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1.1 INTRODUCTION

This guide is intended to assist surveyors in the preparation of strata plans for registration pursuant to the Strata Title Act 2000.  This guide is intended to be a general guide only and legal advice should be sought in relation to the preparation of each individual plan.

1.2 CONCEPTS OF THE STRATA TITLE ACT

(a) Subdivision 

The Act provides that “Land” is able to be subdivided in accordance with the Act.  Land is defined in the Act to mean land that is registered under the Land Leases Act [CAP 163], which is subject to an Approved Lease and included within a Physical Planning Area under the Physical Planning Act [CAP 193]. 

The Act contemplates that land may be subdivided into two or more strata (levels) which may also contain lots and common property.  The Act reads as though it only contemplates the subdivision of a building into lots (“building lots”).  

However, with some manipulation, the Act can be used also for the creation of cluster or group title type development (“bare land lots”) or for the creation of a mixed type of development consisting of both building lots and bare land lots. 

A strata plan under the Act must as a basic requirement subdivide land into 2 or more stratum or levels.  The levels may then be further subdivided into two or more lots if required.  A strata plan usually contains area that is designated as common property, which is land or that part of the building not included in a lot.  However, a strata plan under the Act does not have to include an area of common property.

The Act also provides that a lot can be further subdivided by lodging a plan of re-subdivision.  

It is also possible to create a lot that consists of two or more parts that are not contiguous.   These lots are shown on a strata plan with a description such as “part lot X”.  An example of this would be where the main part of the lot may be in a building and the other part of the lot, which may be designed for parking a motor vehicle is located elsewhere on the strata plan.  The parts of the lots do not need to be contiguous on the plan, however the parts are all contained in the one certificate of title.

(b) Strata plan 

A strata plan is defined in the act as a plan which.

(a) 
is described in its title or heading as a strata plan; and 
 

(b) 
shows the whole or any part of the land comprised in it as being divided into 2 or more strata, whether or not any such stratum is divided into 2 or more lots; and 
 

(c) 
complies with the requirements of section 4; 
  
and includes a plan of re-subdivision of any lots in a strata plan registered under this Act and any amendment of the strata plan or plan of re-subdivision registered under this Act; 

The essential element of a strata plan is that the land is divided into 2 or more strata (levels).  The levels may be further divided into lots and common property. If the levels are not further divided then the whole level will comprise the lot for the purposes of the Act.  The strata plan although not required to have common property, will commonly do so to enable access to the lots form the parcel. 

(c) Staged Development

There is a limited ability to stage a subdivision development under the Act.  The Act enables a lot to be further subdivided into more lots.  The new lots created by the re-subdivision become lots in the original scheme.

This will allow a developer to register a strata plan for the lots that are constructed and leave the remaining part of the parcel (that is to be further developed) as one large lot separate from the common property.  This lot can then be further subdivided at a later time.  

(d) Common Property

The common property is comprised of all of those parts of the parcel that are not included in a lot.  The common property will typically include all areas that will provide access or entry to the lots or contain facilities to be shared by all proprietors such as swimming pools and tennis courts.

The common property is owned by all of the proprietors as tenants in common in the same proportion that their unit entitlement bears to the aggregate unit entitlement contained in the unit entitlement schedule.  The proprietors are not able to deal with their interest in the common property other than as part of the sale or transfer of their lot.

The body corporate are able to sell transfer or lease part of the common property on the passing of a unanimous resolution.

Whilst most strata plans will include an area or areas of common property it is possible to register a strata plan without the creation of common property, as the essential aspect of a strata plan is only that the land is divided into two or more strata.

(e) Lots

The lots are created at the same time as the common property on registration of the strata plan.  All of the lots will initially be owned by the lessee under the lease (“the developer”) until the developer sells all or some of the lots. 

Each lot is issued with its own certificate of title on registration of the strata plan in form 11.  The proprietor of a lot is free to sell mortgage or transfer the lot.  The obligation to repair and maintain the lot falls on the proprietor of the lot.

(f) Boundaries

The boundaries of lots and common property raise important issues and can be the source of many disputes regarding repair and maintenance.

(i) Building lots

Unless otherwise stipulated in the strata plan the common boundary line for building lots with another lot or with common property is in the middle of the wall floor or ceiling, as the case may be.  If the boundary line is to be otherwise, a notation will need to be made on the strata plan detailing the location of the boundary.  There may be some significance in moving a boundary line to a different location to accommodate issues regarding ownership or repair and maintenance issues.
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This is a cross sectional view.

This diagram shows lots in a building on a strata plan and the location of the boundary.  The external walls and roof and roof space in the building are common property as is the land on which the building sits and its foundations.  The lots are totally within the building and the boundaries between the lots and the common property is in the middle of the floors walls and ceilings.

(ii) Bare land lots 
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This view is looking at the location plan.  The location of boundaries for bare land lots are as delineated on the strata plan.

(iii) Strata Plan containing building lots and bare land lots.
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This view is also looking at the location plan. There will be also a floor plan showing the lots in the building.

The boundaries for the lots in the building will be as described above and the boundaries for the bare land lots will also be as described above. 

(g) Lot entitlements 

Each lot has a lot entitlement, which is specified in the schedule of unit entitlement contained in the strata plan.

The lot entitlement for the lot determines the proportion of the body corporate budget payable by the proprietor of the lot.  The lot entitlement also determines the value of the voting entitlement on a poll at a general meeting of the body corporate as well as the proportion of the interest in the common property.

There is no guidance in the Act as to how the lot entitlements should be calculated. Generally, lot entitlements can be set by the developer on the basis of the value of a lot or the area contained in a lot as it compares to the other lots.

1.3 FORMS OF DEVELOPMENT

(a) Unit buildings

The Act allows a multi-level building to be subdivided into different levels and lots on each level.  The Act can be used to subdivide an existing building or can be used for a totally new building development.

The access to the lots is through common property, which will be by stairs or lift.

(b) Duplex and Town houses

The can also be utilised to develop duplex or town houses or subdivide existing buildings in this configuration.  This type of development will typically include attached or semidetached housing.  However, a surveyor must keep in mind the basic requirement of the Act is that the strata plan must subdivide the land into at least two levels.

(c) cluster houses

A cluster house type development will resemble a traditional form of subdivision.  Each house will be detached and built on entirely within the boundaries of a lot (a bare land lot). 

The major difference from a traditional form of subdivision, will be the establishment of a body corporate.  This type of development could be used to provide a resort style of living accommodation with the provision of common facilities for all owners of lots in the development.

Again, a surveyor must keep in mind the basic requirement of the Act is that the strata plan must subdivide the land into at least two levels.

(d) Mixed developments 

Developments involving a mixture of building units and bare land lots can be achieved under the act.

1.4 PREPARATION OF A STRATA PLAN

(a) Surveyor to prepare Strata Plan 

A strata plan may only be prepared by a surveyor registered under the Land Surveyors Act [CAP 175].

(b) Content of strata plan 

The Act prescribes a number or requirements that a strata plan must contain;

· Particulars of the lease to identify the parcel;

· Delineate the lots and distinguish them by numbers;

· Show the approximate floor area of each lot;

· Endorsement of the schedule of unit entitlements;

· Endorsement of the name of the building;

· Endorsement of the address for service of documents;

· Endorsement of the certificate of the surveyor;

· Endorsement of the certificate of the consenting authority;

· Details of any easement or restriction of user;

(c) Form of strata plan

A strata plan must comply with the following:

(1) The Plan is to be printed on one side of the specified type and size of paper as detailed in the regulations.  Care should be taken to ensure that the plan is not creased and remains free of blemishes, otherwise it may be rejected for registration by the Director.

(2) The plan must consist of the following sheets:

(a) The first sheet must be in form 1 and contain

· Sufficient particulars to identify the parcel;

· Notation of any easements or restrictions as to user;

· Endorsement of the name of the building and address for service of body corporate;

· Endorsement of the surveyor’s certification in the space provided;

· Endorsement of the consent authority’s certification in the space provided; and

· A plan (the location plan) 

· delineating the boundaries of the parcel and the location of any building or structural feature in relation to such boundaries and the boundaries of any lot not contained in a building. (if there is insufficient space on the form 1 the words “see additional sheet #” should be inserted in the space provided and the location plan should be drawn on a form complying with Form 2 and

· indicating the site of any easement or restrictive agreement, together with sufficient indication of the nature of the easement or restrictive agreement to distinguish it from any other easement or restrictive agreement intended to be created upon registration of the plan; 

(b) The second sheet should contain the schedule of unit entitlement.  The schedule of unit entitlement may be contained in Form 2 or if there is no other matter to be disclosed may comply with the specifications of an instrument under regulation 18
;

(c) A location plan in form 2 (if it cannot be included on the form 1) and 

(d) A floor plan or plans of the lots in form 2

(i) illustrating the lots and distinguishing those lots by number or other symbols; and 
(ii) defining the boundaries of each lot in the building by reference to floors, walls and ceilings, provided that it is not necessary to show any bearing or dimensions of a lot; and 
(iii) showing the approximate floor area of each lot; and 

(e) Form 3 certificate of surveyor stating that the building shown on the strata plan is within the external surface boundaries of the parcel and where eaves or guttering project beyond such external boundaries, that an appropriate easement has been granted as an appurtenance of the parcel;. 
  (This form is an instrument and must comply with specifications outlined in regulation 18) 

(f) Form 13 certificate of consent authority. 
 (This form is an instrument and must comply with specifications outlined in regulation 18) 

(3) The sheets of the plan should be endorsed on the top right hand corner “Sheet no. #   of  # sheets.  The sheets should be numbered consecutively and include the instruments lodged with the plan including the schedule of unit entitlement (if prepared as a separate instrument) and the Form 3 and Form 13. 

(4) each lot numbered consecutively commencing with lot 1 and terminating with a lot number corresponding with the total number of lots comprised in the plan; and

(5) where a numbered lot is shown as consisting of more than one part - each part described as part of that numbered lot.

The regulations provide that a strata plan prepared in accordance with the model plans contained in forms 14, 15 or 16 shall be deemed to be prepared in accordance with the Act and the regulations. 

Relevant regulations 

(iv) Form 1 

The form 1 must contain the following;

· Sufficient particulars to identify the parcel;

· Details of any easements or restrictions as to user;

· Endorsement of the name of the building and address for service of body corporate;

· Endorsement of the surveyor’s certification in the space provided;

· Endorsement of the consent authority’s certification in the space provided; and

· A plan (the location plan) delineating the boundaries of the parcel and location of the building and any structural feature.

· Details of any easement or restriction of user.

(v) Location Plan (on Form 1 or additional sheet if insufficient room)  (Regulation 7) 
A location plan must be drawn showing the following:

(a) the north point, which must be directed upwards;

(b) the external boundaries and the lengths of the external boundaries of the parcel which, if the plan is to be registered over the entire area which is subject to the relevant approved lease, will be identical with the external boundaries on the plan showing the area subject to the relevant approved lease area;

(c) the reduction ratio to which the plan is drawn, being a reduction ratio which will allow all details and notations to be clearly shown;

(d) the projection onto a horizontal plane of the external limits of:

(e) the building; and 

(i) any other structural feature used in the plan to define boundaries of lots or parts of lots; and

(ii) any lots or parts of lots not within the building;

(f) if

(i) any part of the building is within 2 metres of a boundary of the parcel; or

(ii) in the case of a lot which is not within the building but is defined by linear measurement from a part of the building or from a part of some other structural feature - any part of that lot is within 2 metres of a boundary of the parcel

the perpendicular distance from that part of the building or of the structural feature to that boundary of the parcel;

(g) the identity of: 

(i) the building by reference to the name of the building, street number (if available), the material of its external construction and the number of floors or levels; and 

(ii) any other structural feature used in the plan to define lots or parts of lots, by reference to its nature and the material of its construction; 

(h) the identity of all adjoining lands; 

(i) sufficient information under regulation 14 to define the site of: 

(i) any easement or restrictive agreement intended to be created upon registration of the plan; and

(ii) any easement or restrictive agreement which at the time of registration of the plan is intended to be created in the future;

and to show the relationship of any such sites to the boundaries of the parcel;

(j) the site, nature and origin of any existing easement or restrictive agreement affecting the parcel and sufficient information to define such site and show its relationship to the boundaries of the parcel; 

(k) where any encroachment exists in respect of a wall - the relationship of the inner surface of the wall to the parcel boundary beyond which the wall encroaches. 

(vi) Floor Plan (Regulation 6)

(1) A floor plan must be drawn showing the following: 
(a) the north point, which must be directed upwards;

(b) the reduction ratio to which the plan is drawn, being a reduction ratio which will allow all details and notations to be clearly shown;

(c) by continuous lines, the boundaries of lots or whole separate parts of lots, in a manner whereby boundaries defined by walls or other structural features are clearly distinguished from boundaries defined by lines only;

(d) where the boundary of a lot is defined by reference to the surface of a wall - linear connections to that surface and such linear dimensions of that boundary  necessary to define that boundary; 

(e) where the boundary of a lot is defined by reference to the surface of a floor or ceiling - such vertical connections and notations as are necessary to define that boundary; 

(f) notations sufficient to ensure that each cubic space forming the whole of a lot or a whole separate part of a lot is fully defined.

(2) All linear connections shown on a floor plan must be referred to a stated surface of a floor, wall, ceiling or structural feature.

(3) No reference must be made in a floor plan to the relationship of boundaries of lots to boundaries of the parcel. 

(vii) Schedule of Unit Entitlement (Regulation 15) 

(1) A schedule of unit entitlement must: 
(a) contain a reference, set out in vertical columns in numerical sequence, to the number of each lot in the strata plan; and 

(b) have set out opposite each lot number, in whole numbers, the proposed unit entitlement of that lot; and

(c) show a proposed aggregate unit entitlement, which must be the numerical total of the proposed unit entitlement of all lots in the strata plan.

(2) Despite subregulation (1), the references to successively numbered lots having the same unit entitlement may be grouped in abbreviated form instead of being set out in vertical columns. 
An example of a schedule of unit entitlement is as follows:

	
	Lot No.
	Entitlement
	Title Reference

	
	1
	10
	

	
	2
	4
	

	
	3
	6
	

	Aggregate
	3
	20
	


The schedule of unit entitlement may be endorsed on the strata plan in Form 2.  However if the sheet disclosing the schedule of unit entitlement contains no other information a form complying with regulation 18 (an instrument) may be used.

Regulation 4(3) provides as follows:

Despite subregulations (1) and (2), any sheet of a plan referred to in subregulation (1) which compromises the whole or part of a schedule of unit entitlement and no other matter may comply with the requirements of regulation 18.

(viii) details of easements and restrictive agreements (Regulation 14) 
(1) In any plan lodged in the office of the Director of Land Records for registration as a strata plan which, upon registration, is intended to create an easement or restrictive agreement: 

(a) the site of the easement or restrictive agreement must be indicated in the plan drawing area, together with sufficient indication of the nature of the easement or restrictive agreement to distinguish it from any other easement or restrictive agreement intended to be created upon registration of the plan; and 

(b) a statement of intention to create such easement or restrictive agreement must be legibly printed in dense black waterproof ink in the panel provided for that purpose on the first sheet referred to in paragraph 11(a); and 

(c) a statement referred to in paragraph (1)(b) must not incorporate the text of the easement or restrictive agreement nor specify the land intended to be benefited or burdened thereby.

(2) A plan referred to in subregulation (1) must be accompanied by an instrument in the form prescribed by the Director of Land Records setting out the terms of that easement or restrictive agreement.
(d) Technical specifications of form of Strata Plan

Drawing of Plan - Regulation 4

(1) A plan lodged in the office of the Director of Land Records for registration as a strata plan must be drawn on one side of a plan sheet only, and must be drawn on a matt surface on: 
(a) tracing linen of good quality; or

(b) polyester film or some other medium approved by the Director of Land Records.

(2) Each sheet of a plan 

(a) must be free from blemishes and creases; and 

(b) must have (except as provided in subregulation (3)) external dimensions of 420 millimetres by 297 millimetres (standard A3 size); and

(c) must have a surrounding margin of 10 millimetres, and no printing, writing or other notation (other than directions or notations by Land Records) must appear in, or extend into, any such margin.

(3) Despite subregulations (1) and (2), any sheet of a plan referred to in subregulation (1) which compromises the whole or part of a schedule of unit entitlement and no other matter may comply with the requirements of regulation 18. 

(4) The first of the sheets referred to in subregulation (2) must be numbered as sheet two of the plan referred to in subregulation (1) and any further such sheet must be numbered progressively. 

(5) The first sheet of a plan lodged for registration as a strata plan which comprises a floor plan must receive a number next following the last number allocated to a sheet referred to in subregulation (2) and any further sheet comprising a floor plan must be numbered progressively. 

(6) A plan referred to in subregulation (1) must comply with the other provisions in these regulations. 

Plan Requirements – Regulation 5

A plan lodged in the office of the Director of Land Records for registration as a strata plan must comply with the following requirements.

(a) all linear dimensions: 
(i) of lots must be shown on the plan; and 

(ii) must be expressed in metres and not in any other unit of measurement of length (whether or not related to the metre), without the use of any symbol or abbreviation to represent the metre;

(b) if a linear dimension of less than one metre is shown - the decimal point must be preceded by “0”;

(c) “0” must not be shown as the last character of a linear dimension to the right of the decimal point; 

(d) linear dimensions may be expressed as follows:

(i) if 50 metres or less - to the nearest 0.005 metres;

(ii) if more than 50 metres but not more than 500 metres - to the nearest 0.01 metre;

(iii) if more than 500 metres-to the nearest 0.1 metre;

(e) all areas shown on the plan:

(i) of less than one hectare must be expressed in square metres (to the nearest square metre); and 

(ii) of one hectare or more must be expressed in hectares (using not more than four significant figures);

and not in any other unit of measurement of area (whether or not related to the square metre or hectare, as the case may be);

(f) the expression of an area on the plan must be accompanied by the following symbols: 

m2 (in relation to square metres); 

ha (in relation to hectares);

(g) the reduction ratio at which the plan is drawn must be one of the following ratios (or multiples of powers of ten of those ratios): 

1:50;

1:100;

1:125;

1:200;

1:250;

1:300;

1:750;

(h) all words, letters, figures and symbols appearing on the plan must, except where the Director of Land Records otherwise approves, be: 

(i) shown in capital letters, except as provided in paragraph (f); and 

(ii) open in formation and construction;

(i) bearings must not be shown on any sheet of a plan lodged in the office of the Director of Land Records for registration as a strata plan except where forming part of specified survey information referred to in regulation 8;

(j) angular relationships must be established by linear dimensions and rectangular offsets only and not by the use of angular dimension except in the case of an angular dimension of 90º which may be shown as such on a floor plan;

(k) the total area of a lot in a plan lodged in the office of the Director of Land Records for registration as a strata plan must:

(i) be shown within or relevant to the most significant part of the lot; and 

(ii) be the exact mathematical total of the areas shown elsewhere in the plan within or relevant to the component parts of the lot. 

Survey Information - Regulation 8
(1) The Director of Land Records may permit specified survey information sufficient to define the perimeter of a parcel to be shown on a location plan. 

(2) A plan lodged in the office of the Director of Land Records for registration as a strata plan must contain:

(a) a certificate by a surveyor in form 3; and

(b) after agreement under subregulation (4) - a certificate in form 21.

(3) Until agreement under subregulation (4) is reached, the surveyor who provides the certificate under paragraph (2)(a) must, when the plan is lodged for registration as a strata Plan, lodge with the Director of Land Records two plans drawn in accordance with regulation 4 signed by the lessee under the lease of the relevant land together with the following:

(a) the certificate endorsed under subregulation 9(2);

(b) the certificate endorsed under paragraph (2)(a);

(c) the appropriate fee for registration of the strata plan; 

(d) the application referred to in subregulation 3(5).

(4) If the Land Surveyors Board created under subsection 4(1) of the Land Surveyors Act [CAP 175] unanimously agrees, this subregulation and subregulations (5) and (6) apply instead of subregulation (3), the surveyor who provides the certificate under paragraph (2)(a) must first lodge with the Director of the Department of Land Surveys:

(a) two plans drawn in accordance with regulation 4 signed by the lessee under the lease of the relevant land together with

(i) the certificate endorsed under subregulation 9(2); and

(ii) the certificate endorsed under paragraph (2)(a), and

(b) the fee for checking and approval of that plan by the Surveyor General and the Director of the Department of Land Surveys.

(5) As soon as possible after being satisfied that the plans comply with the Act and these regulations, the Surveyor General and the Director of the Department of Land Surveys must:

(a) provide the certification under paragraph (2)(b) in the form set out in form 21; and

(b) return to the surveyor who lodged them the two plans endorsed with that certification together with the certificates endorsed under subregulation 9(2) and paragraph (2)(a).

(6) When the plan is lodged for registration as a strata plan, the surveyor must lodge the two plans with the Director of Land Records signed by the lessee under the lease of the relevant land together with the following:

(a) the certificate endorsed under subregulation 9(2);

(b) the certificate endorsed under paragraph (2)(a);

(c) the certificate endorsed under paragraph (2)(b);

(d) the appropriate fee for registration of the strata plan; 

(e) the application referred to in subregulation 3(5).

(7) After registering the strata plan, the Director of Land Records must:
(a) deliver one of the plans to the Director of the Department of Land Surveys with the relevant strata plan number endorsed; and 

(b) retain one of those plans in the Strata Plan  Register. 

(e) Requirements for Amendment of Strata Plan - Regulation 10

A plan lodged in the office of the Director of Land Records for registration as an amendment of a strata plan must include:

(a) a first sheet in conformity with form 1 on which are set out: 

(i) the name of the body corporate formed on registration of the strata plan to be amended; and

(ii) a statement containing such particulars as may be necessary to identify the parcel; and

(b) where necessary, additional sheets numbered progressively. 

(f) Strata Plan - Additional Sheet - Regulation 12

Each additional sheet of a plan lodged in the office of the Director of Land Records for registration as a strata plan must:

(a) be endorsed in the top right corner - “Sheet ……. of …….. sheets”; and 

(b) be signed by the clerk of the consent authority and, except in the case of a sheet showing only a schedule of proposed unit entitlement, by the registered surveyor; and 

(c) be in conformity with form 2 except where the additional sheet is a sheet referred to in subregulation 4(1) which complies with the requirements of regulation 18. 

(g) Effecting alterations to strata plan once lodged - Regulation 13

(1) A sheet of a plan lodged in the office of the Director of Land Records for registration as a strata plan must be: 
(a) altered only by striking through the matter intended to be altered and not by rubbing, scraping or cutting the surface of the sheet; and

(b) replaced if, in the opinion of the Director of Land Records, any alteration will render it unsuitable for copying by photographic or similar means.

(2) An alteration to a sheet of a plan lodged in the office of the Director of Land Records for registration as a strata plan must be authenticated:

(a) by the surveyor, except in the case of a sheet showing only the whole or a part of a schedule of proposed unit entitlement; and

(b) by the appropriate consent authority if the alteration concerns the definition of a lot boundary or affects the proportional unit entitlement of any lot in the strata plan. 

(h) Definition of instrument - Regulation 17

(1) In this part Instrument means an instrument, in a form prescribed by these regulations, or required or authorised by the Act or these regulations, to be lodged in the office of the Director of Land Records, but does not include: 
(a) any sheet of a plan in form 1 or form 2; and

(b) a certificate or other matter if it is endorsed upon a sheet of a plan referred to in regulation 17(1) (a); and 

(c) an instrument referred to in regulation 14(2). 

(i) Instrument Requirements - Regulation 18

(1) An instrument must comply with the following requirements:

(a) the text must be printed or written across the width of each sheet of paper used and each such sheet must have clear margins:

(i) on its face of not less than 38 millimetres (on the left-hand side) and 13 millimetres (on the right-hand side, at the top and at the bottom); and 

(ii) on its reverse side of not less than 38 millimetres (on the .right-hand side) and 13 millimetres (on the right-hand side, at the top and at the bottom);

(b) each sheet must be:

(i) free from creases, blemishes and discolouration; and

(ii) 394 millimetres in length by 254 millimetres in width;

(c) handwriting and any imprint of a seal must be clear and legible and in permanent black non-copying ink;

(d) typewriting may be used provided a dense black non-copying record ink is used and the lines of typewriting do not overlap;

(e) printing or writing must not extend into any margin;

(f) any alteration must be made by striking through the matter intended to be altered and not by rubbing. scraping or cutting the surface of the paper, and the alteration must be initialled or verified by the parties to the instrument;

(g) any annexure to an instrument must be:

(i) identified on the annexure itself as an annexure to the instrument; and

(ii) signed by the parties to the instrument (or, where a corporate body is a party, signed by a person who appears to have attested the affixing of the seal of the corporate body); and

(iii) referred to in the body of the instrument.

(2) Annexures may, where appropriate, be prepared by means of a photographic or similar process approved by the Director of Land Records and, if so prepared, must:

(a) so far as relevant comply with paragraphs 18(1) (a), (b), (c), (d), (e) and (f); and

(b) in respect of any printing reproduced on the Annexure contain only printing which is permanent and legible with a dense black image free from excessive background; and

(c) be so prepared that the reproducing process does not affect the quality and permanence of the paper; and

(d) contain only original signatures, seals and initials. 

1.5 APPLICATION FOR REGISTRATION OF STRATA PLAN

(a) Form of Application

An application to register a strata plan must be in Form 19
.  The form must indicate among other things

· The full name of the lessee of the land

· The full name of the person on whose behalf plan is lodged 

· The full name of the person by whom the plan is lodged as well as their full postal address

· The name and contact details of the surveyor;

· The details of the relevant lease or leases;

· The number of lots to be created by reference to the first lot number and the last lot number;

(b) Lodgement of Application

An application must be lodged in person with the office of the Director of Land Records (“the Director”) together with:

· Two prints of each sheet of the plan;

· For a plan of subdivision – the lease of the land comprising the parcel;

· For a plan of re-subdivision – the certificate of titles for the lots and for the common property in the strata scheme;

· The terms of any easement or restrictive agreement prepared in accordance with regulation 18; 

· The prescribed fee

(c) Instrument Lodgement - Regulation 19

(1) An instrument intended to be lodged in the office the Director of Land Records must be produced by hand to the proper officer and be accom​panied by the prescribed fee. 

(2) A lease to be noted in accordance with paragraph 11(7)(b) of the Act and an easement or restrictive agreement to be noted in accordance with subsection 13(7) of the Act must be noted in accordance with the Land Leases Act [CAP 163].

(3) The Director of Land Records may refuse to accept for lodgement and recording any instrument which, in his opinion, does not comply with the provisions of regulation 18.

(4) A certificate by a surveyor given pursuant to paragraph 8(2)(a) must be in  form 3.

(5) A notice of destruction by a body corporate under subsection 12(1) of the Act must be in  form 4.

(6) A notification of change of by-laws made by body corporate otherwise than pursuant to section 14 of the Act must be in form 5. 

(7) A notification of change of by-laws made by a body corporate pursuant to section 14 (5) of the Act must be in form 6.

(8) A certificate by a body corporate given pursuant to subsection 11(5) of the Act must be in  form 7.

(9) A notification of change of address for service of notices on a body corporate must be in form 8.

(10) An attestation to the affixing of the common seal of a body corporate must be in form 9.

(11) A notice of a general meeting of a body corporate, other than the first annual general meeting may be in form 10.  

(12) A transfer of a lot in a plan must be in form 17. 

(d) Lodgement Fees - Regulation 25

(1) The following fees must be paid to the Director of Land Records in respect of the following matters: 

	(a)
On lodgement of a plan for registration as a strata plan
	VT 2000;

	(b)
In addition, for each lot shown thereon
	VT 500;

	(c)
Where a plan lodged for registration as a strata plan is accompanied by an instrument referred to in regulation 14 (2), irrespective of the number of lots intended to be burdened or benefited by an easement or restrictive agreement set out in that instrument:
	 

	(i)
where the plan identifies only one such easement and no such restrictive agreement an additional
	
VT 500;

	(ii)
where the plan identifies only one such restrictive agreement and no such easement, an additional
	
VT 500;

	(iii)
in cases other than those described in subparagraph (i) or (ii), an additional
	
VT 250;

	(d)
On lodgement of a substituted plan or any sheet thereof
	VT 1000;

	(e)
On lodgement of an application to amend a plan
	VT 2000;

	(f) 
in addition, if the application involves the amendment of a certificate of title:
	 

	(i)
for the first certificate
	VT 1000;

	(ii)
for each certificate after the first
	VT 500;

	(g)
On lodgement of a notification of change of by-laws
	VT 500;

	(h)
On lodgement of a notification of change of address for service of notices on body corporate
	
VT 500;

	(i)
On lodgement of a notification of variation of a schedule of unit entitlement recorded in the Strata Plan Register
	
VT 1000;

	(j)
On lodgement of an order varying a strata plan
	VT 1000;

	(k)         In addition, for each lot to which the order relates
	VT 500

	(l)
On lodgement of an order terminating a strata plan
	VT 2000;

	(m)        In addition, for each lot to which the order relates
	VT 500;

	(n)         On lodgement of a notification of destruction
	VT 2000.


 

(2) The following fees must be paid to the Director of the Department of Land Surveys in respect of the following matters if the Land Surveyors Board reaches unanimous agreement under subregulation 8(4) and if subregulation 8(3) no longer applies: 

	(a)
On lodgement of a plan for checking and approval as a strata plan 
	VT 2000.

	(b)
in addition for each lot shown in the strata plan addition to 5 lots

	VT 100;



	(c)
for any plan which contains continual survey errors which causes the Director of the Department of Land Surveys to spend an unreasonable amount of time in checking and approving that plan - such additional amount as the Director of the Department of Land Surveys regards as reasonable and appropriate.

	


(e) Inspection of Application

The Director of Land Records may inspect any strata plan presented for lodgement to the extent that he thinks fit.  The Director may refuse to accept any strata plan if it is not in a registrable form.

The acceptance of the strata plan at the time of lodgement does not preclude the Director from subsequently rejecting the plan if the Director determines that it is not in fact in a registrable form. The Director has the right to subsequently notify any matters, which may arise in the course of registration. 

(f) Registration of Strata Plan

Registration of a strata plan is effected by the Director notifying under his seal the fact and date of registration in Form 20.

A strata plan is, for the purposes of the Land Leases Act [CAP 163], taken upon registration to be embodied in the Land Leases Register.
  
(g) Deemed Compliance

Any strata plan prepared substantially in accordance with Forms 14, 15 or 16 (the forms have not been produced) is deemed to be prepared in accordance with and to comply with the provisions of the Act and the Regulations.

(h) register of strata plans

The Director is required to keep a register of strata plans, which have been registered under the Act.  This is known as “the Strata Plan Register” and must record (in the manner determined by the Director) particulars of all registrations of Strata Plans.

(i) Numbering Strata Plans 

Each Strata Plan must be given a progressive number at the time of lodgement for registration.  The plan is identified in the Strata Plan Register by reference to the number and the words “Strata Plan” or initials “SP”.  The Director can further identify a plan in any manner determined by him.

(j) Certificates of Title

Upon registration of the Strata Plan, the Director must issue certificates of title for the lots in accordance with Form 11 and for the Common Property in accordance with Form 12.

The Director in issuing a certificate of title for a lot must certify therein the proprietor’s share in the common property.   
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