
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

DEVELOPMENT APPLICATION – MODIFICATION TO 

BUILDING ENVELOPE AND PROPOSED OUTBUILDING 

LOT 12, MANDURAH ROAD, BALDIVIS 
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We acknowledge the Aboriginal and Torres Strait Islander peoples as the first Australians and traditional 

custodians of the lands on which we work. We pay our respect to their Elders past and present.
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1. INTRODUCTION 

Niche Planning Studio has prepared this report on behalf of the applicant, Robert Anderson, in respect 

of a proposed modification to a building envelope and a proposed outbuilding at Lot 12 Mandurah 

Road, Baldivis, herein referred to as the subject site. 

The purpose of this report is to provide an analysis and justification of the proposed development 

having regard to the City of Rockingham Local Planning Scheme No. 2, the Residential Design Codes 

(R-Codes) and relevant local planning policies (LPPs). 

In Appendix B is the proposed plan NPS1029-003F, dated 12 August 2026, provides details of the 

proposed modification to the building envelope and the proposed outbuilding.  For convenience, a 

copy of the previous building envelope plan is also enclosed (Plan: NPS1029-003E, dated 30 May 

2025) is provided in Appendix C. 

1.1 APPLICATION SUMMARY 

The legal property details are provided in Table 1 with the Certificate of Title and DA forms in 

Appendix A. The subject site has access from Mandurah Road. 

Table 1   Legal Lot Details (source: Landgate) 

Property Address Volume/Folio Legal Land Area Registered Proprietor 

Lot 12 on DP 427562 4077/500 2.3511 ha Anderson, Robert Clifford 

The particulars of the proposal are summarised below in Table 2. 

Table 2   Summary of the Proposal 

Planning Matter Particulars 

MRS Zoning: Rural 

LPS 2 Zoning: Rural 

Overlays: Development Contribution Area 2 (DCA 2) 

Map of Bushfire Prone Areas and SPP 3.7 Bushfire 

SPP 2.9 Water 

Proposal: Modifications to Building Envelope, proposed Outbuilding 

Site Conditions: Cleared land that will be levelled for the proposed outbuilding.  

No trees are within the proposed outbuilding location. 
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1.2 PREVIOUS APPROVALS 

The land was subject to a subdivision approval, granted by the Western Australian Planning 

Commission (WAPC) on 24 January 2023 (WAPC ref: 162754). 

Condition 3 of the subdivision approval required “Prior to commencement of subdivisional works, a 

detailed plan identifying building envelope(s) on all lots on the approved plan of subdivision is to be 

prepared in consultation with the local government to ensure the appropriate siting of development. 

(Local Government)” 

Having regard to the City of Rockingham’s intramaps system, refer Figure 1, building envelopes were 

established for the subject lots. 

 

Figure 1   Existing Building Envelopes on Lot 12 (Source: City of Rockingham Intramaps) 

Based on Rockingham Intramaps information (refer Figure 1 above) the existing building envelope has 

dimensions of 40 metres (East-West), and 47 metres (North-South), land area of 1,880m2 with the 

following setbacks to property boundaries: 

 Front setback – ranging from 76 metres to 90 metres; 

 North side boundary – 12 metres; 

 South side boundary – 26 metres; and 

 Rear setback – ranging from 142 metres to 170 metres. 

Based on aerial photography and information provided by the applicant, we understand that a single 

house is under construction, and related rainwater tanks have been installed.  These have been 

factored into the dimensions of the modified building envelope. 

 

 

 

Lot 12 (subject site) 

Existing building 

envelope 
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2. SITE CONTEXT 

2.1 LOCATION 

The subject site is 2.3511ha, having previously been subdivided (refer section 1.2).  The site is in the 

southern section of the area known as the ‘Baldivis Rural Wedge’.  This area is predominately 

characterised by rural living properties, and contains several environmental and landscape features.  In 

recent years, the Baldivis Rural Wedge has been subject to incremental land use change, with lots 

typically ranging from 1-6 hectares. 

2.2 SUBJECT SITE 

The subject site is located at Lot 12 Mandurah Road, Baldivis, and has a total area of 2.3511 hectares.  

The site is bound by Lot 11 Mandurah Road to the north, Lot 3 (No 1361) Mandurah Road to the 

south, Mandurah Road frontage to the west. 

To the east to the subject site, are various landholdings that comprise the ‘Stakehill Swamp’, DBCA 

Wetland 13,083), a basin sumpland that is managed as a conservation category wetland. 

Currently, the site contains a single house (under construction), and associated water tanks. 

As part of the original subdivision approval, to create Lots 11 and 12, the approved building envelopes 

were situated in already-cleared portions of each property.  The locations of the building envelopes 

considered vegetation from a bushfire perspective, including the consideration of Asset Protection 

Zones (APZ).  As part of the subdivision applications and for the single house, bushfire management 

strategies have been put into place including: 

 Positioning building envelopes in locations within the subject sites, with approval and 

clearance authority by the local government (per Condition 3 of the subdivision approval); 

 Positioning of the single house in a local government approved location on-site; 

 Installation of rainwater tanks. 

These are demonstrated as per the aerial photograph on NPS1029-003F. 
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3. PROPOSAL 

The proposal seeks to modify the position and size of the building envelope, to align to the structures 

on-site, and to accommodate the proposed outbuilding. 

3.1 MODIFICATION TO BUILDING ENVELOPE 

The modification to the building envelope is proposed to ensure the outbuilding is self-contained 

within a regular shaped building envelope that does not result in any vegetation or tree clearing.  The 

details are outlined below in Table 3. 

Table 3   Particulars of the Building Envelope 

Building Envelope Existing Dimensions 

(source: NPS1029-003E) 

Proposed Modified 

Dimensions (source: 

NPS1029-003F) 

Comment 

Width (north-south) 46.5 metres 50.5 metres Depth and width 

expanded to 

accommodate the 

outbuilding next to the 

water tank 

Depth (east-west) 40 metres 42.7 metres 

Area 1,860m2 2,156.35m2 Increase having regard to 

position of the 

outbuilding, whilst 

containing the water 

tanks and dwelling 

Front setback 80.2 metres 86.9-101 metres Increase 

North side setback 12.6 metres 12 metres Same 

South side setback 26.1 metres 22.4 metres Minor change to 

accommodate position of 

the outbuilding 

Rear setback 139.1 metres 126.6-156.9 metres 

Having regard to available building envelope information on lots in close proximity to Lot 12, Table 4 

demonstrates that this modification equates to 9.2% of the lot size.  It remains as one of the smaller 

building envelopes in percentage terms when compared to publicly available building envelopes on 

nearby lots within the ‘Baldivis Rural Wedge’, refer Table 4 below.  The existing envelope is in italics 

and the proposal is in bold for emphasis. 

Table 4   Comparison of other publicly available building envelopes (source: City of Rockingham Intramaps) 

Property 

Address 
Lot Number 

Lot Size 

Area (m2) 

Building 

Envelope 

Width 

(North-

South) 

Building 

Envelope 

Depth (East-

West) 

Building 

Envelope 

Size (m2) 

Building Envelope 

Area as a 

percentage of the 

Lot Size Area 

1673 

Mandurah 

Road 

901 on 

DP75328 
17,994 40 76 3,040 16.9% 

1667 

Mandurah 

Road 

902 on 

DP75328 
26,965 56 51 2,856 10.6% 

1653 

Mandurah 

Road 

602 on 

DP75331 
14,010 44 56 2,464 17.6% 
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Property 

Address 
Lot Number 

Lot Size 

Area (m2) 

Building 

Envelope 

Width 

(North-

South) 

Building 

Envelope 

Depth (East-

West) 

Building 

Envelope 

Size (m2) 

Building Envelope 

Area as a 

percentage of the 

Lot Size Area 

1651 

Mandurah 

Road 

601 on 

DP75331 
15,189 39 64 2,496 16.4% 

1633 

Mandurah 

Road 

4 on 

DP46648 
20,053 various various 2,009.5 10.0% 

Existing 
12 on 

DP427562 
23,511 46.5 40 1,860 7.9% 

Proposed 
12 on 

DP427562 
23,511 50.5 42.7 2,156.35 9.2% 

 11 on 

DP427562 
26,600 

47x30 & 

15x25 
1,802 6.8% 

 

3.2 PROPOSED OUTBUILDING 

An outbuilding is proposed within the south-east corner of the modified building envelope.  In 

summary, the outbuilding is proposed as follows: 

 10m x 10m dimensions, with a floor area of 100m2; 

 Wall heights of 2.671m, with side roofs to a height of 3.2m; 

 Ridge height of 4.242m; 

 Three roller doors to the front elevation, two windows to side elevations, and a door to the 

rear elevation; 

 Walls and materials specified as Colorbond Trimdek finish; 

 Wall colour and roof colour ‘AA’, with the builder ‘awaiting advice’ from the landowner.  At 

this time, no colour has been specified for the roof or walls.  Colours would be selected from 

the Colorbond range, to match the house where possible.  These can be confirmed with the 

City upon request; and 

 Minor retaining for the south-east corner to level the site and for footing purposes, as one 

course height. 

Noting that the City’s framework supports bushfire considerations of development applications in 

areas that are mapped as ‘bush fire prone’, it is acknowledged that: 

 The proposed outbuilding is non-habitable, and is exempt for the purposes of the SPP 3.7 

Bushfire and Guidelines from requiring a bushfire attack level assessment (refer to section 4.2); 

 The proposed outbuilding is proposed as a detached, non-habitable building at a separation 

of over 9 metres from the dwelling; and 

 Bushfire management plan strategies were previously lodged for the subdivision application. 

The applicability of the NCC, AS 3959 and any bushfire construction requirements will be confirmed 

through the building permit process by the building surveyor / building certifier. 
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4. PLANNING FRAMEWORK 

4.1 METROPOLITAN REGION SCHEME 

The subject site is zoned ‘Rural’ under the MRS. The purpose of the ‘Rural’ zone is to: 

 (i) to provide for the sustainable use of land for agriculture; and 

 (ii) to assist in the conservation and wise use of natural resources, including water, flora, fauna and 

minerals; and 

 (iii) to provide a distinctive rural landscape setting for urban areas; and 

 (iv) to accommodate carefully planned rural living developments; and 

 (v) to accommodate tourism in keeping with rural character, including, for example, farm stay 

accommodation, breweries and wineries; 

Mandurah Road is an ‘Other Regional Road’.  This part of Mandurah Road is labelled as road 63 and 

‘category 2 – frontage access may be allowed subject to approval’ as identified on WAPC Plan SP 694-

6 (current date: August 2023).  Existing access to the site is already available from Mandurah Road. 

This application does not propose any alterations to frontage access to Mandurah Road. 

4.2 SPP 2.9 WATER AND GUIDELINES 

Pursuant to the policy outcomes, it is considered that the modification to the building envelope and 

the proposed outbuilding will not have a detrimental impact with respect to water systems or water 

resource planning. 

As per section 5.5 of the Guidelines, the proposal is unlikely to adversely impact on water systems.  

The proposal is setback from known waterbodies.  As a non-habitable building, it does not require 

reticulated sewerage or water connections.  The building envelope is sufficiently large enough to 

accommodate any on-site stormwater collection and infiltration from the outbuilding roof. 

4.3 SPP 3.7 BUSHFIRE AND GUIDELINES 

Pursuant to sections 1.2.1 and 6.3 of the Planning for Bushfire Guidelines, the outbuilding is not 

required to be assessed against or demonstrate compliance with State Planning Policy 3.7 Bushfire or 

the Guidelines.  Per section 1.2.1 of the Guidelines: 

“Examples of when SPP 3.7 and the Guidelines may not apply, include but are not limited to: 

 a development application for incidental non-habitable buildings or structures located not 

less than six metres from the habitable building, including but not limited to private 

garages, carports, patios, storage sheds, outbuildings, swimming pools, spa pools and 

fences.” 

The outbuilding is proposed over 9m away from the dwelling, more than the exemption threshold in 

the Guidelines.  The intervening rainwater tank does not alter the direct separation between the 

proposed outbuilding and the habitable building.  

The proposed building envelope modification is limited to accommodating the non-habitable 

outbuilding and does not facilitate an additional habitable building or intensification of residential 

use.  Per section 6.1.1 of the Guidelines, “Where building envelopes are a requirement of a local 
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planning scheme and an APZ is necessary to achieve a radiant heat impact not exceeding 29 kW/m² 

(BAL-29) for a habitable building, the APZ should be accommodated within the building envelope, where 

practicable. 

It is not necessary for the entire building envelope to achieve 29 kW/m² (BAL-29) as this could 

potentially lead to unnecessary clearing or modification of vegetation.” 

It is considered that the SPP 3.7 and Guidelines do not apply to this application, on the basis that: 

 The existing house would be provided, through its permit, requirements for compliance and 

an APZ (if one applies); 

 The outbuilding is proposed over 9m away from the dwelling. Sections 1.2.1 and 6.3 of the 

Guidelines confirm that the SPP does not apply. 

It is noted that bushfire management strategies were imposed during the subdivision process, and 

would have been considered for the house.  The position of the outbuilding has considered a 

clearance of 3m to the water tank on-site. 

Any applicable NCC requirements will be addressed separately through the building-permit process. 

4.4 CITY OF ROCKINGHAM LOCAL PLANNING STRATEGY 

The City of Rockingham Local Planning Strategy sets out the long-term planning directions, applies the 

state and regional planning framework, and provides rationale for zoning and classification of land in 

the scheme.  Relevant to the subject site, it identifies the land for rural residential.  The Rural Land Use 

planning direction and actions in Part 1 of the Strategy seek to ensure that development is guided by 

the City’s Rural Land Strategy, and to review the suitability of relevant development standards into the 

local planning scheme where required. 

4.5 CITY OF ROCKINGHAM TOWN PLANNING SCHEME NO. 2 (TPS 2) 

Subject to the TPS 2, the site is zoned ‘Rural’.  The application complies with the general provisions 

contained in clause 4.11.2 of TPS 2 for the ‘Rural’ zone, as follows: 

a) Setbacks: the setbacks for the building envelope and the outbuilding are greater than the 

minimum 30m to the primary street and greater than 10m to all other boundaries, refer Table 

3 in section 3.1 of this report. 

b) Clearing of Vegetation:  No clearing of native or remnant vegetation is proposed. 

c) Agricultural Pursuits:  Not applicable to this application. 

d) Rural Subdivision:  Not applicable to this application. 

e) Peel Harvey Coastal Plain Catchment:  The soil types, slope and proximity to waterways has 

been considered. No additional sewer or effluent disposal, as the outbuilding is non-

habitable. No clearing is proposed. 

f) Serpentine River and Peel Drains:  Not applicable to this application. 

g) Swan Coastal Plain Lakes:  No additional sewer or effluent disposal, as the outbuilding is non-

habitable.  The edge of the building envelope is 126.6-156.9 metres from the rear property 

boundary to the neighbouring land containing the Stakehill Swamp.  Due to the horizontal 
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distance to the rear boundary, and the nature of the proposal for a modified building 

envelope and an outbuilding, there is no anticipated no environmental impact in relation to 

possible alterations to drainage, runoff, groundwater, wetland buffer conditions or vegetation 

management. 

Having regard to clauses 4.11.3 and 4.11.4 of TPS 2, the specific requirements, performance standards, 

principles and policies as set out in the Rural Land Strategy have been considered, detailed in section 

4.6 of this report. 

TPS 2 does not identify a residential density code for the subject Rural-zoned land, and clause 4.11 

establishes the specific development standards applicable to the Rural zone. No separate Rural-zone 

outbuilding floor-area or height standard has been identified. 

Having regard to the clause 67(2) matters of the Deemed Provisions, the proposal has been duly 

considered against the Scheme, the Rural Land Strategy, and relevant state and local planning policies.  

The proposal does not have any effect on heritage or matters of cultural significance.  Overall, the 

proposal is compatible with the existing and desired character of its setting, and does not have 

impacts on neighbouring properties in relation to height, bulk, scale, orientation, or appearance of the 

development. 

The attached plan includes contours for the subject site.  The outbuilding is shown on the eastern side 

of the building envelope, and effectively downslope from the ridgeline.  It is designed to be 

complementary to the design of the single house.  The building envelope is setback 22.4m from the 

south property boundary, with the outbuilding set 1m inside of the building envelope, with vegetation 

and trees between the outbuilding and the structures contained on Lot 3 to the south.  As such, the 

visual amenity of the neighbouring properties is not impacted by the proposal. 

4.5.1 DCA 2 

The development is for a building envelope modification and an outbuilding, that is incidental to the 

development of a single house on-site. No subdivision is proposed, and no additional dwelling is 

proposed. Per Schedule 10 of TPS 2, the DCA 2 does not apply, as quoted below: 

“Clause 5.5.13 of the Scheme does not apply where — 

(a) the only development approved and commenced is the development of a single house; 

(b) the subdivisional approval relates only to the creation of a lot or lots for the purpose a road, 

public open space, drainage or common property; or 

(c) the subdivisional approval or the development approval, as the case may be, will not create an 

additional number of Dwelling Units than existed prior to the approval.” 

4.6 LOCAL PLANNING POLICY 3.1.1 RURAL LAND STRATEGY 

The City has prepared its Rural Land Strategy to help guide land use and development.  The subject 

site is within Precinct 1A – Rural Wedge.  It recognises the ‘rural wedge’ in Baldivis, along the eastern 

side of Mandurah Road, as a continuation of rural residential. 

The relevant policy statements for Precinct 1A have been considered: 

 The approved building envelope is approved and in place along the ridgeline, with the 

outbuilding positioned further east from the approved single house and is downslope from 
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the house (the single house is understood to be at FFL 11.6m).  Any retaining for the levelling 

of the outbuilding would be able to coordinate with the landscape, without having adverse 

impacts on the visual character or amenity of the area. 

 In consultation with the landowner, the position of the outbuilding is set away from existing 

trees.  No tree clearing is proposed or required. 

 The outbuilding will not impact upon the visual character along Mandurah Road. 

 The outbuilding is non-habitable and setback more than 9 metres from the dwelling.  It is 

considered that an exemption to SPP 3.7 applies, refer to section 4.2 of this report. 

4.7 LOCAL PLANNING POLICY NO.3.3.17 VARIATIONS TO BUILDING ENVELOPES 

The City’s LPP No.3.3.17 has been considered in context of the proposal. 

The policy confirms that the location and size of building envelopes may be varied at the discretion of 

the responsible authority. 

The policy provisions have been considered, and: 

 The application complies with TPS 2 (refer section 4.4 of this report); 

 The application is consistent with the objectives and requirements of LPP No. 3.3.17; 

 There are no adverse environmental impacts as no trees are proposed to be cleared; 

 As a non-habitable outbuilding, it imposes no additional bushfire risk; 

 The setbacks of the scheme are exceeded and the scale of the outbuilding, together with the 

retention of trees and vegetation, ensures there are no unacceptable amenity impacts to 

neighbours; 

 The proposal represents an increase in the size of the approved building envelope by 

approximately 15.8%.  Overall, the area of the building envelope is below 10% of the total lot 

size.  As per Table 4 in 3.1 of this report, the building envelope is still one of the smaller 

envelopes when compared to other publicly available envelopes on the City of Rockingham’s 

Intramaps system.  The proposal ensures suitable distances between habitable and non-

habitable structures are achieved.  If compliance with the LPP is required, the dimensions of 

the building envelope could be reviewed to ensure it still retains the capability to include the 

outbuilding, water tanks, and the house in their current positions; 

 The building envelope is of a regular shape and comprises one single area; and 

 The site is not within the Golden Bay and Singleton special rural or special residential areas. 

The policy criteria are met by the application, and a variation beyond the standard 10% increase is 

respectfully requested in the context of achieving of the positioning non-habitable structures with 3m 

clearance for ease of access around the curtilage of the water tank and outbuildings, such as for future 

vehicle access to the water tank, and for future maintenance of structures.  The distance of the 

proposed non-habitable structure to the habitable building is suitable. 

Per section 4.2 of the LPP, it is acknowledged that consultation is at the City’s procedural discretion. 

4.8 PLANNING PROCEDURE NO.1.21 
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The City’s Planning Procedure No.1.21 has been considered noting that it is based on an earlier 2015 

framework and refers to previous versions of SPP3.7 and the Guidelines.  The current versions of the 

SPP 3.7 and Guidelines have been reviewed and considered for this application. 

5. CONCLUSION 

The proposal has been assessed against the Planning Policy Framework including the purpose of the 

zoning under the MRS and TPS 2, and the provisions of relevant SPPs and LPPs. 

The proposed modification to the building envelope and the proposed outbuilding are considered to 

positively contribute to the function of the site, whilst ensuring built structures are contained within 

pre-existing cleared areas of the site.  This ensures that the topography and existing soil and 

vegetation conditions of the site are retained, positively maintaining the character of the site, and 

positively contributing to the character amenity for the residents and neighbours. 

This report notes that the proposal is consistent with the planning framework and the City’s 

requirements.  It is considered that the application can be duly assessed on its merits.  We respectfully 

request that the City duly consider this proposal and look forward to its favourable determination of 

the application at its earliest opportunity. 

Per section 4.2 of the LPP3.3.17, applications to vary the size are subject to consultation.  In this 

regard, we seek the City’s discretion that the variation is negligible and has no impact on neighbours.  

We seek that the application be assessed and determined at the City’s earliest opportunity. 

Should any questions or clarifications be required, please contact Michael Willcock of Niche Planning 

Studio on 0473 396 982 or email michael@nicheplanningstudio.com.au. 

 

 



 

 

 

APPENDIX A: DA Form, Certificate of Title 

 

 

  



MichaelWillcock
36€Sixty€Eight€Road

MichaelWillcock
BALDIVIS

MichaelWillcock
6171

MichaelWillcock
14€August€2026

MichaelWillcock
0473€396€982

MichaelWillcock
25€August€2026

MichaelWillcock
FormControl



MichaelWillcock
48,250













TITLE NUMBER
Volume Folio

4077 500WESTERN AUSTRALIA

RECORD OF CERTIFICATE OF TITLE
UNDER THE TRANSFER OF LAND ACT 1893

The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the
reservations, conditions and depth limit contained in the original grant (if a grant issued) and to the limitations, interests, encumbrances and
notifications shown in the second schedule.

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 12 ON DEPOSITED PLAN 427562

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

ROBERT CLIFFORD ANDERSON OF 36 SIXTY EIGHT ROAD BALDIVIS WA 6171
(AF Q514062 )   REGISTERED 18/7/2025

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. L195667 MORTGAGE TO BANK OF WESTERN AUSTRALIA LTD REGISTERED 8/1/2010.
2. Q514067 RESTRICTIVE COVENANT TO CITY OF ROCKINGHAM REGISTERED 18/7/2025.
3. Q514063 NOTIFICATION CONTAINS FACTORS AFFECTING THE WITHIN LAND. LODGED 18/7/2025.
4. Q514064 NOTIFICATION CONTAINS FACTORS AFFECTING THE WITHIN LAND. LODGED 18/7/2025.
5. Q514065 NOTIFICATION SECTION 165 PLANNING & DEVELOPMENT ACT 2005 LODGED 18/7/2025.
6. Q514066 NOTIFICATION SECTION 165 PLANNING & DEVELOPMENT ACT 2005 LODGED 18/7/2025.

Warning: A current search of the sketch of the land should be obtained where detail of position, dimensions or area of the lot is required.
Lot as described in the land description may be a lot or location.

----------------------------------------END OF CERTIFICATE OF TITLE----------------------------------------

STATEMENTS:
The statements set out below are not intended to be nor should they be relied on as substitutes for inspection of the land

and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: DP427562
PREVIOUS TITLE: 2876-787
PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.
LOCAL GOVERNMENT AUTHORITY: CITY OF ROCKINGHAM

LANDGATE COPY OF ORIGINAL NOT TO SCALE   25/08/2026 03:39 PM   Request number: 70296265

www.landgate.wa.gov.au
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DISCLAIMER: This Concept Plan has been prepared based on high level planning advice.
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BUILDING ENVELOPE PLAN & PROPOSED OUTBUILDING







 

 

 

APPENDIX C: Previous Building Envelope 
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for illustrative purposes only and should not be used as a means to judge any properties value or yield potential.

Built Form is illustrative only and subject to Architectural Design and approval from an RAIA qualified architect. This plan has been prepared 

All Dimensions, Areas and Calculations are subject to Detailed Survey and Design before Town Planning Permit application. 

DISCLAIMER: This Concept Plan has been prepared based on high level planning advice.
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