
Accounting and tax support for the busy strata manager

Registration and GST Essentials

What is an ABN and when does a strata company need one?
An Australian Business Number (ABN) is an 11 digit number issued by the Australian Business Register (ABR) and serves as a unique 
identifier for an entity carrying on an enterprise.

When to apply for an ABN:

1. When a strata company is required to register for GST it must have a valid ABN.

2. When a strata company invoices a third party business (eg a phone company for the use of the roof for their phone tower).
If the scheme doesn’t provide a valid ABN, the debtor is legally obligated to withhold tax from their invoice payments at 47%
and remit it to the ATO. This can cause a bit of a headache as that then means that a tax return must be completed to receive
the balance of the payment.

If a strata company already has an ABN, you obtain this via the original company registration documents, ATO correspondence 
documents or on the ABR which can be accessed at http://abr.business.gov.au/ 

What is a TFN and when does a strata 
company need one?
A Tax File Number (TFN) is an 8 or 9 digit unique identifier 
number issued by the Australian Taxation Office (ATO) to 
each taxpayer. 

When to apply for a TFN:

1. When the scheme is required to lodge a tax return.

2. When the scheme opens up an investment account
(otherwise the bank must withhold tax at 47%).

It’s very important to keep good records of the strata company’s 
TFN as without it, your tax agent cant access information from 
the ATO or lodge a tax return for the strata company. 

You can apply for an ABN and a TFN through your 
tax agent or by using the online form available at 
https://abr.gov.au/

What is the GST and when does a strata 
company need to register?
GST (Goods and Services Tax) is a 10% tax on most goods, 
services and other items sold or consumed in Australia. GST 
is collected by businesses that must then remit the funds to 
the ATO.

A BAS (Business Activity Statement) is the means by which 
GST is calculated, declared and paid to the ATO. A BAS can 
be required annually, quarterly or monthly depending upon 
turnover.

A strata company is required to register for GST only when 
the levies collected from owners exceed $150,000 per 
financial year. This is greater than the $75,000 requirement 
for general businesses because strata companies have been 
deemed to qualify as not-for-profit organisations for GST 
purposes since 2010.

It’s best to have your tax agent register for GST on your 
clients’ behalf as the easiest and most straightforward 
way is through the Tax Agents Portal.
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Tax Time Essentials

Types of income in strata
Mutual Income is income derived from the owners of the scheme such as levies, late fee interest and utility recoveries etc. 
Mutual income is not assessable for income tax purposes.

Non-mutual Income is income derived from sources other than the owners of the scheme. Examples of non-mutual 
income included interest earned on a cash investment, payments from a phone company for the use of the roof for a 
phone tower, payments for signage or a billboard on the building, rent collected for a commonly owned unit, laundry 
income, status certificates income etc. 

Non-mutual Income in detail
There are 2 types of non-mutual income in strata and each has a very different treatment for taxation purposes; income derived 
from common property sources and income derived from personal property sources.

Common Property Income 

As strata managers would be aware, common property 
is an asset held in common between the owners of the 
strata company. Some common examples include buildings, 
the roof, a billboard attached to the roof, land, car parks, 
gardens etc. The types of income that can be earned from 
common property sources include telephone tower income, 
billboard income and rent received for a commonly held unit.

It’s a common misconception that common property income 
should be declared on a strata company tax return. The key 
element though is that common property income is derived 
from sources that are held in the name of the owners of the 
strata company… and not in the name of the strata company 
itself.  It’s for this reason that any income earned from a 
common property source should actually be declared on the 
individual tax returns of the lot owners and not on the strata 
company’s own tax return.

Personal Property Income

Personal property is an asset the strata company itself owns 
and can usually be defined by answering yes to the question: 
“can the asset be picked up and moved around?”. Examples 
of personal property include cash, a washing machine, gym 
equipment etc.

The types of income that can be earned from personal 
property sources include interest earned on an investment 
and laundry collections. Services charged for by the strata 
company such as providing status certificates reports are also 
considered to be personal property income.

Income from personal property sources is considered 
to be assessable income for tax purposes. In the case 
of a scheme earning this type of income, a company 
tax return should be prepared and lodged by a 
registered tax agent.
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Tax Time Flow Chart
The financial year just ended. What do I need to do?

This scheme only earned income 
from mutual sources.

Strata levies, utilities recoveries

Was the income  derived from 
personal property sources?
Interest, laundry, status certificates

Did the scheme earn income 
from non-mutual sources?

Interest, laundry, rent,  
phone tower, billboard

NO YES

Income source from  
common property only.

Rent, phone tower, billboard

Has the scheme paid PAYG instalments?

NO

Inform your tax agent of no non-mutual income 
so a tax return not-necessary declaration can be 

prepared if required. 
Complimentary service for clients of Ascend Strata Support.

Provide your tax agent with financials and 
bank statements so a tax return can be 

prepared and lodged.
Ascend Strata Support makes this easy and at very 

competitive price. Please contact us to discuss.

Provide individual lot owners with information 
regarding their share of common property income 
and deductions in line with their lot entitlements. 

Ascend Strata Support makes this easy by supplying breakdowns 
and simple explanations for owners. Please contact us to discuss.

No company tax return needed.
However a tax return not-necessary 
declaration may need to be made  

to the ATO.

NO

SO WHAT DO 
I NEED TO DO?

Company tax return needed.

YES

SO WHAT DO 
I NEED TO DO?

Company tax return needed.
AND common property income 

must be declared in the individual 
tax returns of the lot owners.

YES

SO WHAT DO 
I NEED TO DO?

No company tax return needed.
However, this income must be 

declared in the individual tax returns 
of the lot owners and a company tax 
return not-necessary declaration may 

need to be made to the ATO.

NO

SO WHAT DO 
I NEED TO DO?

Has the scheme paid 
PAYG Instalments?
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