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What happens from 11 October 2021?

1. Certificates of Title will be no longer considered a legal 
document

2. All land dealings lodged at NSW Land Registry Services 
must come through a “Subscriber”

3. Paper dealings will no longer be accepted for 
lodgement

4. Today we will focus on one of the most common 
dealings for strata “Change of by-laws”
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Certificates of Title… no more
• From 11 October, Certificates of Title (CT) will be no longer 

considered a legal document – their role becomes redundant

• An owner of a CT can: 

o Do nothing
o Destroy it
o Frame it

• Strata Managers who hold original CT’s should seek instructions 
from the OC on what to do with them. We would recommend 
destroying them or throwing them out
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By-Laws – the ‘old’ process
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DRAFT

• Can be new 
by-laws, 
amendments 
or repeals

• By an 
experienced 
strata lawyer

APPROVE

• At a general 
meeting

• Special 
resolution 
required

• Approval by 
owners if 
Common 
Property 
Rights by-law

CONSOLIDATE

• Old + new by-
laws

• Form 15CH

• Signed & 
stamped by 
the OC (SM or 
Committee)

REGISTER

• Cert of Title 
required

• Over the 
counter at 
LRS

• Online via 
PEXA (since 
March 2021)

• Must be 
registered 
within 6 
months



By-Laws – the ‘new’ process from 1 October 2021
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DRAFT

• Can be new 
by-laws, 
amendments 
or repeals

• By an 
experienced 
strata lawyer

• Online via 
“By-Law 
Builder”

APPROVE

• At a general 
meeting

• Special 
resolution 
required

• Approval by 
owners if 
Common 
Property 
Rights by-law

CONSOLIDATE

• Old + new by-
laws

• Form 15CH

• Signed & 
stamped by 
the OC (SM or 
Committee) –
needs to be 
scanned and 
saved as a 
digital file

REGISTER

• Cert of Title 
required

• Over the 
counter at 
LRS

• Online via 
PEXA (since 
March 2021)

• Must be 
registered 
within 6 
months



Step 1: Drafting your by-laws

• By-laws are a legal document – get them drafted by an 
experienced strata lawyer

• Don’t just copy and paste a by-law that has been used before 
because –

o they are likely subject to copyright, 

o it is important your by-law is compliant with legislation and 
relevant case law, and

o your by-law needs to be consistent with your current by-laws 
in terms of language and intention

• Some online tools are now available – www.bylawbuilder.com.au
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http://www.bylawbuilder.com.au/


Step 2: Getting your by-laws approved

• Requires a special resolution at a “general meeting” i.e. an 
AGM or EGM

• Make sure the meeting process is done properly - notice, 
convening and minutes – you don’t want to invalidate the 
decision!

• If the by-law is a “Common Property Rights By-Law” it requires 
the written approval of all concerned lot owners
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Step 3: Consolidating your by-laws

• This is the process of taking your ‘old’ and ‘new’ by-laws, and 
consolidating them into one document – the “Form 15CH”

• Be careful if you are relying on a Word file from the strata 
manager – is it the correct, current registered version?

• In some cases, you may need re-type all your by-laws from an 
old PDF file/s, which could be across multiple “dealing numbers” 
that have repealed, amended or replaced by-laws over the years 
– again, be very careful this is done correctly

• We recommend you get an experienced strata lawyer or agent 
to do this work
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Consolidating your by-laws – the Form 15CCH
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Step 4: Registering your by-laws

• This can no longer be done as a paper process 
– from 11 October it must be done by a 
“Subscriber” using an “Electronic Lodgement 
Network Operators” (PEXA or Simply)

• A “Subscriber” is a law firm or licenced 
conveyancer

• The Subscriber will need to carry out 
verification of identity (VOI), establish right to 
deal and enter into a properly completed 
client authorisation (on the right)
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After Registration – “Information Notice”

• From 11 October, on the registration of documents NSW Land 
Registry Services will issue an Information Notice. 

• An Information Notice is not a title search. 

• The Information Notice is essentially akin to the current 
registration notice which specifies: 

o The dealings that were registered by type (e.g. Change of By-Laws) 
o The dealing number (e.g. AH123456) 
o The date of registration 
o Subscribers reference

REMEMBER: Your by-law is NOT valid or enforceable until it is 
registered!

Commercial in ConfidenceCommercial in ConfidenceCommercial in Confidence. © Bugden Allen Graham Lawyers 



Other “dealings” affected by this change in NSW

• Termination of a strata scheme - form 15ST

• Order affecting a strata scheme - form 15SO

• Notice of conversion of a strata lot to common 
property - form 15CD

• Amendment of strata development contract - form 
15SA

• Amendment of management statement - form 21CSM
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How can Bugden Allen 
Graham Lawyers help?
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An experienced team

• We regularly draft and review by-laws for schemes in NSW, QLD 
and VIC

• We are a registered “Subscriber” to PEXA

• We have a lot of experience doing by-law consolidation work 
(which can sometimes be tricky!)

• For every Owners Corporation client in NSW that engages us to 
draft, review, consolidate and/or register by-laws, we will set up 
your by-laws in our digital platform “By-Law Builder” free-of-
charge
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By-Law Builder is a self-service platform where 
apartment owners, committees and strata 
managers can generate and set up their digital by-
laws. Once set-up, you can email them and even 
access your by-laws via a QR code on your phone.

Our team uses the platform to do all the by-law 
consolidation and registration work. 

You can also get quotes for by-laws or reviews 
and upload all the forms we need to register your 
by-laws via PEXA and NSW Land Registry Services.

www.bylawbuilder.com.au
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If you have any questions about this presentation, please contact:

David Bugden
CEO

Bugden Allen Graham Lawyers
david@bagl.com.au

M: 0416181117


