
 

 

 

 

 

 

 

SECTIONAL TITLE LENDING OPPORTUNITY

 

 

Sectional Title is an efficient and popular form of property ownership, especially amongst entry 

level and lower income owners, as it provides a very effective cost sharing mechanism for many 

of the essential expenses associated with property title.  It is regulated by a specifically 

promulgated body of legislation including the Sectional Titles Act 95 of 1986 (as amended) 

(“The STA”) and the Sectional Titles Schemes Management Act 9 of 2011 (“The STSMA”). These 

acts makes this legal entity an absolutely unique borrower. Some of the unique characteristics 

include that Bodies Corporate: 

� Are not subject to the Companies Act (Section 26(6) of the STSMA); 

� Must keep their financial records for six years (Prescribed Management Rule 26(3); 

� Cannot refund any levy income or have distribution of profits; 

� Are entitled to charge interest on any overdue amount payable by a member to the 

Body Corporate on the authority of a written trustee resolution, provided that the 

interest rate must not exceed the maximum rate of interest payable per annum under 

the National Credit Act (Sectional Titles Schemes Management Regulations Rule 

21(3)(c)). 

� Must have perpetual succession (Section 2(7) of the STSMA); and 

� Cannot be Liquidated (Section 15 and 17 of the STSMA). 

The STA and the STSMA direct the mechanisms by which essential common property costs 

incurred by the Sectional Title scheme are to be allocated and recovered, by way of 

contributions, from each owner / member within the scheme.   

 



 

 

These Acts give wide and far reaching powers to ensure these expenses are recovered from 

those who have enjoyed the benefits of the costs incurred, as it goes without saying the entire 

concept / fabric of communal living would implode if each beneficiary did not honour his share 

of the responsibility. 

The Body Corporate annually determines the costs it will incur in the running, preservation and 

upkeep of the development and then levies each owner it’s pro rata share (participation 

quota).  Provided all owners meet their levy obligations the Body Corporate functions exactly 

as the legislation intended. 

In the event that some owners do not make their contributions / levies timeously, all owners 

are put at risk as the Body Corporate may not be able to continue funding essential services, 

such as: 

� Municipal charges (water and electricity) 

� Critical running costs (lift maintenance, security, etc.) 

� General upkeep (lighting, exterior maintenance and painting, gardens, etc.) 

It is due to the non-payment of levies that a Body Corporate will borrow so as to stabilise their 

cash flow, enabling them to continue the necessary service delivery to the common property 

of the development. The Body Corporate is protected, by legislation, at various levels, to ensure 

that any risk of loan capital or interest loss to their borrowings is extremely remote. 

 

“Why would a Body Corporate need to borrow money?” 

 

The STSMA clearly entitles a Body Corporate to borrow money (Section 4(e) and (f)) required 

by it in the performance of its functions and duties. Further The STSMA obliges and empowers 

the Body Corporate to collect sufficient contributions (levies) from its member’s to cover any 

and all costs incurred by it such as: 

� Repair, upkeep, preservation, control, management and administration of the common 

property, including future maintenance provision; 

� Local authority charges for the supply of electricity, gas, water, fuel and sanitary and 

other services to the building and the land; 

� All premiums of insurance; and 

� For the discharge of any duty or fulfilment of any other obligation of the Body 

Corporate. 



 

 

To the extent any unit owner is in default of, or in arrears with, his obligations in this regard, 

the trustees are entitled on the authority of a written trustee resolution and on behalf of the 

Body Corporate, to charge interest on overdue amounts payable by a member to the body 

corporate; provided that the interest rate must not exceed the maximum rate of interest 

payable per annum under the National Credit Act (Sectional Titles Schemes Management 

Regulations: Rule 21(3)(c). In order to protect the paying owners BC Bridging Solutions (Pty) 

Ltd (“BCBS”) ensures that the Body Corporate implements interest charges at a rate equal to 

the amount charged in the Loan Agreement. 

 

Borrowing money ensures that the Body Corporate has the benefits of: 

� TIME to take the necessary action to collect outstanding levies and rehabilitate the levy 

defaulter. 

� ACTION to implement required maintenance immediately, avoiding the risk of further 

deterioration, containment of additional unnecessary costs, prices escalations and 

inconvenience to all unit owners. 

� PRESERVING the asset value of the Sectional Title units and hence protecting the 

property investment of all unit owners. 

� GUARANTEEING Body corporate financial cash flow and stability. 

� PROTECTING the paying owners from the costs of the loan and from subsidising their 

non-paying owners while ensuring delivery of required services to the Body Corporate. 

 

Security to Body Corporate lending 

“What security is offered, where you currently deploy your money?” 

“Is your money protected by current legislation?”  

 

A Sectional Title Body Corporate is a unique borrower protected and secured by The Sectional 

Titles Schemes Management Act 8 of 2011 (“the STSMA”) and the Sectional Titles Act (“the 

STA”). Sectional Title levies, which are ceded as security to the loan provider (whether by 

Notarial Bond or regular cession in securitatem debiti), are collateralised by unencumbered 

first ranking security (i.e. above even the Receiver of Revenue and Mortgage Bond holders, 

over all the units within the entire development).  In addition, ALL the Sectional Title units 

within the entire development provide security, in proportion to their participation quota 

share, to the loan finance as this lending does not form part of the Body Corporate levies. As 

such, prevention of joinder of the units, contained in Section 15 of The Act, does not apply.  



 

 

In order to protect paying owners, BCBS limits the lending to a maximum of the total levy 

debtors balance (i.e. the sum of all arrear levies due by unit owners). In addition they monitor 

that the levy debtor’s balance always exceeds the extent of the Loan Finance throughout the 

duration of the loan. 

The claim by a Body Corporate for payment of levies is fully protected by the provisions of 

Section 15B(3)(a)(i)(aa) of The STA which provides that no transfer of a unit in a Sectional Title 

scheme can be registered unless there is produced to the Registrar of Deeds a conveyancer’s 

certificate confirming that, as at the date of registration of transfer, the Body Corporate has 

certified that all monies due by the owner in respect of the unit have been paid. This places 

the Body Corporate (and Lender – given the above-mentioned security) above any other 

secured or non-secured claims, any other creditor may have against the Sectional Title unit. 

 

Section 15(1) of The STSMA entitles a creditor (e.g. the Lender) of a Body Corporate (to the 

extent a judgment has been obtained by it against the Body Corporate, but the judgment has 

not been satisfied) to join all unit owners of the Body Corporate in their personal capacities as 

joint judgment debtors in respect of the judgment debt. The effect of this section is that all 

unit owners (regardless of whether or not they are fully current with their levy payment 

obligations which are NOT LINKED to the loan debt via the Body Corporate levy) are jointly 

liable for the Bridging Finance debt in relation to their participation quota. 

 

The implication for the creditor (the Lender) to a Body Corporate (when reading all these 

sections together) is that their claims are fully PROTECTED and SECURED by the Act: 

 

� Initially by the individual defaulting members of the Body Corporate (firstly by their 

movable assets and thereafter by the full value of their Sectional Title unit itself. 

� This in preference to a mortgage holder or any other creditor – the unit is effectively 

“unencumbered” in the hands of the Body Corporate as a result of the levy clearance 

certificate requirement. 

� To the extent that the proceeds from all the debtor collections are insufficient to cover 

the amount owing by the Body Corporate, for the Bridging Finance, then all the 

members are jointly liable, in their participation quota shares, for the shortfall and their 

units stand as security to this Body Corporate debt (Section 15). 

 

 

 

 



 

 

MAXIMISING your RETURN while MINIMISING your RISK

 

Transparency 

“What documentation do you receive when entering into a business transaction?” 

� Comprehensive documentation, covering the salient terms of the lending is 

consolidated and provided to the Lender, for their record keeping, in the form of the 

“Purchasers File”. 

� Monthly Statements and SMS’s, reflecting and confirming all loan activity, is managed 

and issued by the loan administrators, BCBS, to each Lender. 

 

“Are you benefiting 100% from the allocation of your money, with no cost deductions 

whatsoever?” 

100% of the Lenders funds are deployed to the purchase of the claims due by the Body 

Corporate. 

� All fees and expenses are paid by the Body Corporate and are not deducted as 

expenses against the Lender funds. 

� The Lenders interest is calculated and compounded monthly on the total amount 

deployed. 

 

Returns from Body Corporate lending 

� Earnings are NOT subject to financial market performance. They are solely interest 

based and linked to the Prime rate of interest. 

� Lenders are currently benefiting from an interest rate of: 

 

Prime + 3.0% for Monthly Income Plans 

Prime + 5.0% for Capital Growth Plans 

Prime + 7.5% for Capital Builder Plans 



 

 

 LENDING OPPORTUNITIES 

 

 

BC Bridging Solutions (Pty) Ltd (“BCBS”) act as facilitators between the Bodies Corporate 

requiring loan finance, and the Purchaser / Lender willing to participate within this protected 

lending environment. BCBS originates the loan documentation, in accordance with defined 

criteria and governance, with the Body Corporate. Once the Lender is satisfied with the 

documentation they release their money directly to the SANNE Fund Services SA (Pty) Ltd 

(“SANNE”) cash custody account.  

� Having grown the lending book substantially over the past year and in the constant 

pursuit of offering our lenders a continuously improved and more professional service, 

BCBS has sought out the services of a global fund administrator partner to assist us 

with this growth and professionalism. 

� SANNE is one of the largest fund administrators in South Africa and with assets under 

administration and custody exceeding R102bn. SANNE administers and acts as cash 

custodian for over 320 South African funds, including Sanlam Asset Management, JP 

Morgan Securities and Standard Bank Asset Management. SANNE employs over 140 

professional staff members and carries Professional Indemnity and Fidelity insurance 

cover of R50m. 

As and when the Body Corporate service providers, the managing agent and legal collection 

entity, recover the outstanding levies the Body Corporate repays the Lender. All Body 

Corporate repayments flow through SANNE. At no time does BCBS handle the Lenders money.  

BCBS monitors the Body Corporate levy collection service providers as well as the recovery of 

the levies, to both the Lender and the Body Corporate. Their fees are paid directly by the Body 

Corporate. 

In November 2013 BCBS successfully negotiated a performance guarantee, from Hollard 

Insurance Ltd, for the repayment of any outstanding amount owed by the Body Corporate, on 

a BCBS loan, on the fifth anniversary of the loan. The main benefit this offers, to an already risk 

averse product is a set repayment period versus "as and when the Body Corporate recovers its 

unpaid levies so the loan is repaid".  

It must be noted that the guaranteed lending opportunity is optional, as is the quantum of 

the guarantee sought by each individual client. Please enquire with your Independent 

Consultant should you be interested in this lending opportunity. 

 

 

 

 



 

 

MONTHLY INCOME PLAN (PROJECT FUNDING)

 

 

 

� This is a Loan Finance Deployment Opportunity of R 100 000.00 or more. 

� Earns interest at Prime + 3.0% per annum (not correlated to financial markets but linked 

to the prime lending rate).  

� The full interest amount is paid to the Lender monthly in arrears on the last day of 

every month. 

� The Lenders monthly income (interest) is paid by the Body Corporate. The Body 

Corporate interest payment is backed by a funding guarantee in the event of default.  

� Capital repayments are automatically redeployed by BCBS for a period of five years. 

Thereafter, the Lender has the option to be repaid on an amortising basis over the 

proceeding five years, or continue with the automatic redeployment option. 

� Ideal for people who are risk averse and RELY on monthly income from their capital. 

� The Lender benefits 100% from the allocation of their money, with no cost 

deductions whatsoever. 

 

 



 

 

CAPITAL GROWTH PLAN 

 

 

 

� This is a Loan Finance Deployment Opportunity of R35 000.00 or more. 

� Earns interest at Prime + 5.0% per annum, compounded monthly (not correlated to the 

financial markets but linked to the prime lending rate). 

� Repayment occurs “as and when” the Body Corporate collects its arrear levies through 

the legal collection process. 

� Repayment by the Body Corporate allows the Lender the opportunity to re-apply the 

funds, at their sole and absolute discretion, to a new Body Corporate. 

� Ideal for people who are risk averse and DO NOT rely on monthly income from their 

capital BUT rather require added earnings generated by compound interest. 

� The Lender benefits 100% from the allocation of their money, with no cost 

deductions whatsoever. 

 

 

 

 



 

 

 

 

 CAPITAL BUILDER PLAN 

 
 

 

 

� This is a Lending Opportunity of R1 000.00 or more, advanced monthly via debit order 

over 60 months. An option is provided to the Lender for a 10% annual escalation on 

the monthly advance. 

� Earns interest at Prime + 7.5% per annum, compounded monthly (not correlated to the 

financial markets but linked to the prime lending rate). 

� Repayment occurs “as and when” the Body Corporate collects its arrear levies through 

the legal collection process. 

� Repayment by the Body Corporate allows the Lender the opportunity to re-apply the 

funds, at their sole and absolute discretion, to a new Body Corporate (a minimum 

amount of R35 000.00 will apply to redeployments). 

� Ideal for people who are risk averse and DO NOT rely on monthly income from their 

capital BUT rather require added earnings generated by compound interest. 

� The Lender benefits 100% from the allocation of their money, with no cost 

deductions whatsoever. 



 

 

CONTACTS 

 
 
Justin Mason  justin@bcbs.co.za 

Johnny Wates   johnny@bcbs.co.za 

Fausto Di Palma fausto@bcbs.co.za 

Lucinda Schubach lucinda@bcbs.co.za 

 

Website              www.bcbs.co.za 

Information  info@bcbs.co.za 

Telephone  (011) 977 1977 

 

 

 

STRATEGIC PARTNERS 

 
 
BCBS has partnered with the Body Corporate Independent Consultant Association (“BCICA”), 

who assist in raising capital for deployment into the Sectional Title Body Corporate lending 

environment. 

BCICA is headed up by Peter Thomson and a group of independent marketing consultants. 

 

Peter Thomson  peter@bcica.co.za 

Telephone  083 377 5308 

 


