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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
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CHAPTER 7 — BUYING OFF-THE-PLAN BODY CORPORATE PROPERTY IN FTE BREIMETZABBETENEBE

QUEENSLAND 15/
This chapter applies to off-the-plan contracts for pro- AEFANSELIHE T Z L0 ENERESE TSR
posed lots governed by Queensland body corporate 4 HIRAHEEZIEATS » TE4IEEBCCMEELE=E
legislation, principally Chapter 5 Part 2 of the BCCM 28f o FERERAFDCIELSETT | HME  S5RARKYE
Act for modern community titles schemes. The legal T AFEERRLE > TIXETSER] « CMS ~ SIRIEY « 4

product is wider than the proposed lot: registration
makes the buyer a member of the future body corpor-
ate and binds the lot to the plan, CMS, by-laws, enti-
tlement schedules and valid scheme contracts.

HRKRAMARZINR

71
Legal gateway: proposed body corporate lot contracts
PNE i 5 SRR YN e

A contract for a proposed community-title lot is not Bttt EEMETRY > FEEREEABIEHENS (£
governed by the Land Sales Act merely because it is HhEHEESE) 1B o (LHNENESER) MY EEFARERESBCCM

described as an off-the-plan sale. The Land Sales Act 3+ BUGTAR (RIRATIE) S MRS o ALt > 750
definitions expressly exclude proposed lots to which BRIER « 2sl OB 8RS » M ALRIUERETEA

the BCCM Act, BUGTA or the South Bank Corporation
Act applies. The governing body corporate statute
and the contract must therefore be identified before
the disclosure, settlement or sunset position is stated.

e

CRITICAL DISTINCTION FAE&E%S

The Land Sales Act seller sunset restriction does not (EHEHEE)Y HEHEZRKR MRS ERRETEZA
apply to a body corporate off-the-plan contract. Do EESIETEIE4 o AEINE AR ERES EIEHSHERE
not import the buyer-consent or Supreme Court- A=Y o

order requirement into Chapter 7.

7.2
BCCM disclosure and the contractual baseline
BCCM##z 88 e 240 H e

For a proposed lot under the BCCM Act, section 213 FLBCCME FHUERE TS » F213MEERE AT 4IAIIR
requires the seller to give a signed and substantially HEEE A AR EEE o ZEAEE R B TR
complete disclosure statement before contract. It HHA ~ M e R ST E s B ER « BIBRTESHERES
must identify the lot and settlement date, include the R T TICEN - o

surveyor-prepared disclosure plan, state expected an-
nual contributions and disclose specified proposed
body corporate management, service-contractor, let-
ting, asset, CMS, upstream-scheme, building-man-
agement-statement and regulation-module informa-
tion.

B CMS - HEIEE - REEEREHRAEEASE
Ko
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CHAPTER 7 — BUYING OFF-THE-PLAN BODY CORPORATE PROPERTY IN

QUEENSLAND

Section 214 requires a further statement at least 21
days before settlement where the disclosure was in-
accurate or would no longer be accurate. Material
prejudice and strict notice periods govern termination.
Sections 215 and 216 make the disclosure material
part of the contract and permit buyer reliance; section
217 addresses material differences or inaccuracies at
establishment or change. These rights require prompt
transaction-specific advice.

7.3

78 ErWEEEABRBTYERE
57
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Sunset dates and long-stop risk: a separate regime

H ¥ B s R IR R« SRS il e

The BCCM regime does not reproduce the Land Sales
Act restriction on seller termination. Seller rights arise
from the body corporate contract and applicable le-
gislation, including any automatic-termination, exten-
sion, force-majeure or discretionary termination word-
ing. A buyer must therefore review who may termin-
ate, for which event, after what notice and whether
the clause operates automatically or by election.

BCCM Act section 217B separately gives the buyer a
termination right if, other than because of buyer de-
fault, the seller has not settled before the statutory
period. Where the contract states a sunset date, the
relevant limit is generally the earlier of that date and 5
Y2 years after contract, subject to an agreed later date
requested by the buyer; without a stated date, the
statutory period is generally 3 ¥z years. This is a buy-
er's long-stop right, not a general prohibition on the
seller exercising a contractual clause.

CONTRACT ISSUE
ZEIR

BODY CORPORATE PATHWAY
FEEANEE
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REVIEW RESPONSE
BERE

Pre-contract
disclosure 4971
wE Ko

Later change Hi&

BCCM Act s 213 and applicable special-regime
requirements. /| BCCMJE 521316 KRB A RIHIEE

BCCM Act ss 214-217; material prejudice and strict

Confirm timing, signature, completeness and all
attachments. / FESBEGRE « 2E « TR R EBHT
o

Compare every further statement against the

eyl notices. / BCCMESE214E2171% ; EATFIREAZE  signed baseline immediately. / IZEMESHE—FE
o PRELE SR LR o

Sunset or delay H
FEEIEER
15 5 HEBR (LHEHEIE) BEHRE o

Contract plus BCCM Act s 217B; Land Sales Act
seller restriction excluded. / Z24JMBCCM;%5217B

Map buyer and seller rights separately, including
extensions and automatic effects. / D FI5|BHE HE
FHER > SIEIERREEMER ©



7.4
Documents to examine
25 Bel S A

« Draft survey plan: lot boundaries, balconies, car
spaces, storage, services and plan format.

» Proposed CMS: regulation module, by-laws,
contribution schedule and interest schedule.

« Disclosure statement and proposed budgets:
levies, insurance, utilities and sinking-fund
assumptions.

» Schedule of finishes, plans and developer variation
clauses.

» Proposed body corporate management,
caretaking, letting, embedded-network and utility
contracts.

 Staging and layered-scheme documents, including
future development rights.

- BINEER : BTRUS  BA - B (EUER  AF
B RERIE o

SITECMS © SR - EIBRA DTSRRI
o

- RESHRATEE | GER  f)  ARRAREHE
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* PHIRDREHREE XM > BIERKERE o

(ZIEFEN  The future strata product as a document system .~ 55853 [8 A S TSI 1 A 4

Draft survey plan

Proposed CMS and by-laws

Disclosure and budgets

b HEECMSREERL WEREH
Boundaries and identifiers Governance and use rules Levies and assumptions
FRIRR AR JRIB R FEFRAI EIRE KRR

<

FUTURE STRATA PRODUCT
AR EEEER

One legal product, six documents

Specifications

Finishes and substitutions
AE. rg E=3 \*g

Service contracts

Staging and approvals

g BRFS24Y SRR
Term, cost and control Timing and future change
FHA ~ pRAS R BEE R kAR E

Cross-check for consistency, missing documents and reserved amendment powers.

RRZH M « REAX MR AREBUERRHE
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7.5
Financial stress tests
FA 15 BRI G

A low first-year levy is not proof of low long-term
ownership cost. Test the budget against lift mainten-
ance, pool and gym operation, fire systems, facade
access, insurance, concierge or security, embedded
networks and future capital replacement. Check
whether the sinking-fund forecast begins conservat-
ively or merely postpones contributions.

7.6

Inspection and settlement

Bt B |
01

Compare the registered plan and final CMS with
the contract versions.

02
Measure and inspect the lot, car park and storage;
record defects in writing with photographs.
03
Confirm occupancy approvals, utilities, keys,
access devices, appliance warranties and manuals.
04
Review any further disclosure or change notice
immediately; termination rights are time-sensitive.
05

Arrange contents and landlord cover as relevant;

do not assume body corporate insurance covers
internal contents or loss of rent.

RED FLAGS &milak

Unusually low levies; very long caretaking agree-
ments; broad developer variation powers; unclear
car-park or storage title; extensive exclusive-use
areas; related-party utility contracts; missing sink-

later stage.

ing-fund forecast; or promised facilities deferred to a

80
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m The strata cost iceberg 73/ EERLZS 7KL

ABOVE WATER / kEMRE

BtWETEABBSTYERE
57

B1E

Headline first-year levies
BERAEEHR

BELOW WATER / KEM T

[

Insurance and utilities
RIERARIREE

Read budgets, contracts,

evidence — not the first levy
figure alone.

forecasts and condition [

Service contracts
BRFSEL

FERIRFERMEAE « 224 ~ RAIKRMKIE

# MAREEHEER -

Routine maintenance and capital
replacement
P -

[

Defects and contingencies
HRaRkEZSER

7.7

Read the future title package as one system

URAKE R —E RS

An off-the-plan strata buyer should read the draft sur-
vey plan, proposed CMS, disclosure statement, con-
tract, specifications and staging documents together.
Each answers a different question: ownership bound-
aries, governance, levies, use rules, developer rights
and the promised physical product. Inconsistency
between them is itself a risk requiring clarification.

The plan format affects maintenance and insurance.
The CMS identifies the module, entitlements, by-laws
and future development. Disclosure material estimates
levies and contracts. Specifications describe finishes
but may reserve substitution rights. The legal review
should produce a single schedule of material assump-
tions and show which document supports each as-
sumption.

PRACTICAL CHECKLIST B3
» Cross-check lot, car park and storage identifiers.

» Compare all stated areas and boundaries.

» Reconcile proposed levies with the disclosed
budget.

« List every reserved developer amendment power.

81
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QUEENSLAND

PRACTICAL EFFECT BEMR

No single document gives the full strata product. The
legal product is the combined effect of all registered
and contractual instruments.

7.8

BtWETEABBSTYERE
57

B1E

REERE—XHATRRi s BEEER ; HEARAS
EFFAEMRZOXHIERERR

Forecast levies and financial stress testing

TR P 2 LA 5 B A

The first-year budget is an estimate prepared before
the body corporate has a full operating history. It may
rely on developer assumptions about utilities, staffing,
insurance, cleaning, landscaping, lift maintenance,
pools, concierge services and embedded networks.
Introductory levies can be commercially attractive yet
insufficient for steady-state costs.

A buyer should build a normalised budget and test in-
creases in insurance, energy, wages, major-service
contracts and capital replacement. The sinking-fund
forecast should begin with credible asset lives and re-
placement costs. In a staged scheme, early owners
may fund facilities before all lots contribute, or later
stages may alter cost-sharing and service demand.

PRACTICAL CHECKLIST BfFE
» Model a mature-year operating budget.
» Stress-test insurance and utilities.

» Review capital items omitted from the initial
forecast.

» Check developer contribution and staging
assumptions.

PRACTICAL EFFECT BHEME

The relevant question is not whether the first levy is
affordable, but whether the scheme's service model
is sustainably funded.

82
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7.9

BtWETEABBSTYERE
57

B1E

Long-term contracts and embedded services

RIAFL N AR

New schemes may commence with body corporate
management, caretaking, letting, lift, fire, security,
cleaning, waste, utility, telecommunications and em-
bedded-network arrangements negotiated before
owners control the body corporate. These contracts
can determine service quality and levies long after
settlement.

The due-diligence review should identify terms, op-
tions, price escalation, performance standards, ex-
clusivity, assignment, termination, conflict disclosure
and whether the original owner complied with stat-
utory controls. A service may be necessary but still
overpriced or inflexible. The first committee should
preserve handover documents and diary all review
and termination windows.

PRACTICAL CHECKLIST B#i&5E
» Prepare a contract register with annual cost.
« Identify related parties and commissions.

« Compare terms and options with statutory limits.

» Record performance data from commencement.

PRACTICAL EFFECT M2

The purchase price buys a lot; the disclosed con-
tracts help determine the continuing cost of owning
it.

7.10
Layered and staged developments
Sy AREL S BREE

A layered scheme places one community titles
scheme within another. The subsidiary scheme's body
corporate becomes a member of the principal scheme
and participates for its owners. Staging can add future
lots, schemes, common property and facilities. These
structures allocate infrastructure efficiently but make
governance and cost tracing more complex.
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The proposed CMS should reveal development rights
and anticipated changes, but the buyer must test who
controls timing, what can change, how entitlements
may be adjusted and who funds facilities before com-
pletion. Construction access, noise and temporary ar-
rangements may continue after occupation. A final
completed master plan shown in marketing may be
delivered over many years or altered within
contractual powers.

PRACTICAL CHECKLIST Bi&E
» Draw the present and future scheme hierarchy.

« Identify facilities shared with later stages.

» Review development easements and construction
rights.

» Model levies before and after full development.

PRACTICAL EFFECT BHEMER

only the completed vision shown in promotional ma-
terial.

7.11

Buy the scheme that the legal documents permit, not

57
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Defects, warranties and the body corporate

RRE ~ PR EASE TR AR

Defects may affect an individual lot, common prop-
erty, shared utility infrastructure or several categories
at once. The buyer should document defects at in-
spection and understand the contract process, stat-
utory warranty position and the body corporate’s
standing in relation to common-property work. Early
records are essential because access, causation and
responsibility become harder to prove over time.

The first body corporate should obtain as-built draw-
ings, approvals, warranties, fire and lift records, com-
missioning reports, maintenance manuals, contracts
and defect correspondence. It should establish a de-
fect register, obtain expert advice for systemic issues
and avoid allowing short contractual or statutory time
limits to expire while responsibility is debated.

PRACTICAL CHECKLIST B#F8

« Separate lot defects from common-property
defects.

ERFERTAERS BERI BT « HAME - HBARKN © R
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QUEENSLAND
» Record dates, locations, photographs and prior
notifications.

» Obtain expert causation and scope advice.

« Diary contractual and statutory deadlines.

PRACTICAL EFFECT EHME

A defect list is evidence, not a diagnosis. Systemic
issues require coordinated technical and legal ana-
lysis.

7.12
Final strata settlement checklist
o1 IE MR E S B

Near settlement, the buyer should receive and com-
pare the registered plan and CMS, body corporate
certificate and updated disclosures against the con-
tract versions. Lot, car park, storage, exclusive-use
areas, entitlements, modules, by-laws and developer
rights should be checked line by line. Changes that af-
fect value or use require immediate legal assessment.

The physical inspection should test dimensions, fin-
ishes, appliances, utilities, access, water drainage and
obvious defects. The settlement file should also con-
firm finance, insurance, duty, ownership structure,
FIRB if relevant, contact details for the body corpor-
ate, levy adjustments and the procedure for post-set-
tlement defects. Written reservations must follow the
contract rather than informal discussion with sales
staff.

PRACTICAL CHECKLIST B#AE
» Compare final registered documents.
» Complete technical inspection and evidence pack.

« Verify all settlement funds and adjustments.

» Calendar post-settlement notice and warranty
periods.

PRACTICAL EFFECT BEHM2

Settlement readiness requires legal, financial and
technical workstreams to converge on the same final
product.
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CHAPTER 7 — BUYING OFF-THE-PLAN BODY CORPORATE PROPERTY IN

QUEENSLAND
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Future body corporate data-room index

RACE TR NS E R =R

A proposed scheme should be reviewed through a
structured data-room index rather than a loose collec-
tion of attachments. Core folders should cover title
and plans, the proposed CMS and by-laws, budgets
and forecasts, insurance assumptions, service con-
tracts, approvals, warranties, staging documents, util-
ities, embedded networks and original-owner disclos-
ures.

Each item should identify its date, status, responsible
party and relationship to the contract. Missing docu-
ments should be listed explicitly, because absence
may be as important as adverse content. The final
pre-settlement review should replace drafts with re-
gistered or executed versions and preserve both ver-
sions so that changes can be traced after the first
body corporate meeting.

PRACTICAL CHECKLIST B7/58

» Use a numbered index with owner and status
fields.

« List requested but missing documents.
« Link each material assumption to its source.

» Archive draft and final versions separately.

PRACTICAL EFFECT BHEME

tlement and becomes the first governance archive
after registration.

A complete data room supports the buyer before set-
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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.
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