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Prior to setting up Ace Body Corporate 

Management, Stephen had many years experience 

as a National Training Manager, Sales Manager and 

Administration Manager and was heavily involved in 

Sales and Marketing areas.

He has written various articles on body corporate 

management for newspapers and magazines 

in Australia and internationally. He is the author 

of The Body corporate Handbook. A Guide to 
Buying, Owning, and Living in a Body Corporate or 
Owners Corporation in Australia, he co-authored 

the bestselling book, Top Franchise CEOs’ Secrets 
Revealed, and has also authored a book called, 0 – 
52 Secrets Revealed and Lessons Learnt.

The Australian Business Executive (ABE) took the 

time to speak with Stephen about the importance 

of strata services, commissions, and being an 

authorised representative. 

Australian Business Executive: How important 

is it to provide a high level of service as a body 

corporate manager? 

Stephen Raff: Extremely important, a high level 

of service will ensure that members of the body 

corporate (BC) have complete peace of mind. 

A high level of service usually entails a body 

corporate manager being knowledgeable in key 

areas such as strata legislation, accounting, facility 

management, conflict resolution, insurance and 

property maintenance. Combining these key service 

areas will constitute a happy body corporate and 

alleviate any unnecessary stress to members. 

ABE: Why Body Corporate management must be 

done in a proper and ethical manner. 
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SR: Acting in a proper and ethical manner as 

a Body Corporate manager is fundamental to 

longevity. A Body Corporate Manager’s reputation 

is their livelihood and if a manager is working in an 

unprofessional manner then they will be found out 

very quickly. 

Also, managers are responsible for the Owners 

Corporation’s financials and the most expensive 

asset that most people own, which is their home. 

Body Corporate Management requires patience 

and understanding, if a person does not have these 

characteristics to start with, then it is highly unlikely 

that they will survive. 

ABE: Explain the consequences of national 

licensing no longer occurring?

SR: It means that outside NSW and the Northern 

Territory there are no real barriers to entry to 

prevent unqualified people setting up as strata 

managers.  Several other states including WA have 

recognised that there are real and growing risks 

with billions of dollars in owner funds and trillions 

in asset values at stake.  National licensing was 

seen as offering a solution but now it’s back to the 

drawing board at state level. That will take many 

years and for now the industry itself is focussing 

on its own accreditation program through Strata 

Community Australia to provide a clear nationally-

recognised guide to the qualifications and 

experience of prospective managers. 

ABE: Why are insurance commissions a necessity 

for managers?

SR: Insurance commissions are the long-
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in managers receiving a commission. Managers 

are required to disclose this commission and the 

reasons for it to the Owners Corporation.

ABE: What’s the importance of being an authorised 

representative?

SR: Being an authorised representative of two 

insurance providers means the strata manager 

has been trained in and is qualified to give general 

and factual advice on those insurance products.  

It also means their clients are protected by the 

liability cover of the insurance provider if something 

goes wrong and the advice turns out to have been 

incorrect.

ABE: As part of this edition’s focus on Western 

Australian issues, we asked Stephen if there were 

any WA specific issues to watch out for. 

SR: Yes. In fact, next year WA will get the long 

awaited reforms to its Strata Title Act. In addition 

to that, in the future WA will begin to feature 

more commercial and residential properties that 

will frequently be neighbours, often in the same 

mixed-use development. This has already been 

done in Victoria. In Victoria, mixed use Owners 

Corporations work very well. Generally, you have 

multi strata schemes in the one development. As 

an example, the unlimited Strata Scheme is usually 

referred to as Body Corporate number 1, of which 

all owners are members. The mixed use part of the 

Body Corporate (the commercial side) would be 

Body Corporate 2. The residential part would be 

Body Corporate 3, in a mixed use development you 

would then have BC2 and BC3 being referred to as 

limited BC’s.

Each of these Body Corporates are an entity in their 

own right and can sue and be sued and therefore 

will need separate ABN’s, accounts, committees, 

budgets and separate financials.

Now some developments can have many limited 

BC’s within the one development. Ace Body 

Corporate Management has one development that 

has 13 limited Body Corporate’s, plus the unlimited 

BC being BC1 equalling 14 in total. It will always 

depend on the design and layout of the Body 

Corporate as to how many Body Corporates will be 

required.

Every Body Corporate is limited to the expenses for 

that BC, so generally an owner of one unit would be 

a member of BC1 and a member of one limited BC. 

This creates transparency and clearly defines who 

is responsible for what expenses. This has worked 

well in Victoria and I am sure it will work well in 

Western Australia.
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established market mechanism for the cost 

associated with the key role played by strata 

managers in the insurance supply chain.  Each 

building is different and the manager is usually 

best placed and best qualified to source the most 

suitable cover. Managers also play a key role in 

insurance claims management.  Commissions 

are a portfolio-based form of remuneration and 

are therefore usually more efficient than a fee-for-

service arrangement where fees have to be agreed 

on a transaction by transaction basis.

If a fee-for-service system was implemented, 

Owners Corporations/Body Corporates would be 

extremely disadvantaged as insurance premiums 

will most likely dramatically increase and the 

professional service level will decrease.  Also, 

it is my opinion and the industry’s that many 

small boutique strata companies would go out of 

business, which will definitely disadvantage the 

strata industry and profession alike. 

The payment of insurance commissions is currently 

a transparent process and in my opinion there is no 

reason to change. 

It is only a small minority of owners lobbying 

government, the majority of owners see the benefits 
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