10-year capital works fund plan for strata schemes in NSWThis form lets you record a 10-year capital works fund plan for managing the common property of a strata scheme in NSW.

Prescribed under clause 17I of the Strata Schemes Management Regulation 2016


Who should use this form
Preparation of a 10-year capital works fund plan can be done by a strata managing agent, a secretary or treasurer of a strata scheme, a member of the owners corporation or a hired independent expert.
The purpose of this form is to assist owners corporations to prepare a plan of anticipated major expenditure to be met from the capital works fund for each 10-year period starting from the first annual general meeting of the owners corporation.
The plan must be reviewed at least every five years. Every change must be approved at an annual general meeting.
	Owners in two-lot strata schemes may not need a capital works fund if:
(a) the buildings in the two lots are physically detached
(b) no buildings or parts of a building are located outside the two lots (for example, on common property), and
(c) the owners corporation passes a unanimous vote that a capital works fund does not need to be set up.


This document is the standard form for a 10-year capital works fund plan. Under NSW’s strata laws, a 10-year capital works fund plan must be prepared using this standard form. The text in this form cannot be changed or otherwise amended.

What you need to do
1. Complete this form.
Note: If this is the first plan created for your scheme, you must consider the initial maintenance schedule provided to the owners corporation by the original owner of the scheme. The original owner is usually the developer of the scheme. The purpose of the initial maintenance schedule is to provide information to the owners corporation about obligations and costs relating to the maintenance of common property. If this is not the first plan created for the scheme, it can help to refer to the previous plan when completing the form.
2. Submit the completed form to the owners corporation so that it may be considered at the next annual general meeting of the owners corporation.

For more information about managing strata finances and insurance, visit the NSW Government website.
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1. Scheme details
	Scheme address

			




	Strata plan number

	



	Registration date of strata plan

	



	Number of unit entitlements

	



	Number of lots

	

	Opening capital works fund balance

	



	Start date of capital works fund plan

	



	GST status of the owners corporation (registered or unregistered)

	



	Current capital works fund levy per unit entitlement, including GST

	



	Assumed rate of inflation for each year of the plan

	










2. Anticipated expenditure: years 1–10
This table summarises individual item expenses expected over the period of the 10-year capital works fund plan and the year each of those expenses is expected to be incurred.
Within the most relevant expenditure item category, record the items for which expenses are expected, the details of the proposed work or maintenance and the anticipated costs for each item for each year. Anticipated costs may include consulting services or other professional services needed for a particular capital works item.
In the ‘current cost’ column record the current maintenance expenditure costs in today’s dollars. The columns for years 1–10 should show the costs in the year in which they occur, including an assumed rate of inflation compounded annually until the year in which the cost is due.
Record the anticipated costs for each item for each year in current dollars, taking into account an assumed rate of inflation for building maintenance costs based on the average annual building maintenance cost increase over the five years before the costs are entered in the table.
Schemes are encouraged to also consider budgeting for longer-life capital works items, such as lifts or generators, whose expenses are likely to occur in the period of the scheme's next 10-year plan. Budgeting for these items in the current 10-year plan can help reduce the financial impact of these items in the future and reduce the risk that the scheme will need to increase levies or raise a special levy to cover their cost.
As an example, lift works estimated at $600,000 and expected to fall due in 12 years' time could be budgeted at $50,000 for each year of the current capital works fund plan. This would leave only $100,000 to be budgeted for in the first two years of the next 10-year plan. This contrasts with the scheme needing to raise $300,000 in the first two years of the next 10-year plan if no costs are factored into the current 10-year plan.
To budget for these items, include details of the item under the relevant expenditure item category, the year the costs are expected to fall due and the amount to be budgeted for each year until that time.
Add rows or attach additional pages to list additional items or additional information relevant to the capital works fund plan.


Structural components
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Exterior materials and finishes
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Doors and windows
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	





Roofing
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Electrical system
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Plumbing system
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	




Heating ventilation and air conditioning (HVAC)
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Fire safety systems
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Elevators, escalators and travelators
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	




Technology and communication
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Security alarms
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Accessibility infrastructure
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	




Landscaping and exterior elements
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Amenities and facilities
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Furnishings and fixtures
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	




Car parking areas components
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Waterproofing systems
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	



Other category (specify)
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	[Item and work specify]
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	





Totals
	Capital works expenditure items and proposed work
	Current cost
	Details of proposed cost Year 1 (yyyy)
	Details of proposed cost Year 2 (yyyy)
	Details of proposed cost Year 3 (yyyy)
	Details of proposed cost Year 4 (yyyy)
	Details of proposed cost Year 5 (yyyy)
	Details of proposed cost Year 6 (yyyy)
	Details of proposed cost Year 7 (yyyy)
	Details of proposed cost Year 8 (yyyy)
	Details of proposed cost Year 9 (yyyy)
	Details of proposed cost Year 10 (yyyy)

	Total expenses including GST
	
	
	
	
	
	
	
	
	
	
	

	Contingency allowance including GST
	
	
	
	
	
	
	
	
	
	
	

	Grand total – expenses plus contingency allowance, including GST
	
	
	
	
	
	
	
	
	
	
	



3. Source of funding
The following table is used to calculate the cash flow of the capital works fund. This will help ensure that there are sufficient monies to meet anticipated expenses in each year they occur and through the course of the 10 years of the capital works fund plan.
Complete the table for each year of the plan, starting with the opening balance of the fund. Add the total levy contributions for that year and any interest after tax earned on those contributions. Subtract the anticipated expenses incurred in that year from the combined figure of the opening balance, interest and total levy contributions. This will give the closing balance for that year. This closing balance figure forms the opening balance of the fund for the next year of the plan.

	Plan year
	1
	2
	3
	4
	5
	6
	7
	8
	9
	10

	Year end date
	
	
	
	
	
	
	
	
	
	

	Opening balance
	
	
	
	
	
	
	
	
	
	

	Total levy contributions, including GST
	
	
	
	
	
	
	
	
	
	

	Interest earned after tax
	
	
	
	
	
	
	
	
	
	

	Anticipated expenses, including GST
	
	
	
	
	
	
	
	
	
	

	Closing balance
	
	
	
	
	
	
	
	
	
	



	Date

	


Understanding this form
Strata can be complex. Here’s an A to Z of some important things to know.
Annual general meeting
A meeting held by the owners and some other interested parties. It’s a legal requirement that this meeting takes place once every financial year.
Capital works fund
This used to be called the sinking fund. It is money saved by the owners to pay for big repairs and upgrades in the future. A plan for this fund must be made for 10 years, checked every five years, and reviewed at every year at the annual general meeting.
Committee
The strata committee is a group of owners elected by the owners corporation each year to help run the building. They speak for all owners and decide on the day-to-day running of the scheme, such as managing shared areas, maintenance and ensuring rules (called by-laws) are followed.
Common property
This is any part of your home that is shared between different owners. For example, if your homes share a wall, roof, stairs or fences, these are called common property. This might also include things like pipes and wires that supply water or electricity. 'Unit entitlement’ determines your share of ownership in common property and how much you'll pay to maintain it. It also affects your voting power in decisions the owners corporation makes.
Initial maintenance schedule
At least 14 days before the first annual general meeting, the original owner must give the owners corporation a series of documents relating to the strata scheme. One of these documents is the initial maintenance schedule, which includes maintenance and inspection times for various parts of the property and other information, as specified by legislation.
Initial period
The initial period is the first stage of a new strata building. It starts when the strata plan is officially registered. It ends when the developer sells more than one-third of the units. During this time, the developer or builder acts as the owners corporation and there is no need for strata annual reporting. Once the initial period ends, the developer or builder must hold the first annual general meeting within two months. The owners corporation must then report the scheme every year, within three months after the annual general meeting.
Levies
All owners in a strata scheme are charged a yearly levy (sometimes called a ’contribution’ or ’fee‘). Strata levies are normally paid quarterly. You will receive a levy notice each time before the levies are due. Strata levies are paid into different types of funds. These funds cover administration costs, building costs and planned works for the next 10 years.
Lot
A lot is a private property within a building or complex, like an apartment, unit, or townhouse, which belongs to one owner. The owner can live in it or rent it out. Everything outside the lot, like gardens, hallways, or pools, is called common property and is shared by all owners. Some lots can also be used for other purposes, like parking.
Original owner
The original owner of a freehold strata scheme means the person who held the fee simple in the land when the strata plan for the scheme was registered. The original owner of a leasehold strata scheme means the person who, immediately after registration of the strata plan for the scheme, is entitled to a leasehold estate in all the lots, or in two or more lots with total entitlements exceeding more than two-thirds of the lots in the scheme.
Owners corporation
The owners corporation is made up of all the owners in a building or complex. It looks after shared areas like gardens, hallways, and roofs, and makes decisions about repairs, rules, and budgets. You automatically become part of the owners corporation if you buy in strata.
Secretary
The secretary helps with administration and communications for the strata committee. They arrange meetings, send out meeting agendas and minutes, keep records, and share information with owners. This role helps the committee stay organised and follow the rules.
Strata manager
A strata manager (also known as a strata managing agent) helps the owners corporation and/or strata committee with the running of the strata scheme. The owners corporation can choose which jobs to give to a strata manager. These jobs could include collecting and banking levies, and obtaining insurance.
Strata scheme
A strata scheme is a building or group of buildings that has been divided into 'lots' such as an apartment, townhouse or villa. When you buy a lot, you also share ownership of common property with other lot owners. This may include shared gardens, external walls, roofs, driveways and stairwells.

