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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 2 — HISTORY OF STRATA LEGISLATION IN QUEENSLAND

The first task in a Queensland strata matter is to
identify the governing statute from the current title, re-
gistered plan and scheme documents. The modern
BCCM Act is the principal regime, but it did not abol-
ish every earlier or site-specific system. Queensland's

$28 BEBIWOEBERILELE
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history accordingly remains operational: an older Act
may still determine the body corporate structure, vot-
ing rules, maintenance obligations and dispute

pathway for a present-day scheme.

2.1

Legislative timeline

VIR AR

YEAR INSTRUMENT DEVELOPMENT

F15 &I R

1965 Building Units Titles Act 1965 Introduced separate freehold titles for units, common property, a body

corporate and unit entitlements.
SIABTTRILKAEE « HERE « FEEAERKRE TR -

Extended collective-title concepts beyond a single building, including

BERERESEREEEAES)  SFERAER -

Consolidated the earlier regimes; still applies to a limited group of legacy and

BARHRE  BRDERNBIRNERRIEEERE -

Created a site-specific resort governance and planning framework.
FAMUEE RN RIS E AR A IR R AR BIHIE

Provided a special structure used for integrated resort developments,
including Hope Island Resort land.

AR ERNEREHEIRE  SEREEERNEERANLIM

Created a site-specific statutory framework for the continuing development
and management of the South Bank corporation area.

AEAFRARBENFHERZE R BRI EMINEEGE

Established the modern community titles scheme, CMS, regulation modules
and specialist dispute resolution.

BIRAHEERIER HEEEER RESAREMFEERIEGE -
Updated Standard, Accommodation, Commercial and Small Schemes

BEHIIRE « 38« BEREBERSTEREEME -

Sunset-clause controls, economic termination, pets and the seller-disclosure

1973 Group Titles Act 1973
horizontal developments.

1980 Building Units and Group Titles Act

1980 (BUGT Act) specified schemes.
1985 Sanctuary Cove Resort Act 1985
1987 Integrated Resort Development Act

1987
1989 South Bank Corporation Act 1989
1997 Body Corporate and Community

Management Act 1997
2020 Current principal regulation

modules modules.
2023- Consumer and scheme reforms
25

regime were modernised.
R E SR IRRRIRE] ~ ABRERLLIEE ~ BB KREHIREGIE



2.2

The current BCCM architecture
FITBCCMZEHE

A modern Queensland community titles scheme is
created by registering a plan and a community man-
agement statement (CMS). All lot owners automatic-
ally form the body corporate. The BCCM Act supplies
the core legal framework; the CMS identifies the ap-
plicable regulation module, lot-entitlement schedules
and by-laws.

» Standard Module: the most regulated general
model, commonly used where many owners
occupy their lots.

» Accommodation Module: designed for schemes

with a substantial letting or accommodation focus.

» Commercial Module: adapted for commercial
schemes.

» Small Schemes Module: simplified rules for
schemes of six lots or fewer.

» Specified Two-lot Schemes Module: a highly
simplified regime for eligible residential two-lot
schemes.
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m Queensland’s BCCM legal stack 2 +#BCCMEEE 4R

GENERAL
—fg

BCCM Act

BCCMi%

Core powers, duties and dispute framework
BOES ~ B RFHRGIE

Regulation module
REEE

Procedure, contracts, finance and meetings
2~ 24 MR EH

Registered CMS
st E IR

Scheme identity, module, entitlements and by-laws
HE®EE - RERE - REkEERY

Plan and title boundaries
Bl REER LR

Lot, common property and spatial responsibility
B HEMEREHEE

Valid decisions and contracts
BRREREY

SPECIFIC

Governance in operation
JAIRAY TR PRE(F
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2.3

Why legacy legislation matters

EREG 2y EE

The BUGT Act and special development Acts were not (BHREBTRIASERL) BRI RREFIN R EER: »
simply erased. They continue for particular schemes. MIREISEIEE o AL - F8 « RPN « eSEFRIBS
Forms, by-laws, meeting procedures and dispute BICEIRERE o BRI ET RIS MELER « BAE
pathways can differ. A due-diligence report should Bl ~ 235k A FEERTE « RIS » LRI B RS

therefore identify the registered plan type, governing
Act, body corporate name, applicable module and any
layered or thoroughfare body corporate.

EXEAERE -

m Identifying the governing Queensland scheme law 57! & 8 B 7R 7A 6]

N
Start with the current title and registered plan
FERIIRITERE KRR E R
J
, \ ! \
Special Act el Is a site-specific resort Act identified? The address, building type or
BRUER ‘/ EEE RS T B ER 2 marketing name does not establish
Sanctuary Cove or integrated the governing statute.
resort IS ik ~ SRR o E R B R AEREE B
SRS E R 1! R ©
r N N
Legacy pathway JfES/ Does the title remain under the BUGT Act?
EABIEHRE / BEMRTNEBUGTARE ?
BUGT Act and project J
instruments |5
A J N
BCCM Act and the registered CMS
BCCMiE R CMS
Identify the module: Standard - Accommodation -
Commercial - Small - Two-lot
RIREIEAR ¢ R - R - - DR - BT
J
2.4
Building Units Titles Act 1965
19655 SR B TTAERETR)
Queensland’s Building Units Titles Act 1965 intro- BT (1965FREETEMREL) BILAESZE » iBKES
duced a statutory method for dividing a building into DNABIIEESNETRIEEIE o SEFSITE T E A EE
separately owned units and common property. It es- A6 L BS ST A RS AL AR AR S  IBEREATE S o WS REE
tablished a body corporate and used unit entitlements =, AR R RS o

to connect proprietary interests, voting and financial
contributions. For its time, the model substantially
improved certainty and financeability.
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The legislation was principally suited to a building-
based subdivision. It did not yet offer the sophistic-
ated staging, layered schemes, flexible plan formats
and differentiated management regimes now expec-
ted for mixed-use or master-planned communities. Its
importance lies in establishing the basic Queensland
vocabulary of unit ownership plus compulsory shared
administration.

PRACTICAL CHECKLIST BfFE

» Confirm whether an older plan was converted or
remains under legacy law.

» Do not infer boundaries from the building's visible
walls alone.

» Review entitlement schedules before allocating
historical costs.

» Check original by-laws and later registered
amendments.

PRACTICAL EFFECT BEHM2

Historical title instruments remain operational docu-
ments. Age does not make them irrelevant.

2.5

Group titles and the 1980 consolidation

MHEAEREBRO80FRRE

The Group Titles Act 1973 extended collective-title
principles beyond a single vertical building. It better
accommodated townhouses and developments where
owners shared roads, open space or facilities across
a site. The Building Units and Group Titles Act 1980
then consolidated the building-units and group-titles
regimes.

The BUGT Act remains relevant because some
schemes continue under it or under special legislation
that adopts parts of it. Its continuing operation means
that “old system” is not a casual label: it can alter
forms, meeting processes, adjudication pathways and
terminology. A practitioner must identify the legislative
source of each power instead of assuming the
modern BCCM modules apply.

17
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PRACTICAL CHECKLIST B#F8

» Read the title and plan before selecting a statutory
form.

« |dentify every amending or site-specific Act.
» Check which dispute service has jurisdiction.

» Explain legacy terminology to buyers and
committee members.

PRACTICAL EFFECT BN S

A legacy scheme can look ordinary but operate dif-
ferently. Title diagnosis is the first legal task.

2.6

Why the BCCM Act changed the model
BCCMk 2yl S ill

The Body Corporate and Community Management Act
1997 created a flexible framework for establishing, op-
erating and managing community titles schemes. In-
stead of placing every operational rule in one Act, it
combines core statutory principles with a Community
Management Statement and a regulation module
selected for the scheme.

This architecture lets the law respond differently to
owner-occupied residential, accommodation-focused,
commercial, small and specified two-lot schemes. It
also supports layered arrangements and staged de-
velopment. The flexibility is valuable, but it makes the
CMS indispensable: without identifying the applicable
module, entitlement schedules and by-laws, a reader
does not yet know the complete governance rules.

PRACTICAL CHECKLIST B#38

» Act: core rights, obligations and dispute
framework.

» Module: detailed meeting, financial and
contracting rules.

» CMS: scheme-specific identity, entitlements and
by-laws.

« Plan: legal boundaries and common property.

o

£28 BEIWOEEEILELE

s BRAERMAISCERERKRER -

* WESSFRBIEST ARSI E AL AR °
© BEAW—FREIEMAAEEEE -
* MBS REE G M S RIEERIEM:E

ERREBIMNRRIUTHES - BEFESARR ; EEFE
AP REEARIIE -

L9TEX T ZANERMESIEE) AtEEEIEEMR
I EFREEEIEMNRRE o AN IFEFA EERAIK
FE—EE > Ml EERR « HEEERBEARZER
ERRRERELS -

IEZRBEEG TN RIEIRBEEE « FERRE « BF DA
RISEMETRE » TRD BRI DHRER - itk
BEE > AILCMSHARAISRI X © REEDERIEAE -
RmRKREERON > BEHREETERERRA

o JRER DR  BERFERE
o MERA | FETE - MBRZEORA] -
° CMS : HEEEEH) - B REERL -

- BR EERGRLBME -



CHAPTER 2 — HISTORY OF STRATA LEGISLATION IN QUEENSLAND

PRACTICAL EFFECT BEMR

The correct answer usually comes from reading the
Act, module, CMS and plan together.

2.7

$28 BEBIWOEBERILELE

BHEANER - RERE - CMSKERI—HE

How a community titles scheme is constituted

Al AERETH B 4] AL

A Queensland community titles scheme is constituted
through registration of the relevant survey plan and
community management statement. The body corpor-
ate arises automatically; it is not an optional associ-
ation and owners do not sign a separate membership
agreement. The body corporate has perpetual suc-
cession despite changes in lot ownership.

The body corporate administers common property
and assets, raises contributions, maintains records,
arranges required insurance and enforces valid by-
laws. Owners exercise collective authority through
general meetings and, where applicable, a committee.
The legal entity can contract and sue or be sued in re-
lation to its statutory functions, but it must stay within
the powers conferred by the legislation.

PRACTICAL CHECKLIST Bf;588

« Verify the exact body corporate name shown on
the CMS.

» Confirm whether the scheme is basic or part of a
layered arrangement.

« Identify current committee members and
authorised signatories.

» Check that proposed contracts fall within statutory
authority.

PRACTICAL EFFECT BEME

Incorporation does not give unlimited corporate ca-
pacity. Body corporate powers remain purpose-lim-
ited.
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2.8
The five regulation modules
RS HEAH

The BCCM framework uses five regulation modules.
The Standard Module is the general and most regu-
lated model. The Accommodation Module is designed
for schemes where accommodation letting is a signi-
ficant feature. The Commercial Module adapts gov-
ernance for commercial property. The Small Schemes
Module simplifies eligible schemes of six lots or fewer.
The Specified Two-lot Schemes Module uses written
lot-owner agreements for eligible residential two-lot
schemes.

A scheme may have only one applicable module, iden-
tified in its CMS and subject to statutory eligibility
conditions. The module affects committee structure,
meeting procedure, financial administration and the
permissible term of certain engagements. It does not
change the underlying title boundaries. Changing a
module normally requires a formal CMS amendment
and eligibility analysis.

PRACTICAL CHECKLIST B#58

» Never select a module from the development's
marketing description.

« Obtain the current—not merely the first—CMS.

» Check eligibility before proposing a module
change.

» Reassess existing contracts against the destination
module.

PRACTICAL EFFECT BHEME

The regulation module is a legal operating system. It
should appear near the beginning of every scheme
advice.

20
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2.9
Recent reform themes: 2020 to 2025
2020Z 20254F 1T ik &

The 2020 regulation modules modernised operational
rules across the principal scheme categories. Sub-
sequent reforms addressed issues such as electronic
processes, pets, termination of uneconomic schemes
and consumer information. From 1 August 2025,
Queensland’s broader seller-disclosure regime also
changed the information pathway for property trans-
actions, including community-title sales.

The policy direction is toward earlier, standardised in-
formation and clearer pathways for ageing schemes,
while preserving procedural safeguards. Yet reforms
do not eliminate due diligence. A statutory certificate
is a snapshot; it may not reveal every dispute, pro-
posed capital project, building defect, informal con-
flict or contract risk contained in the underlying re-
cords.

PRACTICAL CHECKLIST B7/58

» Use the current prescribed forms for the contract
date.

« Distinguish statutory disclosure from an
independent records search.

» Check commencement and transitional provisions.

» Update precedents whenever legislation or forms
change.

PRACTICAL EFFECT M2

Compliance is date-sensitive. A correct process un-
der an earlier regime may be incomplete after
commencement of a reform.

21
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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
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

157



	Cover
	Reader note & core terminology
	About the author
	Chapter 2 — History of Strata Legislation in Queensland
	Important notice

