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Disclaimer

The content is intended only to provide a summary and general overview. It is not
intended to be comprehensive nor does it constitute legal advice. We attempt to

ensure that the material is current but we do not guarantee its currency.

You should seek legal or other professional advice before acting or relying on any of

the material

Strata Legislation

Strata legislation is available from www.legislation.nsw.gov.au
Strata Schemes Development Act 2015

Strata Schemes Development Regulation 2016

Strata Schemes Management Act 2015

Strata Schemes Management Regulation 2016

Strata Plan Preparation Resources

Strata Scheme guidelines can be viewedonthe Re gi st r ar Guilelinesforal 6 s

Strata Schemes.

NSW LRS has also compiled Strata Plan preparation resources to assist both

surveyors and lodging parties.
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The Strata Plan

A strata plan contains two parts; the administration sheets and plan drawing sheets
containing the location plan and floor plans.

The Administration Sheet

The administration sheet is for all administrative information which includes name

and address for service of documents, by-laws, approvals for the plan (i.e. strata
certificate and surveyoro6s certificate), sch
certificate, schedule of street addresses and statements of intention to create or

release affecting interests in accordance with sec.88B Conveyancing Act 1919 and

signatures and seals.

The administration sheets are approved forms and they are numbered separately
from the plan drawing sheets. There are varying administration sheets depending on
the purpose of the strata plan:

SP FORM 3.01 Strata Plan with Strata Certificate of Accredited Certifier

SP FORM 3.02 Strata Plan with Strata Certificate of Local Council

SP FORM 3.03 Strata Plan of Subdivision with Strata Certificate of Accredited
Certifier

SP FORM 3.04 Strata Plan of Subdivision with Strata Certificate of Local Council
SP FORM 3.05 Strata Plan of Consolidation

SP FORM 3.06 Building Alteration Plan

SP FORM 3.07 for Valuers Certificate and Schedule of Unit Entitlements

SP FORM 3.08 Annexure page for signatures and seals, schedule of addresses,
statements of intention to create or release easements and any required Approved

Forms or consents.

The current Strata Plan Approved forms are available on the NSW Land Registry
Services website.
1. The Approved form must be produced including all of the text. It is not permitted
to omit any information. Inapplicable information should be struck through.
2. Surveyors should note that al/l rel evant se.

be completed and inapplicable information struck through, furthermore the date

4 of 34


https://www.nswlrs.com.au/Forms/Library?t=StrataScheme

provided inthe s u r v e gedifrcalesmust agree with the date shown in the
S ur v e paoet ob the plan drawing sheet.
3.1t is the surveyor 60s r e-lawpameksltshoultd notbhg t o ¢ o m

left blank. Inapplicable information should be struck through.

By-laws

Section 10(b) of the Strata Schemes Development Act 2015 requires that a Strata

Plan must specify the by-laws proposed to be adopted.

The by-laws adopted for the scheme are:

* Model by-laws for residential strata schemes together with:
Keeping of animals: Option *A/*B
Smoke penetration: Option *A/*B

(see Schedule 3 Strata Schemes Management Regulation 2016)

* The strata by-laws lodged with the plan.

Example 1 - By-laws panel shown on the Administration sheet - SP FORM 3.01 and 3.02

If model by-laws for residential strata schemes are to be adopted (see Schedule 3

Strata Schemes Management Regulation 2016) a keeping of animals option and

smoke penetration option must belawslpdgedi fi ed a
with the plandé ruled through, see Example 1.
If the developer wishes to create their own by-laws, all reference to model by-laws

and the legislation must be struck through on the by-laws panel, strata by-laws must

then be lodged with the plan in the format of Approved Form 7.
Approved Forms

When Approved Form 10, 11, 12 or 13 are required to enable registration of the Plan
they must be included on SP FORM 3.08 (Annexure) of the administration sheet.

Street Address

A schedule of street addresses is required on SP FORM 3.08, the address schedule
must be prepared as per 3.25 of the Surveyor Generals Direction No. 7 and include

an address for the common property and each lot in the Strata Scheme.
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Valuer® Certificate

A valuer® certificate must accompany the schedule of unit entittements, Sec.10(3)(e)
Strata Schemes Development Act 2015 (for the initial Strata Plan), Sec.13(6)(d)
Strata Schemes Development Act 2015 (for a Strata Plan of Subdivision) and
Sec.14(3)(d) Strata Schemes Development Act 2015 for a Strata Plan of Subdivision
of a development lot).

The valuers certificate must be completed by a qualified valuer who
(a) Has membership of the Australian Valuers Institute (other than associate or
student membership) or
(b) Has membership of the Australian Property Institute (other than student or
provisional membership), acquired in connection with his or her occupation as
a valuer, or
(c) Has membership of the Royal Institute of Chartered Surveyors as a chartered

valuer

The Valuer® Certificate must be dated no more than 2 months before the day on
which an application was made for a Strata Certificate, see cl.7(4) Strata

Schemes Development Regulation 2016.
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Schedule of unit entitlements

The schedule of unit entittements must be shown on the administration sheet SP
FORM 3.07 in accordance with clause 7 of the Strata Schemes Development
Regulation 2016.

(1) The schedule must contain two vertical columns the first should show the lot
numbers in numerical sequence and the second should show the unit

entitlements for each lot.
(2) The final row must show the aggregate of the unit entitlements.
(3) All unit entitlements must be expressed in whole numbers.

It is the responsibility of the surveyor to show the schedule of unit entittements,
however the information should be provided to the surveyor by a qualified valuer in

accordance with schedule 2 of the Strata Schemes Development Act 2015.

Strata plan

Schedule of Unit Entitlement

LOT UNIT ENTITLEMENT
1 25
2 25
3 30
4 30
5 90
AGGREGATE 200

Example 2 - Schedule on a strata plan

Successively numbered lots with the same unit entittement may be grouped in
abbreviated form instead of being set out in vertical columns. The schedule of unit

entitlement may be prepared as shown in examples 3 and 4 below.

THE UNIT ENTITLEMENTS FOR LOTS 1 TO 10 ARE 10 EACH. AGGREGATE IS
100.

Example 3 - Schedule on a strata plan
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Schedule of Unit Entitlement

LOT UNIT ENTITLEMENT

1 10

2 10

3 10

4 10

5 10

6 10

I 20

AGGREGATE 80

OR

LOT UNIT ENTITLEMENT

1-6 10

7 20

AGGREGATE 80

Example 4 - Schedule on a strata plan

Strata plan of subdivision

The schedule on a strata plan of subdivision, (not including the subdivision of a
development lot), must include reference to all lots in the strata scheme, whether
existing or new lots, except for the lot or lots being subdivided. The existing Strata
Plan number must be added to the strata lots which are not a result of the

subdivision.

The aggregate unit entittement for the newly created lots must equal the unit
entitlement of the subdivided lots. The unit entittement for the remaining lots and the

total unit entittement for the scheme should not change.

The aggregate unit entittement and the existing unit entittement of any lot in the

strata scheme may be changed where common property is being created or

subdivided by showing the change in the schedule. Approved form 11 and a

completed valuer® certificate in accordance with schedule 2 of the Strata Schemes
Development Act 2015 are alsorequiredi s ee Regi strar General 6s

Strata Schemes.
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A complete valuer® certificate is required for a strata plan of subdivision in all

instances where a lot and common property or common property only is involved

sec.13 (6)(d) Strata Schemes Development Act 2015. A valuation certificate is not

required to be endorsed on an administration sheet accompanying a strata plan of

subdivision not involving common property.

Schedule of unit entitlement

LOT UNIT ENTITLEMENT
1 SP1234 25
4 30
5 90
6 27
7 28
AGGREGATE 200

Example 5 - Strata plan of subdivision of lots 2 and 3 SP1234

Strata plan of subdivision of a development lot

The schedule of unit entittements should only show the new lots in the strata plan of
subdivision. The total aggregate must equal the unit entittement of the development
lot subdivided. A valuer® certificate is required in accordance with sec.14 (3)(d) and
Schedule 2(5) of the Strata Schemes Development Act 2015.

Schedule of unit entitlement

LOT UNIT ENTITLEMENT
8 30
9 30
10 30
AGGREGATE 90

Example 6 - Strata plan of subdivision of development lot 7
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Location plan

The basic purpose of a location plan is to show the building and any lots outside the
building in relation to the parcel boundary.

The requirements for location plans are set out in Schedule 10 & 11 of the Lodgment
Rules. A location plan is not required for a strata plan of subdivision that affects lots
and/or common property that is wholly within the original building.

The location plan is prepared on PLAN FORM 1 (A3), on a separate sheet from the

floor plan(s) and must show the following.

(1) A north point (directed upwards). Plan orientation e.g. (ISG, MGA) must not be
included.

(2) External boundaries of the land being subdivided and their lengths. If a boundary
is a curved line only the arc distance should be stated.

(3) External limits of the building and any other structures used to define the lots on

the floor plan.

(4) Identity of the building by indicating the street number, the number of levels and

the materials of its external construction.
(5) Boundaries of any lots not within the building (these should not be dimensioned).

(6) When a building containing lots is within 2 metres of the parcel boundary,

connections must be provided from the building to the parcel boundary.

(7) When a lot external to a building is within 2 metres of the parcel boundary,
connections must be provided from the structural feature used to define the lot to
the parcel boundary. These connections should correspond to those used on the
floor plan to define the lots. The connections must be sufficient to establish that
any lot boundaries do not extend beyond the parcel boundaries. Connections are
not required on the location plan if the lot boundaries are coincident with the
parcel boundary. In this instance a note should be added to the relevant
boundary on the | ocati on cigentaviththepagel 61 ot b o
boundaryé All connections must be perpendicular from specific points on a

structure or prolongations of the face of the structure.

(8) Identities of the adjoining lands.
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(9) The site and description of all existing easements which affect the parcel or new
easements remote from the building which affect common property.

(a) Easements being created on the strata plan which affect common property
outside the building must be defined by a structural feature or
perpendicular offsets and or prolongations from the building or other
structure.

(b) If the easement being created affecting common property is parallel to the
parcel boundary it may be defined as per complied plan guidelines.

(10) If an encroachment exists, sufficient information to indicate the extent and
nature of the encroachment.

(11) All connections including those along a structure must be shown in brackets

SMITH  STREET
T 1534
(@58 |5 S :\\
[ i = L
| 1= 1. (s E=h1
2.3 < w3
CIN 2833
| P w x
I &
‘ 22 LOCATION PLAN
(E) 1] = = =]
2 ;2
P | o el
| Lz
(5) | 1 £3
| GARAGE
g™ @ a
& : <
l GARAGE 8
el
GH = X D - DECK
1 | © | G - GARDEN AREA
| - CS - CAR SPACE
I3 o P- PATIO
T No. 111 T w
SINGLE STOREY m
° (358) -
o t BRICK UNITS 9)
8 I <
& (E) : T (E) EASEMENT TO DRAIN WATER 1.2 WIDE -
| (2.48) DP1234567
cs 9
®) ! ) (F) EASEMENT FOR SERVICES 1 WIDE
[ ‘ (4)
L = T = T = (B) PROLONGATION OF EDGE OF THE
= ; _B @ CONCRETE DRIVEWAY
234 @ 52
DP 2234577 = (6 <
= =
£

Example 7 - Location plan

To ensure clarity all lettering on PLAN FORM 1 (A3) should have a minimum height

of 2.5mm
The following items must NOT be shown on the location plan.

1 Survey information e.g. bearing, pegs (unless an exemption has been issued).
1 Dimensions and lot numbering of the strata lots.

I The stratum statements.
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Floor plan

Purpose of the floor plan is to define new strata lots.
The requirements for floor plans are set out in Schedule 10 & 12 of the Lodgement

Rules.

Floor plan(s) are prepared on Plan Form 1 (A3) on a separate sheet/sheet(s) from

the location plan and must show the following.

(1) A north point (directed upwards). Plan orientation e.g. (ISG, MGA) must not be

included.
(2) Boundaries of all lots and part lots defined by continuous (i.e. unbroken) lines.

(a) Boundaries which are defined by a structure must be shown by thick lines.
Only one consistent line thickness should be used regardless of thickness
of the structure.
(b) Boundaries not defined by structures must be shown by thin lines

(3) Boundaries which are not defined by a structure are referred to as line
boundaries. Line boundaries must be dimensioned by distance only and be
defined by right angled offsets and/or connections from specified points on a
structural feature shown on the floor plan. All perpendicular line boundaries must
show a right angle designation/symbol. A line boundary distance cannot pass
through a structure.
All connections including those along a structure must be shown in
brackets; only line boundary dimensions do not require brackets.

(4) Stratum statements for those parts of the lots which do not have structural cover
and or a structural base to define their horizontal boundaries (i.e. upper and lower

limits).

(5) The lot number for each lot or part lot. Lot numbering must be consecutive and
commence with lot 1. Any part lot should be identified as part of the lot or

connected by vinculum.

(6) An area for each lot or part lot. Part lot areas should be shown in brackets and a
total area must be shown within or relevant to the most significant part of the lot.

The total area must be the mathematical aggregate of the separate parts.
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(7) The site and description of all easements which affect the lots that are to be
created upon registration of the plan. If the easement sites are not defined by a
structure, they must be defined by rectangular offsets from the building or other

structural feature in the same manner as lot boundaries.

(8) Easements affecting common property that are remote from the building may be
defined on the location plan only.

(9) All occupations within an external part of a lot and within 1 metre of any lot
boundary must be shown or referred to. The floor plan should indicate the
materials and nature of the occupation and indicate if it forms common property
or part of the lot. This is not required for fencing within the meaning of the
Dividing Fences Act 1991.

(10) Any other notes which indicate items which are within the air space of a lot
are to form common property and not part o]

service within the courtyard of lot 1 is common propertyandnotpart of the | o

(11) Any equipment within common property proposed to be for the exclusive use
of a lot must be referred to in a common property rights by-law. For example air-
conditioning units, water tank, antenna etc. Any equipment not within the lot

cannot be made lot property by means of a note on the plan.

(12) Separate floors of the building must be shown from the lowest level to the

highest level.
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(2b)
@51 T 1534 o
= ~N
D\ PT1 o S1 T o | <@
Q Rl | w
N | | G |_'_l ! (348) = 8 =8
! F EYS
I <=0
(3.58) i () e £
""" > 08 PT 1
- 1208 [+ @/7
2 (116m?)
§ GROUND FLOOR
= © TOTAL 223m?
w < g I D J
|
18 S
I GARAGE (o]
a5) ] m F’
51
2 GARAGE (A) EASEMENT TO DRAIN WATER 1.5 WIDE
o
& (
1 THE STRATUM OF THE DECK AND CAR SPACE IS LIMITED IN
2 6 B uj_ HEIGHT TO 3 ABOVE THE UPPER SURFACE OF THEIR RESPECTIVE
& s 3 FLOOR EXCEPT WHERE COVERED WITHIN THIS HEIGHT LIMIT
(5)
PT 2 PT 2 THE STRATUM OF THE GARDEN SPACE IS LIMITED IN HEIGHT TO 2
(38m?) (100m?) BELOW AND 5 ABOVE THE UPPER SURFACE OF THE FLOOR OF
158 N THE RESPECTIVE GARAGE EXCEPT WHERE COVERED WITHIN
TOTAL 138m THIS HEIGHT LIMIT
549 9 757 T HE WATER TANKS WITHIN THE GARDEN SPACES FORM PART OF
EC PT1 (17m?) 8 |19 3576 AND NoT COMMON PROPERTY
C - CORNER cs o
D- DECK 549 THE STRUCTURE OF BRICK RETAINING WALLS AND CONCRETE
. PATH WITHIN THE GARDEN SPACE OF LOT 1 ARE COMMON
G - GARDEN AREA
CS - CAR SPACE PROPERTY
P -PATIO (FULLY COVERED)
EC - BOUNDARY AT EDGE OF CONCRETE DRIVEWAY AREAS ARE APPROXIMATE

Example 8 - Floor plan

To ensure clarity all lettering on PLAN FORM 1 (A3) should have a minimum height

of 2.5mm.

Areas of strata lots

The floor plan must show the base area of each cubic space of a strata lot. When

there is more than one part to a strata lot (i.e. more than one cubic space), a total

floor area must be shown in the main part of the strata lot.

Areas of less than 1 hectare must be expressed in square metres.

No objection will be made to the addition of a statementonthe plan-6 AREA S

APPROXI MATE®G

ARE
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Rental property areas

The only areas that are to be shown in any strata scheme plan are those calculated
from the base of the strata lot as depicted in the floor plan.

NSW LRS recognises that they may not represent the useable floor areas available

for rental purposes. Where a strata scheme plan is being developed for lease

purposes, NSW LRS will allow the following statement on the plan: 6 Me asur ement s
of floor plan shown on the floor plan are approximate and calculated for the

purpose of the Strata Schemes Development Act 2015 only. They may differ

from measurements of floor areaforother pur poses?o.

Stratum statements

Stratum statements are required if a lot is not limited in height and or depth by a

structure. Lots which are within a building are generally accepted to extend from the
upper surface of the floor to the lower surface of the ceiling. A stratum statement will
be required for all lots outside a building which are not fully covered by a structure or

do not have a structural base for their entire area.

The following points must be considered when providing stratum statements in the

floor plan.

(1) All stratum statements must be related to a permanent structural surface within

the parcel.

(2) The maximum limitation for the height or depth of a lot defined by a stratum
statement acceptable to NSW LRS is 50 metres. If there is a requirement to

exceed this limit, an application should be put to Strata Plan Advisor for approval.

(3) When referring to surface of the floor/ceiling, the statement must clearly state

whether the reference is to the upper or lower surface.

(4) Wherever possible the structural surface should be referred to e.g. upper tiled

floor, upper concrete surface.

(5) If a dwelling has more than one floor, any reference to the surface must clearly

specify the relevant floor level.
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(6) If the stratum statement is complex, it is recommended that separate statements
for height and depth limits be provided.

The following are some commonly used terms to describe areas outside of the
building:

Courtyard, garden area, yard space

Generally, these areas will not have a structural base or be fully covered. Stratum
statements will usually be required.

Balcony, patio, porch, veranda, terrace, deck, car space

It would be expected that these areas have a structural base but are not necessarily

fully covered.

Carport

It would be expected that this area would be fully covered by a structure but not

necessarily have a structural base.

The above descriptions are examples and suggestions only and surveyors are

required to provide appropriate stratum statements.

If one of the above is fully covered and/or has a structural base, the surveyor should

state that on the floor plan to avoid requisition (see Example 8).
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Defining car spaces

The principles of car spaces are the same for any other strata lot defined by line

boundaries.

The following information should be shown on the floor plan(s) for car spaces:

(1) All corners of each lot must be defined by reference to structural features or right-
angled offsets from them. In this example the walls and columns are used.

(2) All line boundaries are to be dimensioned by distance.

a. One allowance is a line between two structural features (see front
boundary of lot 1), a dimension is not required but may be shown at the
surveyoro6s discretion.

b. See front boundaries of lots 2 and 3; you must show a length for both. You
can not only show one and leave the other to be the residue of the total

length of line between the two columns.

(3) Identify lines as line of face of column or centreline of column.

a. If the boundary is not from centre of column show connections along

column.
(4) Connection from corner of wall to car space boundary (0.5).

(5) All connections along a structure used to define a line boundary are shown in

brackets including those along the rear wall of each car space.

(6) There is no need to define the stratum of internal car spaces.

BASEMENT LEVEL ®
4 (2.7 (2.5) (2.5) (25) (2.5)
) PT 1 PT 2 PT 4 PT 5
(15m?) (14m?) (14m?) (14m?)
@] p 2 3 ' 3 s
NI 7
- m 23 : 23 25

3
h_ DENOTES PROLONGATION OF COLUMN é-_-

* DENOTES PROLONGATION OF CENTRELINE OF COLUMN (UNLESS OTHERWISE SHOWN)

Example 9 - Basement level car spaces
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The following methods are UNACCEPTABLE for defining line boundaries.

(1) At right angles to a curved structure such as a round column.

(2) Prolongation of the centre line of a single circular column.

(3) Use of intersecting method, where two boundaries of fixed lengths are each fixed
at one end and the other end is fixed by their intersection. Although this is
mathematically possible it is not acceptable for a strata plan.

(4) Prolongations of structures which are not visible (e.g. the prolongation of an
internal wall to define an external boundary).

(5) The total line boundary distance cannot pass through or be inclusive of a

structure (e.g. a line running through a column or alongside a wall).

Defining stairs
If the stairs are part of a lot and are external to the building (see Example 10) the
following rules apply:

(1) As the stairs are defined by the structure itself they should be represented by

thick line work.

(2) Stairs must be identified as part of the lot i.e. connected to the lot by vinculum or

shownas 6 Pt Lot ©.

(3) A separate statement should be added defining their stratum limits.

1 CY

(1

S - STAIRS
P - PATIO CY - COURTYARD
3) THE STAIRS ARE LIMITED IN HEIGHT TO 3 ABOVE THE UPPER SURFACE

OF THEIR RESPECTIVE FLOOR EXCEPT WHERE COVERED WITHIN
THIS LIMIT

Example 10 - External stairs
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This example will result in the structure of the stairs becoming common property.

If you give a depth limitation which extends below the upper surface of the stairs it

will make the structure of the stairs part of the lot, which may cause future problems.

If there is useable area under the stairs and patio that you wish to include as part of

the courtyard (see Example 11) you must:

(1) Show separate floor plans one showing the structural parts of the lot as upper

level and another for the courtyard part

(2) Show stairs as part of the upper level

(3) Amplify the stratum statement for the courtyardtoreferto6 e x cept wher e
covered within this | imitéo
GROUND FLOOR LEVEL ONE (1)
PT 1
(200m2) PT 1
(156m?3)
TOTAL 356m?
o
cY
@) CY - COURTYARD S - STAIR
P - PATIO

THE COURTYARD IS LIMITED FROM 3 BELOW TO 5 ABOVE
THE UPPER SURFACE OF THE FLOOR SLAB AT LEVEL ONE
EXCEPT WHERE COVERED WITHIN THIS HEIGHT LIMIT

THE STAIRS ARE LIMITED IN HEIGHT TO 3 ABOVE THE
UPPER SURFACE OF THEIR RESPECTIVE FLOOR
EXCEPT WHERE COVERED WITHIN THIS LIMIT

Example 117 Useable area beneath stairs
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Ground Floor
Lot 1

Example 12 - Internal stairs - same lot

Internal stairs between different levels of the same lot should not be shown on the

plan (see Example 12).

(1) The upper limit of the ground floor is defined by the underside of the ceiling
above or the underside of the stairs.

(2) The lower limit of the first floor is defined by the upper surface of the floor or the

upper surface of the stairs.

(3) The structure of the stairs is common property, the same as the structure of the

floor between the two levels.

(4) The floor plan for these situations must be prepared as shown in Example 13.
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PT LOT 1

FIRST FLOOR (25m?)
TOTAL 50m?

PT LOT 1

GROUND FLOOR sk

Example 13 - Internal stairs - same lot

Example 14 - Internal stairs - different lots
Internal stairs where different lots are at each level are not required to be shown (see

Example 14).

(1) The base of the first floor part of lot 1 is the upper surface of the floor and the

upper surface of the stairs.

(2) The upper limit of the ground floor lot 2 is the underside of the ceiling and the

underside of the stairs.

(3) The structure of the stairs is common property, the same as the structure of the
floor between the two levels.
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(4) In this situation the floor plan must be prepared as shown in Example 15.

(5) The part of lot 1 on the ground floor is only the entry foyer; the stairs should not

be shown.
PT LOT 1
FIRST FLOOR (25m?)
TOTAL 28m?
GROUND FLOOR LOT 2
7 22m?
PT LOT 1
(3m?)

Example 15 - Internal stairs - different lots

Those examples have been provided as a general guide to assist surveyors with the
preparation of the plan. Specific circumstances on site may require those examples

to be varied to suit those circumstances.

- -

GROUND FLOOR GROUND FLOOR

Voids

Example 16 - Void
The void must be shown on the first floor level of the floor plan and it must show the

following:
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(1) The edge of the void is the boundary of the first floor level and should be shown
by thick line work.

(2) The area of the void is 3m? therefore the area of the first floor is 3m? less than the

area of the ground floor.

(3) The void is not referred to at all on the ground floor.

PT 1 V - DENOTES VOID
o — Vv
—.(35m?) S~
@]
FIRST FLOOR
PT 1
3) (38m?)
TOTAL 73m?
GROUND FLOOR

Example 17 - Void shown on the floor plan

Easements

Existing easements prior to the Strata Plan are shown on the location plan

only.

Creating easements affecting common property

The site and description of easements created on the Strata Plan which affect
common property must:

1)

a. An easement which affects common property outside the building must be
defined on the location plan by a structural feature or perpendicular
offsets and or prolongations from the building or other structure.

b. If the easement being created affecting common property is parallel to the
parcel boundary it may be defined as per complied plan guidelines on the

location plan (l.e. does not need connections from structure).
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(2) An easement which affects common property within the building may be shown
on the floor plan in which it affects defined by a structural feature or

perpendicular offsets and or prolongations from the building or other structure.

Creating easements affecting a lot

The site and description of easements created on the Strata Plan which affect a lot
must be shown on the floor plan in which it affects

(1) An easement which affects a lot must be defined by a structural feature or

perpendicular offsets and or prolongations from the building or other structure.

Easements limited in stratum may be created on the Strata Plan.
The stratum limits must be related to a structure on the plan, a height/depth limitation

where required should be provided in metres from the said structural surface.

Easements created after the Strata Plan

Easements can be created which affect an existing strata scheme.

The site of the easement may be defined on a deposited plan or a plan annexed to a

Real Property Act dealing, in most cases the easement may be defined by a

compiled plan.

If the site of the easement contains angles or steps it will be acceptable to use

perpendicular offsets and or prolongations from structures shown in the Strata Plan

to define the site of the easement. It is acceptable to refer to a physical feature to

define the height or depth of the easement in a Strata Plan,l.e.6t he wunder si de

the eavesb

Encroachments

Circumstances may arise where buildings in a strata scheme encroach upon the
surrounding land. The following principles apply.
(1) Encroachments may be across public or private land.

(2) In all cases, the site of the encroachment must be defined in a plan of survey.

(3) For an encroachment across public land, such as roads or reserves, the plan

must clearly indicate the existence of the encroachment, its nature and extent.
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a. The council must be satisfied that the encroachment does not endanger

public safety or interfere with the amenity of the neighbourhood. The

encroachment must be accepted in the Strata Certificate by the completion

of the appropriate clause/s by either the council or accredited certifier.
b. The encroachmentmust be referred to in

(4) An encroachment over private land is treated differently.

a. The plan must show the encroachment and it must be referred to in the

surveyoro6s certificate.

b. Furthermore, an appropriate easement to permit the encroachment to

remain must exist.
c. The site of the easement must be defined by a plan of survey.

(5) It is possible for the encroachment to extend inside the walls of the building.

As in Examples 18 and 19, the balcony of the lot encroaches beyond the parcel

boundary.

(1) The location plan should show the relationship of the outside face of the

wall/encroachment to the parcel boundary.

(2) The floor plan should show sufficient cuts to define the position of the parcel

boundary within the building.

(3) The only time a parcel boundary can be shown on a floor plan is when the inside

wall of a building encroaches over it.

t

he suryv

(4) The encroachment can be either treated as common property under the control of

t he owner 6s asdityas pad ¢f tiheadjoirong lot.

(5) The area of the encroachment should not be included in the total area of the lot.

(6) Where the inside face of a wall encroaches a note should be added to the floor

plan stating the extent of the lot owners responsibility:6 The part of
which encroaches over the parcel boundary is for the exclusive use of the
adjoining lot. The provisions of the act apply to this area other than those

relating to ownershipand certi ficate of titled.

(7) These conditions apply whether the encroachment is over private or public land.

t he f
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ST

OXFORD

WALL - BDY
0.5 CLEAR

BALCONY 1.5 OVER

WALL - EDY
0.5 CLEAR

LOCATION PLAN

MNo. 10
TWO STOREY
BRICK & TILE

ROOF

Example 18 - Part of the location plan showing balcony encroaching over the parcel boundary

Example 19 - Plan of first floor showing balcony and relevant boundaries of lots and common

property
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