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Strata Development



Title Enforced From

Strata Titles Ordinance 1974  (No.3 of

1974)
1st March 1977  (SWK. L.N. 22/77)

SWK Ord. No.2/ 1983 (Amendment) 9th May 1983

Strata Titles Ordinance 1995 1st March 1996  (SWK. L.N. 6/96)

Strata Titles (Amendment) Ordinance,

2000

15th April 2005

(SWK. L.N. 20/05)

Strata (Subsidiary Titles) Ordinance, 2019
Passed by Dewan Undangan Negeri - 4th November,
2019

1st March 2022  (SWK. L.N. 50/22)

Strata Management Ordinance, 2019
Passed by Dewan Undangan Negeri - 4th November,
2019

1st March 2022  (SWK. L.N. 48/22)

Development of Strata Title 
Legislation in Sarawak



Building/

Development

Complex

apartments shop-

SoVo

Type of

Development

Form of

Ownership

Types of Building

Residential

Building

Office/ 
Commercial 

Building

Mixed-Use

Integrated

Landed

Development

Land Title –
Sarawak Land 

Code

Bungalow, Detached 
house, Semi-Detached 

(Semi-D) house, 
Terrace house, Link/ 

Super link house

Mall, Hotel

Shophouse

Shopping & Office

Township

Strata/ High- rise 
development

Strata 
(Subsidiary) 

Title – Strata 
Titles 

Ordinance

Flat, Apartment, 
Condominium, 

Serviced Apartment, 
Penthouse/ Loft/ 
Duplex, Dual-Key, 

Townhouse

Retail lot,
Shop lot,
office lot

Podium Complex Shop-
houses, shop-

offices, SoHo, SoFo,

Land and Strata Development



facilities

subsidiary proprietors

allocation

Landed Development Strata Development

1 Horizontal / Traditional subdivision of 
land with subdivided lots and land 
titles for lots.

2 Road, drainage, garden and other 
common facilities to be surrendered 
to and maintained by local council.

3.  Guarded community, approved by

SPA and local council

1 Vertical and horizontal subdivision 
of building into building parcels, 
with subsidiary titles.

2.  Use of common properties and

Co-owned by all the 

through share units

•   Maintained by the

Management Corporation
3.  Gated and Guarded Community

Land and Strata Development



1. Every Strata Scheme must have a building on the lot.

• “building” includes any completed building, partially completed building or
building to be erected within a lot as shown or specified in a strata subdivision
plan and when used with reference to a management corporation, the subdivided
building or land for which the management corporation is established SSTO 2019
[Cap. 75/2019] S.3 Interpretation;

2. Strata parcels are defined as a cubic space and must be 
limited in height and depth.

• define by reference to permanent construction of floors or ceilings and showing 
the height of each storey SSTO 2019 [Cap. 75/2019] S6(2)(c);

Elements in Strata Development



3. Boundaries of parcels are defined on the storey plan by reference to the 
building or other permanent structures within the lot.

• The boundaries of the proposed parcels shown thereon defined by reference to features of
permanent construction appearing in the building SSTO 2019 [Cap. 75/2019] S.6(1)(b)(ii);
Define by reference to walls of permanent construction (but without it being necessary to
show any bearings) the boundaries of each of the proposed parcels within the storey SSTO
2019 [Cap. 75/2019] S.6(3)(b);
Common boundary of any parcel or accessory parcel with any other parcels or accessory parcels,
or with any part of the building or land which is not included in any of the parcels or accessory
parcels, shall, except in so far as it may have been otherwise provided in the relevant approved
strata subdivision plan, be taken to be the centre of the floor, wall or ceiling, as the case may be,
or in the case of land parcels, the boundary at ground level may be defined by their demarcation
on the land. SSTO 2019 [Cap. 75/2019] S.10(4);

•

•

4. Everything within the lot which does not form part of a parcel is 
common property.
• “common property” means so much of the lot not comprised in or appurtenant to any parcel 

(including any accessory parcel) or any provisional block as shown in the certified strata plan
SSTO 2019 [Cap. 75/2019] S.3 Interpretation);

Elements in Strata Development



Elements in Strata Scheme



High Rise Strata Titles
Elements in Strata Scheme



High Rise and Landed 
Strata Titles

Elements in Strata Scheme



High Rise and Landed 
Strata Titles

Elements in Strata Scheme



Landed Strata Titles

Elements in Strata Scheme



Elements in Strata Scheme



• Flat/ Apartment

– Affordability and buying 
power

Condominium / Serviced 
apartment/ Shophouses
/ Mixed Development

•

–
–

Due to scarcity of land
Recreational or sports
facilities

Modern and comfortable 
lifestyle
Commercial complex / retail 
with office space (Wisma 
Saberkas, Wisma Satok)

–

–

Strata Development Trend



• SoHo, SoVo, SoFo

– Flexibility / Marketing

– Multipurpose / usage unit,

Residential and Office

Integrated / Mixed Development•

– Residential property integrated
with wider commercial, retail,
entertainment, or even
transport facilities.

Convenience: everything on 
the doorstep

Cost and time saving

–

–

Strata Development Trend



• The vertical strata have now evolved
to include the horizontal strata with
land area defining the parcel within
the master title

New concept of gated and 
guarded community

•

–

–

issues of security

Exclusive use / enjoyment
common facilities within
gated area

of
the

Strata Development Trend



Strata Legislation



1. No provision for the inclusion of car park lots, stores and  private
garden terrace as accessory parcels in strata titles.

2. No  provision  to  regulate  and  issues  strata  titles  for  Gated and
Guarded Community scheme or / Horizontal subdivision of land into
strata parcel.
The requirement that the building (s) must be wholly  above ground3.
level  only  with  foot  print /  Superficial  area  of
(5000sqf).

at  least  464sqm

4. The requirement that the building(s) must be constructed within the
lot boundaries. Compulsory to apply for strata  titles is only confined
for building with 5 storeys and  above.

5. Provisions dealing with staged developments / provisional
too restrictive.
No provisions on share unit entitlements and calculations.
Management  issues  with  mixed  development  scheme
where the usage of each parcel owner may differ widely.

blocks

6.
7.

8. No duty imposed to the developers or proprietor to require  them to
handover the management of building to subsidiary proprietors.

9. Lack of provision regarding to functioning of  Management
Corporation ie. Sinking fund, meeting resolution & etc.

Limitation in SSTO 1995



Strata (Subsidiary Titles) Ordinance 2019 
[SSTO 2019]

Strata Management Ordinance 2019 
[SMO 2019]

Provides  for  subdivision  of  building  or  land 
through title registration which allows:
•  Persons/companies to own strata parcels,
•  Incorporation of management corporation (MC)

to  manage the common property

Provides a self-regulatory framework for the
management and maintenance of strata
developments/ buildings.

Administered by the Land and Survey Department

(L&S)

(registration/termination of strata scheme)

Administered by the

•  Ministry of Public Health, Housing and Local
Government     (MPHLG)  - Commissioner  of
Buildings (COB),

•  Local Council - Deputy of COB (Valuer)

Current Strata (Subsidiary Titles) 
Ordinance



Strata Title ManagementAVTC
Application Corporationi. Payment of

enhanced Premium
Building plan 
approval
Road Cert/ OP 
Parent title

i. Strata Subdivision
Plan
Type B Survey
Issuance of Strata
Titles
Formation of MC

i. Handover of
MC from 
developer 
Duties of MC
Enforcement 
Disputes

ii.
ii.
iii. ii.

iii. 
iv.

iii.
iv.

iv.

Developer MC/ Managing AgentInterim MC/ JMB

Strata Management Ordinance

Construction
Period

Developer or JMB
Management Period

Management
Corporation Period

Strata Title Ordinance

Land Code

Post-StrataStrataPre-Strata

Strata Development Timeline & 
Legislation



9 Parts, 54 Sections, 4 Schedules

1.PART I: Preliminary-Interpretation (S. 1-3)

2.PART II: Procedure prior to issuance of 
subsidiary title (S. 4-13)

3.PART III: Registration and Issuance of 
subsidiary title (S. 14-16)

4.PART IV: Procedure prior to issuance of 
subsidiary titles for parcels within provisional 
block (S. 17-20)

5.PART V: The Management Corporation (S. 21-
28)

6.PART VI: Rights and obligations attaching to 
individual parcels (S. 29-30)

7.PART VII: Effects of Acquisition of subdivided 
building or land (S. 31)
8.PART VIII: Enforcement (S.32-48)
9.PART IX: Miscellaneous (S.49-54)
1st Schedule - Forms

2nd Schedule – Division and amalgamation of 
parcels
3rd Schedule – Effect of Acquisition of subdivided

building or land

4th Schedule:-Share Units Entitlement

Part I
Interpretation

Part II 
Strata Subdivision

Part III: 
Title Registration

Part IV:
Phase Development

Part V
Management 
Corporation

Part VI
Rights and Obligations

Part VII
Acquisition of 

building

Part VIII
Miscellaneous

Strata (Subsidiary Titles) Ordinance 
2019 (SARAWAK)



Landowners or Developers Land and Survey DepartmentAppointed Licensed Land Surveyor

✓ ✓ ✓To initiate for SSP, Strata To    ensure    that    the    Strata To process, verify and approve
SSP  and  Strata  Titles  Survey
before issuance of Strata Titles
and formation of MC.
As the land administrator and
data  custodian  for  land  and
cadastral records in the state.

development is capable to beSubdivision
Filing of CSP

Survey and
subdivided under
SMO 2019.

SSTO 2019 and

✓ To ensure that the
the

✓ To ensure that all other submission
criteria as mentioned in SSTO 2019
and SMO 2019 is complied.

✓boundaries of all
proposed parcels shown
on SSP are correct and
in accordance with what
was sold or agreed to be
sold.

✓ To certify  that the plans and
in✓ documents   submitted are

accordance with the requirements
of The Land Surveyors (Conduct of
Cadastral Land Surveys)  Rules,✓ To ensure that   each
2003 and contain  such  otherparcel  within  the  strata

scheme is assigned with
share unit

details  as  specified  in  the  SSTO
2019 and SMO 2019.

Roles and Responsibilities of 
Stakeholders



Strata Subdivision Plan
Approval > Strata Titles
Application (STO 1995)

Certified Strata Plan 
(CSP) > Certified  Plan 

(STO 1995)

Accessory Parcel Building Parcel

Land Parcel Limited Common Property
(LCP)

Limited Common Property
Plan

Subsidiary Management
Corporation (Sub-MC)

S.3 SSTO 2019-New Terminology / 
Definition



Type A & 
Type B Survey

Building 
Plan 

Approved 
Date

Filing of 
Certified 

Strata
Plan

Strata 
Subdivision 

Plan
Submission

within 
3 months

Construction/ Selling –
Vacant Possession 

Issuance 
of strata 

titles
Issuance 

of OP

Strata (Subsidiary Titles) Ordinance 2019

Type A
survey

Strata 
Titles 

Application
(S.9)

Issuance
of OP

within 
6 months

Type B 
Survey

Vacant 
Possession 

Issuance 
of strata 

titles

Filing of 
Certified

Strata 
Plan

Strata Titles Ordinance 1995

Enforcement on Submission of 
Strata Subdivision Plan Approval



Effective on
1st March

2022, SSTO
2019

Enforced

Strata
Subdivision

Plan
Submission

Extension of
Strata

Subdivision
Plan Submission

1. the building is
completed or in the
course of being
erected before the
commencement
(Existing Project)

Commits an offence and shall, upon conviction,
be punished with a fine of not exceeding fifty
thousand ringgit and to a further fine of one

thousand ringgit for each day

not more than
3 months

within
3 months

Date of the
approved BP/
before the sale
of any parcel

Strata
Subdivision

Plan
Submission

Extension of
Strata

Subdivision
Plan Submission

2. the building is to
be erected after the
commencement
(New Project)

Commits an offence and shall, upon conviction,
be punished with a fine of not exceeding fifty
thousand ringgit and to a further fine of one

thousand ringgit for each day

not more than
3 months

within
3 months

Enforcement on Submission of 
Strata Subdivision Plan Approval



Improved Strata
Management:

Clearer rules and
Dispute avenue/
remedy authority

Better Strata
Development:
Building can be

issued with Strata
Titles

More streamlined
process of Strata

Titles Application:
Faster Issuance of

Strata Titles

Improved Features under SSTO 2019



Components under Strata



To formulate a more comprehensive and relevant legislation in
tandem with the real estate and building industry trends

✓Strata Project will not be limited by the building footprint of
5000 sqft anymore.

To allow Strata subdivision of building and/or land and 
within the same strata projects. Highrise and low-rise strata 
scheme. -Building parcel and Land Parcel

To allow appurtenant parcel as attachment to the main 
parcel.

✓

✓

Better Strata Development



1. “accessory parcel” means any parcel shown in a certified strata plan as an accessory
parcel which is appurtenant to and used or intended to be used in conjunction with a
parcel provided always that its usage shall be as approved by the Authority.

2. “building parcel” means an individual parcel in a building subdivided under Part II,
held under a subsidiary title.

3. “common property” means, in relation to a subdivided building or land,— so much
of the lot not comprised in or appurtenant to any parcel (including any accessory
parcel) or any provisional block as shown in the certified strata plan.

4. “land parcel” means an individual parcel delineated within a land subdivided under
Part II, in which is comprised of a building which is held under a subsidiary title, which
may have a shared basement, comprises accessory parcels and common property.

Better Strata Development-
New Definition



Source from JUPEM

-20

1-30

How to Identify ?



TITLE NO. BUILD

NO

.

STOREY

NO.

PARCEL

NO.

GRN 4567 - - L6

Land parcel

Building 
parcel

Lot 123, Geran 4567 Bandar Johor Bahru

TITLE NO. BUILD

NO.

STOREY

NO.

PARCEL

NO.

GRN 4567 M3 3 18

Strata Title for LAND PARCEL Strata Title for BUILDING PARCEL

What to Survey ?

- Two(2) or 
more storey

- On one lot of 
alienated land 
under final 
title

- Two(2) or more buildings
- On one lot of alienated 

land under final title





COMMON PROPERTY

So much of the lot not comprised 
in or appurtenant to any parcel 
(including any accessory parcel) 
or any provisional block

Owned by all the subsidiary

owners through the share units

PARCEL

Individual unit/ house comprised

in a strata scheme.

Held under a separate subsidiary 
title.

••

•

•

Parcel and Common Property



The principles that each parcel has:-
a)
b)

an adequate means of access not passing through another parcel (left figure) [Sec. 6(1)(iv)(A)],
an adequate means of internal communication not passing through the common property
(Right Figure) [(Sec. 6(1)(iv)(B)]

Parcel : Means of Access



1.

2.

Vertical and Horizontal subdivision of building within the lot.

Within building (bounded by external walls, floors and ceilings)-define on
the storey plan by reference to walls of permanent construction - showing
the dimension and height of each parcels.

Usually, the boundaries of building parcels are defined to the centre of the

floor, wall or ceiling.

Adequate access of not passing through another parcel; and an adequate 
means of internal communication not passing through the common 
property.

3.

4.

Building Parcel



1. Horizontal subdivision of any land (by house) within the
lot.

The boundaries at ground level to be defined on the
delineation plan by their demarcation on the land or
follow the structure (external wall) of building.

Boundaries for first floor and floor above to be defined 
on the storey plan.

2.

3.

– To follow projection line of strata boundaries on
the ground level by creating the external
area.

void

Land Parcel



LAND PARCEL
Subdivision of any land within the lot
(horizontally by house)

Defined or subdivided with marking 
on the ground by reference to lot 
boundary.

Less shared common property i.e.
wall, roof, floor, support beam are
part of parcel

No Building Parcel within Land Parcel.

BUILDING PARCEL
Subdivision of any building within the 
lot (vertically and horizontally by 
floor)

Defined or subdivided by reference

to permanent construction appear in
the building

More shared common property i.e. 
roof, party wall, floor, ceiling, support 
beam

•
•

•

•

•

•

•

Building Parcel vs Land Parcel



Building or land capable of being subdivided into
parcels (S.4, SSTO)

a) any building thereon having two or more
storeys shall be capable of being
subdivided into building parcels, and any
land on the same lot shall also be capable
of being subdivided into land parcels;

-

-

Highrise Development only or

Mixture of Highrise and Landed
Strata

b) any land thereon having two or more
buildings shall be capable of being
subdivided into land parcels.

- Fully Landed Strata Development

(2 Buildings or more)

Building Parcel vs Land Parcel



No. Type of Development Form of Ownership/ 
Subdivision

Residential

Building

Commercial

Building

Mixed-Use

Building

1 High-rise development

•   Min. 1 building with at
least 2 Storeys or more
on the lot

Horizontal & Vertical 
Subdivision of
building within the 
lot

Building Parcel-
Strata (Subsidiary) 
Title

One building, many

titles

Flat, Apartment, 
Condominium, 
Serviced 
Apartment, 
Penthouse/ Loft/ 
Duplex, Dual-Key, 
Townhouse

Retail lot,
Shop lot,
office lot

Podium 
Complex, 
Shop-houses, 
shop-
apartments 
shop-offices, 
SoHo, SoFo, 
SoVo

2 Landed Development

•   Min. 2 plot of land with
building of at least 1
Storey or more

Horizontal 
subdivision of land
within the lot

Land Parcel - Strata

(Subsidiary) Title

One building, one 
title

Bungalow, 
Detached house, 
Semi-Detached 
(Semi-D) house, 
Terrace house, 
Link/ Super link 
house

Mall, 
Hotel, 
Office 
(block/ 
tower)

Shophouse

Shopping & 
Office Complex

Township

3 Mixture of High-rise & 
Landed Development

1 & 2 above 1 & 2 above 1 & 2 above 1 & 2 above

Building Parcel vs Land Parcel



1. Within building (bounded by external walls, floors and ceilings) -define on the
storey plan by reference to walls of permanent construction.

Outside of building- define on the delineation plan by reference to building, shall
be up to a reasonable height or to extent of any projection above or
encroachment below ground level by another part of the parcel.

Specify the proposed parcels they are made appurtenant to, irrespective of

2.

3.
whether
parcels.

the accessory parcels are contiguous to those specified proposed

Accessory Parcel



Accessory parcels may be contiguous or non-contiguous to the parcel (Sec. 6(5)(b) of SSTO 2019);

Contiguous Accessory Parcel Non-Contiguous Accessory Parcel

Accessory Parcel
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BUILDING/ LAND PARCEL

Assigned with share unit 

Issued with Strata title 

Can be transferred

To be used based on the

approved usage

Can be subdivided/

amalgamated

ACCESSORY PARCEL

No share unit assigned but may 
affect the share unit of main 
parcel

No strata title will be issued

Can not be transferred

To support the usage of main 
parcel i.e. carpark, aircon ledge, 
store room, lift, garden etc.

Usage must be approved by SPA

Cannot be subdivided/

amalgamated

•

•

•

•

•

•

•

•

•

•

•

Main Parcel vs Accessory Parcel



' , J

Strata Layout Plan



More flexibility in building design

✓ To allow for strata subdivision of building with 

structures that encroached or fall outside the lot 
boundary.

✓ The encroached structures ie. any eave, awning and
any balcony that projects over road or statutory
reserve shall be issued with permit or easement
under Land Code.

“that the building or buildings are situated wholly 
within the boundaries of the lot in question, but 
discounting any eave, awning, and any balcony not 
forming part of the proposed parcel, which projects 
over road or statutory reserve to which there 
subsists a permit or easement issued under Land 
Code [Cap. 81 (1958 Ed.)], in respect of every such 
eave, awning and balcony.”

Flexibility in Building Design





Bay Window Location And Diagram





Floor Plan



Cross Section



Elevation A-A



✓To allow Construction Phasing: vertical phasing
(part of building) and horizontal phasing for
building and / or land.

✓The provisional block / floors will be issued 
with Provisional Subsidiary Title

Lot 123“provisional block” means—

• in relation to a subdivided building, a block
consisting of the proposed building parcels to
be erected on a building or lot, for which a
provisional subsidiary title is applied for;

or

• in relation to a subdivided land, a block
consisting of the proposed land parcels, for
which a separate provisional subsidiary title is
applied for;

Provisional Tower

Block on Building               Podium Block

Provisional Block 
on Land

Basement

Flexibility in Building Design



More Flexible Staged / Phase Development
✓ Approved Building plans no longer required for application. Sufficient to 

submit Approved SPA plan (layout).
Minor variation like number of units, size of units, share units of units,
layout configuration of the lots and common property are allowed provided that
•  it do not change

•  the total area and position of of the building / land
•  quantum provisional share unit.

✓

•  Consent given by all the subsidiary proprietors.
• The amendments to the plan is approved by the authority.

SSTO 2019 [Cap. 75/2019] S.18

18. The Superintendent shall approve any strata subdivision plan submitted under 
section 17 if the following conditions are satisfied—

(a)there has been no change in the total area and position of the building or land as submitted
pursuant to section 7 (2) and 9 (2)(a);

(b)there has been no change in the total share units for the parcels from the quantum of 
provisional share units shown pursuant to section 9 (2)(b); and

(c) all the conditions specified in section9 (1) are satisfied

Flexibility in Phase Development



Building or Land can be issued with Strata Title once 
completed

To compel greater developer and professional 
responsibilities, compliance and certification
✓ Certification by professional ie. land surveyor, architect and

engineer that the building can be subdivided for issuance of subsidiary 
titles

✓ The proposed parcels are endorsed by the proprietor to be correct
and in accordance with what was sold or agreed to be sold by the
proprietor.

SSTO 2019 [Cap. 75/2019] S.6

(b) a strata subdivision plan comprising an index plan, storey plan, delineation plan

and the proposed schedule of parcels, in triplicate for the proposed parcels and duly

certified by a land surveyor as follows ..

(iii) that the boundaries of all the proposed parcels shown thereon have
been endorsed by the proprietor to be correct and in accordance with what
was sold or agreed to be sold by the proprietor;

`

Flexibility in Phase Development



Strata Numbering



Strata Numbering Method

Method in numbering the Tower, Tower and Provisional
Block

a) Every block of subdivided building should be numbered in integer
sequence with prefix of "M". Example: M1, M2, M3 ...

b) Every tower block on top of building should be numbered with prefix of
"Tower" and follow by alphabet order. Example: Tower A, Tower B, Tower C
...

c) For tower block situated on top of tower (sub-tower), should be numbered
with prefix of "Tower", and follow by the alphabet of tower situated on and
another alphabet order for sub-tower. Example: Tower AA (Sub-Tower A
situated on Tower A), Tower BA (Sub-tower A situated on Tower B).



Strata Numbering Method

Method in numbering the Tower, Tower and Provisional
Block

d) For every provisional block of building or tower or sub-tower should
be numbered in integer sequence with prefix of "P". Example: P1, P2,
P3 ...

e) For every provisional block of land should be numbered in integer
sequence with prefix of "LP". Example: LP1, LP2, LP3 ...

f) Numbering of building or provisional block should follow the
sequence as in the approved building plan.



Strata Numbering Method

Floor Numbering Method

a. Floor level above ground level should be numbered in integer
sequence from the ground floor to upper floor. Example: 1, 2, 3 ...

b. Basement floor should be numbered in integer sequence with prefix
of "B" from the ground level towards down. Example: B1, B2, B3 ...

c. Mezzanine floor should be numbered in integer sequence with
prefix of "N" within the main floor. Example: N1, N2, N3 ...

d. The numbering of mezzanine floor should be unique within its main
floor.



Strata Numbering Method

Building Parcel Numbering Method

a. There should be only one series number of integers to be used in
numbering of the parcel. Example: 1, 2, 3 ...

b. Every parcel should be numbered in integer sequence from the lower floor
level to upper floor level and from building to building by following the
sequence of building as in the approved building plan.

c. The used integer number of parcel cannot be repeated or used again by
another parcel.

d. If the parcel is multi stories ie. Penthouse, townhouse & etc. numbering of
parcel should follow the sequence in the lower floor level.



Strata Numbering Method

Building Parcel Numbering Method

e. The parcel number for the provisional block should be numbered in
integer sequence with prefix of "P". Example: P1, P2, P3 ...

f. Numbering of parcel for completed building of provisional block
should continue from the last sequence number of the scheme.

g. Numbering for subdivided or amalgamated parcel should continue
from the last sequence number of the scheme.



Strata Numbering Method

Parcel Numbering Method
Land Parcel And Land Parcel With Shared Basement

a. There should be only one series number of integers with prefix of
"L" to be used in numbering of the Land Parcel. Example: L1, L2, L3 ...

b. Every Land parcel should be numbered in integer sequence from
house to house and from building to building by following the
sequence of building as in the approved building plan.

c. The used integer number of land parcel cannot be repeated or
used again by another land parcel.



Strata Numbering Method

Parcel Numbering Method
Land Parcel And Land Parcel With Shared Basement

d. The parcel number for the provisional land block should be
numbered in integer sequence with prefix of "LP". Example: LP1, LP2,
LP3 ...

e. Numbering of parcel for completed building of provisional land
block should continue from the last sequence number of the scheme.

f. Numbering for subdivided or amalgamated land parcel should
continue from the last sequence number of the scheme.



Strata Numbering Method
Parcel Numbering Method
Accessory Parcel

a. There should be only one series number of integers with prefix of "A" to
be used in numbering of the accessory parcel. Example: A1, A2, A3 ...

b. Every Accessory parcel should be numbered in integer sequence from the
lower floor level to upper floor level and from building to building by
following the sequence of building as in the approved building plan.

c. The used integer number of accessory parcels cannot be repeated or used
again by another accessory parcel.

d. Numbering of accessory parcel for completed building of provisional block
should continue from the last sequence number of the scheme.



Strata Numbering Method
Void Area Numbering Method

a. There should be only one series number of integers with prefix of "V" to be used in
numbering of the void area. Example: V1, V2, V3 ...

b. Every void area should be numbered in integer sequence from the lower floor level
to upper floor level and from building to building by following the sequence of
building as in the approved building plan.

c. The used integer number of void areas cannot be repeated or used again by another
void area.

d. Only the void area within the Building Parcel or Land Parcel are required to be
numbered.

e. Numbering of void area for completed building of provisional block should continue
from the last sequence number of the scheme.



Strata Numbering Method
Common Area Numbering Method

a. There should be only one series number of integers with prefix of "C" to be
used in numbering of the common area. Example: C1, C2, C3 ...

b. Every common area should be numbered in integer sequence from the
lower floor level to upper floor level and from building to building by
following the sequence of building as in the approved building plan.

c. The used integer number of common areas cannot be repeated or used
again by another parcel.

d. Numbering of common area for completed building of provisional block
should continue from the last sequence number of the scheme.



SAMPLE DRAWING OF WALL THICKNESS OF THE PARCELS ON FIELD BOOK DIAGRAM 



Strata Numbering Method



Strata Numbering Method

Source from JUPEM



Strata Numbering Method

Source from JUPEM



Strata Numbering Method

Source from JUPEM



Text, Line and Symbols



Text (annotation) and Line Symbols 
Specifications

a) All the standard text annotation must be placed inside closed polygon.

b) All text annotation must be set to "Justify" and "Center". This is to ensure a
higher accuracy to the text being inside the closed-polygon.

c) All text annotation must be drawn in suitable size in accordance to the
plotting scale so that the annotation of plan can be clearly viewed on a
standard ISO A3 size paper.

d) Parcel number texts must be unique (no duplication) and in sequence from
building to building and from lower floor to higher floor) in all submitted DXF
files except special case like Duplex Parcel, which have duplicate parcel
number.

e) All parcellations of area are to be presented by floors and not by individual
units.



Text (annotation) and Line Symbols 
Specifications



Text (annotation) and Line Symbols 
Specifications



Whole floor layout, showing eight parcels 
and its accessory parcels, 

(___) Red line – Parcel/Land boundary

(___) Green line – Accessory parcel 
boundary. 

(___) Brue line – Building

(___) White line – Void/common

Strata Coloring Method



One of the parcel and it accessory parcels -
Boundaries are to be taken to the centre of the wall. 

Strata Coloring Method
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Share Units



✓To define the share unit entitlements

SSTO 2019 [Cap. 75] S.12

12 (4) The share unit of a parcel shall determine-

a) the voting rights of the subsidiary proprietors;

b) the quantum of the undivided share of each subsidiary proprietor in the common 
property in the event—
i. Where a subdivided building or land is damaged but is not totally destroyed is continued
to be use in accordance with section 27;

ii.  the subdivision of building or land into parcels is terminated in accordance with section 
28; and

iii. the common property is required for public purposes under section 48 of the Land
Code [Cap. 81 (1958 Ed.)]; and

c) the amount of contributions levied by a management corporation on the subsidiary
proprietors of all the parcels in a subdivided building or land.

Share Units



Share unit calculations to be certified by professionals
✓ To provide the principle and deciding criteria for the calculation of share units

✓ Certified by a land surveyor that the share unit assigned by the proprietor in the 

schedule of parcels is in accordance with section 12 (3);

SSTO 2019 [Cap. 75] S.12

12.—(1) Each parcel (except in the case of an accessory parcel) shall have a share unit, 
which—

(a)shall be expressed in whole numbers; and

(b)shall be assigned by the proprietor and specified in the form as may be determined 
by the Director, submitted under section 11.

(3) The share unit shall be determined in accordance with the Fourth Schedule or the Land 
Surveyors (Conduct of Cadastral Land Surveys) Rules, 2003 [Swk. L.N. 137/2003], or rules 
made under this Ordinance.`

Share Units Entitlement



Criteria for deciding share unit entitlements for a strata
scheme shall be consistent with either—

a)
b)

the equality principle; or
the relativity principle.

➢Criteria for deciding the principle of share unit entitlement for a strata scheme shall be based on
perceived usage of common facilities.

A unit that uses more of the common facilities is allotted with a higher share unit and consequently
contributes a higher maintenance levy.

➢

x - is the share unit of a parcel
y - is the aggregate / total share unit of all parcels
Z - is the total management / maintenance charge $$$ to be levied by MC

Share Unit: Proportion of maintenance cost among the strata owners

Share Units



Common
Property Lot 126

Common

BLOK A

• y - is the aggregate/ total share unit of all

•   x - is the share unit of a parcel

parcels 

•   z - is the total management / maintenance

Parcel Sub-Total

Share Unit

Parcel 1 - 24 24

Parcel 25 & 26 4

Aggregate/Total 
Share Unit of 

Strata Scheme:

y = 28

25 26

Parcel

Property

stor

21 22 23 24

17 18 19 20

13 14 15 16

9 10 11 12

5 6 7 8

1 2 3 4

Parcel Share

Unit

Parcel Share

Unit

1 1 14 1

2 1 15 1

3 1 16 1

4 1 17 1

5 1 18 1

6 1 19 1

7 1 20 1

8 1 21 1

9 1 22 1

10 1 23 1

11 1 24 1

12 1 25 2

13 1 26 2

Share Units



Equality Principle (For example wholly residential development or single
use non-residential / wholly commercial development)

The equality principle for deciding share unit for the parcels included in a strata scheme is the
principle that the share units must be equal, except to the extent to which it is just and equitable in
the circumstances for them not to be equal, regard must be had to—

• how the strata scheme is structured;
- structure of building: no. of blocks / tower, podium, density?

the nature, features and characteristics of the parcels included in the scheme;

- building parcel or land parcel? Accessory parcel?

the purposes for which the parcels are used.

- the usage of parcel: residential, office or commercial?

•

•

Share unit of parcel =       Gross floor area of strata unit                    Share unit allotted

--------------------------------------------- X         to the building

Gross floor area of all strata parcels

Share Units



Relativity Principle

The relativity principle for deciding share unit for the parcels included in a strata scheme is the principle
that the share units must clearly demonstrate the relationship between the parcels by reference to 1
or more particular relevant factors.

A relevant factor may, and may only, be any of the following— Weight factor = % of cost
% of Strata Area• how the strata scheme is structured;

- structure of building: no. of blocks/ tower, podium?

the nature, features and characteristics of the parcels;

- building parcel or land parcel? Accessory parcel?

the purposes for which the parcels are used;

- the usage of parcel: residential, office or commercial?

• Share unit
of each type    = Total Strata area x Weight factor

•

• the impact the parcels may have on the costs of maintaining the common property;

- usage of common area or facilities of each parcel?

the market values of the parcels.•

Share Units



Relativity Principle
• For example, in the case of a mixed development can comprise of residential units, offices and shops

in one development.
In such developments, different weight factors are used to account for the
unequal usage of common facilities among the different user groups.

•

• Allocation of share unit for each parcel is to be made based on floor area of the strata unit and the use
of weight factors for each type of strata unit.

• The computation of weight factors for each user group is based on the share of the maintenance costs

proportionate to the expected use or benefit each user group will derive from or the risk it will

contribute to the common property.

Any of the following factors may be considered in determining the weight factors:

• a)
b)
c)
d)
e)
f)

Total area
Common area used by each user group & shared by user groups
Strata floor area
Frequency of usage
Human traffic
Risk factor

Share Units



1. Strata Area of each user group
4. Total Common Area ( = Apportioned common area +
limited common area)

2. Common area used by each user group (LCP)

Apportioned common area is based on strata area percentage

5. Total Area ( = Strata area + Total common area)

3. Common area shared by all user group

Type/ Description of Common Area Floor area (msq)

Common area within Basement, 
ground floor, L1, L2 & L3 of podium 

and condo block
27345

User Group Floor area (msq) Percentage (%)

Commercial Shop 1303.7 1.7
Condominium

Block
74112.3 98.3

Total 75416.0 100.0

User Group Floor area (msq) Percentage (%)

Commercial Shop 200 2.5

Condominium

Block
7654 97.5

Total 7854 100

User Group Floor area (msq) Percentage (%)

Commercial Shop 646.7 1.8

Condominium

Block
34552.3 98.2

Total 35199.0 100

User Group Floor area (msq) Percentage (%)

Commercial Shop 657 1.6

Condominium

Block
39560 98.4

Total 40217 100.0

Example of Area Calculation



owner, staff and customers of shop.

more maintenance to the pool and

each user group. More common areas

Item 2: 
Maintenance of 
Landscape

Maintenance

Cost: RM 57,000

User Group
Total Common

Area

Frequency 
of usage

Area x

Factor
% Cost Remarks

Commercial Shop 647 1.5 970.07727 2.7 RM1,556.61
Based on the total common area of

need more landscaping maintenance 
and upkeep.

Higher weightage for commercial shop 
due to higher human traffic.

Condominium

Block
34552 1 34552.282 97.3 RM55,443.39

Total 35522.359 100 RM57,000.00

Item 1: Swimming

Pool

Maintenance

Cost: RM 38,000

User Group Strata Area
Frequency 
of usage

Area x

Factor
% Cost Remarks

Commercial Shop 657 0 0 0.0 RM0.00
The use of swimming is not allowed by

Condominium

Block
39560 1 39560 100.0 RM38,000.00

Based on strata area: Bigger area 
mean more occupants. Thus, require

services.

Total 39560 100 RM38,000.00

Cost Sharing Calculation



Block

decimal
No User Group

Percentage of 
cost (a)

Percentage of

Strata Area (b)

Weight Factor

(a/b)

Rounded to 1

1 Commercial Shop 2.77 1.6 1.731 1.7

2
Condominium

Block
97.23 98.4 0.988 1.0

No. Item Cost

Frequency of use/ Risk factor Cost Sharing

Commercial Shop
Condominium

Block
Commercial Shop

Condominium

1 Swimming Pool RM38,000.00 0.0 1.0 RM0.00 RM38,000.00

2 Maintenance of Landscape RM57,000.00 1.5 1.0 RM1,556.61 RM55,443.39

3 MC staff expenses RM200,000.00 1.0 1.2 RM2,730.16 RM197,269.84

4 Lift RM35,000.00 0.0 1.0 RM0.00 RM35,000.00

5 Building Insurance RM74,000.00 5.0 1.0 RM5,982.52 RM68,017.48

6 Patroling and Security Services RM180,000.00 3.0 1.0 RM9,569.87 RM170,430.13

7 Cleaning and maintenance of common area RM189,000.00 2.0 1.0 RM6,819.77 RM182,180.23

8 Utilities bill for common area & facilities RM280,000.00 0.5 1.0 RM2,596.10 RM277,403.90

9
M&E Services (e.g. water pump, water tank, 
fire protection system, plumbing/sanitary, 
ventilation system, electrical system)

RM130,000.00 1.5 1.0 RM3,342.08 RM126,657.92

10 Pest control RM9,000.00 3.0 1.0 RM478.49 RM8,521.51

Total Cost RM1,192,000.00 RM33,075.60 RM1,158,924.40

Percentage 2.77 97.23

Weight Factor Calculation



Strata Subdivision Plan (SSP), 
Certified Strata Plan (CP), Limited 
Common Property Plan (LCP) For 
Subdivision Of Building/Land And 

Provisional Block































Schedule Of Parcels 
(Spreadsheet) Strata Subdivision 

Plan, Certified Strata Plan, 
Limited Common Property Plan 

For Subdivision Of Building/Land 
And Provisional Block



The Spreadsheet for Strata Subdivision Plan Approval

and Type B Survey shall consist of 7 tables (tab);

Profile, Building Parcel, Accessory Parcel, Void Area,

Land Parcel, Common Area and Limited Common

Area. The details shall be filled in full capital letter as

follows:

Specification of Spreadsheet



Specification of Spreadsheet
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Specification of Spreadsheet



The Spreadsheet for creation of Limited Common Property

(Limited Common Property plan) shall consist of 5 tables (tab);

Profile, Building Parcel, Land Parcel, Common Area and Limited

Common Area. The details shall be filled in full capital letter as

follows:

Specification of Spreadsheet
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Strata Titles Application



Permission, Planning Branch, L&S

from the date of approved building plan.

No
Approved

by SPA

Yes

Applicant

Approval (Sec. 6) – Stage 1

T&C

2)  Type B Survey

Registration & Preparation of
Subsidiary Titles (Sec. 14 & 15)

Issuance of Land Titles 1. Filing of Strata Certified Plan
(Sec. 11) – Stage 3

Depositing of Survey Plan
Memorandum of Surrender 

and Alienation (MOSA)

Issuance of Occupation
Permit

Approval
for T&C

Approval for
Depositing

1)  Type A Survey

(Strata Certified Plan) Sec. 10 – Stage 2

Recommendation forRecommendation for
Depositing

Issuance of Road
Certificate

Strata 
Title 
Work 
Process

Construction Filing with COB: 
Before Selling

Infra Construction Survey plan

1. Strata Subdivision PlanSubdivision planEngineering plan Building Plan

Parent 
Title 
Work 
Process

Processing by MUDeNR (Layout
Plan)

Processing for Planning

✓ To initiate the processing of Strata Title 

prior to the construction of building
✓ To   submit Strata Subdivision Plan within 3 months

✓ Submission of Strata Subdivision Plans is a continuous 

process after Building Plan Approval without waiting 

for Parent Lot title, Occupation Permit and Letter of 

consent.

Strata Titles Application



Comparison of SSTO 2019 and STO 1995

Strata
Titles

Application
(S.9)

Issuance
of strata

titles

Registration
of Strata

Titles

Issuance
of  OP  &
Lot Titles

Type A
survey

Type B
Survey

within
6 months 18 days 90 days 14 days

Vacant
Possession

Strata Titles Ordinance 1995

Building
Plan

Approved
Date

Strata
Subdivision

Plan
Submission

Strata
Subdivision

Plan
Approval

Issuance
of strata

titles

Issuance
of  OP  &
Lot Titles

Registration
of Strata

Titles
Type A &

Type B Survey

26 days

within
3 months

24 days
18 days 12 days

Construction/ Selling –
Vacant Possession

Filing   of
Certified
Strata Plan

Strata (Subsidiary Titles) Ordinance 2019

Strata Titles Application



More streamlined process of Strata Titles Application: Change of Approving
Authority

- Strata Subdivision Plan Application to be approved at Divisional Level by Superintendent
and Phase Development to be approved Director

No Type of application Approving Authority

STO 1995 SSTO 2019 STO 1995 SSTO 2019

1 Strata titles application 
(STA)/ Subdivision of 
provisional block upon 
completion

Strata subdivision plan approval 
(S.6)/ Strata subdivision plan 
approval for provisional block 
(S.17)

SPA Superintendent

2 Extension of time for strata 
title application

Extension of time for strata 
subdivision plan approval

Minister Director

3 - Establishment of sub-mc or limited

common property (new)

- Superintendent

4 Strata titles application in 
the case of phased 
development (S.7)

Strata subdivision plan approval in 
the case of phased development 
(S.7)

SPA Director

5 Division or amalgamation of parcels (Second Schedule) SPA Director

6 - Acquisition of subdivided building 
or land: Approving share units 
(new)

- Superintendent

Strata Titles Application



More streamlined process
Titles Application

of Strata Titles Application: Procedures of Strata

To submit within 3 months after
approval of building plans.(S.6, SSTO2019) Stage 1

Stage 2 To carry out Type A & B survey(S.10, SSTO2019)
concurrently when the
building(s) near to completion
(before issuance of OP)

Filing of Certified Strata Plan
after issuance of land title and
OP

Stage 3(S.11, SSTO2019)

Stage 4(S.14-16, SSTO2019)

F O R  R E F E R E N C E O N L Y

Preparation and

Registration of Strata

Titles, and Formation

of MC

Filing of Certified

Strata Plan

Issuance of Road 

Certificate, New Land 

Title & OP

Type A Survey

Type B Survey

Strata Subdivision plan

Approval

Building Plan Approval

Planning Approval

Strata Titles Application



More streamlined process of Strata Titles Application: Stage 1: Strata
Subdivision Plan (SSP) Approval

Stage 1: Strata Subdivision Plan (SSP) Submission and Approval
SSTO 2019 [Cap. 75/2019] S.6

6.—(1) Any submission of the strata subdivision plan for the approval of the Superintendent shall be made
in Form 1 and shall be accompanied by—

(a) Application Fee;

(b)Strata Subdivision Plan (index plan, storey plan, delineation plan and the proposed schedule of parcels), 
and duly certified by a land surveyor as follows:

(i) that he has made a comparison of the strata subdivision plan to the approved building plan

(ii) that the boundaries of the proposed parcels shown thereon defined by reference to features of permanent construction; 

(iii) that the boundaries of all the proposed parcels shown thereon have been endorsed by the proprietor to be correct and in

accordance with S&P;

(iv) that each of the proposed parcels has an adequate means of access; and an adequate means of internal communication;

(v) that the position of each building or land to be subdivided into parcels as delineated on the delineation plan is within the
boundaries of the lot;

(vi) that the proposed share unit is in accordance with section 12(3)

(c) Approved Building Plan under the Buildings Ordinance, 1994 [Cap. 8]

Strata Titles Application



More streamlined process of Strata Titles Application: Stage 1: Strata
Subdivision Plan Approval

Survey Administrative and Technical Circular No. 1-2022

Stage 1A: Documents to be
submitted by Licensed Surveyor

(a)Authorization Letter

(b)Provisional Approval Letter

(c) SPA Approved Plans

Stage 1B: Documents to be
submitted by Licensed Surveyor

(a)Strata subdivision plans in DXF and

PDF files

(b)Spreadsheet

(c) Approved Building Plans

(d)Application form

(e)Photographs of building(s) and/or 
tower(s) of 4 different side views

(f) Receipt of payment of application

fees

(g)STA1-PS Submission Checklist

Strata Titles Application



Stage 1B: Submission by Licensed Surveyor

A

Digital Files and

Documents Submission

Mandatory files

uploaded: Yes/ No

Yes

Discrepancy Report

& Computation

Report
Pre-check:

pass/ fail

Passed

Checking:

pass/ fail

Passed

END

No

Failed

Failed

Detail application and computation checking by Department

Private Surveyor digitally signed the Strata Subdivision Plans

System Pre-Check Service:

•   DXF & Spreadsheet cross Checking

•   Conversion to GIS files

Documents:

i.     Strata Subdivision Plans in

DXF & PDF files 

ii.   Spreadsheet

iii.  Approved Building Plans

iv.   ApplicationForm

v Photographs of building(s) 

and/or tower(s) of 4 different 

side views

vi.   Receipt of payment for

Application fee

vii.  STA1(PS) Submission

Checklist

Strata Titles Application



Conditions for approval of strata subdivision plan

SSTO 2019 [Cap. 75/2019] S.9

S.9 (1) - The Superintendent shall approve the strata subdivision plan submitted under section 6 if the
following conditions are satisfied:

(a) SSP has been certified by a land surveyor as follows—
(i) that the proposed share unit is in accordance with section 12 (3);

(ii) that the proposed parcel has an adequate means of access not passing through another parcel;

(iii) that the proposed parcel has an adequate means of internal communication not passing through the common 
property; 

(iv) that he has made a comparison of the strata subdivision plan to the approved building plans

(v) that the boundaries of the proposed parcels shown thereon defined by reference to features of permanent 
construction appearing in the building; and

(vi) that the boundaries of all the proposed parcels shown thereon have been endorsed by the proprietor

to be correct and in accordance with what was sold or agreed to be sold;

(b)development or planning permission pursuant to Part X of the Land Code [Cap. 81 (1958 Ed.)] has
been obtained; and

(c) that the subdivision of building or land approved pursuant to Part X of the Land  Code [Cap. 81 
(1958 Ed.)], is not contrary to the provisions of any written law for the time being in force, and that 
any requirements imposed by or under any such written law have been complied with.

Strata Titles Application



More streamlined process of Strata Titles Application: Stage 2 Type A and
Type B Survey

1.Upon approval of the Strata Sub-division Plan, the Strata Subdivision Survey shall be
carried out by a Land surveyor for the Land in question, and for any of the Buildings
thereon or any of the parcels, where applicable. SSTO 2019 [Cap. 75/2019] S.10

2.The Strata Subdivision Survey consist of Type A and Type B surveys which shall be carried out 
in pursuant to The Land Surveyors (Conduct of Cadastral Land Surveys) Rules, 2003, prior to
filing of the Certified Strata Plan.

Building
Plan

Approved
Date

Strata
Subdivision

Plan
Submission

Strata
Subdivision

Plan
Approval

Issuance
of strata

titles

Issuance
of  OP  &
Lot Titles

Registration
of Strata

Titles
Type A &

Type B Survey

26 days

within
3 months

24 days
18 days 12 days

Construction/ Selling –
Vacant Possession

Filing   of
Certified
Strata Plan

Strata (Subsidiary Titles) Ordinance 2019

Strata Titles Application



More streamlined process of Strata Titles Application: Type A Survey

TYPE A SURVEY shall be carried out after the Approval of Strata Subdivision Plan
and once the Building(s) is/are completed or near to completion, to:

• verify the Building(s) within the lot boundaries and in the case of Land
Parcel(s), that the Building(s) is/are within the Land Parcel boundaries;

in the case of Land Parcels, to peg and survey the Land Parcel•

boundaries with the survey marks on the ground and surveyed by
reference to the lot boundary;

in the case of Accessory Parcel(s) situated outside the Building, to mark•

and survey the Accessory Parcel(s) by reference to the external walls
of the Building(s) or by reference to the lot boundary;

survey the footprint of Building(s) and all as-built structures, the 
footprint being defined as the vertical projection of the Building at its 
greatest extent.

•

Strata Titles Application



More streamlined process of Strata Titles Application: Type B Survey

TYPE B SURVEY shall be carried out
concurrently with  Type A Survey for the
preparation of the Certified Strata Plan and
documents of subsidiary titles once the
Building(s) is/are completed or near to
completion, to:

Documents to be submitted by Licensed
Surveyor:

i. Letter of commencement &
authorization

Payment receipt

Field Book

Survey Job L&S 112

Extract of Title

Certified Strata Plans in DXF & PDF 

Spreadsheet

Photographs of building(s) and/or

tower(s) of 4 different side views

PS(B) submission checklist

ii.

iii.

iv.

v.

vi.

vii.

viii.

i. survey the boundaries of the
Strata Parcels, as well as the
common property(s).

In the case of Land Parcel(s), theii.
boundaries of the Land Parcel(s) in
relation to every floor of the
Building(s) thereon shall be
surveyed.

ix.

Strata Titles Application



Stage 2:Type B Survey
Submission by Licensed
Surveyor

Start

Digital Files and

Documents Submission

Mandatory files uploaded:

Yes/ No

Discrepancy Report

& Computation

Report

Pre-check:

pass/ fail

Yes

Field Book Entry

Checking: pass/

fail

Yes

Application submitted for detail checking by

Department

System Pre-Check Service:

DXF & Spreadsheet Cross Checking

Conversion to GIS files

No

No

•    Documents:

Letter of commencement & 

Authorization

•  Payment receipt

•  Field Book

•  Survey Job L&S 112

•  Extract of Title

•  Certified Strata Plans in DXF

& Interactive PDF files

•  Spreadsheet

Photographs of building(s) 

and/or tower(s) of 4 different 

side views

•  PS(B) Submission Checklist

Strata Titles Application



More streamlined process of Strata Titles Application: Stage 3 Filing of
Certified Strata Plan

SSTO 2019 [Cap. 75/2019] S.11

11.—(1) No certified strata plan for a lot shall be filed under this section unless it is in writing to the
Superintendent in the form as may be determined by the  Director and shall be accompanied by—

(a) the approved certified strata plan;

(b)a certification by a land surveyor that the building or buildings are situated wholly within the
boundaries of the lot;

(c) a certification by a land surveyor that the share unit assigned to each parcel by 
the proprietor is in accordance with section 12 (3);

(d)a certification by an architect or an engineer that the building was constructed in accordance
with such approval;

(e) the issue document of title to the lot;

(f) the proposed name of the management corporation, the address for the service 
of documents thereon;

(g) a certificate (OP) issued under the Buildings Ordinance, 1994 [Cap. 8]; and

(h)if any, a permit or easement issued under Land Code [Cap. 81 (1958 Ed.)], in respect of any eave,
awning and balcony, which projects over road or statutory 
reserve;

Strata Titles Application



StartStage 3: Filing of Certified Strata Plan
Submission by Licensed Surveyor

SJ by Staff Surveyor

Digital Documents

Submission

Mandatory files

uploaded: Yes/ No

Yes

Land status check:

pass/ fail

Passed

Checking:

pass/ fail

Passed

End

Upon filing of Certified Strata Plans, 

Private Surveyor to submit Certified 

Strata Plan plotted on durafilm.

Application submitted for checking

by Department

No

Failed

Failed

Documents:

1 STA5-PS 

Submission 

Checklist

2.      Occupation Permit

3.      Document of Title

4.     Letter of Consent

(Charges)

5 Digitally signed

Certified Strata

Plans (PDF)

6 Certified Strata Plan 

Plotted in Durafilm 

submitted  to

counter division

office

Upon approval of Type B Private Surveyor to download the Certified

Strata Plan and digitally signed it.

Strata Titles Application



Conditions for filing of Certified Strata Plan

SSTO 2019 [Cap. 75/2019] S.11

S.11 (2) - The certified strata plan shall be filed under this provision if the
documents under subsection (1) have been submitted and the following
conditions are satisfied—

(a) the issue document of title to the lot has a remaining lease term of not less than twenty
years;
(b) there are no arrears in respect of land rents or rates; and
(c) the sublessee of a sublease of the whole or any part thereof, other than a part
corresponding precisely with or included within, one of the parcels to be created on the
subdivision, or of any charge of the land or a sublease, has consented in writing to the filing
of the certified strata plan

Strata Titles Application



More streamlined process of Strata Titles Application: Stage 4
Registration of Strata Titles

Preparation &

Approved certified strata plan shall be filed under this provision if the all the above documents
have been submitted and the following conditions are satisfied—

a)   the lot has a remaining lease term of not less than twenty years;
b)   no arrears in respect of land rents or rates; and

c) the sublessee of a sublease of the whole or any part thereof, other than a part corresponding 
precisely with or included within, one of the parcels to be created on the subdivision, or of 
any  charge of the land or a sublease, has consented in writing to the filing of the certified 
strata plan.

Upon filing of approved certified strata plan, as soon as the fees chargeable in connection with
the preparation and registration of documents of subsidiary title to the individual parcels have
been paid, the Superintendent shall require the Registrar to open a book of subsidiary register in
accordance with the provisions of section 14, and to prepare and register the documents of
subsidiary title in  accordance with the provisions of section 15.

Strata Titles Application



Strata Scheme DevelopmentWorkflow

1, Strata
Subdivision

Plan Approval

2, Strata
Subdivision
Survey of

Building and/ or
Land

3, Filing of
Approved
Certified

Strata Plans

Surveys

4, Preparation
& Registration
of Strata Titles Subsidiary Title &

land
Subdivided building/ AGM & Formation of

Management Committee
Certificate of

Incorporation

Type A & Type B

Determine:

•Location
•Boundary
•Strata Area
•Share Unit

Certified Strata

Plans

Approved Building Plan
Building Alienated land: 1 lot

Strata Titles Application
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Development Suitable to Establish Sub-MC

Integrated Development (1 Mont’ Kiara)
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Scenario to Form Sub-MC

Retail Sub-MC

Retail Limited Common Property

Apartment Sub-MC

Apartment Limited Common 
Property

Hotel Sub-MC

Hotel Limited Common Property

Office Sub-MC

Office Limited Common 
Property

Car Park
(Single  
whole 
parcel)
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Without form Sub-MC for Tower 1
Rate of Charge for Tower 1 = Shared CP + CP of Tower 1
Rate of Charge for Tower 2 = Shared CP + CP of Tower 1

Sub-MC formed for Tower 1
Rate of Charge for Tower 1 = Shared CP + CP of Tower 1
Rate of Charge for Tower 2 = Shared CP only

Main MC
Shared Common Property

Tower 1
(100 unit parcels)

Lift
Tower 2
(Hotel)
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➢ 2-Tier (Subsidiary) Management 

Corporation for strata scheme 

with various types of usage
The strata buildings is getting more complex 

structurally and bigger scale, multiple blocks  and 

towers within a schemes which lead to mixed 

usage development concepts of podium or mall, 

sovo, sofo etc

It allows specific areas of the common  property to 

be designated (subdivided) for the exclusive

benefit of different user groups in a  mixed-use 

development

The main MC will manage the common  property 

(CP) used by all users, while the sub- MCs will 

manage their respective limited  common property (LCP)

The main objective is to facilitate the management of mixed-

use strata developments: maintenance and contribution cost

✓

✓

✓

✓

Limited Common Property & 
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Improved Strata Management: Limited Common Property

“limited common property” means, in relation to a subdivided
building or land, such part of the common property in a lot that
is—

SP

a) By Developer/proprietor – in the case of common property
to be comprised in a certified strata plan, designated in the
sale and purchase agreement of any proposed parcel in the
lot, for the exclusive benefit of the purchasers of two or
more (but not all) of those proposed parcels in the lot; or

SPLCP 1 - Office
SP

SP

SP
SP

COMMON PROPERTY

SPSP SP

LCP2 - Apartment
b) By Management Corporation – in the case of common

property comprised in a certified strata plan, designated in
the limited common property plan or a comprehensive
resolution referred to in section 23(1)(a) for the exclusive
benefit of the subsidiary proprietors of two or more (but
not all) parcels in that certified strata plan

SPSP

*SP – Subsidiary Proprietor / Purchasers

Limited Common Property & 
Subsidiary Management Corporation



Improved Strata Management: How to create Limited Common Property and 

establish Sub-MC?

SSTO 2019 [Cap. 75/2019] S.23

(a) by the management corporation in respect of that the certified
strata plan pursuant to a comprehensive resolution conducted in
accordance
or

with Strata Management Ordinance 2019 [Cap. 76];

(b) by the proprietor thereof for the lot in question when the
surveyor  undercertified strata plan is lodged with Government

section 10 (6).

Limited Common Property & 
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SMO 2019 [Cap. 76/2019] S.2 : “exclusive benefit”, in relation to a limited common property,
includes but is not limited to the exclusive use or enjoyment of, and right to contributions
and earnings in respect of, the limited common property but excludes any proprietary
interest;

Grouping of
Limited

Common
Property

Description of
Limited 

Common 
Property

Parcel Total
Parcels

Total
Share
Units

Share Unit
Percentage

Location

1 Commercial –
Mall

1 - 9 9 26120 34.4 M1, Floor 1 - 4

2 Commercial –
Hotel

10 & 11 2 48000 63.2 M3

3 Residential -
Apartment

12-17 6 1820 2.4 M2, Floor 1 -4

Total: 17 75940 100

Limited Common Property & 
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1stNew Rules Made Under SSTO 2019 – Enforced June 2022

Approval with Limited     Common     Property

amount  that need to be prescribed  under  SSTO

subsidiary titles fees  that need to be  prescribed

No. Rules Contents

1.

Strata (Subsidiary Titles) 
(Procedure for Approval of 
Strata Subdivision Plan) 
Rules, 2022

1.  Citation and commencement

2.  Procedure for Submission of Strata Subdivision Plan

(Subsidiary MC) ; and

3.  All  the  relevant   application  fees  and  deposit

2019 (Rule 3).

2.

Strata (Subsidiary Titles) 
(Preparation and Registration 
of Subsidiary Titles Fees) 
Rules 2022

1.  Citation and commencement

2.  All the relevant   preparation and registration of

under SSTO 2019 (Rule 2).

Limited Common Property & 
Subsidiary Management Corporation



Strata (Subsidiary Titles) (Procedure for Approval of Strata Subdivision Plan) Rules, 2022

SCHEDULE

STRATA (SUBSIDIARY TITLES) ORDINANCE,
2019

STRATA (SUBSIDIARY TITLES) (PROCEDURE
FOR APPROVAL OF

STRATA SUBDIVISION PLAN) RULES, 2022

(Rule 3)

FEES

No. Subject matter
Amount of fee

(RM)

1 Strata Subdivision Plan Approval

30.00 per parcel or

300.00 per application;

whichever is higher.

2

Strata subdivision plan approval 

in the case of phased

development

300.00 per provisional block

3

Strata subdivision plan approval 

for parcels within provisional 

block(s)

30.00 per parcel or

300.00 per application;

whichever is higher.

4
Application for creation of limited 

common property

10.00 per parcel or

500.00 per application;

whichever is higher.

5
Application for division or

amalgamation of parcels
500.00 per application

6
Deposit for application involving 

provisional block

500.00 per parcel or

50,000.00 per block;

whichever is higher.

Limited Common Property & 
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Strata (Subsidiary Titles) (Preparation and Registration of Subsidiary Titles Fees) Rules 2022

SCHEDULE

STRATA (SUBSIDIARY TITLES) ORDINANCE,
2019

STRATA (SUBSIDIARY TITLES)
(PREPARATION AND REGISTRATION OF
SUBSIDIARY TITLES FEES) RULES, 2022

(Rule 2)

FEES

No. Subject matter
Amount of fee

(RM)

1
Preparation and Registration of 

documents of subsidiary title

10.00 per

Parcel

2
Application for Issuance of new 

document of subsidiary title

First Application 50

Second Application 100

Third Application 200

Subsequent 

application after the

third application

300

3

Issuance of Certificate of 

Incorporation for Management 

Corporation and Subsidiary

Management Corporation

100.00 per certificate

Limited Common Property & 
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Other Issues



Sempadan Petak Tidak Menepati 
Kehendak Ciri-ciri Binaan Kekal



Struktur Bangunan Tidak Sama Seperti 
Pelan Bangunan Yang Diluluskan



Harta Bersama Menghalang Laluan



Pengubahsuaian Yang Ketara Pada 
Struktur Bangunan Tanpa Permit Serta 

Mencerobohi Harta Bersama



Petak Bunga Telah Dimohon Sebagai 
Sebahagian Daripada Petak Pada Sebahagian 

Petak Di Tingkat 1 Bangunan



Bucu & Tepi Bangunan Adalah Sempadan Lot Yang Sebenar
Semakan Dilapangan Mendapati Semua Slab Dan Air-cond Slab 

Telah Terkeluar Dariapada Sempadan Lot



Air Cond Slab Terkeluar Lot Dan 
Memasuki Simpanan Jalan



Bangunan Sedia Ada Mengikut 
Pelan Bangunan



Ruang Yang Dimohon Untuk 
Dijadikan Sebahagian Daripada 

Petak



Ruang Yang 
Terkeluar 

Daripada Lot



Tangga Yang 
Terkeluar 

Daripada Lot



Struktur Bangunan Terkeluar / 
Tidak Ikut Sempadan Lot 



Struktur Bangunan Terkeluar 
Sempadan Petak Tanah 



Besmen Mengunjur Ke Rezab Jalan 



Laluan Tangga Ke Petak Memasuki 
Lot Sebelah 



Dua Unit Kedai Dipohon Sebagai Satu 
Petak Tanpa Ada Laluan Dalaman



Kedudukan Tangga Tidak Sama Seperti 
Yang Diluluskan Dalam Pelan Bangunan 



Saiz Binaan Tempat Letak Kereta Berbeza 
Dengan Pelan Bangunan Yang Diluluskan 



Petak Aksesori Menghalang Pintu



Petak Aksesori Menghalang Laluan 
Keluar Masuk



Petak Aksesori Menghalang 
Pili Bomba dan Paip Air



Tempat Letak Kereta OKU Tidak Boleh 
Dipohon Sebagai Petak Aksesori 



Ruang Tidak Sesuai Dipohon 
Sebagai Sebahagian Petak 



Ruang Sepatutnya Sebagai Petak Aksesori 
Tetapi Dipohon Sebahagian Petak 



Ruang Sepatutnya Sebagai Petak Aksesori 
Tetapi Dipohon Sebahagian Petak 



Pelantar Bunga Boleh Dipohon 
Sebahagian Dari Petak 



Ramp Atau Landas Berputar 
Terletak Di Luar Lot 



Luas Petak Tanah Di Lapangan 
Bertambah Dari CPS Dan Perjanjian 

Jual Beli 



Tempat Letak Penghawa Dingin 
Yang Tidak Dirancang



Tempat Letak Penghawa Dingin 
Terkeluar Lot



Bentuk Pembinaan Tidak Sama Dengan 
Pelan Bangunan Yang Diluluskan



Surau Sebagai Harta Bersama Tetapi 
Dijadikan Sebagai Petak Aksesori



Tempat Letak Kenderaan Mekanikal 
(Hanya Boleh Kira Tapak)



Pembangunan Berfasa Yang Tidak 
Mengikut Kelulusan



Koridor Telah Dipagar



Lobi Lif Persendirian Jika Hendak Dipohon 
Sebagai Sebahagian Petak Hendaklah Diluluskan 

Di Peringkat Awal Perancangan/Bangunan 



Kena Lulus Sebagai Lobi Lif 
Persendirian



Harta Bersama (Koridor) Dipohon 
Sebagai Sebahagian Petak 



Kena Memohon Permit Ruang Udara / 
Ismen (Sarawak)



Awning, Sarang Besi dan Bumbung 
Tanpa Kelulusan



Awning, Sarang Besi dan Bumbung 
Tanpa Kelulusan



Sempadan Petak Dalam Kompleks 
Perniagaan Tidak Ditanda Dengan Baik 



Sempadan Petak Dalam Kompleks 
Perniagaan Tidak Ditanda Dengan Baik 



Jarak Petak Aksesori Tempat Letak 
Kenderaan Tidak Cukup



Binaan Tetap Tanpa Kebenaran



Isu Petak & Petak Aksesori Untuk 
Town House



Isu Penomboran Petak Aksesori



Isu Tiang Besar Atau Signage 
Dijadikan Sebagai Petak Aksesori 



T H A N K  YO U


