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UNDERSTANDING
STRATA MAINTENANCE
In order to understand strata maintenance,
it is essential to have a fundamental
understanding of the concepts
of strata ownership
Prior to 1961, land subdivision in NSW, under the
Local Government Act
1919 only allowed for the
vertical boundaries of a
property to be defined.
There were no upper or
lower limits specified on
property titles, which
simply meant the owner
of a lot in a ‘traditional’
housing estate owned their
property from the centre
of the earth upwards
indefinitely.
Strata Title legislation
revolutionised property
ownership in NSW by
allowing for upper and
lower limits on property
titles to be defined
horizontally, as well as
vertically.

Vertical
Boundaries

Cubic
Air Space

Horizontal
Boundaries
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THE STRATA PLAN
In a strata scheme, the vertical and horizontal boundaries of a lot are defined by a plan,
which specifies these boundaries both by diagrams and written notations on the plan - this
document is known as a Strata Plan. The Strata Plan is drawn from the building/s or other
permanent structures located on the property and gives birth to the cubic air space of a lot.
A strata plan incorporates 3 parts;

SHEET 1
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Strata Certificate

Specifies the council (or private certifiers) approval details, acknowledging that;
i)	The strata scheme has been built with the approval of the local council, as required by
Section 54 of the Strata Schemes Development Act 2015
ii) 	The building has been erected in accordance with the Local Government Act 1993,
iii) 	The building has been erected in accordance with the Building Code of Australia, and
iv)	In accordance with the plans and specifications approved for the development
v)	The lots depicted in the plan correspond with separate residencies depicted in the
building plans
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Surveyors Certificate

Specifies the name and details of the surveyor that drew the Strata Plan with an undertaking
that they are registered surveyor under the Surveyors Act 1929 and that the plan has been
drawn and formulated in accordance with all relevant laws.
3 By-Laws Panel
(Only for plans registered after 1 July 1997)
Details the By-Laws that have been registered with the strata scheme, either;
Model By-Laws A/B/C
Schedule of By-Laws in ????
sheets filed with the Plan
No By-Laws Apply
4

Schedule of Unit Entitlement

Details the Units of Entitlement (UOE) for each lot registered with the plan.
The UOE’s determine the following 5 items;
i) The calculation and apportionment of levies determined by the Owners Corporation
ii) Voting Rights at a General Meeting, if voting conducted by a Poll
iii) The distribution of Surplus Funds to owners
iv) The proportional interest in land if the scheme is terminated
v) The calculation of Statutory Charges issued by a public authority (eg. Council Rates)
5

Land Location Details

Simply details the lot number/s of the deposit plan in which the strata scheme is located, the
Local Government Area (LGA), suburb, parish and county details.
6

Office Use Only

Details the Strata Plan number and most importantly the DATE OF REGISTRATION of the
plan, as well as map references etc use by the Land and Property Information (LPI).
7

Address Box

Details the name of and address for service of notices for the Owners Corporation, as at the
date of registration of the plan. This can be changed later, however it will be shown on the
Certificate of Title, not the strata plan.
Note: The name of the Owners Corporation will always be; The Owners - Strata Plan No: 12345
8

Location Plan Box / Easement Box

For plans registered prior to 2000, sheet 1 will often include the location plan within this box,
as well as any statements detailing the intention to create easements, restrictions of the use
of the land and any covenants that may affect the development.
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THE STRATA PLAN
SHEET 2
THE LOCATION PLAN
The main purpose of the location
plan is to show the buildings and
any lots external to the buildings
in relation to the boundaries of the
overall property The boundaries of
the property are copied from the
survey plan of the land.
The plan is intended to be drawn so
any ‘lay person’ may easily identify
and locate the property.
It should always show;
•	Any existing easements or
easements intended to be
created on the parcel
•

A North Point

• 	The boundaries of the overall
property showing their
measurements
• 	The buildings and any other
external construction, eg.
pergolas
• 	Any lots or part of lots (eg
courtyards) that are external to
the building
•

Street and street number

• 	The identity of adjoining blocks
of land

6
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THE STRATA PLAN
SHEET 3
THE FLOOR PLANS
The primary purpose of the floor plans is to define the
boundary of each lot within the strata scheme. It is the
only sheet you should need to refer too when determining
what is common property and what is lot property.
These definitions are derived from the building structures.
A lot inside the building, such as a unit, the boundaries are
generally defined by the inner surfaces of the walls, the
upper surface of the floor and the under surface of the
ceiling, shown by the bold lines drawn on the strata plan.
For plans registered after 1 July 1974 any structure defined
in bold on a plan is always considered common property.
For a lot outside the building, eg. a courtyard, the vertical
boundaries are defined by measurement from the
building structure. Horizontal Boundaries are defined by a
notation on the plan, advising the height and depth of the
boundaries with a reference to a permanent structure.

NOTATIONS ON PLANS
Because a strata plan is a 2 dimensional diagram trying to
define a 3 dimensional figure, surveyors often have to use
written notations on the plan to describe the area of the
lot and the items contained within the lot.
There is not limitation on what notations can be written
for, as such each plan is unique and needs to be read in full
by the owners, strata manager and executive committee
so all are aware of the rights and responsibilities of the
Owners Corporation.
(D) PROLONGATION OF CENTERLINE OF WALL
(A) PROLONGATION OF OUTER FACE OF WALL
(E) DENOTES BOUNDARY IS EDGE OF TILES
(CB) DENOTES COVERED BALCONY
(P) DENOTES COVERED PATIO
(C) 	DENOTES COURTYARD LIMITED IN HEIGHT TO 2 BELOW AND 5 ABOVE THE UPPER
SURFACE OF THE GROUND FLOOR OF THE ADJOINING UNIT EXCEPT WHERE
COVERED
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(B)	DENOTES BALCONY LIMITED IN HEIGHT TO 5 ABOVE THE UPPER SURFACE OF ITS
TILED FLOOR EXCEPT WHERE COVERED
(CS)	DENOTES CAR SPACE LIMITED IN HEIGHT TO 5 ABOVE THE UPPER SURFACE OF ITS
CONCRETE FLOOR EXCEPT WHERE COVERED
	ALL COURTYARD FENCES, WALLS AND RETAINING WALLS ARE COMMON
PROPERTY
	WHERE NOT COVERED, BALCONIES ARE LIMITED IN HEIGHT TO 2.5 ABOVE THE
UPPER SURFACE OF THE CONCRETE FLOOR THEREOF
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OWNERS AND CORPORATIONS
RESPONSIBILITIES
Generally speaking all the elements of the property that
fall within the cubic air-space of the lot are the lot owners
responsibility to maintain. Those areas that fall outside the lot are
considered to be common property or the Owners Corporations
responsibility to maintain.
The diagram below is a 3 dimensional depiction of a typical lot
within a strata scheme. Those areas that are generally
considered to be common property or the Owners
Corporations responsibility to maintain are
highlighted in RED. This applies to strata
schemes registered after 1 July 1974.

Lot space within a strata scheme is commonly defined as;
“the cubic air-space contained within the inner surface of the boundary
walls, under surface of the ceiling and upper surface of the floor”
In this example, the all internal walls and doors are highlighted in BLUE
representing lot property. Other typical elements of Lot property include
kitchen and bathroom cabinets and accessories, carpets, paintwork and
appliances.
See page 3 for a detailed listing of lot owners maintenance responsibilities.
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The cubic airspace of the lot also extends
to the balcony or courtyards and is usually
defined by a notation on the Strata Plan.

Any shared facilities, such as pipes
or conduits that pass through a lot
are still the Owners Corporations
responsibility to maintain, even
though they are contained within
the lot. These areas are known as
‘Structural Cubic Space’.

Once a pipe or conduit enters the
lot, it will become the lot owners
responsibility to maintain if it only
services that lot.
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INDIVIDUAL OWNERS’
RESPONSIBILITY
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Lot Property
Lot space within a strata scheme is commonly defined as;
“the cubic air-space contained within the inner surface of the boundary walls, under
surface of the ceiling and upper surface of the floor”
By this definition, all elements of the building that are contained within the cubic air-space
of the lot are the individual owners responsibility for maintenance, items such as;
• 	Carpets, Cork Tiles, Vinyl/Linoleum
Tiles, Floating Timber Floorboards
• Paint and wall paper
• Light fittings
• Blinds and Curtains
• Internal walls*
• Internal doors*
• Wall tiles located on an internal wall*
• 	Skirtings and architraves located on an
internal wall*
• Toilets and pedestals*
• Bath tubs, basins and vanities*

•
•
•
•
•

Shower Screens*
Built-In Wardrobes*
Kitchen sinks, cabinets and bench tops*
Electrical wiring located on an internal wall*
	Appliances that only service the lot, eg. bench
ovens, cook tops, range hoods, hot water
heaters, airconditioners etc.**
• 	Pipe work housed exclusively within the
lot (eg. the hot water pipe from hot water
heater) or pipes located on an internal wall*
• 	Fences separating two lots (eg. separating
the courtyards of two lots)*

* These items remain the owners responsibility for maintenance, repair or replacement however are
protected by the Owners Corporation Building Insurance if damaged via an insurable event.
** Similarly, all appliances that are hard wired to the building (i.e. no simply plugged in) whether
installed originally or not are also protected by the Owners Corporation Building Insurance if damaged
via an insurable events.

Exemptions
Generally speaking the guidelines detailed above will be applicable in the vast majority of
cases, however there are 3 exceptions to these guidelines as follows;
i) A specific notation on your Strata Plan
	There are currently over 60000 registered strata plans in NSW, each one of these
buildings has their own individual plan that defines lot property and common property
within the strata scheme. On occasions due to a design complexity or the specific need
of a building, a strata plan may have a specific notation that varies these guidelines. As
such it is important to check your strata plan to ensure no specific limitations apply.
ii) Where the Owners Corporation Absolves their Responsibility
	Section 62(3) of the Act allows an Owners Corporation, via a Special Resolution (75%
majority vote) at a general meeting, to absolve their obligation to repair or maintain
a specific element of common property as long as the absolution does not affect the
structural integrity or safety of the building. Common examples are door locks to front
doors and garage doors or settlement cracking on internal boundary walls and ceilings
of a lot.
iii) A Ruling by Strata Schemes Adjudicator or Consumer, Trader & Tenancy Tribunal
(CTTT)
	If in a particular circumstance the Strata Schemes Adjudicator or CTTT has made a
particular ruling affecting your strata scheme.
For information on any exceptions that may apply to your strata scheme simply contact
your strata manager.
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OWNERS CORPORATIONS’
RESPONSIBILITY
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Common Property
Section 106 of the Strata Schemes Management Act
2015 (the Act) specifies that an Owners Corporation
has a mandatory duty to maintain, repair, replace or
renew all elements of the Common Property.
Generally speaking the following items can be considered the maintenance responsibility of the Owners
Corporation for Strata Schemes registered after 1 July
1974, if they were installed at or before the date of
registration of the strata plan and there is no notation
on the Strata Plan indicating otherwise.

General
• 	Windows, front doors and balcony doors,
including locks and door closers originally
installed
• 	Garage doors if detailed as common property on
the plan
• 	Structural elements of the building such as the
floors, ceilings, roofs, roof voids and boundary
walls
• 	Lawns, gardens, driveways, pathways and
stairwells located throughout the common areas
• 	Plaster or Vermiculite ceilings including cornices
• 	Timber or Parquetry floor boards
• 	Floor tiles affixed to balconies, kitchen, laundries,
bathrooms and any other area of the lot if
originally installed and not noted on the Strata
Plan as otherwise
• 	Wall tiles affixed to a boundary or common wall
• 	Skirtings or architraves located on a common
wall
• 	Electrical wiring, if located on a common
property wall, or if it services more that one lot
• 	Pipes, if located on a common property wall, or
if it services more than one lot
• 	The floor dividing the ground floor and first floor
within a townhouse
• 	Fences located on the boundary of the strata
scheme or adjoining common property
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NETSTRATA PTY LTD WAS ESTABLISHED IN 1996
AND HAS SINCE BECOME ONE OF THE FASTEST
GROWING STRATA MANAGEMENT COMPANIES IN
NSW, BEING LISTED IN THE TOP 5 MANAGEMENT
COMPANIES IN THE MOST RECENT MACQUARIE BANK
BENCHMARKING SURVEY.
• Our growth has been through referral not acquisition
• 	We currently employ 36 Strata Managers, 28 of which are fully
licensed Strata Managing Agents. And our trainees are undertaking
studies to fulfill their licensing requirements.
• 	12 of our strata managers have undertaken a Certificate IV in
Training and Assessment in order to provide strata management
training to the wider industry.
• 	We also employ 27 administration and support staff and 3 relief
strata managers to assist our strata managers with their duties.
• 	We currently have over 1,100 strata and community schemes under
management comprising of over 36,000 individual strata lots.
•	Our Management portfolio encompasses the entire Sydney
metropolitan area, as well as the Illawarra. We service as far north
as the Central Coast, as far west as the Blue mountains and we
manage schemes as far south as Kiama.
•	Management expertise incorporates all classes of strata and
community title properties from small home unit, villa or
townhouse schemes to high rise residential and commercial
buildings, Building Management Committees (BMCs), shopping
centres, factory complexes, retirement villages and restaurants.
• 	Our retention rate of the strata properties that we manage is
currently over 97%, which is one of the highest in the industry.
• 	We are professionals in the field of strata and community title
management; we have no other interests in real estate sales or
property leasing.
• 	If you have family, friends or clients who are not happy with their
current strata management, Netstrata would be only to happy
to assist in providing a comprehensive management strategy to
overcome the short term hurdles and develop a long term wealth
growing strategy for the building.

Our vision is to provide the most professional Strata
Management service available.

