Introducing Strata
Bodies Corporate for beginners
Your rights and responsibilities under the Unit Titles Act

Sharing responsibilities through the body corporate
Buying into a multi ownership form of housing can be a major lifestyle change. If you are buying
into a body corporate, whether residential, commercial, or mixed use, this e-book will help you
unravel the mysteries of bodies corporate.
Unit title property ownership is becoming increasingly common for a wide section of the community
for a variety of reasons. It is important you are aware of both the benefits and the challenges.
We also recommend you do your research and seek independent advice before signing any
contracts.
Multi unit property ownership may appeal for its convenience, extra safety and security, modern
design, and proximity to shops, services, parks, cafes, work, education, and public transport. It
may be chosen for its affordability and, for many, low maintenance.
Although the individual owner might avoid direct responsibility for maintenance (except within
the individual’s unit), the complex as a whole still has to be looked after if it is to keep its value and
appeal. Someone has to do it, and someone has to organise it. That is part of the responsibility of
a body corporate (the organisation that every unit title owner belongs to).
This booklet explains the basics of bodies corporate and how to handle them. We point out some
of the pitfalls to be avoided, and we suggest how problems might be solved in order to get
maximum enjoyment from your unit title community.
Note: Information contained in this manual is intended as a general guide only and might not
apply in all situations. In all circumstances, independent professional advice should be obtained
and due diligence undertaken.
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Unit titles
Unit titles are sometimes known as strata titles. The creation of a stratum estate allows for the
process of transferring ownership of, or raising a mortgage over, this property.
The body corporate is established when the developer deposits a unit plan for the development
with Land Information New Zealand (LINZ). At this point, the body corporate might consist only
of the owner-developer. New owners automatically become part of the body corporate on
settlement date of their unit title.
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You are the body corporate
A body corporate comprises all the owners of a
unit-titled complex. It is not something you can opt
out of. If you own a unit (residential, commercial,
or mixed use) in a unit-titled complex, you are a
member of the body corporate.

administer the body corporate. A valuer will have set
each unit’s individual “ownership or utility interest,”
which represents how large a share each owner has
to pay of ongoing expenses for the development as
a whole. (See “Ownership Interest”)

Many types of buildings or developments are
owned as unit titles including clusters of town houses,
terraced housing, low and high-rise unit blocks, and
buildings, which may have both residential units
and commercial areas; such as, retail shops or other
business premises. All owners, if their property is on a
unit title, belong to a body corporate.

In buying a strata title unit, it is important to
know what proportion you will pay of the body
corporate’s expenses for looking after areas of the
development which are common property – open
to all. You will also need to budget for the expense
of maintaining the interior of your own unit; i.e. not
the common property.

Bodies corporate are governed by the provisions of
the Unit Titles Act 2010 – with amendments in 2013 –
and Unit Titles Regulations 2011 (“the Act”). The Act
provides for the subdivision of land into units, which
are owned by individual proprietors (owners), and
common property, which is owned by all the owners
but is the responsibility of the body corporate.

You will have to pay, individually, the local
authority rates for your particular unit title. When
the development is on leasehold land, the body
corporate usually pays for ground rent; although,
you contribute your share.

The Act sets out rules for the use and management
of the units and common property. If the land
involved is freehold, each unit title is known as
“a stratum estate in fee simple”.

A developer could retain ownership of a unit or units
in a development and would thus continue to be a
member of the body corporate.

By the time the developer deposits the unit plan,
body corporate operational rules will have been
set out and a body corporate manager (usually
a professional firm) has often been appointed to
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Principal and accessory units and common property
A body corporate is allocated its own legal
number, and each unit title a unique number
and/or letter within that body corporate. Each
unit has its own legal title, which means it can
be transferred upon sale and mortgages raised
on it.

External space in a development (such as,
landscaping and driveways) is common
property, which is owned by all owners
collectively. Internal space (such as, hallways
and stairs) is also normally common property
and so is the exterior cladding of the building.

Your unit title will be legally described as a
principal unit (PU) together with accessory units
(AUs). The PU is your unit and examples of AUs
may be a garage, a car park allocated to your
unit, your garden, or a storage area or locker.

If residents damage common property, they
are likely to be liable for repair costs. Damage to
an individual unit caused by deficiencies in the
common property (such as stormwater flooding
into a garage) is likely to be a responsibility of
the body corporate.

Cross-lease and company
ownership

Ownership and utility
interests represent your
share of expenses

Many older multi-unit complexes may still be set up
on a cross lease or on a company ownership basis.
They are not unit-titled properties, and they lack
some of the protections provided under the Act.

Before a developer deposits a unit plan, a
registered valuer prepares a list of relative
values of all the units, both principal and
accessory units, and this list of ownership
and utility interests is deposited with the plan
at LINZ. The valuer takes into account the
relative value of the unit in relation to each of
the other units to come up with each interest.

Essentially, cross leases provide for joint ownership
of a multi-unit property with the owners granting
themselves exclusive use of certain parts of the
property (“the flat”) and common use rights where
appropriate. There are no obligations as to how
such developments are managed; e.g., there is no
requirement for joint insurance.

This interest then represents the share that a
particular unit owner must pay of the ongoing
body corporate expenses for maintaining
common property and services. This also
represents the beneficial interest each owner
has in common property, and what their
voting rights are should a poll be called.

Another setup sometimes used for jointly-owned
property is the company structure (under the
Companies Act 1993) where individuals hold
shares in a company that is the legal owner of the
property. The company provides individual licenses
to occupy the different units on the site.

Problems can subsequently arise when, for
instance, a view is built out, a unit changes
from residential to commercial use, or the
owner of a ground floor unit queries their share;
for example, of the cost of lift maintenance.
This is when owners may elect by special
resolution to vary the utility interest to reflect a
more fair and equitable split.

Day-to-day issues for both cross-leased and
company-owned developments (such as rubbish
and parking) are likely to be similar to unit-titled
complexes.
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Make sure you know what your ownership
and utility interests are.
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What is an owners’ committee?

AGM: your significant opportunity

If there are ten or more units in a unit-titled complex,
the Act says they must elect a committee. The
number of members required for the committee
is decided by an ordinary resolution at the first
annual general meeting of the body corporate.
Only unit title owners may be elected to be on the
committee.

for instance, visitor parking – arrange working-bees,
and organise social activities for occupants to
get to know each other. The committee may also
produce newsletters or maintain a body corporate
website to keep all members of the body corporate
informed of the committee’s responsibilities and
activities.

The body corporate is required to hold an
annual general meeting (AGM) at least once
in every calendar year, and no later than 15
months since the previous AGM. The first AGM
has to be within six months of the unit plan being
deposited or the first unit being sold, whichever
is later.

Under the Act, a quorum (the minimum number of
members who must be present or represented at a
meeting) of 25% is necessary for the body corporate
to make decisions.

Active owners’ committees with a range of
professional skills may take a lead role in all activities
including tendering and managing contracts for
maintenance, gardening, on-site management,
administration, health & safety, and security. In
practice, many developments will need to rely more
heavily on the professional advice and input of a
body corporate manager and an onsite building
manager contracted to the body corporate.

The AGM is a significant opportunity for owners
to have their views taken into account. Owners
should be sure to attend or send a proxy,
or postal vote, particularly when there are
contentious issues on the agenda. (And, the size
of your levies for the next year is almost certain
to rouse plenty of interest!)

It is recommended that the committee have a fair
representation of both owner occupiers and also
investors who have leased their unit(s) to tenants.
The role of the owners’ committee depends on the
chairperson, the body corporate, and the contract
it has with others; such as, the body corporate
manager and the building manager (if there is
one). Sometimes, the owners’ committee will be
hands-on, sharing jobs around the development;
for example, meeting tradespeople, cleaning
common property and handling issues that may
arise.
The committee may monitor compliance with rules;
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A development is likely to run smoothly if it has
an active and capable owners’ committee and
chairperson, a good body corporate manager,
and a good building manager.
Every situation and unit-titled complex is different:
the mix of owners and personalities add to the
character of each body corporate and create their
own community.

The AGM is the time to set budgets for the
coming year, which will determine the levies for
the year, and to seek changes to operational
rules, if desired. The appointments of the body
corporate manager and, where appropriate,
the building manager, are usually confirmed at
the AGM.
The AGM of the body corporate is also the time

to discuss common property maintenance
and contributions towards that maintenance.
Owners can also present concerns that are
troubling them.
It is often worthwhile to do some homework on
issues. Advise the body corporate manager in
time to include your concerns on the agenda.
Put forward options, assessments, a range
of quotes for work required or new activity so
that owners have enough information to make
decisions.
Ideally, owners will discuss and
review the performance of any contractors
(e.g.
gardening,
security,
maintenance,
building management, administration), confirm
appointments, or seek new tenders.
A quorum is necessary at the AGM, and this is
defined as no fewer than a quarter (25%) of
the proprietors (owners) entitled to vote; i.e.,
those who have paid all of their levies for the
preceding year. At the AGM, each unit title
has one vote. There are special rules if a poll is
called.
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Understand the body corporate operational rules
The Act sets out standard operational rules (“the
rules”) governing bodies corporate. These rules can
be changed by owners, often in consultation with
a professional body corporate manager and the
body corporate’s lawyer.
It pays to know what these rules are when buying a
unit title because most rules are difficult to change
subsequently.
The Act requires the body corporate to maintain the
common property. The common property will be
defined by a definition on the unit plan. However,
the Act also defines that common property could
include many features of the complex. Those
features could include the cladding of the building,
the roof, the yards, driveways, and many fixtures
and fittings within the building. Fixtures and fittings
could include stairs, lifts, elevators, fire escapes, and
the like.
The rules can be changed by ordinary resolution. The
body corporate must notify LINZ on the prescribed
Form 15. They usually cover formal matters such
as the obligations of proprietors (owners) and the
housekeeping rules.
Examples include:
a proprietor or occupier shall not:
•

use or permit their unit title to be used for an
illegal purpose or one that “may be injurious to
the reputation of the building”

•

make undue noise in or about the unit title or
common property

•

use the common property so as to interfere
unreasonably with its use and enjoyment by
other owners; and

•

11

use or permit a unit title to be used in a way that
causes a nuisance to another occupier.
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Other rules that may be included are about:
•

pets

•

vehicle parking

•

windows and blinds

•

rubbish and pest control

•

cleaning and garden maintenance

•

hanging of washing; and

•

moving and installing heavy objects.

In the Act, there are general restrictions on structural
additions and on internal alterations to unit titles. In
addition, specific rules might forbid accommodating
people in garages or place restrictions on the use of
auxiliary units. A rule example is requiring a car park
to be used only for parking and not for storage.
It is important that you have a copy of the rules for
your development (they do vary) and give a copy
to any tenant as they must also observe the rules
applying to all residents. The rules are available from
the committee, your body corporate manager, your
lawyer, or Land Information New Zealand (LINZ).

Insurance is mandatory
Insurance is often one of the biggest annual
costs for a body corporate. The body corporate
must keep the complex insured to its full
insurable value but can be an indemnity cover
if full replacement is not available.

The body corporate must provide a copy of the
insurance policy to a unit title owner. The rule
of thumb is for the body corporate to circulate
each year the insurance renewal information to
the unit title owners for their files.

The body corporate must advise the insurer
before starting any additions or structural
alterations to any unit title within the body
corporate (Section 135).

Other insurance cover that the body corporate
may take out include:

It is advisable for the body corporate to obtain
a valuation prior to re-insuring.
Owners are expected to obtain their own
contents insurance and if applicable landlord
loss of rent insurance.

•

office bearers

•

statutory and public liability

•

directors; and

•

contractors (if at any time the complex is
having work done).
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Do you need a body corporate manager?
The body corporate at its first AGM may contract
with a manager, who may be one of the owners
or (in most cases) a professional firm, to handle
administration. But often in practice, the developer,
who initially is the sole member of the body
corporate, has already appointed the body
corporate manager and set the remuneration, the
term of appointment, and the conditions.
A professional manager should have knowledge of
the Act and have skills in administration, property
management, and keeping accounts. They will
be contracted to the body corporate without any
voting rights. Their functions are decided by the
body corporate’s chairperson and committee and
specified within the contract; such as:

How much the body corporate manager does
is up to the body corporate itself. Some owners’
committees prefer to take a more active role,
and, therefore, limit the professional manager’s
role to administration. (See “What is an owners’
committee?”)
Consider having a body corporate manager who
will:
•

ensure the body corporate and property
complies with the Act and Regulations

•

maintain frequent and open contact with the
body corporate committee reporting fully and
regularly

•

keep accounts and budgets up to date

•

ensure AGMs
are held at the appropriate
time, agendas are circulated in reasonable
time before the meetings, and minutes are
accurate and properly disseminated

•

convening meetings of the body corporate and
preparing minutes

•

ensuring the development is fully insured at all
times

•

assisting with the preparation of budgets for the
body corporate and maintaining a fund for all
its expenses

•

monitor contracts closely

•

sort out issues promptly and efficiently

•

collecting levies from the owners and paying
accounts

•

•

organising the annual building warrant of fitness
if required

assist with compliance on other relevant acts
and regulations; for example, the Health and
Safety at Work Act 2015

•

•

maintaining a register of proprietors (owners) as
required by the Act

respond promptly to inquiries and have copies
of paperwork available on request; such as,
accounts, budgets, rules, minutes, details of
levies; and

•

supplying and preparing pre-contract, presettlement, and additional disclosure statements

•

•

arranging maintenance of the common
property (sometimes through the appointment
of a building manager)

invest the long term maintenance fund
according to the instructions of the body
corporate committee.

•

setting up a long term maintenance fund for
future major common property maintenance;
and

•

organising the creation
maintenance plan.

13
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How do you get rid of a
poor body corporate
manager?
The body corporate can change the body
corporate manager at any time, as long as
the process in their management agreement
is followed. But, removing such a manager
can be a complex process; therefore, obtain
professional advice from a lawyer.
Ideally, a contract with a body corporate
manager will include performance criteria
and termination clauses.

term
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Should you have a building manager?
A building manager, on-site or part time, often
handles day-to-day running of the complex. If there
are more than a few units, it is a good idea to have
a building manager to handle the everyday tidying
and maintenance.
A professional body corporate manager will often
recommend a building manager to the owners.
The building manager might look after more than
one small complex and live off-site, or, where the
complex is larger, live on site in a provided unit.
The building manager is likely to be contracted to:
•

•
•

keep the complex generally clean and tidy
and in good repair including grounds, lawns,
driveways, foyers, lifts, stairways, utility rooms,
rubbish areas, common property, pot plants,
lighting, etc.
ensure rubbish and recycling are placed in a
designated area
carry out, or organise, ongoing maintenance
of security systems, fire alarms, lifts, ventilation
and air conditioning equipment, swimming
pools, gardens and lawns, cleaning of common
property and its windows, and general building
maintenance; such as, plumbing and electrical
work

•

account to the body corporate committee for
spending on contractors and tradesmen; and

•

report promptly to the body corporate
committee on all repairs required and action
taken.

15
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What makes a good
building manager?

In addition, the building manager is likely to be
required to:

A good building manager:

•

ensure adherence to operational rules, fire,
health and safety, and Building Act requirements

•

keeps the areas for which they have
responsibility clean and tidy

•

check health
contractors

•

is available at times stated in their
contract

•

maintain a register of residents and owners

•

responds to problems promptly

•

ensure protection of lifts when residents are
moving their furniture in or out

•

is capable of fixing minor maintenance
problems

•

keep master keys for plant rooms, etc.

•

•

ensure security of keys and of the development
as a whole, and help promote quiet enjoyment
of the development by residents; and

keeps a watch on the performance,
and ensures the health and safety
requirements, of tradespeople; such
as, window cleaners, lawn and garden
contractors, electricians, and plumbers

•

provide a monthly report to the body corporate
committee

•

ensures tradespeoples’ bills are accurate
and paid promptly

•

provide an annual report to the body corporate.

•

reports clearly and regularly to the body
corporate committee and manager

•

can discreetly quieten noisy occupiers
and their visitors; and

•

ensures fair use of the visitor parking.

and

safety

credentials

of

Sometimes building managers are also engaged as
letting agents or property managers for absentee
owners. They often do this for owners’ serviced units
and motel units within unit title complexes.

(See ‘Before buying a unit title within a body
corporate complex’)
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Long term maintenance plans and funds

Setting levies
Living in a body corporate complex is often cheaper
in terms of ongoing maintenance than living in a
traditional house. As mentioned earlier, each owner
pays a share of the complex’s expenses based on
the individual unit title utility interest.
Budgets are set at the AGM of the body corporate.
Be sure to attend or send someone in your place
with proxy voting rights.
For the operational accounts, the budget for
the coming year will cover all the recurring costs
– insurance, ongoing maintenance, manager’s
fee, gardening, cleaning, and the cost of a
building manager if there is one. In addition, the
body corporate committee may have set up a

contingency or long term maintenance fund or
capital improvement fund. These funds might be set
aside for emergencies such as a broken sewer line.

It is mandatory to have a long term maintenance
plan (“LTMP”) under the Act. A building professional
should be engaged to prepare a LTMP.

Levies are often asked for on either a quarterly,
six-monthly or an annual basis, but there can be
flexibility. If you are having difficulty paying, try
to make a special arrangement with the body
corporate committee to stage your levy payments.
But, contact the body corporate committee early
before your debt incurs additional fees or interest.

The operational account budget will cover the
day-to-day items including contracts for cleaning,
window washing, and regular lift maintenance.
Electrical, plumbing and drainage work will also be
in the annual maintenance category.

Insurance is likely to be a major part of the
operational account levy as well as water if it is not
separately metered.

A LTMP must be prepared to cover occasional,
expensive items; for example, major maintenance
of lifts, heating, ventilation and air conditioning
(if any), repainting the exterior, major roofing or
external cladding repairs, resealing of driveways
and parking areas, rebuilding fences, etc. (Section
116).
A prudent body corporate will set aside a long term
maintenance fund (LTMF) for these items. Your share
of the LTMF is not paid to you when you sell your
unit title but stays with the property. That can be a
good selling point. This also applies to your share of
contingency and capital improvement funds.

Many complexes collect funds but do not know
how much they need. Remember, a LTMF is not a
rainy-day fund. It is for planned major long-term
maintenance or capital works.
There may be separate additional contingency or
capital improvement funds for emergencies and
unforeseen expenses.
If little attention has been paid to maintenance, a
good process is to:
•

undertake a building condition survey

•

develop priorities for deferred maintenance;
and

•

develop a comprehensive, LTMP with assistance
from a certified building professional.

•

Be prepared to spend realistic amounts on
maintenance to protect your investment and
add value to your ongoing enjoyment of your
property.

The cost of works inside units, such as freshening
up bathrooms and kitchens are a matter for the
individual unit title owner.

Recovering levies from slow payers
The Act specifies a 10% penalty for late
payment of levies. Interest on late payments,
the costs of debt collection and any legal
costs might also be added.
Late levy payments can be a major problem
because the cost of collection can sometimes
be prohibitive. But, late payers should

17
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understand that the levy does not go away;
it remains a debt of the unit title concerned.
And if necessary, it will be recovered when
the unit title is sold, sometimes through the
mortgagee. Alternatively, the body corporate
can try a debt recovery action through the
Tenancy Tribunal.
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Before buying a unit title within a body corporate complex
Do your homework before committing yourself to
ensure the complex meets your requirements and is
set up to work well for you.

Buying off plans
You do not need to take it all on faith. You will,
of course, ensure that the complex is in the right
area for you, close to transport if you need it, have
a satisfactory exposure to the sun and views that
won’t be built out.

Be wary of initial levies
Check that the levies are set realistically as
they may go up in time and must be set at
a level from the outset that recovers all the
annual operational costs.

Compare the measurements of rooms in your
prospective unit title and the design. Also, check:
•

has the developer a good reputation for quality
building and fair dealing?

•

will you have a clause for signoff by an
independent expert in your contract with the
developer to ensure satisfactory completion?

•

can you make changes to the layout and
design during the building process?

•

will wiring and cabling suit your needs?

•

are the body corporate manager and building
manager, if any, well regarded?

•

how much are the levies including for the long
term maintenance and contingency funds?

•

will the car parking work for you, including the
visitor parking?

•mechanical ventilation or air conditioning
systems.

•

what are the body corporate operational rules,
and are they reasonable?

These features must be maintained and inspected
regularly. There may also be other infrastructure,
such as stormwater treatment filters, that must
be maintained as a condition of the complex’s
resource consent. The body corporate manager
or building manager can be contracted to take
responsibility for this important aspect of body
corporate maintenance.

•

how do the operational rules deal with noise,
pets, exterior colours, windows and window
boxes, washing, curtains and blinds, tv aerials
and satellite dishes, access to common property
and its facilities?

•

what systems are there for rubbish and recycling,
security, etc?

Building warrant of fitness
The Building Act 2004 requires all buildings with
certain features – apart from single family units
– to have a warrant of fitness, which must be
displayed prominently in the building.
If the building has any of the following features,
the body corporate committee must obtain a
warrant of fitness:
• automatic sprinkler system
• automatic fire doors
• emergency lighting system
• emergency warning systems

19
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• automatic back flow preventers
• lifts or escalators; and
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Existing developments

Construction

Most of the checks necessary before buying off
plans also apply to buying an existing unit title. The
advantage is that you can see the actuality.

Check out the construction of the complex you are
interested in:

Additional checks are necessary to ensure the
complex works well for you:
•
•

•

•

•

Is the body corporate committee active and
efficient, and what current issues is it facing?
Ask the vendor to supply AGM & committee
minutes for up to the preceding three years,
other background including financial reports,
and a copy of the body corporate operational
rules
Check the annual accounts to see how much
you will need to pay. (You have to pay your
share of extra facilities such as swimming pools
and tennis courts even if you don’t use them.)
Check the levies are realistic, and check there is
a reasonable long term maintenance plan fund
available for major maintenance

•

Is it of good design and built of high-quality
materials?

•

Are there possible defects in cladding, roof,
eaves (or lack of them)?

•

Does it have means available for exterior
cleaning; for example, gantries, abseiling hooks?

•

What about possible leaky building problems?

It is sometimes difficult to get someone to take
responsibility for the problems of leaky buildings.
Statutory limitation periods might make it difficult
to sue a builder or developer for unsatisfactory
work after a certain number of years. But, a body
corporate committee has a responsibility to mitigate
damage. Therefore, you should take professional
advice – engineering and legal – as part of your
check on the construction of the complex.

Talk to existing owners to see how things are
operating within this complex.

Pre-contract and pre-settlement disclosure statements
and additional disclosure statements
The Act requires under Section 146, 147 and 148
that information be supplied whenever a unit
title is sold.
The various statements show what contributions
(levies) are required including any arrears and
the rate of interest. The Act also states whether
the body corporate has or is about to incur
other liabilities for which the new owner might
be liable. Further, the disclosure statements will
tell you whether there are any proceedings
outstanding against the body corporate.

21
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Your real estate agent or lawyer should ask for
these statements from the vendor’s lawyer, who
will in turn get them from the body corporate
manager.
Make sure you see them and analyse them,
then take them into account when you are
making your decision.

Check the operational
details
Check what the rules are on access to
common property including permitted hours
of use of recreation facilities.
Also check:
•

The location and servicing requirements
for mechanical systems. Is the pool pump,
or plant room for air conditioning, near
one of your unit title’s windows?

•

Check how common electrical, plumbing
and drainage systems are looked after.

•

How well do the fire and security systems
work, and how well are they maintained?

•

How well do the lifts work, and are they
and the stairs maintained?

•

Where is the water stopcock for the unit
title?

•

Is the building warrant of fitness (if
required) prominently displayed and up to
date? Check out insurance details for the
complex. It should cover your unit title, but
you’ll need to obtain your own contents
and landlord’s (if applicable) insurance.

•

Is the pool regularly cleaned and
maintained?

Car parking and access
Check what parking is available for you and
your visitors and tenants. Is this abused by other
owners?
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Shared services

Security

A number of services may be shared and paid for
by the body corporate. A key issue is how water
and wastewater are paid for.

The security of your complex relies on both the
quality of any security equipment used and
the vigilance of residents. (It helps to know your
neighbours.)

Most developments have a single meter for water
use, and the water company bills the complex
as a whole. Unit titles can share the water and
wastewater cost in a variety of ways between unit
titles. The body corporate should include these bills
in the annual budget. However, they may install
check-meters so that they can read and bill each
unit title separately.
Check-metering may be complex and timeconsuming but may be preferred by owners : meters
have to be read, a spreadsheet of usage has to be
maintained, owners billed, and debts collected.
Other shared services may include:
•
•

electricity for common property lighting, gates,
plant, swimming pools, etc.; and
telecommunications including cabling as far
as your unit title, which is often provided from
common aerials and dishes.

What are the shared services’ systems for the
complex you are looking at, and do they meet your
needs?
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Selling your unit title
Prospective purchasers are likely to have the same hopes and concerns that you had. You should:
•

Card-operated motor vehicle entry systems need to
be of high quality to keep non-authorised vehicles
out and to cope with high usage.

advise the body corporate committee, body corporate manager, and building manager (if
any) that you will be selling your unit

•

be ready to supply minutes of your body corporate, copies of the operational rules, and any
other appropriate documentation

Check what system there is for:

•

ensure your levies and any other outstanding amounts are paid up to date; and

•

dealing with trespassers

•

provide the appropriate disclosure statements as required by the Act.

•

getting rid of graffiti

•

security lighting including time switches; and

•

security of walls and gates.

Rubbish
Rubbish is one of the biggest problems for multiunit complexes. Check it out on rubbish day to see
whether refuse and recycling are neatly lined up in
the appropriate place.
The system might be local authority or private. And,
some form of bins or skips or possibly a rubbish chute
with a skip under it may operate. Is there a building
manager to keep things tidy or does the body
corporate committee need to organise it? What’s
the recycling system?

SCA (NZ) Introducing Strata
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Common problems and possible solutions
Problem

Possible solutions

Poor body corporate
or building manager

•
•

Insist on improvements
Replace the body corporate or building manager

•
•

Commission a long-term maintenance plan from a professional
Set up a long term maintenance plan fund or raise a long term
maintenance fund levy
Keep regular maintenance

Concerns about long-term
maintenance

•

•

Website or regular newsletter for owners and tenants
User-friendly rules
Encourage feedback from owners and tenants
Organise body corporate committee introductory visits for new
owners and tenants
Foreign language signage and newsletters, if appropriate

Noise

•
•
•
•

Reminders, via newsletters, on noise levels and quiet times
Approach noisy residents direct
Circulate information on noise control
Assistance from local authority

Rubbish and recycling

•
•
•
•

Reminders, via newsletters, to residents
Direct approach for persistent breaches
Private contractor to supply and clear skip
Contact local authority to discuss better arrangements

Parking and traffic problems

•
•
•
•

Speed humps and signage to slow traffic
Yellow lines for prohibited parking
Direct approaches to residents
Engage tow company for illegally parked vehicles

•

Provide clear explanation of services (including water,
wastewater, electricity, and how they are paid for) in the body
corporate operational rules
Include explanations about shared facilities such as gym,
swimming pool, tennis courts
Review costs in annual budget
Review usage and payment options with utility companies
Circulate information to residents and owners
Be rigorous with account processing and debt collecting

Communication problems with
owners and tenants

•
•
•
•

•
Misunderstandings over
provision of services
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•
•
•
•

Problem

Possible solutions
•
•

Security and graffiti

•
•
•

Non-compliance with
operational rules

•
•

Improve lighting, signage, security alarms, surveillance
Newsletter reminders to close accessible windows, and report
trespassers and burglaries
Social activities to promote increased feeling of security among
neighbours
Report and remove graffiti promptly
Ensure regular circulation of operational rules to tenants as well as
owners
Encourage attendance at AGM and involvement in operational
rule setting
Act on breaches of the operational rules to ensure precedents
aren’t set

SCA (NZ) Introducing Strata
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Glossary
Body corporate

The collective entity made up of all the owners of the unit-titled
complex

Body corporate committee

The committee elected by the body corporate to run the affairs of
the unit-titled complex

Body corporate manager

The person or firm contracted by the body corporate committee to
look after administrative affairs of the unit-titled complex

Body corporate operational
rules

Operational rules for the complex that are noted on the
Supplementary Record sheet of your body corporate when the titles
are issued or when changes to the rules are made

Building manager

The person appointed to look after ongoing maintenance and dayto-day, on-site running of the unit-titled complex

Chairperson

The chairperson of the body corporate as required under the Act

Committee member

A member of the body corporate committee

Common property

The areas open to and owned by all the owners, shown on the unit
plan

EGM

Extraordinary general meeting of the body corporate. The Act determines the procedure to be followed for an EGM

Levy

The amount charged to the individual unit title owners as set by the
budget

LTMP

The long term maintenance plan

LTMF

The long term maintenance fund

Principal and accessory units

A principal unit is private property. Accessory units are associated
with private property; for example, a garage, carpark, garden,
storage spaces

Property manager

A person or firm appointed to be the letting and management agent
for individual unit title owners

Proprietor

The registered owner of a unit title

Proxy

A person authorised to attend an AGM or EGM and vote on behalf
of a registered owner
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Ownership interest (previously
known as Unit Entitlement)

Is the figure used to levy to raise the funds for capital works. The
amount of ownership interest determines a unit title owner’s voting
percentage, but only when a poll is called

Strata title

Another name for unit-title

Utility interest

A defined share (based on a percentage of the value of the unittitled complex and the value of the unit title) that one unit bears
of the budgeted common costs. It’s often the same as ownership
interest

Unit plan

A plan deposited with LINZ showing the layout and major legal details
of the complex and where unit property and common property sit

Unit Titles Act 2010 and Unit Titles
The current legislation governing all bodies corporate
Regulations 2011

SCA (NZ) Introducing Strata
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Further reading and useful contacts:
SCA(NZ) - Strata Community Association New
Zealand & SCA - Strata Community Association
This e-book has been produced by SCA(NZ) Strata
Community Association New Zealand. SCA(NZ) is
the peak industry body for multi unit complexes and
focuses on education, networking, and advocacy
for all sectors of the industry. For more information
visit our website.

Tenancy Services

ABOUT STRATA COMMUNITY ASSOCIATION (NZ)

For help in the case of disputes between landlords
and tenants, see the Tenancy Services website.
This website also has information on the Residential
Tenancies Act, landlord and tenant responsibilities,
bond lodgement, and dispute resolution.

Strata Community Association (SCA) is the peak industry body for Body Corporate and Community Title Management
across Australia and New Zealand. SCA (NZ) is a not-for-profit association that proudly fulfils the dual roles of
a professional institute and consumer advocate. Membership includes body corporate managers, support staff,
committee members and suppliers of products and services to the industry. SCA has in excess of 3,300 members
internationally who help oversee, advise or manage a combined property portfolio with an estimated replacement
value of over $1.2 trillion.

https://tenancy.govt.nz/uta/

BODY CORPORATE MANAGER MEMBERS
Membership is on a Corporate basis and covers all employees of the company.

www.stratacommunity.co.nz
Further educational workshops and courses, such
as the NZ100, are available through SCA(NZ) for
owners, committees, chairpeople, and industry
suppliers.

YOUR ESSENTIAL
STRATA MEMBERSHIP

Unit Titles Act & Regulations
The Act & Regulations can be viewed at the website
www.legislation.govt.nz. Go to ‘statutes’.

Company membership
Minimum

$0.55 NZD per lot under management
$660 NZD p/a

SERVICES MEMBERS
Membership is on a Corporate basis and includes one representative of the member.
Coporate Membership
Additional staff

$995 NZD p/a
$395 NZD p/a

STRATA OWNER MEMBERS

This department (MBIE) is responsible for regulation
and dispute resolution in New Zealand’s building
and housing sector. MBIE also oversees Tenancy
Services, the Residential Tenancies Act, the Unit
Titles Act, and the Weathertight Homes Resolution
Service.
www.mbie.govt.nz

Individual Membership
Small Schemes (≤ 9 lots)
Large Schemes (≥10 lots)

Exclusive members
only events

$50 NZD p/a
$179 NZD p/a includes 3 committee members
$279 NZD p/a includes 3 committee members

Representation to
Government

Feedback on
new educational
strata courses

SCA
accreditation

Educational
courses and
references

Image credits:
Auckland Design Manual
Cover image, and pages 6, 17, 20, 26

Context Architects Limited
Pages 1, 7, 8, 12, 14, 18, 19, 22, 24, 28

Discussions in real
time on the website’s
Community Portal

Mentoring and
guidance from
experts

Networking
and business
development

Frequent
member updates

Member Directory
- Find a Body
Corporate Manager

BECOME A MEMBER OF SCA (NZ) TODAY
To make an enquiry regarding the NZ chapter, please contact Joanne Barreto
E Joanne@prop101.co.nz
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