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STRATA TITLE LAW  

AND THE CURRENT PRACTICE 



KNOW YOUR STRATA LAW 



STRATA PUBLIC BOOKS 

REHDA STRATA MANAGEMENT HANDBOOK 



REASON FOR STRATA TITLE 

https://www.edgeprop.my/content/1374173/why-bother-strata-title 



TYPE OF STRATA DEVELOPMENT 

SUBDIVIDED PARCEL 

SUBDIVIDED LAND PARCEL 

MIX 



Building capable of being subdivided into parcels 

Land capable of being subdivided into parcels 

Building or land capable of being subdivided into   parcels 

TYPE OF STRATA DEVELOPMENT 

VERTICAL 

HORIZONTAL 

MIX 



Types of strata development 

Subdivided Building  
(Parcel) 

Subdivided Land 
(Land Parcel) 

Residential Commercial/ 
Industrial 

Residential Commercial Mix Development 

• Town House 
• Flats , 

Apartment, 
Condo 

• Service 
Apartment* 

• SOHO* 
 

 
 

• Shop lots 
• Shop Office 
• Office tower 
• SOVO/ SOFO/ 
• Service 

Apartment* 
• SOHO* 

 
 

 

• Podium 
Development 
comprises of mix 
Residential & 
Commercial 
 

• Different block of 
residential  & 
Commercial but in 
one master title. 
 
 
 

• Landed Strata 
Housing Scheme  

• May comprise 
Bungalow, Semi-
D, Terrace etc. 

 
 
 

• Landed Strata 
Factory 

• Landed strata 
Retail. 
 
 
 
 

OTHER TYPES OF STRATA DEVELOPMENT 

4 Laws effected:  
TCPA, SDBA STA, SMA 

5 Laws effected:  
TCPA, SDBA, 

STA, SMA, H.D.A,  

4 Laws effected:  
TCPA, SDBA STA, 

SMA 

5 Laws effected:  
TCPA, SDBA, 

STA, SMA, H.D.A,  

* Service Apartment and SOHO categorize as residential if 
developer intend to sell and collect money before CCC. 
*Under RMC Director General’s Decision: 2 2015 (25.3.2015) , 
SOHO can be classified as residential  if the development of 
such property comply with the requirement under H.D.A and 
H.D.R 

5 Laws effected:  
TCPA, SDBA, 

STA, SMA, H.D.A,  



BLOCK A

BLOCK B

COMMON 

PROPERTY

COMMON 

PROPERTY

COMMON 

PROPERTY

COMMON 

PROPERTY

PARCEL

BLOCK A

BLOCK B

COMMON 

PROPERTY

COMMON 

PROPERTY

COMMON 

PROPERTY

COMMON 

PROPERTY

PARCEL

ACCESORY PARCEL 

ELEMENT OF STRATA TITLE SCHEME 



ISSUES WITH OLD STRATA 



STRATA REFORM 2012 



AMENDMENT TO STRATA 

1. THE STRATA TITLE AMENDMENT 
ACT 2013 AND STRATA 
MANAGEMENT ACT HAS BEEN 
FULLY OPERATIONAL SINCE 1st 
JUNE 2015 
 

2. IT APPLIES TO BOTH STRATIFIED 
BUILDING AND LAND 
DEVELOPMENT. 
 

3. SINCE THEN, IT IS MANDATORY 
FOR THE SUBMISSION OF SIFUS , 
SCHEDULE OF PARCEL , CPSP FOR 
NEW STRATIFIED SUBMITTED 
PROJECTS. 

BUILDING 

LAND 



WHERE ARE WE NOW? 

1 June 2015 
Enforcement of Act 1 June 2018 1 June 2017 1 June 2016 

12 Month 7 Month Prior to STA/SMA 
Enforcement  

• WE ARE AT THE 37/36 TH MONTH OF NEW STRATA 
TITLE ACT IN OPERATIONS. 
 

•  VARIOUS CHALLENGES HAS BEEN IDENTIFIED IN 
RESPECT TO THE IMPLEMENTATION OF THE 
NEWLY STRATA TITLE APPLICATION PROCESS. 
 

• STUMBLING BLOCK FOR DEVELOPERS TO OBTAIN 
DEVELOPMENT PERMIT & COMMENCE SALES. 

We are here 

12 Month 5 Month 



VENN DIAGRAM : SUBSET RELATION BETWEEN THE 5 
ACTS FOR RESIDENTIAL PROJECT 

STRATA TITLE ACT 
1985 

TOWN COUNTRY 
PLANNING ACT 172 &  

STREET DRAINAGE 
BUILDING ACT 133 

KM 
DEV. LICENSE 

BP  
ADVER. 
PERMIT 

S&P 
CCC 
VP 

S&P 
STRATA TITLE BUILDING COMMON 

PROPERTY ACT 663 

KM/ BP  
BORANG B 

APPLY 
STRATA 

CCC 
STRATA 

TITLE 

Before June 2015 

NO 
COMMON 

LINK 

HOUSING 
DEVELOPERS 

ACT 118 

HOUSING 
DEVELOPERS 

ACT 118 

STRATA TITLE ACT 
A1450 

TOWN COUNTRY 
PLANNING ACT 172 &  

STREET DRAINAGE 
BUILDING ACT 133 

KM/BP 
APDL 
S&P 
CCC 

STRATA 
MANAGEMENT ACT 

757 

VP 

KM/BP 
SIFUS 
SOP 
SSS 

CPSP 

S&P 
STRATA 

TITLE 

After June 2015 



AS-IS VS NEW PROCESS FLOW 



1 
 

4 
 

5 

 

6 

 
7 

 

8 

 

Permohonan Perintah Pembangunan (DO) / Kebenaran  Merancang 

 
Kelulusan bersyarat(KM)KM/DO 
 
Wajib memohon SiFUS dan memfailkan Jadual Petak ke COB sebelum 
penjualan 

atau permohonan CPSP, mana-mana yang terdahulu. 
 
Kelulusan Pelan Bangunan 

 

Permohonan SiFUS ke PTG Negeri 

Pengeluaran Lesen dan Permit Pemajuan Perumahan 

Jual (S&P - Jadual H) / Bina 

 Capai Super Structure Stage 

 
Pemaju kemuka Cadangan Pelan Strata (format 

 
sama dengan PA Strata) ke JUPEM 

 
JUPEM semak [teratur/tidak teratur]. Jika teratur 

keluarkan Sijil Cadangan Pelan Strata [CPSP) 

 Permohonan Hakmilik Strata 

 

10 Keputusan PTG [LULUS/TOLAK] 

 

11 Kelulusan & Penyediaan PA Strata oleh JUPEM 

 

12 Pendaftaran Hakmilik Strata 

 
13 Pindahmilik Hakmilik Strata 

 

12 Vacant 

 Possession 

 

3 
 

2 
 

Failkan Jadual Petak kepada COB 

9 

 

STA Sec 8A………20A 

STA Sec 8, 9,9A,9B,10………..20B 

Schedule H CLAUSE 11 

STA Sec 12 

STA Sec 13 

STA Sec 14,15 / H.D.R - VP 

TCPA SEC 21,  SDBA SEC 70 

SDBA 70 & UBBL 

HDR (R 5) 

SMA PIII(SEC 6) 

STA Sec 8 

HDR SCHEDULE H 

IMPOSE NEW REQ TO STA SEC 6 & 9 

IMPOSE NEW REQ TO STA SEC 6 & 9 

ROAD SHOW PROCESS FLOW 



Commencement work KM BP 

Commencement work CCC/ VP KM BP 

Obtain AP 

OR APDL 

Submit Strata documents 

6month from S&P or CCC Strata Application 

to land office 

OLD PROCESS (STA 1985) 

NEW PROCESS (A1450) 

CCC & VP 

Obtain DL 

Issuance ?? 

COMPARISON OF STRATA TITLE PROCESS  

Submit SIFUS to PTG Submit Propose Strata 

Plan to JUPEM At SSS stage 

Submit Schedule  of 

Parcel (SOP) to COB JUPEM issue CPSP 

Submit application of 

strata to Land Office 

issuance Strata Title & VP 

7-9 month 

Obtain APDL 



SUBMISSON REQUIRED: 

1. SiFUS = SIJIL FORMULA UNIT 

SYER 

 

2. SoP = SCHEDULE of PARCEL 

 

3. CPSP = CERTIFICATE 

PROPOSE STRATA PLAN 



APPLICATION SIFUS  TO LAND OFFICE 



WHEN? 

NEW  
PROJECT APPROVE AFTER THE ACT 

EARLIEST 
After BP APPROVAL  
(to ensure Share unit is the same as in the 
Approve BP) 

 
 

LATEST  
  Before any sales of parcel ( New 

requirement to file Schedule of Parcel to COB 
); or 

 

 Before application of CPSP to Director of 
Survey (no sales occur but there's a need for 
subdivision of building or land) 

 
 Any of the 2. 

OLD  
PROJECT APPROVE BEFORE THE ACT 

SiFUS  obtain before the 
submission of CPSP to Director of 

Survey 

APPLICATION OF SIFUS 



CHECKLIST AND THE CERTIFICATE EXAMPLE 

1. Application letter for sifus & Borang B 
Strata 

2. Approve KM  
3. Approve BP 
4. Surveyor appointment letter 
5. Payment Receipt deposit to Board of 

Surveyors 
6. Calculation of share unit (soft copy & hard 

copy) 
7. Share unit Formula + Justification 
8. Schedule of Parcel 
9. Receipt Quit rent 
10. Carian Rasmi 
11. Receipt of premium  
12. Low cost Classification certificate 
13. Information of Surveyor 
14. Information of Architect / Engineer 
15. Other Documents required by PTG 
 
Other stage PTG request 
1. Open file fee and processing fee 
2. CCC if applicable 



SOP SAMPLE CHECKLIST BY MAJLIS PERBANDARAN BATU PAHAT 



SMA SEC 6: SUBMISSION OF SCHEDULE OF PARCEL (SOP) TO COB PRIOR TO SALES 



SCHEDULES SHALL BE EXHIBITED AT DEVELOPER OFFICE / SALES GALLERY 

SMA REG 6(5) 



SCHEDULE OF PARCEL  FOR LANDED STRATA DEVELOPMENT 

Things to submit 
1. Location plan 
2. Floor Plan 
3. Parcel, Accessory Parcel & Common 

Property 
4. Provisional Block if any 
5. Delineation plan (Pelan Tandaan) 
6. Schedule of Strata 



PERMOHONAN CPSP DAN STRATA TITLE 



Circumstances Period 

After 
commenceme
nt of  act 

(a) S&P takes place and the document that certifies the super structure stage is issued 
after the commencement of this Act,  

3 months from the date of issuance of the document that certifies the super structure stage;  

(b) building is completed after the commencement of this Act and S&P  took place 
before the commencement of this Act,  

3 months from the date of CCC 

(c) building  completed and S&P takes place after the commencement of this Act,  3 months from the date of the issuance of CCC or  the first S&P, whichever is the later;  

Before 
commenceme
nt of act 

(d) Building complete – S&P took place before the commencement of this Act,  the period is 3 months from the date of the commencement of this Act;  

(e) building was completed before the commencement of this Act & S&P takes place 
after the commencement of this Act,  

the period is three months from the first S&P 

Before commencement of  act 

• S&P takes place  

• the document that certifies the 

super structure stage is issued 

• building completed with CCC 

• building  completed with CCC 

• S&P takes 

• Building complete with CCC  

• S&P took place 

• building was completed with 

CCC 

After commencement of  act 

• S&P takes place 

• S&P  took place 

(a) 

(b) 

(c) 

(d) 

(e) 

= 3Mth FROM SSS 

=3Mth FROM CCC 

=3Mth FROM CCC OR S&P 

=3Mth FROM ACT 

=3Mth FROM S&P 

WHEN TO APPLY CPSP TO JUPEM? 

CPSP Application; 

SiFUS  : After BP 

Sifus  : Before CPSP 

Sifus  : Before CPSP 

Sifus  : Before CPSP 

Sifus  : Before CPSP 

Section 8(2) 



ARCHITECT PERSPECTIVE 

ISSUE AND CHALLENGES OF 
STRATA TITLE ACT & STRATA 
MANAGEMENT ACT IN MALAYSIA 



CONSIDERATION IN STRATA DEVELOPMENT 

1. DEALING WITH LOCAL AUTHORITY REQUIREMENTS AND  
BARRIERS 
 

2. CONSULTANT REMUNERATION FOR ADDITIONAL WORK 
 

3. DEALING WITH STAGE SSS AND APPLICATION FOR CPSP TO 
AVOID LAD 
 

4. DEALING WITH AMENDMENT DURING CONSTRUCTION 
 

5. DEALING WITH DESIGN OF PHASE DEVELOPMENT 
 

6. CONSIDERATION IN DESIGNING FOR SUB MC 
 

7. FUTURE TRENDS OF STRATA TITLE LAW 



SHARING PAM MEMBERS CONCERN ON ISSUES AN CHALLENGES OF STRATA TITLE 

PRE CONST. 
 
 
 
 
 
 
 
 
 
 

DURING 
CONT. 

 
 
 
 
 
 
 
 
 

POST VP 
 
 
 
 
 
 
 
 
 
 

ISSUE 1:  UNNECESSARY 
REQUIREMENT FOR KEBENARAN 
MERANCANG AND BP 
 
ISSUE 2: CONDITIONAL BUILDING 
PLAN REQUIREMENT 
 
ISSUE 3: REQUIREMENT PSP BY 
SELANGOR PBT 
 
ISSUE 4: REQUIREMENT TO SUBMIT 
SIFUS/ SOP BEFORE KEBENARAN 
MENDIRIKAN BANGUNAN 
 
ISSUE 5: REQUIREMENT OF SIFUS 
BEFORE COMMENCEMENT OF 
WORK 
 
ISSUE 6. DELAY IN PROCESS TO 
APPLY APDL DUE TO QUALIFIED 
TITLE REQUIREMENT FOR SIFUS 
SUBMISSION 
 
ISSUE 7: ADDITIONAL WORK FOR 
SIFUS PREPERATION 

ISSUE 8: WHEN TO START 
PREPARING FOR CPSP? 
 
ISSUE 9: WILL DEVELOPER BE 
ABLE TO OBTAIN STRATA TITLE 
WITH VP WITHIN DELIVERY OF 
VP PERIOD 
 
ISSUE 10: ALTERATION OF 
APPROVE BP DUE TO SITE 
CONDITION 
 
ISSUE 11: SURVEY AFTER SSS 
NOT SAME AS SIFUS? 
 
ISSUE 12: PHASE 
DEVELOPMENT PROBLEM 

ISSUE 13: CAN SUB MC BE 
DONE ON GROUND 



1. ISSUE RELATING TO KM /BP/ 

COMMENCEMENT OF WORK 

PRE CONSTRUCTION:  



PEKELILING KPKT ON SIFUS 

1. PTG  fully responsible to impose or not 
to impose SIFUS for provisional block 

2. OSC role status quo 
 
KPKT request 
1. To drop SIFUS requirement during 

KM/BP 
2. To drop requirement for SIFUS at 

Notification Stage 



2. THE ISSUE OF SIFUS & 

SOP BEFORE APDL 

PRE CONSTRUCTION:  



ISSUE 7: ADDITIONAL WORK FOR SIFUS PREPERATION 

Additional Coordination drawing to be prepared by Architect 
• Many surveyors are still unclear as to how to prepare  drawings 

for  schedule of Parcel in order to determine the Share units for 
SIFUS. They request architect to help prepare Strata coordination 
drawing. 
 

• Additional work for Architect to coordinate plan before 
forwarding to Surveyor for the preparation of SOP for which 
additional fee should be paid. 

Developer 

Architect 

Engineer 

QS 

Surveyor 

Architect 

Engineer QS Surveyor 

Developer 

Traditional Comprehensive 



LAM CIRCULAR ON SOP PREPERATION 

Architect t shall charge RM 500 / parcel 



3. STRATA ISSUE DURING 

CONSTRUCTION 

DURING CONSTRUCTION:  



ISSUE 8: WHEN TO START PREPARING FOR CPSP? 

1.INDUSTRY IS CONFUSE WHAT IS THE TRIGGER POINT TO SUBMIT 
CPSP? SSS VS G12?  
 

2.KNOWN FACT, G12 IS ALWAYS THE LAST CERTIFICATE SIGN BY AN 
ARCHITECT TOGETHER WITH BORANG F.  
 

3.WILL IT DELAY THE APPLICATION OF CPSP AND STRATA TITLE 
APPLICATION. 
 

4.WILL DEVELOPER BE SUBJECT TO LAD IF CANNOT OBTAIN STRATA 
TITLE WITH VP. 



Deposit CCC to 

LA, Developer , 

LAM 

 

FORM F 

FORM G1-G21 

CLEARANCE 

LETTER 

• FORM B 

• PDC 6, 

MSIG Vol II 

• Borang 

JKJ103,  

• Sijil tanah 

• etc 

UNDERSTANDING THE LINK BETWEEN CCC,CPC,STRATA & VP 

COMMENCEMENT 

OF WORK CCC 

PRE  

CONSULTATION 

Water, TNB,  

Telco, PTG 

CONSIDERATION 

FOR DEVELOPMENT 

INTERIM 

INSPECTION 

FINAL 

INSPECTION 

CONSTRUCTION PERIOD DLP 

CONSTRUCTION 

PERMIT 

PROCESS 

HOUSING 

DEVELOPMENT 

PROCESS 

BUILDING 

CONSTRUCTION 

PROCESS 

T
e
n

d
e
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w

a
rd

 

C
M

G
D

 

F
C

 

CPC 

VP 

C
o
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e
n

c
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w
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DLP 24 Month 

Submission of 

SIFUS & SOP 

APDL approved to  

Commence sale 

APDL 
Developer Apply 

Advertising/ 

Developers License &  

open Housing 

Development Account 

Requirement for VP 

1. CCC issued 

2. Purchaser settle due 

payment up to stage  

3. Water/ electricity Ready 

for Connection 

4. The completion of sub 

clause 15(2) deviation 

5. In case strata, Title 

Issued 

DELIVERY OF 

VACANT 

POSSESSION  
• Schedule G & I -  

• Within 24 Month 

 

• Schedule H & J– 

• Within  36 Month 

Stage Certification for Building/ parcel 
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Certify FORM G1-G21 

Submission to OSC for 

propose development 

 

KM / BP/ Structure/ 

Engineering/ Earthwork/ 

Infrastructure/ Landscape  

FORM A : Submission BP/ 

Structure 

Final Inspection I  

PBAN, TNB & PBT/JKR  

Permohonan Sambungan 

komunikasi. 

 

Final Inspection II JPBM, 

DOSH, APP 

(IWK/MAJAARI) 

Interim 

Inspection 

TNB, BOMBA, 

PBAN, IWK, 

DOSH dan 

JKR/PBT. 

 

CONTRACTUAL REQUIREMENT 

H.D.A REQUIREMENT  

STRATA REQUIREMENT 

CONSTRUCTION PERMIT 

KM and BP 

Approved 

Commence of 

1st sale & SPA 

signing 

KPKT Form 9 

Withdrawal of 

Surplus monies 

KPKT form 11 

Withdrawal 

monies 

Stage SSS  & 

CPSP 

application 

Prepared by: Ar Ridha Razak 



FOR CONSTRUCTION ABOVE 27 MONTH 

Site Possession CCC KM BP 

Submit SIFUS to PTG 

Submit Schedule Parcel to COB 

Obtain APDL 

CONSTRUCTION PERIOD- 

9 BULAN FOR CONSTRUCTION BELOW 27 MONTH 

VP PERIOD 36 MONTH 

1st S&P 

Submit Propose Strata Plan 

to JUPEM at SSS 

JUPEM issue CPSP 

Submit to Land Office 

Arch Issue G12 

9 BULAN 
• CONSTRUCT EARLY 

SELL LATE 

• CONSTRUCT AND SELL LATE 

Issuance of strata title 

• CONSTRUCT AND SELL 

SAME TIME 

ISSUE 9: WILL DEVELOPER BE ABLE TO OBTAIN STRATA TITLE 
WITH VP WITHIN DELIVERY OF VP PERIOD 

VP 



WILL DEVELOPER BE EXPOSE TO LAD IF THEY CANNOT MEET 
THE VP DATE? 

WHAT CAN DEVELOPER DO TO PREVENT LAD? 

DEVELOPER OPTIONS 
1. BUILT AND SELL 
2. SHORTEN CONSTRUCTION 

PERIOD 
3. COMMENCE EARLY, SELL 

LATE 
4. AMEND S&P TERM FOR VP 

( NON H.D.A) 

APPLY TO CONTROLLER 
1. APPLY CONTROLLER TO EXTEND 

DELIVERY VP PERIOD (HDR 11-
3) FROM 36 TO 48 OR 60 
MONTH. 

2. APPLY TO CONTROLLER TO 
DELIVER VP WITHOUT STRATA 
TITLE (SCHEDULE H CLS 28) 

Yes if they fail to get CCC and Strata title issued before VP 
period. 



ISSUE 10: ALTERATION OF APPROVE BP DUE TO SITE 
CONDITION 

- SMA & SMR Doesn’t accommodate changes to site 
condition. 

- Require  all purchaser  agree for amendment. Is this 
possible? 

- Example: Relocation of car parking space due to column 
position. 



MANAGEMENT OF CHANGE FOR STRATIFIED DEVELOPMENT 

SUBMIT KM TO LA 

SUBMIT SIFUS TO PTG 

SUBMIT SOP TO COB 
(FORM1) 

SUBMIT BP  TO LA 

SMR 6(3)(A) ALTERATION   DUE TO 
REQUIREMENT OF LA 

 
 
 

Changes Before sales Changes After sales 

Resubmit SOP to COB with form 1A  
Fail: Penalty 50k or imprisonment 3 

years 

SMR 6(3)A & B:  
• ALTERATION DUE TO LA 
• OTHER ALTERATION SUBJECT TO 

AGREEMENT BY ALL PURCHASER 
AND OBTAIN ABP 



4. PHASE DEVELOPMENT 

ISSUES 



ISSUE 12: PHASE DEVELOPMENT PROBLEM 

A. NO CLEAR GUIDELINE ON HOW TO SUBMIT 
INTEGRATED PHASE DEVELOPMENT UNDER SINGLE 
TITLE OR PODIUM DEVELOPMENT 
 

B. OUR DEVELOPMENT LAW CANNOT ACCOMMODATE 
PHASING FOR PHASE DEVELOPMENT SINGLE TITLE 
 

C. ILLEGAL VP WITH F1 IN RESIDENTIAL PROJECT 
 

D. NO FLEXIBILITY IN PHASE BLOCK TO ACCOMMODATE 
MARKET TRENDS 

 



PHASING BY LAND PARCEL 

F1 

F 

Phase 1: Commercial podium 

F1 F1 

Phase 
1: 
Office 
tower 1 

Phase 
2: 
Office 
tower 1 

Phase 
3: 
Office 
tower 1 

Phase 1: Commercial podium 
F1 

F 

Tower 
1: 
Hotel 

Tower 
2: 
Service 
Apartm
ent 

Tower 
3: 
Service 
Apartm
ent 

F 

• In a form of 
comprehensive 
development on a podium. 

• May be: All Commercial, 
All residential or Mix 
Development 

1st Phase ( 1 title) Phase 2 
Provisional Block 1  

Phase 4 
Provisional Block 3  

Phase 3 
Provisional Block  2 

TOWER 1 
VP : 
Strata 
title 
Own F 
form 

TOWER 
2: 
VP : 
Strata 
title 
Own F 
form 

TOWER 
4: 
VP : 
Strata 
title 
Own F 
form 

TOWER 
3: 
VP : 
Strata 
title 
Own F 
form 

1 submission 
For KM with 
phasing 1-4 
 
BP separate 
submission  

Own BP 
submission 
with clear 
demarcated 
development 
line 

Own BP 
submission 
with clear 
demarcated 
development 
line 

Own BP 
submission 
with clear 
demarcated 
development 
line 

Issue phase development can only be submitted after CCC for 1st phase 

1st Phase ( 1 title) Phase 2 
Provisional Block 1 (1 title) 
 

Phase 4 
Provisional Block 3 (1 title) 

Phase 3 
Provisional Block  2( 1 title) 

TOWER 1 
VP : 
Strata 
title 
Own F 
form 

TOWER 2: 
VP : 
Strata 
title 
Own F 
form 

TOWER 4: 
VP : 
Strata 
title 
Own F 
form 

TOWER 3: 
VP : 
Strata 
title 
Own F 
form 

Own BP 
submission 

Own BP 
submission 

Own BP 
submission 

Own BP 
submission 

Plan for phasing in 1 land parcel Plan for phasing with separate land parcel 

Plan for phasing in 1 master title 

PHASING BY BUILDING ( Commercial or Residential or mix) 



PHASING BY SEPARATE LAND TITLE 

Development of KLIA 

Master Plan 
Parcels of housing development with 
individual land titles and separate 
submission. 

Parcel 3 

Parcel 5 

Parcel 4 

Parcel 2 

Parcel 1 

Notes: 
Phases of housing  
development can be 
implemented in a housing 
scheme when each 
phases are developed on 
separate land titles. 
 Able to comply with 

HDA certification. 
 Able to comply with 

Strata application 
requirement. 



PLANNING YOUR PHASE DEVELOPMENT 

Points to consider : 
 
1. Decide the type of phasing you 

want that correspond with your 
brief. 
 

By land-  
 easy to handle as it is lot by lot 

 
 

By land parcel 
  various consideration of type 

of building plan in each phase 
to satisfy CCC, Strata and VP. 

 Prepare a comprehensive phase 
delivery project scheduling 
program to ensure that the 
phase VP not effected by 
requirement of CCC and strata.  

Phase 1 Phase 2 

Phase 4 

Phase 3 

Phase 1 Phase 2 

Phase 4 

Phase 3 

BY LAND 

BY LAND PARCEL 



PHASING BY PODIUM BLOCK FOR COMMERCIAL PROJECT 

Vacant possession 
• No issue as the project is not under H.D.A  
• Developer free to give VP base on Partial CCC (F1) or even CPC  according to phases as was done in 

Empire Damansara. 
• Strata title for office tower not necessary for VP as not under H.D.A. May opt out using bespoke 

agreement. 

Phase 1 : Podium & Office tower 1 
Phase 2: Office tower 2 
Phase 3: Office tower 3 
 
KM – 1 submission 
BP – 1 file no Submission 

F1 

F 

Phase 1: Commercial podium 

F1 F1 

Phase 1: 
Office 
tower 1 

Phase 2: 
Office 
tower 2 

Phase 3: 
Office 
tower 3 



ISSUE 12A: NO CLEAR GUIDELINE ON HOW TO SUBMIT 
INTEGRATED PHASE DEVELOPMENT UNDER SINGLE TITLE OR 
PODIUM DEVELOPMENT 

Phase development 
Developers are required to submit and get the approval 
for all building plan including the phased development.  
 
Issues 
• There's an expiry date for BP approval.  
• BP for subsequent phase may expire before commence. 
• Possible new requirement impose during BP renewal. 
• Unnecessary cost for Developer 
 



ISSUE 12B: OUR DEVELOPMENT LAW NOT FLEXIBLE TO  
ACCOMMODATE PHASING ON SINGLE LAND TITLE 

Phase 3A Phase 3B 

Issues: 
Phases in stratified housing development in a single land title will not be able to be 
implemented due to:- 
 Inability to comply with SIFUS under Strata application requirement to submit all at once. 
 LA request double Facility for provisional block. 
 Inability to comply with HDA requirement  to have CCC certification for Vacant Possession. 
 Inability to issue strata title upon Vacant Possession for earlier Phase until all completed. 



Case study:  
PROJECT 3 TOWER ON A 
PODIUM 
• Phase 1: Podium 
• Phase 2: Tower 1 
• Phase 3 : Tower 2 &3 
All Phase submission for KM 
and BP is done all at once. 
 

Phase 1: Commercial 
podium F1 

F F1 

Phase 2 
Tower 1: 
Service 
Apartment 

Phase 3 
Tower 2: 
Service 
Apartment 

Phase 3 
Tower 3: 
Service 
Apartment 

A. ISSUE 12C : ILLEGAL VP WITH F1 IN RESIDENTIAL PROJECT 

ISSUE:  
Developer intend to give VP 
for tower 1 after completion 
without completing tower 2 
and 3. 
 
There are complaints in LAM 
for VP given using F1 for 
H.D.A Projects. 



•Under H.D.A , VP cannot be issued with F1. 

Certificate of Completion and Compliance 
 
Housing Development Act - Act 118 : Section 3. Interpretation.  
In this Act, unless the context otherwise requires— 
 
“certificate of completion and compliance” means the 
certificate of completion and compliance given or granted 
under the Street, Drainage and Building Act 1974 [Act 133] and 
any by-laws made under that Act certifying that the housing 
accommodation has been completed and is safe and fit for 
occupation but does not include partial certificate of 
completion and compliance;  

Notes 
 Housing Development Act (HDA) expressly states that Partial CCC (Form 

F1) is not acceptable for issuance of Notice of Vacant Possession (VP).   
 Only CCC  (Form F) is acceptable to satisfy the issuance of VP.  

CAN VP WITH F1 BE DONE LEGALLY? 



Tower 3: 
Service 
Apartment 

Tower 2: 
Service 
Apartment 

PRESENT STRATEGY : BUILT ALL AT ONCE AS PHASING IS TO COMPLICATED 

Vacant possession Phase 1: 
Should the developer wish to VP the podium early ,he may do so as the podium is not under H.D.A 
and can be delivered to purchaser via CPC or Partial CCC. 
 
Vacant possession phase 2: 
Should the developer wish to give VP for the 1 or 2 or 3 towers, he must complete all towers In 36 
month from sales with CCC and Strata title. 

Phase 1 : Podium 
Phase 2: 1,2,3 tower Service 
apartment  

Phase 1: Commercial 
podium F1 

F 

Tower 1: 
Service 
Apartment 



STRATEGY 2: PLAN HOUSING COMPONENT TO BE LAST AND SALE LATE.  

Vacant possession Phase 1 & 2 : 
• Should the developer wish to VP the podium, he may do so as the component may  not be under 

H.D.A and can be delivered to purchaser via CPC or Partial CCC. 
 
Vacant possession Phase 2 & 3: 
• Should the developer wish to give VP for the phase 3  , he must complete the tower 3  In 36 

month from sales with CCC and Strata title. 

Phase 1 : Podium & Hotel 
Phase 2: Office 
Phase 3: Residential 
(Commence sale late) 

Phase 1: Commercial 
podium F1 

F1 F F1 

Phase1 
Tower 1: 
Hotel 

Phase 2 
Tower 2: 
OFFICE 

Phase 3 
Tower 3: 
Service 
Apartment 



STRATEGY 3 : BUILT PHASE 1 FIRST AND COMMENCE PHASE 2 AFTER PHASE 1 COMPLETED 

Vacant possession Phase 1: 
• Should the developer wish to VP the podium, he may do so as the podium is not under H.D.A and can be 

delivered to purchaser via CPC or Partial CCC. 
• Should the developer wish to give VP for the tower, he must complete the tower 1  In 36 month with CCC 

and Strata title. 
 

Vacant possession Phase 2 : 
• Strata application can only be applied after phase 1 title issued.  
• VP upon CCC / Strata title  for both tower 2 & 3 

Phase 1 : Podium & Tower 
1 (Submission BP 1) 
 
Phase 2 : tower 2 & 3 
(Submission BP 2 – After 
podium complete) 

Phase 1: Commercial 
podium F1 

F F 

Phase1 
Tower 1: 
Service 
Apartment 

Phase 2 
Tower 2: 
Service 
Apartment 

Phase 2 
Tower 3: 
Service 
Apartment 





SURAT KSU KPKT RELATING TO CCC AND PARTIAL CCC 



POST VP : 

5. POST STRATA ISSUE 



ISSUE 13: CAN SUB-MC BE DONE? 

Formation of Sub MC 
under sec 17A of STA. 
• The MC needs to call for a 

comprehensive resolution 
and get approval from at 
least 2/3 of the aggregate 
share units of the parcels 
owners who enjoyed the 
benefits of limited 
common property  (LCP) 



SUB MC GUIDELINE BY JUPEM 



SUB MC GUIDELINE BY JUPEM 



1st SUB MC UNDER NEW STRATA ACT 
mixed development comprises four development 
components : 
 
1. Menara 1 MK – designed, built and 

completed in 2010 with two wings, namely 
the Premier Suite wing and the Office Suite 
wing. The Premier Suite is a 34-storey office 
wing with 30 parcels while the Office Suite 
are in a 29-storey wing with 156 parcels; 

2. Wisma Mont’ Kiara – a 19-storey office block 
completed in 2010 comprising one en bloc 
parcel; 

3. 1 Mont’ Kiara – a 4-storey retail mall 
completed in 2010 with car parks in the 
basement and upper levels of Kompleks 1 
Mont’ Kiara all in one en bloc parcel; and 

4. i-Zen Kiara II – a 33-storey serviced 
apartment block completed in 2006 with 238 
residential and six commercial parcels. 
 

• three sub-MCs formed. “The first sub-MC will 
be managing i-Zen Kiara II, the second for 
Menara 1 MK and the third will be for Wisma 
Mont’ Kiara and 1 Mont' Kiara. 
 

Reason Sub MC 
proprietors of the residential component in i-
Zen Kiara II wanted a sub-MC to be formed so 
they could be insulated from any liabilities 
arising from the commercial components, and 
to have independent control of their own 
accounts and limited common property. 



OTHER RECENT UPDATES ON 

STRATA 



MALAYSIA COMMERCIAL DEVELOPMENT ACT ? 

The Housing and Local 
Government Ministry (KPKT) is 
currently looking into drafting 
a commercial development 
act for commercial properties 
to be standardised. 
 
 
KPKT National Housing 
Department DG Jayaselan 
Navaratnam (picture) said this 
move would be able to 
provide a guideline for 
purchasers, developers and 
those involved in the 
commercial segment. 
 
 
“We are currently studying on 
a commercial development 
act. We see a need for a 
guideline because we have to 
manage commercial 
developments well. 

https://themalaysianreserve.com/2018/07/26/commercial-development-act-on-the-cards-kpkt-says/ 



CONCLUSION 



CONCLUSION 

There are many challenges to the New Amended Strata Title Act 
and Strata Management Act since its 36 months implementation. 

 
• In order to overcome this problem, PAM, Rehda and other 

institute with the help of MPC have to work together to 
continually find solutions for any challenges ahead. 
 

• With the support of KPKT , PTG , JUPEM and Local Authorities 
through continuous workshop and dialog,  the issues  in the 
areas of procedure, time , cost and phase development will be 
solved. 
 

• We will overcome this and look forward to be able to upgrade 
the Strata Title Act to accommodate any Malaysia market New 
trends in the future. 
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