
(NO.6 OF 2017)

ST-RATA TITLES BILL 2017





ENACTED BY THE NATIONAL PARLIAMENT OF SOLOMON ISLANDS.

AN ACT TO PROVIDE FOR THE DIVISION OF LAND INTO STRATA
TITLES; TO AMEND TI-TELAND AND TITLES ACT (CAP. 133), TI-TELAND
AND TITLES (GENERAL) REGULATIONS, THE LOCAL GOVERNMENT
(EXl;;!v[PTION FROM BASIC RATE) (HONIARA) REGULATIONS, THE
LOCAL GOVERNMENT (RATING OF LAND) REGULATIONS AND THE
PLANNING AND DEVELOPMENT ACT (CAP. 154); AND FOR RELATED
PURPOSES.

Entitled

BILL

A

(NO.6 OF 2017)

STRATA TITLES BILL 2017



17Application for division17

Subdivision 1 General requirements 17

Division 3 Application for division and strata scheme
documents 17

15
16

Definition of lots
Definition of common property

15Definition of lots and common property

15
16

Division 2

6 Purpose of strata scheme 11
7 Parcels of land that may be divided by primary strata scheme 11
8 Division of strata lots by secondary strata scheme 12
9 No further division of strata lot 13
10 Staged development 13
11 Prohibition against division of leases 14
12 Creation and term of strata titles on registration of strata

scheme 14
13 Creation and term of strata titles on registration of amendment

of strata scheme 15
14 Renewal of strata title 15

11Introduction

Division of land by strata scheme 11

1
1
1
9

10

Short title
Commencement
Interpretation
Associates
Object of Act

Preliminary matters 1

TABLE OF PROVISIONS

STRATA TITLES BILL 2017

Division 1

Part 1

1
2
3
4
5

Part 2



30Registration34

Subdivision 1 Registration 30

Division 4 Registration of strata scheme or amendment
of strata scheme 30

30
30

29Commissioner and Registrar may rely on certificates
Priority on lodgement of application and strata scheme
documents
Amendment or withdrawal of application

29

33

31
32

Subdivision 7 Miscellaneous

29Encroachments

29

30

Subdivision 6 Encroachments

28Settlement of outstanding rentals and fulfilment of obligations

28

29

Subdivision 5 Rent and other obligations

27
27

Consents to application
Agreements for public roads or public reserves

27
28

27Subdivision 4 Consents

26Certificate of completion and adequacy of development

26

26

Subdivision 3 Planning and building requirements

18
20
21
22
23
25

Required strata scheme documents
Strata scheme plan
Strata scheme lot values
Strata scheme description
Strata scheme development contracts
Strata scheme insurance

20
21
22
23
24
25

18Subdivision 2 Strata scheme documents

18

18General requirements for application
Additional requirements for applications for amendment of
strata scheme

18
19



44
44
46
47
48
48
49
50
50
51

Model strata scheme by-laws
Strata scheme by-laws
Penalties imposed by by-laws
Exemptions that may be included in by-laws
By-law as to public use of common property
By-law as to exclusive use of part of common property
Restrictions on making of by-laws
Persons bound by by-laws
Invalidity of by-laws
Certain by-laws may be struck out by court

44Strata scheme by-laws

52
53
54
55
56
57
58
59
60
61

Division 5

40
40
41
42
43
43
43

39Interpretation and application of Subdivision
Statutory easements for support, shelter, services and
projections
Location of service infrastructure
Entry onto lot or common property
Interference with easements and services
Nuisance
Maintenance of lots
Alterations and additions

46
47
48
49
50
51

44
45

Subdivision 5 Lot owners and occupiers

38
38

39

Binding nature of strata scheme development contracts
Enforcement of strata scheme development contract

42
43

Subdivision 4 Strata scheme development contracts

36

38

Establishment of strata scheme corporation41

Subdivision 3 Strata scheme corporation

32
33
33
34
35
36

36

Overview
Vesting of lots
Vesting of common property
Vesting and control of public roads and public reserves
Discharge, extinguishment or vesting of other interests
Combining of estates on amendment of strata scheme

32

35
36
37
38
39
40

Subdivision 2 Creation of estates and interests



66
67
68

65Appointment
Requirement for contract and professional indemnity
insurance
Right of strata scheme corporation to terminate contract
General duties

65Strata scheme managers

81
82

79
80

Division 4

62
63
64
64

Appointment
Role of presiding officer
Role of treasurer
Role of secretary

62Officers

75
76
77
78

Division 3

60
61
61

Establishment and members
Functions and powers
Terms of appointment and vacancies

Management committee

72
73
74

Division 2

59
59

60

Functions and powers
Monetary liabilities guaranteed by members

59Strata scheme corporation

Management of strata schemes 59

54
55
56
57

Fiduciary relationship
Role and restrictions
Requirement to take out insurance
First statutory general meeting

Obligations of strata scheme developer 54

70
71

Division 1

Part 3

66
67
68
69

Part 4

63 Holding of deposit and other contract moneys when lot is pre-
sold 52

64 Provision of information 53
65 Sale of lot if no strata scheme insurance 54

52Regulation of sales of lotsDivision 6

62 Application of Interpretation and General Provisions Act to by-
laws 52



92
92

Persons who may apply for relief
Application for resolution of dispute

Resolution of disputes 92

91Alteration of boundaries of primary strata parcel

Other divisions and combinations affecting
primary strata parcel 91

78
80
81
84
85
86
87
87
88

78

77
77
77

76

70
71
72
72
73
73
75

70

Termination proposal
Termination statement
Termination resolution
Right of objecting owner to sell lot
Application to High Court objecting to termination
Application for termination
Planning and development certificate
Limitations on termination
Termination

Termination of strata scheme

Amendment of strata scheme
Who may make application
Notification to strata scheme corporation of applications
Replacement of strata scheme documents
Amendment of strata scheme plan
Amendment of strata scheme lot values
Amendment of strata scheme description
Amendment or termination of strata scheme development
contract
Priority on lodgement of application and strata scheme
documents
Amendment or withdrawal of application
Registration of amendment of strata scheme

Amendment of strata scheme

schemes 70

69
69

Amendment and termination of strata

Conflict of interest
Records and reports

106
107

105

Part 7

96
97
98
99
100
101
102
103
104

Part 6

Division 2

94
95

93

85
86
87
88
89
90
91
92

Division 1

83
84

Part 5



125 Amendment of section 100 (Conversion of estates held by
persons other than Solomon Islanders) 105

126 Amendment of section 109 (Interest conferred by registration) 106
127 Amendment of section 110 (Rights of owner) 106
128 Amendment of section 112 (Perpetual estates) 106
129 Amendment of section 113 (Fixed-term estates) 106
130 Amendment of section 115 (Right of way) 107
131 Amendment of section 117 (Instruments ineffectual until

registered) 107
132 Amendment of section 129 (Inspections) 107
133 Amendment of section 130 (Certified copies) 107
134 Amendment of section 132 (Transfers and grants by

Commissioner) 107

Registering divisions and combinations of estates"99

104
104
104
105
105
105

Amendment of section 8C (Powers and function of Board in
land allocation)
Amendment of section 87 (District land registries)
Amendment of section 88 (Land register)
Amendment of section 97 (Boundaries)
Substitution of section 99

Unimproved value of estate"2A

101
101
102
102

Land and Titles Act amended
Amendment of section 2 (Interpretation)
New section 2A

Consequential amendments 101

Amendment of Land and Titles Act (Cap. 133) 101

98
98
99
99
100
101

Delegation by Commissioner of Lands or Registrar
Stamp duty
False or misleading information
Owner of lot under legal disability
Procedure if whereabouts of certain persons unknown
Regulations

Miscellaneous 98

93
94
97

Court to hear application
Determination of application
Non-derogation

121
122
123
124

120

117
118
119

Division 1

108
109
110

Part 8

111
112
113
114
115
116

Part 9



135 New section 132A 107
"132A Strata title subject to rent 107

136 Amendment of section 133 (Implied obligations incident to
estates) 108

137 Amendment of section 135 (Rents) 108
138 Amendment of section 136 (Board's right of forfeiture) 109
139 Amendment of section 140 (Divisions and combinations of

estates) 109
140 Amendment of section 141 (Termination and surrender of

estates) 111
141 Amendment of section 158 (Division of leases) 113
142 Amendment of section 168 (Obligations implied in charges) 113
143 Amendment of section 169 (Chargee's consent to transfer) 113
144 Amendment of section 173 (Matters implied in transfer) 113
145 Amendment of section 174 (No transfer of part without

division) 113
146 Amendment of section 181 (Profits) 114
147 Amendment of section 195 (Co-ownership) 114
148 Amendment of section 197 (Partition) 114
149 Amendment of section 235 (Power to require clearance of

survey lines) 114
150 Amendment of section 236 (Repair or replacement of

boundary marks) 114
151 Amendment of section 238 (Compensation) 115
152 New Part XXVA 115

"PART XXVA VALUATION OF ESTATES IN LAND 115
238A Valuation roll 115
238B Form of valuation roll 116
238C Amendment of valuation roll 116
2380 Inspection of and provision of copy of or extract from valuation

roll 117
238E Notice of valuation 117
238F Objection to valuation 118
238G Valuer General to consider and decide on objection 118
238H Appeal against decision of Valuer General on objection 119
2381 Access to land and documents and provision of information 119
238J Returns to be completed by owners 120

153 Amendment of section 260 (Regulations) 121



124

124
124
124

Planning and Development Act amended
Amendment of section 14 (Provision for development)
New section 16A
"16A Referral of application for division or combination to

Commissioner of Lands

Amendment of Planning and Development Act
(Cap. 154) 124

124

123

123

123

Amendment of regulation 21 (General property rate)
Amendment of regulation 24 (Rates to be assessed on
unimproved value of rateable land)
Amendment of regulation 25 (Demand note to be served on
ratepayer)

Rate may be levied despite objection or appeal to valuation"13

169
170
171

Division 5

168

166
167

158 Local Government (Rating of Land) Regulations amended 122
159 Amendment of regulation 2-lnterpretation 122
160 Amendment of heading to Part II 122
161 Repeal of regulations 3 to 8 122
162 Amendment of regulation 9 (Valuation and assessment to be

entered in rate-book) 122
163 Repeal of regulations 10 and 11 123
164 Amendment of regulation 12 (Alteration of rate-book) 123
165 Substitution of regulations 13 to 20 123

122

121

121

Amendment of Local Government (Rating of
Land) Regulations

Local Government (Exemption from Basic Rate) (Honiara)
Regulations amended
Amendment of regulation 3 (Exemption of persons paying
property rate)

Amendment of Local Government (Exemption
from Basic Rate) (Honiara) Regulations 121

121
121

121

Division 4

157

156

Division 3

Amendment of Land and Titles (General)
Regulations

Land and Titles (General) Regulations amended
Amendment of regulation 6 (Fees)

154
155

Division 2



136Acquisition of property

136Other property

135Limitations on leasing of common property and lots

135Leasing of common property and lots

19

Division 4

18

Division 3

14 Maintenance of common property 134
15 Use of common property 135
16 Improvements on common property 135
17 Easement or profit over or for the benefit of common property 135

134Common property

133Power to enforce duties of maintenance and repair etc

133Strata lots

Acquisition, maintenance and use of
property 133

127
127
129
129
130
131
131
131
131

Statement of expenditure and contributions
Contributions by members
Cases where owner not liable to contribute
Administrative and sinking funds
Disposal of excess money in funds
Power to borrow
Limitation on expenditure
Accounting records and statement of accounts
Audit

Financial management 127

126
126
126

Common seal
No delegations
Employee or contractor to assist

powers 126
Performance of functions and exercise of

Strata scheme corporation functions and
powers 126

Division 2

13

Division 1

Part 3

1
2
3

Part 2

4
5
6
7
8
9
10
11
12

Part 1

Schedule 1



155
155
156
157
157

Convening of committee meetings
Procedure at committee meetings and decisions
Disclosure of interest
Other duties of members
Validity of acts of committee

1
2
3
4
5

155Management committee proceduresSchedule 3

1 Annual general meeting 144
2 Convening of general meetings 144
3 Requirements for ordinary, special and unanimous resolutions 146
4 Procedure at meetings 147
5 Voting at general meetings 148
6 Duty to disclose interest 151
7 Voting by secondary strata scheme corporation as member of

a primary strata scheme corporation 152
8 Value of votes cast at general meeting 153
9 Variation or revocation of decisions by strata scheme

corporation 154

144Strata scheme corporation proceduresSchedule 2

139
139
140
141

Obligation to keep up-to-date strata scheme documents
available
Register of members
Records
Information to be provided

Strata scheme documents and records ........ 139

138
138

Strata scheme corporation may provide services
Recovery of costs of work

Provision of services and work 138

137
137
138

Strata scheme insurance
Application of insurance money
Right to inspect policies of strata scheme insurance

Insurance 137

137
137

Maintenance of property
Power to require handing over of property

28
29
30

27

25
26

Part 6

20
21

Part 4

22
23
24

Part 5



159
159
159
160
160
161
162
162
162
163
166
167
167
167

159

157

Application of Schedule
Interpretation
Trust account and deposits
Withdrawal of money from trust account
Keeping of records and accounts
Receipts for payment of trust money
Payments out of trust money
Provision of information to strata scheme corporation
Electronic records and back up
Audit of trust accounts
Obtaining information for purposes of audit
Bank etc to report deficiencies in trust accounts
Confidentiality
Banks etc not affected by notice of trust

Strata scheme manager's trust account

1
2
3
4
5
6
7
8
9
10
11
12
13
14

Schedule 4

Protection from liability for members6



"Commissioner of Lands" means the person holding or acting in
1

"ceiling" includes a false or suspended ceiling;

"capital value of a lot" means the capital amount that an
unencumbered strata title for the lot might reasonably be expected
to realise on sale;

"businessday" means any day except Saturday, Sunday or a public
holiday;

tlbui/ding" includes a fixed structure;

"auditor" means a certified practising accountant member within the
meaning of the Accountants Act 2010;

"essocieter=eee section 4;

"amendment of a strata scheme involving division of a strata
parcel" means an amendment of the strata scheme that involves
substituting or amending the strata scheme plan;

"edministrstlve fund of a strata scheme corporation" means the
administrative fund established by the strata scheme corporation
under Schedule 1 clause 7;

(1) In this Act:

3 Interpretation

This Act commences on the day appointed by the Minister by Gazette
notice.

2 Commencement

This Act may be cited as the Strata Titles Act 2017.

Part 1 Preliminary matters

1 Short title
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"leaseback arrangement"-a strata scheme is subject to a
leaseback arrangement if each of the lots is subject to a lease to the

2

"land" has the same meaning as in the Land and Titles Act
(Cap. 133);

"floor" includes a stairway or ramp;

"first statutory general meeting" means the first meeting of the
strata scheme corporation convened by the strata scheme developer
under section 69(1);

"fence" includes a gate;

"estate" has the same meaning as in the Land and Titles Act
(Cap. 133);

"development lot in a strata scheme" means a part of the strata
parcel delineated as a development lot in the strata scheme plan;

(b) for paragraph (a), parcels of land or lots will be taken to be
separated by intervening land if a line projected at right angles
from any point on the boundary of one of the parcels or lots with
the intervening land would intersect a boundary of the other
parcel or lot with the intervening land;

(ii) a public reserve;

(a) parcels of land or lots are contiguous if they abut one another
at any point or if they are separated only by:

(i) a street, road, thoroughfare, right of way watercourse or
channel; or

"contiguous" -

Note-Section 16 sets out what comprises the common property in a strata
scheme.

"common property in a strata scheme" means the part of the
strata parcel shared by the owners of the strata lots and administered
by them as members of a strata scheme corporation;

the office of the Commissioner of Lands as referred to in section 3 of
the Land and Titles Act (Cap. 133);



3

"officer of a strata scheme corporation" means the presiding
officer, treasurer or secretary of the strata scheme corporation
appointed under section 75;

"ordinary resolution"-see Schedule 2, clause 3(1);

"occupier of a lot" means a person who occupies the lot on a
temporary or permanent basis (either solely or jointly with other
persons) and includes a person who is unlawfully in occupation of a
lot;

"objecting owner"-see section 99(1);

"number of a strata scheme" means the distinguishing number
assigned to the strata scheme by the Registrar under
section 34(1)(e);

"non-recurrent expenditure" means expenditure for a particular
purpose that is normally made less frequently than once a year;

"model by-laws" means model strata scheme by-laws set out in the
regulations under section 52;

"management committee of a strata scheme corporation"
means the management committee established by the strata scheme
corporation under section 72;

"lot" means a strata lot or a development lot;

(b) a local government council established under section 3 of the
Local Government Act (Cap. 117);

(a) Honiara City Council established by section 4 of the Honiara
City Act 1999; or

"local government council" means:

"licensed surveyor" has the same meaning as in the Land
Surveyors Act 2017;

same person (whether the strata scheme developer or some other
person) or some but not all of the lots are subject to leases to the
same person and the remaining lots are owned by the lessee;



"recurrent expenditure" means expenditure for a particular

4

"public reserve" means a garden, park or other open space
dedicated for public purposes;

"prospective owner of a lot" means a person who will be the owner
of the lot on registration of a transfer that has been presented for
registration under the Land and Titles Act (Cap. 133) but has not
been registered;

"prospective lessee of a lot" means a person who will hold a
registered lease over the lot on registration of an instrument that has
been presented for registration under the Land and Titles Act (Cap.
133) but has not been registered;

"proponent of the termination of a strata scheme" means a
person who proposes the termination of the strata scheme, being a
person who may do so under section 96;

"prospective chargee of a lof' means a person who will hold a
registered charge over the lot on registration of an instrument that
has been presented for registration under the Land and Titles Act
(Cap. 133) but has not been registered;

"primary strata scheme corporation" means a strata scheme
corporation established on registration of a primary strata scheme;

"primary strata scheme" means a strata scheme for the division of
a parcel of land into strata titles;

"primary strata lot" means a strata lot in a primary strata scheme;

"primary lot" means a lot in a primary strata scheme;

"Planning and Development Board" has the same meaning as in
the Planning and Development Act (Cap. 154);

"owner of a lot in a strata scheme" means the person registered
under the Land and Titles Act (Cap. 133) as the owner of a strata title
in the lot (or, if a chargee is in possession of the lot, means the
chargee to the exclusion of the person so registered);

"parcel of land" has the same meaning as in the Land and Titles
Act (Cap. 133);
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"secondary lot" means a lot in a secondary strata scheme;

"secondary development lot" means a development lot in a
secondary strata scheme;

"residential purposes" does not include the purposes of a hotel,
motel or hostel or of providing any other form of temporary residential
accommodation for valuable consideration;

"relative termination strata lot value", for a strata lot in a strata
scheme, means the relative termination strata lot value for the strata
lot set out in a termination statement for the scheme;

"relative termination lot value", for a lot in a strata scheme, means
the relative termination lot value for the lot set out in a termination
statement for the scheme;

"relative strata lot value", for a strata lot in a strata scheme, means
the relative strata lot value for the strata lot set out in the statement
of strata scheme lot values for the scheme;

(b) a secondary strata scheme is related to the primary strata
scheme that includes the strata lot that is divided by the
secondary strata scheme and to each other secondary strata
scheme that is related to that primary strata scheme;

(a) a primary strata scheme is related to each secondary strata
scheme that divides a strata lot in the primary strata scheme;
and

"related strata scheme"-

"registry map" has the same meaning as in the Land and TitlesAct
(Cap. 133);

"Registrar" has the same meaning as in the Land and Titles Act
(Cap. 133);

"registered encumbrance" means an encumbrance (including an
easement, lease, profit or charge) registered under the Land and
TitlesAct (Cap. 133);

purpose that is normally made every year or more frequently;
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"Solomon Islands Electricity Authority" means the Solomon
Islands Electricity Authority established under the Electricity Act
(Cap. 128);

"sinking fund of a strata scheme corporation" means the sinking
fund established by the strata scheme corporation under Schedule 1
clause 7;

(i) systems for the removal or disposal of garbage or waste; or

(j) other systems or services designed to improve the amenity, or
enhance the enjoyment, of the lots or common property;

(h) drainage; or

(g) sewer systems; or

(f) a computer data or television service; or

(e) a radio service; or

(d) a telephone service; or

(c) air conditioning or ventilation; or

(b) electricity supply; or

"service infrastructure" means cables, wires, pipes, sewers,
drains, ducts, plant and equipment by which lots or common property
are provided with:

(a) water reticulation or supply; or

"secondary strata scheme corporation" means a strata scheme
corporation established on registration of a secondary strata
scheme;

"secondary strata scheme" means a strata scheme for the division
of a strata lot into strata titles;

"secondary strata lot" means a strata lot in a secondary strata
scheme;
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"strata scheme description", for a strata scheme, means the
description filed in the strata parcel file for the strata scheme under
the Land and Titles Act (Cap. 133);

"strata scheme corporation", for a strata scheme, means the body
corporate established under section 41 on registration of the strata
scheme;

"strata scheme by-laws", for a strata scheme, means the by-laws
filed in the strata parcel file for the strata scheme under the Land and
Titles Act (Cap. 133);

(a) a primary strata scheme; or

(b) a secondary strata scheme;

"strata scheme" means:

(b) for a secondary strata scheme-the parcel file under the Land
and Titles Act (Cap. 133) for the strata lot divided by the
secondary strata scheme;

(a) for a primary strata scheme-the parcel file under the Land and
Titles Act (Cap. 133) for the parcel of land divided by the
primary strata scheme; or

"strata parcel file" means:

(b) for a secondary strata scheme-the primary strata lot divided
by the scheme;

(a) for a primary strata scheme-the parcel of land divided by the
scheme; or

"strata parcel" means:

"strata lot in a strata scheme" means a part of the strata parcel
delineated as a strata lot in the strata scheme plan;

"special resolution "-see Schedule 2 clause 3(2);

"Solomon Islands WaterAuthority" means the Solomon Islands
Water Authority established under the Solomon Islands Water
Authority Act (Cap. 130);
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(b) who is or is to be remunerated in respect of work performed in
performing the functions or exercising the powers;

(a) who carries on a business that consists of, or includes,
performing functions or exercising powers of strata scheme
corporations or their management committees or officers; and

"strete scheme manager" means a person:

"strata scheme lot values", for a strata scheme, means the strata
scheme lot values set out in the statement of strata scheme lot values
filed in the strata parcel file for the strata scheme under the Land and
Titles Act (Cap. 133);

"strete scheme insurance" means the insurance required under
section 25;

Note- The strata scheme documents comprise the strata scheme plan, the
statement of strata scheme lot values, the strata scheme description, the strata
scheme development contracts, the strata scheme by-laws and the certificates of
strata scheme insurance.

"strata scheme documents"-see section 20(1);

"strete scheme development contract", for a strata scheme,
means a strata scheme development contract filed in the strata
parcel file for the strata scheme under the Land and Titles Act
(Cap. 133);

(b) for a secondary strata scheme-the person registered under
the Land and TitlesAct (Cap. 133) as the owner of the strata lot
comprising the strata parcel (or, if a chargee is in possession of
the lot, the chargee to the exclusion of the person so registered)
immediately before its division by registration of the strata
scheme;

(a) for a primary strata scheme-the person registered under the
Land and Titles Act (Cap. 133) as the owner of the relevant
estate in the parcel of land comprising the strata parcel (or, if a
chargee is in possession of the parcel, the chargee to the
exclusion of the person so registered) immediately before its
division by registration of the strata scheme; or

"strete scheme developer" means:
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(a) 1 is the spouse or de facto spouse of the other; or

(b) 1 is the child or grandchild of the other; or

(1) 2 persons are "essocietes" if:

4 Associates

(b) is not exhaustive; and

(c) may extend, but does not limit, the meaning of the Act or the
provision to which it relates.

(2) Notes in this Act do not form part of this Act.

(3) An example in this Act:

(a) forms part of the Act; and

"welt" includes a door or window.

"Valuer General" has the same meaning as in the Valuers Act 2009;

"valuer" has the same meaning as in the Valuers Act 2009;

"unimproved value" has the same meaning as in section 2A of the
Land and Titles Act (Cap. 133);

"unanimous resolution"-see Schedule 2, clause 3(3);

"termination statement" means a termination statement of strata
scheme lot values prepared under section 97;

"terminetion proposal" means a proposal for the termination of a
strata scheme prepared under section 96;

"surveyor-aeneret" has the same meaning as in the Land
Surveyors Act 2017;

"strete title"-see section 12(2);

"strste scheme pian", for a strata scheme, means the plan of
division filed in the strata parcel file for the strata scheme under the
Land and Titles Act (Cap. 133);
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(1) The main object of this Act is to encourage higher density
development in appropriate locations.

5 Object of Act

(n) they have some other connection or association specified in the
regulations.

(m) 1 has a right to participate (otherwise than as a shareholder in
a body corporate) in income or profits derived from a business
conducted by the other; or

(ii) the other is an associate of a director or executive officer
of the body corporate;

(I) 1 is a body corporate (other than a public company whose
shares are quoted on a financial market) and the other is a
shareholder in the body corporate; or

(k) 1 is a body corporate and:

(i) the other is a director or executive officer of the body
corporate; or

(j) 1 is an employee of, and the other is a director or executive
officer of, the same body corporate; or

(g) 1 is the employee of the other; or

(h) they are both employees of the same employer; or

(i) they are both directors or executive officers of the same body
corporate; or

(e) they are in partnership; or

(f) they are joint venturers; or

(d) 1 is in a position to exercise control or significant influence over
the conduct of the other because they are of the same clan or
tribe or because they live in the same household or otherwise;
or

(c) 1 is the brother or sister of the other; or
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(1) A parcel of land may be divided under section 140 of the Land and
Titles Act (Cap. 133) by registration of a strata scheme if:

(d) prevent the common property from being sold separately and
limit how the common property may be otherwise dealt with.

7 Parcels of land that may be divided by primary strata scheme

(b) allow for the strata lots to be owned and sold or otherwise dealt
with separately; and

(c) require the common property to be administered by the owners
(for the time being) of the strata lots as members of a strata
scheme corporation established under this Act; and

(a) effect a physical subdivision of land into 2 or more strata lots
and common property that is to be shared by the owners (for
the time being) of the strata lots; and

A strata scheme is a scheme for the creation of strata titles so as to:

6 Purpose of strata scheme

Division 1 Introduction

Part 2 Division of land by strata scheme

(b) by establishing a regulatory framework designed to achieve a
balance between the interests of developers and the interests
of owners and lawful occupiers of lots in strata scheme
developments.

(2) That object is to be carried out:

(a) by allowing certain land, after development permission has
been obtained under the Planning and Development Act
(Cap. 154), to be divided by a strata scheme into strata lots
(and development lots) that may be separately owned and
common property that is to be shared by the owners of the
strata lots; and



12

Note- The following terminology is used:
a strata scheme that divides a primary strata lot is a secondary strata
scheme;
the strata parcel for a secondary strata scheme is the primary strata lot
divided by the scheme;
the strata lots created by a seconoery strata scheme are secondary strata
lots.

(1) A primary strata lot may be further divided under section 140 of the
Land and Titles Act (Cap. 133) by registration of a strata scheme
(unless that is prevented by the primary strata scheme).

(2) However, if the strata lot is subject to a lease registered under the
Land and Titles Act (Cap. 133), neither the lot nor the lease may be
divided by registration of a strata scheme.

8 Division of strata lots by secondary strata scheme

Note- The fol/owing terminology is used:
a strata scheme that divides a parcel of land is a primary strata scheme;
the strata parcel for a primary strata scheme is the parcel of land that is
divided by the scheme;
the strata lots created by a primary strata scheme are primary strata lots.

(4) If it is proposed that contiguous parcels of land be divided by
registration of a strata scheme, the parcels of land must first be
combined under the Land and Titles Act (Cap. 133) into a single
parcel of land and then divided by registration of the strata scheme.

(c) the strata scheme developer owns a fixed-term estate in the
parcel of land.

(2) However, if the parcel is subject to a lease registered under the Land
and Titles Act (Cap. 133), neither the parcel nor the lease may be
divided by registration of a strata scheme.

(3) The regulations may specify other parcels of land that may be divided
under section 140 of the Land and Titles Act (Cap. 133) by
registration of a strata scheme.

(a) the land is public land (that is, the land is vested for a perpetual
estate in the Commissioner of Lands for and on behalf of the
Government under the Land and Titles Act (Cap. 133)); and

(b) the land is registered under the Land and Titles Act (Cap. 133);
and
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(b) may provide that, on completion of development of the lot or a
stage of that development, an application is to be made for
amendment of a related strata scheme for specified purposes;
and

(4) The strata scheme development contract for a development lot:

(a) must provide that, on completion of development of the lot or a
stage of that development, an application is to be made for
amendment of the strata scheme for specified purposes; and

Example-The development lot or part of the development lot may be converted
to 1or more strata lots or common property or both in the strata scheme.

A secondary strata lot cannot be further divided by registration of a
strata scheme or by any other division under section 140 of the Land
and Titles Act (Cap. 133).

10 Staged development

(1) A strata scheme (whether primary or secondary) may also do either
or both of the following:

(a) set aside part of the strata parcel as a development lot and
provide for subsequent development and division of the lot in
accordance with a strata scheme development contract
executed under this Act by the owner of the lot;

(b) provide for subsequent development and, in the case of a
primary strata scheme, division, of a strata lot in accordance
with a strata scheme development contract executed under this
Act by the owner of the strata lot.

(2) A development lot may be owned and sold or otherwise dealt with
separately.

(3) A development lot cannot be divided by registration of a strata
scheme but it can be divided by registration of an amendment of a
strata scheme.

9 No further division of strata lot

Example-A secondary strata scheme might be used if the primary strata scheme
would otherwise involve residential and commercial purposes in order for separate
strata scheme corporations to be established to manage those separate uses.



14

(a) a strata lot and the common property of the strata scheme; or

(2) A "strata title" is a fixed-term estate in:

Note-Before a strata scheme may be registerec/, development permission under
the Planning and Development Act (Cap. 154) must be obtained, the development
completed and the consent of the Commissioner of Lands under section 140 of the
Land and Titles Act (Cap. 133) obtained.

(1) Strata titles are created when a strata scheme is registered as set
out in this Act.

12 Creation and term of strata titles on registration of strata
scheme

If a strata parcel or any part of a strata parcel is subject to a registered
lease under the Land and Titles Act (Cap. 133), the lease must not
be divided under section 158 of that Act.

(b) in any case-an application is to be made for amendment of
the strata scheme or a related strata scheme for specified
purposes.

11 Prohibition against division of leases

(ii) the strata lot is to be made subject to a strata scheme
development contract for specified purposes.

(5) A strata scheme development contract for a strata lot may provide
that, on completion of development of the lot or a stage of that
development:

(a) for a primary strata lot-an application is to be made for division
of the strata lot by registration of a secondary strata scheme for
specified purposes; or

(i) if the strata scheme is a primary strata scheme-an
application is to be made for division of the strata lot by
registration of a secondary strata scheme, or an
amendment of a secondary strata scheme, for specified
purposes; or

(c) may provide that, on creation of a strata lot by amendment of
the strata scheme:
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(d) may have upper and lower boundaries as well as lateral
boundaries that are defined by reference to parts of the
building; and

(e) may include an area that is not contiguous to the rest of the lot

(c) may be wholly on 1 storey or partly on 1 storey and partly on
another or others; and

(a) may be below, on or above the surface of land; and

(b) must be wholly or partly within a building that has been erected
on the strata parcel; and

(1) A strata lot:

15 Definition of lots

Definition of lots and common propertyDivision 2

On the expiry of the first and any subsequent term of a strata title,
the strata title will be taken to have been renewed for a further term
of 75 years.

(1) A strata title is also created when an amendment of a strata scheme
that results in the creation of an additional lot in the strata scheme is
registered as set out in this Act.

(2) The term of a strata title created by registration of an amendment of
a strata scheme is the balance of the term of the strata titles created
on registration of the scheme.

14 Renewalof strata title

(3) The term of a strata title created by registration of a strata scheme is
75 years after the date of registration of the scheme.

13 Creation and term of strata titles on registration of amendment
of strata scheme

Note- The common property is vested in the strata lot owners as owners in
common in shares proportionate to their relative strata lot values: see section 37.

(b) a development lot.



(d) any building that is not for the exclusive use of the owner or
occupier of a lot in the strata scheme or a related strata scheme
and was erected before registration of the strata scheme; and
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(c) those parts of the buildings on the strata parcel that are not part
ofa lot; and

(b) the service infrastructure (except for any part of the service
infrastructure that is vested in the Solomon Islands Electricity
Authority or the Solomon Islands Water Authority or any other
operator of service infrastructure and the parts of the service
infrastructure that provide a service to only 1 lot); and

(a) those parts of the strata parcel that do not comprise or form part
of a strata lot, development lot or land delineated as a public
road or public reserve; and

The common property created by a strata scheme comprises:

16 Definition of common property

(3) A development lot that is wholly or partly within a building must be
defined in the same manner as a strata lot, but otherwise may be
defined as an area of land.

(b) if a boundary is defined by reference to a floor-the boundary
is the upper surface of the floor; and

(c) if a boundary is defined by reference to a ceiling or roof-the
boundary is the under surface of the ceiling or roof.

(2) The boundaries of a strata lot, or the parts of a strata lot, that are
within the building must be defined by reference to the building and,
subject to any explicit statement to the contrary in the strata scheme
plan:

(a) if a boundary is defined by reference to a wall or fence-the
boundary is the inner surface of the wall or fence; and

Example-An area comprising a space in a carpark or a shed.

(whether within or outside the building) to be used for a purpose
that is ancillary to the purpose for which the rest of the lot is to
be used.
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Note- The statement of strata scheme lot values for the primary strata scheme
would usually require amendment following registration of a secondary strata
scheme. It would also be likely that the strata scheme description for the primary
strata scheme would require amendment.

(3) An application for division of a strata parcel by registration of a
secondary strata scheme that is made subsequent to registration of
the primary strata scheme must be accompanied by any necessary
application for amendment of the primary strata scheme.

(2) An application for division of a strata parcel by registration of a
primary strata scheme may be contingent on registration of a
secondary strata scheme for the division of a strata lot in the primary
strata scheme.

(c) a person may apply for division of a strata parcel by registration
of an amendment of a strata scheme as set out in Part 5
Division 1.

(b) the owner of a strata lot may apply for division of the strata lot
by registration of a secondary strata scheme;

(a) the owner of a fixed-term estate in a parcel of land may apply
for division of the parcel of land by registration of a primary
strata scheme;

(1) Subject to this Act, each of the following persons may apply for the
division of a strata parcel under section 140 of the Land and Titles
Act (Cap. 133):

Subdivision 1 General requirements

17 Application for division

Division 3 Application for division and strata scheme
documents

(e) any building erected by the strata scheme corporation as part
of the common property; and

(f) any other building on the strata parcel that has been committed
to the administration of the strata scheme corporation (with the
consent of the strata scheme corporation given by unanimous
resolution) as part of the common property.




























































































































































































































































































































































