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1. Introduction
Buying into a Sectional Title scheme (such as an apartment block or townhouse complex) is legally distinct from buying a freestanding house ("Full Title"). You are not just buying a property; you are joining a community with shared financial and legal responsibilities.

2. Understanding Ownership
In Sectional Title, ownership is three-dimensional.
The Three Components of Ownership
1. The Section: You have sole ownership of the inside of your unit (measured from the center line of the floors, walls, and ceilings).
2. Common Property: You jointly own the land and common areas (gardens, pool, driveways, roofs) in undivided shares with all other owners.
3. Exclusive Use Areas (EUA): Specific parts of the common property reserved for your sole use (e.g., a parking bay, garden, or balcony).
· Note: EUAs can be registered on the title deed (formal cession) or allocated via the scheme's rules.
Participation Quota (PQ)
Your PQ determines your share of the common costs and the value of your vote.
· Calculation: It is usually based on the floor size of your section relative to the total floor size of all sections in the scheme.
· Impact: A larger unit = higher PQ = higher levies and a weightier vote.

3. The Financials: Levies
Owners must pay monthly contributions to fund the scheme. These are divided into three categories:
1. Administrative Fund
Covers day-to-day operational costs, including:
· Insurance premiums (building structure, geysers, roofs).
· Maintenance of common property (gardens, gate motors).
· Municipal charges for common areas (water, electricity).
· Managing agent fees.

2. Reserve Fund
· Mandatory: Schemes must maintain a reserve fund for major future maintenance (e.g., repainting the building, waterproofing roofs).
· Minimum Requirement: The fund must generally hold at least 25% of the previous year's total administrative levy contributions.
3. Special Levies
· Trustees can raise special levies for emergency expenses that were not budgeted for (e.g., a burst main pipe or urgent security upgrade).
· Buyer Tip: Always ask if a special levy is currently in place or planned before you buy.
CSOS Levy: A small monthly statutory levy is paid to the Community Schemes Ombud Service to fund dispute resolutions.

4. Governance & Management
The Body Corporate
· Consists of all the owners in the scheme.
· Function: To enforce rules and manage the common property.
· Trustees: Elected volunteers (usually owners) who handle the day-to-day management. They have a fiduciary duty to act in the scheme's best interest.
Managing Agents
· Appointed by the trustees to handle administration (sending levy statements, paying bills, bookkeeping).
· Note: While they handle the admin, the legal responsibility/decision-making power remains with the Trustees.

5. Rules & Restrictions
Living in close proximity requires strict regulation.
Conduct Rules
Govern the lifestyle of residents. Common examples include:
· Pets: Are they allowed? (Often requires trustee permission).
· Parking: Visitors vs. residents parking.
· Noise: Quiet times and renovation hours.
· Aesthetics: Rules against hanging washing on balconies or installing non-standard security gates.
Management Rules
Govern the administration of the scheme (e.g., how meetings are run, how trustees are elected, and voting procedures).

6. Meetings & Voting
Decisions are made at the Annual General Meeting (AGM) or Special General Meetings (SGM).
Voting Thresholds
1. Ordinary Resolution (Majority Vote):
· Used for: Approving the budget, appointing trustees, approving financial statements.
· Requirement: >50% vote.
2. Special Resolution (75% Vote):
· Used for: Changing Conduct Rules, non-luxurious improvements (e.g., upgrading the intercom), authorizing special extensions.
· Requirement: 75% of owners (by number AND value) present at the meeting.
3. Unanimous Resolution (80% Quorum + 100% Vote):
· Used for: Changing Management Rules, luxurious improvements (e.g., building a new pool), selling common property.
· Requirement: 80% quorum, and everyone present must vote in favor (no abstentions allowed).

7. Dispute Resolution (CSOS)
If you have a dispute (e.g., noisy neighbors, disagreement over levy calculations, or unresponsive trustees), you do not need to go to court.
· The Ombud: You can lodge a formal complaint with the Community Schemes Ombud Service (CSOS).
· Power: A CSOS ruling has the same legal weight as a Magistrate’s Court order.








Buyer’s Sectional Title Checklist
Before signing an offer on a unit, ensure you have checked the following:
· [ ] Financial Health: Have you seen the latest Audited Financial Statements? Is the scheme solvent?
· [ ] Levy Breakdown: What is the total monthly cost (Basic Levy + Reserve Fund Levy + CSOS Levy + Exclusive Use Levy)?
· [ ] Rules: Have you read the Conduct Rules? (Crucial if you have pets).
· [ ] Special Levies: Are there any current or planned special levies you will inherit?
· [ ] Insurance: Does the body corporate insurance cover the geyser? What is the excess amount?
· [ ] Exclusive Use: Is the parking bay/garden legally registered to the unit, or just allocated by custom?

