE 1B ~ iR~ 41E - (RE - BEREERE © 8% BIEEATRER -
14.17

Communications, privacy and defamation control

AR~ RARE e EEE

Committee communication should be factual, neces-
sary, proportionate and tied to a lawful purpose. Sep-
arate the public owner update from the confidential
working file. Do not circulate allegations, health in-
formation, arrears details, surveillance images or legal
advice merely because they were discussed. The
code prohibits unfair or unreasonable disclosure,
while record-access legislation may require access
through a controlled statutory process.

» Report the decision, authority, practical
consequence and next step; avoid personal
commentary.

» Use neutral subject lines and assume every email
may become a body corporate record.

» Channel media, insurer, regulator and lawyer
communications through a named spokesperson.

» Correct material errors promptly without rewriting
the historical record.

14.18

ZEDENEUFERS BUE - EBIERSEEN -
EBARETENARE LIFERIH - MERTHE
a0 EEREEE - BEEN - KiGHE - BERGIERR
R o TRATRRIERRTHASIRIKRE > MiCEHREREG R
BEEREBRIELERRFRHER -

* HERR - HIR  BRERKR T2 ; BRAZFH °

s EATMES  BRRSHEBIHIIAIS EMAEZETZARE
AoER o

* HIEE#HE AMERE « RIRA - REHBRRENE -

c DEBIEE AR » EFFERELLE

By-law administration and owner applications

BT EEHA

By-law administration starts with the registered by-
law, not a customary rule or committee preference.
For an approval application, identify the approving
body, information required, decision period, lawful
conditions and record. For an alleged breach, identify
the precise by-law, collect admissible evidence, dis-
tinguish a continuing from a likely future contraven-
tion, give the correct statutory notice and allow a fair
response. A by-law cannot validly impose a penalty
merely because the committee regards the conduct
as undesirable.

151

BERNITHCAREZMEERNRG - MIFEFNEZES
RYF - BRIEHUEERGARS - JARESDHLEMRE « FRRER  RR
HARR ~ SIAIRMFRACE: - BRIESRER BRI > Al
FEUIEERL - INERIHRGER - EDTEERRMERRE
R BHIERZEEEN > WATATFOREE - ZEE R
EERAFITATER » EUEERNBYEINSR



COMMITTEE DISCIPLINE

FILE EVIDENCE

P ES ZEELR ERER
Intake Record date, applicant/complainant, lot, issue and Original request and acknowledgment.
00 requested outcome. IRGAREA R RER M o

soEk A ER ~ BA5E R AR ~ BT~ BIEKPTRAER
Legal test Read plan, CMS/by-law, legislation, prior approvals and Annotated authority note.
SEEAIR iesperelalliy, B SEHEPRRAR o

FEER « CMS,BIEFRL ~ E6 ~ SRt EREE -
Evidence + Use dated facts; invite missing information or a response Photographs, statements, reports and
response where fairness requires. correspondence.
B+ Ol FRFRAENES ; EATEERERFBTHEE BR ~ Bt ~ 3RERIE ©
Decision + Exact motion, reasons, conditions, notice, diary and Resolution, notice, service evidence and
follow-up escalation route. closure record.
R+ IRE STEEENEE  IEHE ~ R~ @A - BRERFARERIS o Rk~ BH ~ RERIR R AL 0
14.19

Incidents, defects, safety and insurance
I TR~ e RARR

Incident, by-law and dispute escalation ~ Z5#7 « BIBRA R B EFHRHKT

Triage and preserve
S RBARTF

Safety - stop damage - evidence - notify insurer

2% - [HIERK - B - BARRA

Identify the legal path
FERDIEFRERTR

Maintenance - approval - by-law - contract - insurance

HEIE - HUE - BIRRA - 240 - Rl

9 Reasoned internal action

RIEENAERITE

Decision - written notice - fair response period

R - EEEA - AERIFEHAR

o Formal resolution
IEUARR

Self resolution - conciliation - adjudication

BITRR — SRfE - &R

One file - one owner - one deadline

B—EE - B—&FA - E—HIR
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An incident response separates immediate protection
from ultimate responsibility. First protect life and prop-
erty, stop continuing damage where safe, preserve
evidence and notify emergency services, the insurer
and relevant contractors. Then identify the plan
boundary, maintenance responsibility, contract, by-
law, defect, approval and insurance pathways. Do not
admit liability, destroy failed components or commis-
sion irreversible work beyond emergency necessity
before the evidence and insurance position are se-
cured.

For major defects, establish a privileged legal and
technical workstream where appropriate. Preserve
limitation dates, statutory warranty and insurance no-
tices, developer and contractor correspondence, ex-
pert independence, access rights and rectification
evidence. The committee should report verified facts
and funding implications to owners without preju-
dicing claims. Settlement authority, releases and con-
fidentiality obligations must be approved by the
correct decision-maker.

14.20
Dispute strategy and escalation
Frag R s 4R

A dispute file begins with an outcome, authority and
evidence plan. Identify the parties, legal issue, de-
cision under challenge, limitation or response date,
relevant records, commercial objective, likely cost and
settlement authority. The usual BCCM pathway is
reasonable self resolution, then conciliation and, if un-
resolved or unsuitable, adjudication. Urgent interim re-
lief, court or tribunal proceedings and contractual
processes require separate advice.

» Use one chronology and one indexed evidence
bundle; distinguish fact, allegation and opinion.

» Record without-prejudice and settlement
communications in a controlled location.

« Set decision gates for legal spend, expert scope,
offers, proceedings and settlement.

 After resolution, update contracts, by-laws, asset
controls and communications so the dispute does
not recur.
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The first 9o days of a new committee

WMZBEFEIH

PERIOD PRIORITY ACTIONS PARTNER'S CONTROL QUESTION

BFER BRITH AR ANEHREE

Days Confirm members, offices, module, CMS, delegations, bank access, Who can decide, sign, pay and

1-14 insurer, manager, records and urgent dates. communicate today?

F1E14 REE ~ B~ A - CMS ~ 124 ~ SRITIEIR ~ RIEA ~ BIEA ~ BHRKRE SRHEHARR « RF ~ (IRKEA?

H =HHE -

Days Adopt meeting calendar, conflicts register, action register, contract Can every current obligation be found
15-30 register, procurement protocol and incident matrix. and assigned?

$15E30 BAEEHRE - FmER -« 178 « OGS - SRIEREREHRIER BIERTERFESHEL DR ?

H

Days Review cash, arrears, budget, sinking-fund forecast, insurance, major  What could cause uninsured loss,
31-60 assets, defects, claims and contractor exceptions. service failure or a special levy?
$31E60 EIRE I FBE - REESTER - RIR  EXEE  HhIE - REKREE BEERSIBERERIEL - RBRNEFHIER
=] ISk o &2

Days Publish priorities, approve a 12-month work plan, close legacy actions What will owners be able to measure at
61-90 and commission proportionate specialist advice. year-end?

F61E0 AMBREIE - HELER TIFE  SREZTHULBEEBEERR © FREFEIAIGEEERR ?

H

14.22

Annual governance calendar and assurance cycle
TERE IR HAR AL E IR

AV Annual committee governance calendar ~ ZEEFEE/REHTE

Q1- Reset Q2 - Test
F—F -8R BIF - AE
Roles - registers - contracts Budget - insurance - defects
BE - Bic - 249 FEH - 1RIR - BREG
ANNUAL
CONTROL
FEEREIR
Q4 - Prepare - Q3 - Assure
BIE - 6 e ENE =N
AGM - forecast - handover Procurement - assets - risk
FEARE -8R - 4 g - BE - AR

Monthly: cash - actions - arrears - claims - contracts - compliance
SR BHE - 178 IR - RE - 209 - 58
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The committee should operate to a 12-month assur-
ance calendar rather than reacting only to meetings.
Monthly review covers cash, arrears, actions, incid-
ents, claims, contracts and compliance. Quarterly re-
view tests risk, asset condition, procurement, deleg-
ated authority and forecast variance. Annual review
prepares the AGM, elections, budgets, insurance,
sinking-fund forecast, contract strategy, records han-
dover and the next committee’s priorities.

14.23

Bl4E AREFETEIAERZEZES
ZEERR12ERZERIZENF » MIFREERRKER

& - BRESRE « KR 178 T RE - ZORE

R BFAERE BERT 558 - RERFEIER; &
FEBEERG ER  BE - 7R REESER - 24
KBS BN TEZEEELEE -

Decision drafting, minutes and the committee dashboard

WHHEE © SRR B B ORI

Good governance becomes repeatable when the
committee uses standard drafting structures. A motion
should state the legal act to be done, the amount and
fund, the counterparty, the authority to sign, the limits
on variation, the implementation timing and the report-
ing record. Minutes should record the decision and
prescribed facts; a decision memorandum may separ-
ately record fuller reasons where the issue is com-
plex, sensitive or likely to be challenged.

ZEERARERERE  RFAEAIERNIT - BIEME
SRR EHRARITR « REERESE - REHTT « BER
- BERY) - RITRBRERERCE - FRCHRELTHERR
REIEAEE ; EREH - BURERIRER B > RIS LURR
BTHR LB RIE o

TEMPLATE MODEL STRUCTURE QUALITY TEST
&7 TREBZRHE B Al
Motion That the committee [approve/engage/give notice] under [authority], on Can a stranger implement it
E b [scope], for [price/fund], authorising [person] subject to [controls]. without guessing?

ZESRBERINE BEFHEN > BER[EE] > B8 BEER[EH] I FREAESTERBIENT?

IREINL] » BREHIAIR ©
Minute Attendance, quorum, disclosures, exact motion, amendment, votes, result,  Can the statutory process be
e T tabled documents and implementation hold. reconstructed?

HFE  JEEA ~ BRIR ~ STEENE © B1E « RE - BR ~ IERNMGRBITER RESEBETERR ?
Action Resolution reference, responsible owner, deadline, milestone, cost, Does overdue work become
entry evidence, status and closure. visible before loss occurs?
TEhsCER REEZRE| ~ BEA ~ HAIR ~ B2 « AN ~ 38R~ ARAS AR o BEA T (ERE R TE48RAIRRIR ?
DASHBOARD
MEASURE GREEN AMBER OR RED
BRIRIEE Eog] HBHOE
Decisions Authority note, exact motion and record Retrospective approval, missing reasons or unclear owner.
e GBI, EIHLE « B RRREEATE o

FEMREREA ~ STEEFHRRACIESR ©
Finance Reconciled, within forecast and Unreconciled item, cash pressure, arrears or unbudgeted
BATE supported. commitment.
BHIR - FETRARERE RER ~ IWEBS] ~ RRFTREINEHE o
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DASHBOARD

MEASURE GREEN AMBER OR RED

BRIRIEE Eog=) HBFLAE

Contracts Dates, insurance, performance and Expired insurance, missed notice, scope drift or
244 variations current. undocumented variation.

Assets + risk
BE+ AR

B~ Rk~ RIRREE RN
Inspections, maintenance and claims on

plan.
BE ~ SRR ERET BT o
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REZEHA ~ $BEA « SEIFBERCEHEE o

Safety issue, recurring defect, uninsured exposure or
overdue statutory action.

L2 « BERE - BREERSBIEEITE



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
FRETR » TAEREMETFRG - MERETZAE
BERVARAER - BURIRMERIZA « £ « AIBER) - HEE
BB BRNRERAE » URAERMEENIRITER -

BELN - MERM - PHERZISEE ERER 0 BESHE
VYHELTHERERR - MPEXFER > BT RE -

Kevin Pai A5z

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

Queensland Strata Property Guide
ETROEERYEEE

lllustrated bilingual edition - Version 1
ERZEEERR - F1hR

5 August 2026 / 2026%8H5H
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