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Webinar start Fiona Nguyen - Plan Branch Manager  10:00 am 


Welcome & Introduction 
Susheila Vijendran 


Manager Registry Operations 
10 mins 


Customer Information Bulletin Reminders
Circe Venn 


Specialist Plan Registration Officer
30 mins 


Section 23 Subdivision Act 1988 Easement 


Dealings


Renato Marasco and Fay Fitton 


Specialist Plan Registration Officers
30 mins 


Break  11:15 to 11:30 am 


Cross Sections [Common Pitfalls]
Randall McDonald 


Specialist Plan Registration Officer
30 mins 


Section 32 Plans [Common Pitfalls]
Ben Swayn
Specialist Plan Registration Officer


30 mins 


Break  12:30pm to 1:00 pm


Owners Corporation Changes
Danielle Godfrey


Specialist Plan Registration Officer
30 mins 


Digital Examination Strategy Update
Jason Matthews 


DTV Faster Subdivisions Lead
30 mins 


Agenda


We will start with an overview of recent Customer Information Bulletins. These include 


updates on the registration process, changes to the law, and other important 


information that may impact your work.


One area that we will be focussing on is easements under the Subdivision Act 1988. We 


know that this can be a complex issue for surveyors, and we are committed to providing 


guidance and support to help you navigate the process.


We will also like to draw your attention to common pitfalls around cross sections and 


section 32 plans. We understand that errors in these areas can cause significant time 


delays, and we encourage you to take the time to review your plans carefully before 


submitting them to us.


Additionally, we would like to discuss changes to how Owners Corporation information 


is provided to the registry.


Finally, we will give you an update you on our emerging digital examination process. We 


are continually working to improve our systems and processes, but the tools that are 


currently being developed are a significant leap forward for the registry. In will provide 


greater efficiency and accuracy for all parties involved.
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Circe Venn


Specialist Plan Registration Officer


Customer Information 


Bulletin Review
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Customer Information Bulletin Review 
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Surveyor’s Reports


Provision of Overlay Diagrams


NICO and Encumbrance as to part


Excess Land in Plans of Subdivision 


Good Morning All


Today I will be taking you through some of the most recent Customer Information 


Bulletins


We’ll be looking at Surveyors reports CIB214


The request for provision of overlay Diagrams CIB217


And Excess land in Plans of Subdivision CIB213 & 217
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CIB214  - Surveyor’s Report Requirements


Straight into CIB214 and Surveyors Reports
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CIB214  - Surveyor’s Report Requirements 


Victorian Cadastral Surveys Practice Directives


MUST be adhered to when submitting survey 


documentation to Land Registry Services (LRS). 
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In CIB 214 we outlined the need for all Licensed surveyors to adhere to the Victorian 


Cadastral Surveys Practice Directives when submitting survey documentation to Land 


Registry Services (LRS).


We further highlighted the requirements for the Surveyors report


LRS will either refuse lodgment of the application or requisition the licensed surveyor’s 


reports where the Directives are not deemed to be complied with. 
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Licensed Surveyor’s Report Template
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The licensed surveyor’s report template available at: 


www.land.vic.gov.au>Surveying>CadastralSurvey>Practice Directives 


Can be used as a guide to the heading descriptions and 


the matters that should be addressed in the report


The licensed surveyor’s report template available at www.land.vic.gov.au website 


>Surveying>Cadastral Survey>Practice Directives 


It is a really great guide to the heading descriptions and the matters that should be 


addressed under each of those heading in the report
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Surveyor’s Report – CIB 214 
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Surveyor's Reports must provide comprehensive 


details as to how the land was re-established 


Key components:


Datum relationship


- Datum and Survey Comparisons 


Alignments and boundaries adopted


- How alignments and boundaries were adopted 


- If the adoptions are the same as the previous survey


- Justifications provided for differences to title/ previous 


survey 


Some of these Key components we outlined in CIB 214 that must be accurately and 


comprehensively described within the surveyor’s report were;


Datum relationship


The derivation of the cadastral datum must be clearly described


Comparisons between the survey and the prior survey or surveys should be 


documented,


Particularly for any datum points that are nominated and assist in confirming a rotation


Another component highlighted was the Alignments and boundaries adopted section 


It is important to comprehensively describe how the road alignments, and intersections 


and parcel boundaries were adopted in this section 


This information should then be easily verified by the information shown on the abstract 


of field records. 


Any differences to title diagram and/or other registered surveys, however minor, should 


also be reported and justified within this section 
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Surveyor's reports


Thank you to all Surveyors


Post CIB 214 (Dec 2021) and reminder 
in CIB 217, LRS has seen the benefits 
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5 
DAYS


Average rates Jan 2022 – Today 


No. of Days Stopped


Requisitions on Reports 


(monthly average)1%


% of all Survey based cases 


requisitioned 2%


We do want to send out a big Thank you to all Surveyors for your support and efforts in 


these reports 


Since CIB 214 late 2021 we have seen significant improvement in the quality of the 


reports being supplied 


Which has had a great impact on our examination times 


The current numbers have been taken for survey based dealings, or any dealing where a 


LS report is required 


Being PS, PC, sec, 32 subs, BPs and TLA survey based applications


Out of all Survey based dealings lodged those requisitioned for LS reports are down 1%


And for all of the plan based dealings lodged those needing requisitions are down 2%


These might seem like small decreases or improvements however the effect of this that 


the days these plan based dealings are stopped has dropped by 5 days


A case is stopped as soon as it is requisitioned and the days counted from that point 


A drop in the average days stopped by 5 days being an entire work week is a huge 


improvement and very exciting to see


We again thank you all for your continued efforts.


----


Report av. (of total requisitions requested of LS)


2022= 19% (129 cases average monthly)
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2023 = 18% (101 cases average monthly)


Total of all cases using LS are requisitioned  


2022= 74%


2023 = 72%


Total days stopped on plan based dealings 


2021 av = 55.7 days


2022 av = 55.5 days


2023 av = 50.6 days
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Surveyor’s Report Common Requisitions 


Survey information used/perused
- All information used must be quoted in this section, especially where it is referred to in the 


boundary/ alignment comments of the report.


Need for amendment of the title diagram
- If title dimensions have been altered, then this comment MUST state the reasoning


Currency conditions  


- Where the survey is more than 2 years old, the report must attest to the currency 
conditions as set out in 6.1.2 of the Victorian Cadastral Surveys Practice Directives


- Often required as a result of the lodging party not lodging in a timely manner 
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In the hope that we can improve these figured even more I’d like to take you through 


some of the common requisitions we have identified now for surveyors reports.


Survey info used: This where any previous surveys used should be quoted by number. All 


of those used must be quoted, particularly when they are referred to later in the report 


as part of the comments on boundaries and alignments. 


Need for amendment of the Title Diag.: If the title dimensions have been altered at all, 


then it comment must be made to state the reasoning, and even if the title dimension is 


only adjusted slightly to close, the statement should be in the report stating that the title 


difference as small as it might be, is a result of the closure 


Currency conditions: we understand that this is most cases completely out of the 


licensed surveyors control as it is dependent on the lodging party, lodging the case.


Wherever possible if the 2 year period has been reached before the Plan is certified of 


the Survey documents are submitted through SPEAR this is one we see a lot that can 


easily be attested to in the LS report with a comment on the currency conditions as set 


out in 6.1.2 of the practise directives.
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Surveyor’s Report Common Requisitions 


Road abuttals not previously known to title 


- A comment in the surveyors report is required and justification for the road abuttal


Some options how to introduce a road abuttal 


1. Letter from Council


1. States that the land is a road within the meaning of the Road Management Act 2004


2. Road is known as a public highway 


1. Road vested in council on a Plan of Subdivision 


2. Road labelled as public highway on parish plan


3. Government Gazette proclaiming the road as a public highway 


3. Road is a Government Road 


4. Subject road is encumbered by rights of way in favour of the land in the plan 


5. Road is owned by council


6. VICROADS declares road is an “Arterial Road” under sec. 14(1) RMA 2004 by notice or Government 


Gazette 
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Another requisition that we see is the introduction road abuttals


Where the road abuttal is not known to title we always need a comment in the LS report 


justifying it’s introduction 


Some of the options for introducing a road abuttal are;


1= Council provides a letter which:


• is on the council letterhead,


• is signed by a council officer,


• clearly identifies the road,


• states the land is a road within the meaning of the Road Management Act 


2004.


• NOTE: Just stating the Road is on the "Roads Register" is not sufficient, nor 


is evidence the Road is listed on the Council's Register/website. This is due 


to the fact that many parcels or private roads may end up on the published 


Roads Register which does not necessarily make them roads as per the 


definition of the Road Management Act 2004.


or; 


Alternatively – Acceptable is where the road is known as a public highway 


2.1 = Roads created in Subdivision Act 1988 Plans which vest in council 
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2.2= road is labelled PH on our historical records base (parish plan)


2.3 = A copy of the Government Gazette proclaiming the Road as a public highway under 


Section 204(1) Local Government Act 1989 or Section 587(3)(b) Local Government Act 


1958


3 = Evidence is provided that the Road is a Government Road and therefore the status is 


deemed to be a Public Highway.


When introducing a Government Road as an abuttal on a Plans, where they are not 


known to title, as with all of these methods, the surveyor must make reference to the 


introduction of the abuttal in the Surveyors Report.


4= … if the land in the PS has a right of  way or carriageway in that it is a beneficiary for an 


easement over land that is now shown as the road abuttal = This is acceptable as the  


Subject Road is encumbered by rights of way, in favour of land in the plan only a 


comment is needed 


5 = Where a Road is owned by Council and council certifies a plan of subdivision showing 


the subject road as an abuttal


6 = Vic Roads declares that a road is an "Arterial Road " (previously known as State 


Highways, Main Road etc..) under Section 14 (1) Road Management Act 2004 by notice or 


Government Gazette - See also Schedule 5 Item 1(2) Road Management Act 2004 or;


•A lot of options for introducing a road, all should be commented on in the Surveyors 


report.
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CIB217 – Additional Information on the Abstract of Field Records 


LRS recommends that additional information be added to the AFR by the LS to facilitate 


faster examination.  
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The following information can be 


added:


- comparisons 
(i.e., T/S, T+ or T-)


- the same alignment or adopt 
corner 


- identifying the original survey for 
reference marks or pegs 


- the relationship between survey 


marks


CIB 217 issued a reminder of the surveyors report requirements and made 


recommendation about information that can be added to the AFR by the surveyor to 


facilitate faster examination and provide further support to future users.


As LRS transitions to digital ways of working, existing practices have been reviewed. A 


past practice has been for the Registrar to add information to the AFR to aid future 


users.


These were known the examiners pencil notes.


The Registrar, in consultation with the surveying industry, will no longer add this 


information to the AFR.


We at LRS do recommend that any additional information be added to the AFR by the LS 


to facilitate faster examination or provide further clarification 


If the surveyors believes the information is useful to future users the types of 


information that can be added include 


- Comparisons to title or other relevant surveys/ plans 


- Comments on the alignments and/or intersections 


- Relationships between surveys


Other things that can be included or pencilled in are  


- Different/ varied alignments 
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- Hiatus or excesses noted 


All of these thangs can give a great link or easy visual reference for the next surveyor who 


might come to use that information and aid in a clearer picture 


And help the information in the LS Report be easily verified. 


12







OFFICIAL


13


Overlay diagrams


CIB 217 also looked at the provision of overlay diagrams 
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Overlay diagrams 


CIB 217 – Request from LRS for overlay diagrams to be provided for;


NICO


ALL plans under the Subdivision Act 1988 subdividing or creating Not in Common Ownership 
(NICO) folios require the provision of an overlay diagram


Plans lodged without overlay diagrams after 1 November 2022 will be requisitioned during examination.


Encumbrance ‘as to part’ 


Request for any plan under the Subdivision Act 1988 where existing encumbrances (covenants, 
restrictions, caveats, etc.) affect part of the land in the plan


The provision of these overlays has significantly reduced examination time.
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CIB 217 September 2021


Included a request from LRS to provided overlay diagrams for 


NICO plans, where ALL plans under the Subdivision Act 1988 subdividing or 


creating Not in Common Ownership (NICO) folios require the provision of an 


overlay diagram


It should be noted that this request does not include Plans of consolidation 


This requirement takes effect from 1 November 2022.  Plans lodged without 


overlay diagrams after this date will be requisitioned during examination.


CIB 217 also extended the request for the provision of overlay diagrams for plans 


the were affected by, or created encumbrances as to part


Again the request is for any plan under the Subdivision Act 1988  where existing 


encumbrances affect part of the land in the plan  


The provision of these overlays has significantly reduced examination time.
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NICO Overlay Diagrams


ALL plans under the Subdivision Act 1988 subdividing
or creating Not in Common Ownership (NICO) folios 


require the provision of an overlay diagram


Overlay Requirements


• Displays the new subdivisional parcels 


• Depicts the location of the parent Title Boundaries


Supporting spread sheet 


• Can be used in complex cases to support the overlay 
diagram


• Identifies the parent folio(s) of the Register for the new 
parcels. 


Available on Land Victoria Website: 


Guide: What is a NICO Subdivision Act 1988 
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The overlay requirements are also outlined in the Guide: What is a NICO available on the 


website and linked through CIB217


The plan diagram overlay will depict where the parent title boundaries lie 


In relation to the new parcels being created as seen here with the red and blue overlay 


The provision of this overlay greatly assists in determining the proprietorship for new 


folios in turn greatly reducing the time required to set up the new folio creation and 


time to registration of the Plan. 


A supporting spreadsheet can also be a great additional support to assist in the 


determination of the new folio proprietorship


--
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Spread sheet example 


Page 16


New Parcel (s) Parent Title 


1 - 9 Vol.98765 Fol.321


2 Vol.98765 Fol.321


3 Vol.98765 Fol.321


4 Vol.98765 Fol.321


5 Vol.98765 Fol.321


6 Vol.98765 Fol.321


7 Vol.98765 Fol.321


8 Vol.98765 Fol.321


9 Vol.98765 Fol.321


10 Vol.98765 Fol.321 Vol.12345 Fol.678


11 Vol.98765 Fol.321 Vol.12345 Fol.678


A Vol.98765 Fol.321 Vol.12345 Fol.678


R1 Vol.98765 Fol.321 Vol.12345 Fol.678


NICO Overlay Diagrams


This is a basic example of what could be used as a spread sheet to support the overlay 


diagram 


In complex cases, a spreadsheet can further support the overlay diagram by identifying 


the parent folio(s) of the Register for the new parcels. 
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NICO Overlay Diagrams
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New Parcel Parent Title 


B
a
s
e
m


e
n
t 


1 v.12345 f.678


2 v.12345 f.678


3 v.12345 f.678


4 v.12345 f.678


5 v.98765 f.321


6 v.98765 f.321


7 v.98765 f.321


8 v.98765 f.321


9 v.98765 f.321


10 v.98765 f.321


11 v.98765 f.321


A v.12345 f.678


CP1 v.98765 f.321 v.12345 f.678


G
ro


u
n
d
 


1 v.98765 f.321


2 v.98765 f.321


3 v.98765 f.321


4 v.98765 f.321


5 v.98765 f.321


6 v.98765 f.321


7 v.98765 f.321


8 v.98765 f.321


9 v.98765 f.321


10 v.98765 f.321 v.12345 f.678


11 v.98765 f.321 v.12345 f.678


A v.98765 f.321 v.12345 f.678


CP1 v.98765 f.321 v.12345 f.678


A spread sheet is particularly helpful in Plans with multiple levels


and part lots existing over different levels 


And when those part lots are located in different spaces between those levels


This an apartment on level 30, its associated part lot as car park in basement level 1, and 


storage cage part lot located on grand level


The more parts there are the more helpful a spreadsheet can become 


In those multi level building subdivisions a spread sheet can save the examiner hours in 


the determination of the new folios, as they can confirm the data instead of building it.


There is NO set format for spread sheet,  really any format that allows for data to be 


manipulated is perfect 


This allows the examiner to quickly filter the data to help confirm the requirements for 


the new title.
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Encumbrance ‘as to part’ Overlay Diagrams


Provision of overlay diagrams for encumbrances 
as to part 


LRS requests that surveyors provide an overlay diagram 
(like those provided for plans involving NICO folio(s)) for 
encumbrances ‘as to part’. 


For any plan under the Subdivision Act 1988 where 
existing encumbrances (covenants, restrictions, 
caveats, etc.) affect part of the land in the plan.


The overlay diagram will help identify which new folio(s) are 


affected by the encumbrance(s) as to ‘whole’ or ‘part’. 
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Covenant 


M12345 


Mortgage CBA


AL987654X 


Similar to the request for the provision of NICO overlay diagrams 


In CIB217 we also requested that an overlay diagram be provided for encumbrances as 


to part,  for any plan of subdivision where existing encumbrances affect only part of the 


land in the plan 


Encumbrances can be mortgages, covenants, restrictions, caveats, leases anything that 


effects the land.


The overlay diagram really helps to identify which new folios will be affected ad to whole 


or as to part or not at all by that encumbrance.


This again greatly reduces the examination time and time spent by the examiner 


discovering this information.


Both of these overlays can be supplied in SPEAR -----
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Overlay Diagrams - SPEAR


SPEAR - Uploading 


Upload all overlay diagrams;


• Through SPEAR


• ‘Add NICO/Encumbrance Overlay Diagram’.  
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A new document type has been created in SPEAR for this requirement. 


Please upload the NICO overlay diagram or the encumbrance as to part overlay diagram 


here under ‘Add NICO/Encumbrance Overlay Diagram’.  


This is the screen you should see as surveyors to upload those documents 


SPEAR have also included the link to CIB 217 here too


Any accompanying spreadsheet can also be uploaded under this document type.
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Overlay Diagrams – Lodging Parties  


Involving the Lodging Party 


• Please supply the overlay (and spread sheet) to the Lodging Party before the lodgment 
of the plan under the Subdivision Act 1988 and subsequent transfer(s)


• If there is a different lodging party for the transfer(s), they too should be provided with 


these documents 


• It is the responsibility of the lodging party for the transfer(s) to ensure that the correct 


NICO folios are identified in the transfer(s).
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As many NICO and encumbrance as to part Plans of subdivision will also be lodged with 


following transfers (to resolve the NICO proprietorship) or following dealings to look at 


the encumbrances (usually mortgages) as to part it is our recommendation to involve 


the lodging party 


We recommended that before the lodgment of the plan under the Subdivision Act 1988 


and any subsequent transfer(s) or dealings, 


That the overlay diagram and spreadsheet should be provided to the lodging party.


If there is a different lodging party for the transfer(s) than the Plan of Subdivision, then 


they too should be provided with the overlay diagram and spreadsheet before 


lodgment. 


This is as it is the responsibility of the lodging party for the transfer(s) to ensure that the 


correct NICO folios are identified in those transfer(s).


We see a lot of incorrect and unnecessary transfers lodged to resolve NICO 


proprietorship, that hopefully could be resolved where the lodging party has a better 


understanding of the proposed new folio set up early.
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Excess land and Plans of Subdivision 


And now we move on to Excess land in Plans of Subdivision 
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Excess land – CIB 213 (Aug 2021) 


Guideline ratio of ‘1 in 100’


Limit of the total area of excess land which can be taken up in a plan under the Subdivision Act 1988


- Must be based on mature occupation 


- Cannot be created solely to match with the permitted ‘1 in 100’


- Must be taking up only excess or hiatus land


- Cannot affect another title 
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1: 100 �  
���	
 ��
� �� ��� ������ /��	��� 
	�� ����� �	��� ��  


��
� �� ��� ���
��	���� �������� �	���



In August 2021, Land Registry Services (LRS) issued Customer Information Bulletin (CIB) 


213 which included a reminder to customers that surveys supporting plans of 


subdivision or consolidation, and boundary plans, must not attempt to amend parcel 


boundaries by taking up significant amounts of occupied excess land. 


CIB 213 introduced a guideline to limit the amount of excess land that can be included 


within parcel boundaries in a plan under the Subdivision Act 1988


A ratio of ‘1 in 100’ has been set as a limit of the total area of excess land which can be 


taken up in a plan under the Subdivision Act 1988. 


CIB 217 further clarified this guideline 


The way we calculate this guideline, is based on the total area of the excess or hiatus 


land being taken up over the area on title of the applicants existing parcel.


It should be noted that an amended boundary taking up excess land must accord with 


mature occupation. 


A parcel boundary cannot be created solely to match up with the permitted ‘1 in 100’ 


increase in area, unless it accords with occupation, or a previously defined parcel 


boundary. 
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Brining it back again to surveyors reports 
All survey-based dealings including plans of subdivision or consolidation and boundary 
plans should be supported by a comprehensive surveyor’s report justifying any 
differences to existing plan boundaries.
Any excess that is taken up must be clearly and comprehensively detailed in the report 
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Excess land – CIB 213 (CIB 213 Aug 2021) 


Parcel boundaries NOT subject to the ‘1 in 100’ guideline:


- Crown boundaries; or


- common boundaries with approved abutting surveys where it can be shown that they 


define parcel boundaries.


These can continue to be adopted in plans under the Subdivision Act 1988. 
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Important Note:


Parcel boundaries that adopt:


- Crown boundaries; or


- common boundaries with approved abutting surveys where it can be shown that 


they define parcel boundaries.


are not subject to the ‘1 in 100’ guideline and can continue to be adopted in plans under 
the Subdivision Act 1988, based on their re-establishment principals as always 
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Excess land – Acceptable 


Acceptable – Where the total area of excess/hiatus 


land is less than a 1 in 100 ratio


1: 100 �  
���	
 ��
� �� ��� ������ /��	��� 
	�� ����� �	��� ��  


��
� �� ��� ���
��	���� �������� �	���



    


         �  
� .""#�$


$� %
�  


&'.""


$� %


� (. (() *+(( � (. )( 


Total excess land being taken up = 0.70 in 100


Less than max limit of 1 in 100 = Acceptable
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Now I’d like to take you through some of the basic examples we have for detailing how 


this 1:100 ratio is calculated 
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Excess land – Acceptable 


Unacceptable – Where the total area of 


excess/hiatus land exceeds the allowable limits of a 1 
in 100 ratio


1: 100 �  
���	
 ��
� �� ��� ������ /��	��� 
	�� ����� �	��� ��  


��
� �� ��� ���
��	���� �������� �	���



    


         �  
&&.&#&�


$� %
�  
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Total excess land being taken up = 1.2 in 100


Exceeds max limit of 1 in 100 = Unacceptable
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In this example the excess land is slightly larger


This exceeds the maximum limit and can therefore not be taken up in a plan of 


subdivision it would require an amendment application
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Excess land – Amendment Applications 


Where the area added by adopting mature occupation results in an increase in the area 


within the parcel boundaries by more than ‘1 in 100’, it should be addressed by an 


appropriate amendment application under the Transfer of Land Act 1958 (TLA).


If there are any issues or concerns relating to the boundaries 


lodge an application early 


LRS will expedite associated TLA applications to precede plans of subdivision
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Where the area added by adopting mature occupation will result in an increase in the 


area within the parcel boundaries by more than ‘1 in 100’, it should be addressed by an 


appropriate amendment application under the Transfer of Land Act 1958 (TLA).


The biggest suggestion we can provide is to lodge an application or a BP early if you 


notice that there are any issues or concerns relating to the boundaries 


Any application lodged to precede a PS will be expedited so that the PS is not 


significantly delayed 


It is a good idea to note at the time of lodgment for the application that it is to precede 


a PS  or send an email to confirm 


That way when the PS comes in, the boundaries have already been approved and the PS 


can be registered very quickly.
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Resources 


Page 27


•Refer to land.vic.gov.au to read our latest guides, 


•Make sure you subscribe to the Customer 


Information Bulletins to keep up to date for latest 


reminders, guides and information  


•Sign up for the bulletins  


 


•Contact us https://www.land.vic.gov.au/contact-us


And here we have all of out CIB resources links


You can sign up for the Customer information bulletins through the website 


This will send you an email alert when one is posted


All previous bulletins can also be found here.
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Q: Council are not legally obligated to provide an abuttal letter. Any legal change to this?


A: As of now, there is no legal obligation for the Council to provide an abuttal letter. However, it is important to note 


that introducing an abuttal is not mandatory either. If the Council cannot provide the necessary letter to justify the 


introduction of a road abuttal, please consider the alternative options detailed here in this presentation. If the 
surveyor's report cannot appropriately justify and address the road abuttal, it may not be feasible to introduce it.


Q: (to ESU) - Could ePlan "visualise" the Overlay Diagram/Spreadsheet as a by-product of the ePlan capture?


A: We have a validation rule to identify NICO plans -


https://www.spear.land.vic.gov.au/spear/help/pages/ePlan/02_plan_metadata.htm#VR108


ePlan includes both geometrical and textual information for lots and restrictions and the ePlan data 


viewer provides surveyors and examiners the ability to visualise the layer intersections. We have the 


information required to create a by-product during the ePlan process in a future enhancement.


Q: Do lodging parties also have access to this information about NICO titles?


A: Yes everyone has access to the Customer Information Bulletins through the Land Use Victoria


Website. Also available on the website is a guide to What is NICO? which provides further 


information on not in common ownership (NICO) titles created from plans of subdivision or 


consolidation.


Q&A: Customer Information Bulletin Review
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Q: Does the 1/100 ratio also apply when taking excess to adopt a previously surveyed boundary?


A: Common boundaries with approved abutting surveys that define parcel boundaries are not subject to the ‘1 in 100” 


guideline. However, mature occupation may still need to be considered.


If you have any specific queries on a boundary, please send them through to subdivision.branch@delwp.vic.gov.au


Q: Given the 1:100 guideline, application surveys are required to deal with any excess or hiatus taken up over 


this guideline. Is there any way to speed up the registration of the TLA application so that it does not 


materially affects the planning application timelines.


A: It is encouraged to amend title by the appropriate TLA application and lodge as early as possible to give 


ample time for approval. However if there is a following subdivision you can request the TLA application be 


expedited, with the supporting evidence that there will be a following plan of subdivision


Q: How do we access the CIB information?


A: To access the Bulletins visit the Land Use Victoria Website, also available through this link


Customer Information Bulletins 


You can also sign up for the bulletins here sign up for bulletins


Q&A: Customer Information Bulletin Review
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Fay Fitton & Renato Marasco 


Specialist Plan Registration Officers


Section 23 Subdivision Act 


1988 Easement Dealings
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Good morning, everybody, and welcome, we will be taking you through some common 


issues that we see with section 23 Subdivision Act 1988 easement dealings as well as a 


little bit of section 45 transfer of Land Act easement dealings.
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Section 23 Subdivision Act 1988 Easement Dealings
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• Approximately half of all easement dealings lodged with Land Use Victoria are 


requisitioned in SPEAR.


• When amendments are required, the instrument may need to be withdrawn or 


be refused at lodgment causing delay and additional cost. 


• Major plan amendments require consent of council further adding to 


registration times


For a bit of background on why we have chosen to speak on this topic….


Approximately half of all easement dealings lodged with land use Victoria are 


requisitioned in Spear, which is quite high.


And of those easement dealings requisitioned in SPEAR, 15% required council consent or 


Re-certification. 


The other 85% sit under the “minor amendments” category which are usually the 


planning permit number being omitted from the “grounds of 


creation/removal/variation” notation on the plan.


Depending on the type of amendment required, the instrument may need to be 


withdrawn and re-lodged by the lodging party or may be refused at lodgment altogether. 


Either scenario causes delay and additional cost to the client.


As you’re aware, major plan amendments in SPEAR require the consent of council which 


further delays dealing registration, arguably to a greater extent than a minor 


amendment might.


Our aim today is to take you through some of the most common requisitions to help get 


your plans registered faster and increase client satisfaction.
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Section 23 Subdivision Act 1988 Easement Dealings


The creation/removal/variation of 
easements using the provisions of Section 
23 Subdivision Act 1988 must be directed 
by a relevant planning permit or planning 
scheme and be clearly expressed in the 
purpose of the plan.
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Section 23 of the Subdivision Act 1988 states that the creation, removal or variation of 


easements under this section must be directed by a relevant planning permit or 


planning scheme.


The planning permit/planning scheme must be clearly expressed as the “grounds for 


creation/removal/variation” on the plan, together with the purpose of the plan. 


I’ve given the legislation its own slide because the legislation underpins everything we 


do at Land Registry Services and is the reason behind the majority of our requisitions. 
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Section 23 Subdivision Act 1988 Easement Dealings


Common Issue


• Plan lodged as a Removal of Easement


• Purpose of plan: To remove easement E-1….


• Grounds of removal: Planning Permit 
No.P555/2023


• Easement information table shows an attempt 


to CREATE a new easement using the provisions 


of 12(1) Subdivision Act 1988 which is NOT 


possible in a Section 23 Subdivision Act Plan


• Section 12(1) Subdivision Act 1988 can only 


be used to create easements in a Plan of 


Subdivision or Consolidation


• All creations/removals/variations of easement in 


a Section 23 Subdivision Act plan must be 
directed by the planning permit.
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Now, bearing in mind the legislative requirements behind Section 23 easement dealings, 


let’s have a look at a common issue that we see with section 23 plans that results in 


MAJOR amendment in SPEAR. 


Let's say we have a 23 plan lodged as a removal of easement and the purpose stated on 


the plan is to remove drainage and sewerage easement created in an LP shown as E1 


and the grounds for that removal are a planning permit number.


So far so good.


However, upon further examination, the easement Information Table shows an attempt 


to create a new easement, presumably using the provisions of section 12(1) of the 


Subdivision Act 1988, which is not possible in a Section 23 Subdivision Act 1988 plan. 


Section 12(1) Subdivision Act 1988 can only be used to create easements in a plan of 


subdivision or consolidation. As we know from the previous slide, all 


creations/removals/variations of easement in a section 23 Subdivision Act 1988 plan 


must be directed by a relevant planning permit.


In this scenario the requisitions are multi-faceted and impact both the surveyor’s plan 


and the lodging party’s instrument/application form.


33







OFFICIAL


Plan requires MAJOR amendment to:


• Plan heading: “Plan of Creation and Removal of 


Easement”


• Purpose of plan: “Remove E-1 and Create E-2”


• Grounds for both Removal and Creation in Planning 


Permit


• Note: the Planning Permit number must be shown in 


“Grounds for Creation and Removal” notation. The 


Planning Permit No. in the Certification panel is not 


sufficient


• Council consent required


• There may be implications with council regarding what 
the planning permit directs


• If the intention is not to create the new easement E-2, 
then the entry must be removed from the Easement 


Information Table (council consent required)


Resultant LUV Requisitions: Plan
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The resultant LUV requisitions to the plan fall under the Major amendment category in 


SPEAR and are as follows:


• We need to amend the plan heading from plan of removal of easement to 


plan of creation and removal of easement.


• The purpose of the plan needs to be amended to include the creation of the 


easement as well so the purpose is “to remove E1 and create E2….”


• The grounds for both the removal and the creation must be a planning permit.


• Just a side note here that the planning permit number directing the removal 


and creation must be shown in the grounds for creation and removal notation 


underneath the purpose of plan--the planning permit number in the 


certification panel is not sufficient.


• Council consent is required to these amendments because the purpose of the 


plan is changing and the amended plan is conveying that the quoted planning 


permit number indeed directs both the removal and the creation of easement.


• There may be implications with Council regarding what the planning permit 


directs. 


We at LUV do not examine or police planning permits so the onus is with council to 


determine and accept that the purpose of the certified plan accords with the direction in 
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the planning permit. If the planning permit only directs the removal, council may request 


amendment to the planning permit or initiate some other process that they follow and 


that is beyond LUV’s scope. At the end of the day, LUV takes the planning permit number 


quoted under the “grounds for removal/creation” stated on the plan at face value based 


on the assumption that council has followed correct procedure and done their due 


diligence.
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Electronic Instrument 


• Must be withdrawn by the Lodging Party in order to 


correct the dealing type in SPEAR, which generates 


the correct application form (i.e.. Creation and 
Removal).


• The correct dealing type in SPEAR also generates the 
correct dealing type in VOTS which is recorded 


against the folio history.


• The lodging party must then re-lodge the dealing.


• The dealing type that Surveyor chooses at the 


beginning of the SPEAR application dictates the form 


for the lodging party. Selecting the correct dealing type 


from the beginning avoids withdrawal to correct the 


instrument.


Resultant LUV Requisitions: Instrument
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WITHDRAWN


In this scenario, the lodging party is also requisitioned for the instrument because the 


instrument is only applying for the “removal” when it’s in fact a creation and removal.


-Unfortunately, for an electronic instrument that means that the dealing must be 


completely withdrawn by the lodging party in order to correct the dealing type in SPEAR 


because


the dealing type in SPEAR is what generates the application form for the lodging party.


-The dealing type in SPEAR also generates the dealing type in VOTS (Victorian Online 


Titles System AKA “The Register”) which is recorded against the folio history so it needs 


to be accurate. 


-Once the lodging party has requested the withdrawal in SPEAR and completed the 


required amendments, they must then re-lodge the dealing.


-The important point to realize is that the dealing type the licensed surveyor chooses at 


the beginning of the SPEAR application dictates the form for the lodging party. Selecting 


the correct dealing type from the beginning avoids withdrawal of the dealing to correct 


the instrument and VOTS dealing type.
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Section 23 easement dealings are the only dealing the lodging party can change the application form for prior to 
lodgment


Section 23 Electronic Instruments
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Little Known Fun fact: Even if the surveyor creates the SPEAR application as a removal 


and it should have been a CREATION & removal, IF the lodging party knows that it should 


be lodged as a creation & removal, then the lodging party still has the ability to select 


the correct application form in SPEAR prior to lodgment. Section 23 easement dealings 


are the ONLY dealings that have this option prior to lodgment.  But usually the lodging 


party are going by the plan heading and/or purpose of plan and if there isn’t clear 


communication about what the plan is doing then they are still going to lodge the wrong 


application form/instrument. 


In some scenarios you might be able to catch the error before lodgment, and with 


effective communication the lodging party can select the correct instrument. You’d still 


face requisitions for the plan, but at least the whole dealing would not need to be 


withdrawn and re-lodged for amendment to the instrument.
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Other Considerations: Easement Purposes


• Customer Information Bulletin (CIB) No. 213 


August 2021 [see land.vic.gov.au].


• Purposes not acceptable in Section 23 


Subdivision Act 1988 or Section 45 Transfer of 


Land Act 1958 (TLA) easement dealings:


• Pipelines or Ancillary Purposes (Section 136 


Water Act 1989)


• Powerline (Section 88 Electricity Industry Act 


2000)


• Section 146 Gas Industry Act 2001


• Purpose on the plan accords with purpose on 


instrument (collaborating with Lodging Party)
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Electricity Industry Act 2000


Water Act 1989


Let’s have a look at some other common issues that result in LUV requisitions. 


CIB 213 published August 2021 highlighted that there are certain easement purposes 


that are not acceptable in 23 or 45TLA creation of easement dealings, 


The first one is in regards to, being “pipelines or ancillary purposes under section 136 


water act 1989” 


Under this section of the Water Act 1989, it's clear that this purpose of “pipelines or 


ancillary” purposes and the use of the origin in section 136 Water Act 1999 can only be 


adopted in a  subdivision 


This is the same for “powerline”  under section 88 electricity industry act 2000).


The definitions of Pipelines or ancillary purposes and Powerline are defined in their 


respective acts and the legislation dictates they are specific to plans of 


subdivision/consolidation. 


The other one we have is section 146 of the Gas Industry Act 2001


“Distribution/Transmission of Gas” is an acceptable easement purpose in its own right


If the purpose as defined in Sec 146 Gas Industry Act 2001 is required it can only be 


quoted in the origin when the easement is being created in a plan of subdivision or 


consolidation.
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Other Considerations: Easement Purposes


Other Considerations to reduce Requisitions


• Acceptable easement purposes guide on LUV 


website [land.vic.gov.au]


• Ensure purposes that require further 


qualification (i.e.. “Group 2”) are qualified in 


the easement information table 


• i.e.. “Water Supply (underground pipeline)”


• “Transmission of Electricity (overhead 


powerline)”]
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The lodging party must also record the qualification


in the instrument (45 TLA)


-We encourage you to reference the Acceptable Easement Purposes document on the 


LUV website. This document breaks down easement purposes into groups. Group 1 


easements are purposes that can be accepted and recorded without further 


qualification like “drainage”, “sewerage”, “Party wall” etc.. 


-Group 2 easements are purposes that can be accepted but must be further qualified as 


specified in the document. 


-For example, in the past the purpose of “water supply” could be recorded on its own 


but now requires further qualification as to its means of conveyance. In this example, 


the further qualification is “underground pipeline”. This further qualification must be 


recorded in the easement information table.


-We also require the further qualification for these Group 2 easements to be recorded 


on the instrument for Section 45 TLA creations, so it’s important for surveyors to include 


the further qualification on their plans to assist lodging parties in preparing their lodging 


documents.
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Other Considerations: Easement Diagrams


Other Considerations to reduce Requisitions


• CIB No. 192 [June 2020]


• Plans supporting creations of easements must 


show existing easements when the new 


easement being created overlaps or crosses an 
existing easement. 


• For complex creations of easements LUV may 
request a substitute plan sheets for title diagram 


purposes.


• When creating easements over multiple folios 


with different title diagrams, the easement must 


be fixed in accordance with each individual folio’s 


dimensions.
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?


-As communicated in CIB 192 in June 2020, all plans supporting creations of easements 


must show existing easements when the new easement being created overlaps or 


crosses an existing easement. This removes the need for our staff to perform 


calculations and means that we can move through the work quickly while reducing 


chances for introducing error.


-For complex creations of easements, LUV may request substitute plan sheets for title 


diagram purposes. The need for these substitute sheets is more common for complex 


creations affecting land in large building subdivisions where the easement needs to be 


drafted across multiple sheets with multiple cross-overs and overlaps with existing 


easements.


-Finally, when creating easements over multiple folios with different title diagrams 


within the ONE application, the easement must be fixed in accordance with each 


individual folio’s dimensions. The example on the right shows easement E-10 


encumbering Lot A on PS123456, and E-16 encumbering Lot B on PS987654. E-10 is 


fixed by a distance of 10.76m from the bend along its Western boundary, however, when 


we come to draft the easement on Lot B’s title diagram, we find that it lacks a fixing 


distance from its bend. This requires more in depth investigation on the examiner’s part 


and delays registration. 
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Q: Referral authorities are often not aware that they cannot ask for an easement to be created when the application is only to remove an 


easement. What can be done?


A: This could be a great opportunity for the surveyor to have further conversations with council as to the implication when it is added 


under 12(1) and the creation does not form part of the application or planning permit.


Q: Under a Section 45 creation of easement what is the justification for LUV requiring council permission for any easement relating to 


movement? 


A: Section 73B Transfer of Land Act 1958 (TLA) confirms that we need a consent for carriageway easements when we're creating 


easements under section 45 TLA. 


The act only specifically references carriageway easements, however, we take the view that footway or way could be a form of 


carriageway. Thus consent is requested to be provided for those also. When we create  and remove carriageways under 23 


Subdivision Act 1988 we do not require consent because it is certified by Council.


Q: What options are there to remove an easement within in a Plan of Consolidation?


A:  If the removal is to be completed as an “other purpose” of the PC it can use provisions of 23 Subdivision Act 1988 (with 


planning permit) or grounds for removal can be through sec. 6(1)(k) Subdivision Act 1988 by agreement of all interested parties.


This is not an exhaustive list and it depends upon how the original easement was created. 


Q: Can the various Acts and Regulations be amended so that the same easement purposes names can be used?


A: This would be wonderful, however, until such a time comes along, we will continue to have different acceptable purposes 


for each of the Acts.


Q: Do we need to show existing easements in sec 23 creation of easement plans if the easements do not overlap? 


A: Currently if the easements do not cross over or overlap, there is no requirement to show these on the creation of 


easement plan.


Q&A: Section 23 Subdivision Act 1988 Easement 
Dealings
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Q: If an easement is required for a Plan of Subdivision, that needs to encumber land outside the Subdivision to service the land in the Plan, 


what options can facilitate this?


A: Depending on the specific circumstances there are a few options that can create an easement over land outside the Plan of Subdivision: 


- A section 45 TLA creation of easement or a section 23 sub. act creation of easement could be lodged to precede the plan of 


Subdivision.


- If the servient land is also in the same ownership as the land in the Plan of Subdivision,  section 98 of the TLA can be used to 


create any easement purpose under section 98 TLA in favour of all the lots on the new plan of subdivision.


Q: Can a restriction be varied on a Plan of Subdivision as an 'Other Purpose'


A: Yes it can be listed as an “other purpose” of the plan and it requires sufficient grounds (such as a planning permit) to be 


quoted.


Q: When a road is being created on a plan of subdivision and vested in Council, and carriageway easements fall within the new


road, can these easements be removed as an other purpose of the plan, with grounds being Schedule 5, Clause 14(a) of the Road


Management Act 2004?


A: If there is a notation on the plan stating the carriageway easement that is now contained within Road R1 is removed vide 


Schedule 5 Clause 14 Road Management Act 2004, then we would accept that.


Q: Is there a way to vary an existing easement if it not stated in the planning permit? i.e. a powerline easement from 11m to


14m without removing or adding new easements?


A: Currently, if you want to vary an easement without a planning permit as an additional purpose of a Plan of Subdivision/


Consolidation, an alternative option could be to consider Section 6(1)(k) Subdivision Act 1988 (by agreement of all 


interested parties).


Q&A: Section 23 Subdivision Act 1988 Easement 
Dealings
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Q&A: Section 23 Subdivision Act 1988 Easement 
Dealings
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Q: If the removal of an easement that has multiple origins, or multiple layers of the easement over the same land, created through 
transfers and reservations, for the same purpose, do we need to specify all the easements reserved back to the unencumbered fee?


A: For any removal it is important to be specific in your purpose and clearly identify that all easements will need to be removed.


If there are multiple creations of easement over the same portion of land, it is important to show your purpose clearly, to express what 
is required to be removed.


Consider if it is required to remove all easements that affect the land shown as E-1 on the Title Plan. Or is it desired to just remove a 


specific layer created in a specific instrument of the easement shown as E-1.


Q: Are there some easement purposes that are acceptable in a Plan of Subdivision or Consolidation but not in a 


section 23 creation of easement dealing, when both are created under the Subdivision Act 1988?


A: Yes. Easement purposes for;


- “pipelines or ancillary purposes” as defined by sec. 136 of the Water Act 1989


- “powerline” as defined by sec. 88 of the Electricity Industry Act 2000


- Purposes as defined by section 146 of the Gas Industry Act 2001
Are only acceptable within a Plan of Subdivision or Consolidation, based on the legislation in each of the above (see slide 37).


For further acceptable easement purposes under the Subdivision Act 1988 please refer to the document on the Land Victoria 


website Acceptable easement purposes doc


Q: Can an easement with the purposes of “powerline” under sec 88 of the Electricity Industry Act 2000 be created in a
section 23 creation of easement if it is required as part of a referral of a subdivision?


A: ONLY if evidence of the proposed subdivision is provided (such as the subdivision is awaiting certification in SPEAR),
yes a section 23 can create an easement for purposes of “powerline” under sec. 88 of the Electricity Industry Act 2000
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Randall McDonald


Specialist Plan Registration Officer


Cross Sections and 
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Cross Sections
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Background


Requirement 


Options 


Addressing the use of typical cross sections not by providing an extensive series of 


example but rather setting up the fundamental reasoning and then using the examples 


to illustrate that point


We’ll go through some background because cross sections are something which have 


been here, been around in a number of different forms for quite some time.


The next thing we'll look at is the requirements.


The core question which we which we're looking at today is that why are we doing 


sections?


And once we understand why we are doing sections, we will then look at the sort of 


options that we have available in order to achieve the goal 
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Background


Stratum:


46


We start our trip back in the days of stratum plans.


Stratum plans were one of the first attempts to enact a building subdivision


And one of the core requirements of a building subdivision is that it has to try to 


describe parcels on top of other parcels.


Stratum plans utilized text and a general elevation to show the positioning of the 


lots, very similar to the typical sections that will be shown later on
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Background


47


This is one of the first times that this is really been attempted to describe what is going 


on in a vertical sense as well as a horizontal sense.


So in order to achieve that stratum, plans developed a colour coding system which was 


then used in in conjunction with.


What amounts to a legend or a textual description of what is going on, which we can see 


a brief example of here.


In addition to that, the textual information about the heights and depths of the parcels 


would be indicated in what we what they then at the time called an elevation.


We would understand any elevation in much the same context that we would imagine 


the diagrammatic component of a cross section.


So that's how stratum plans achieved the goal which we are looking at because they are 


trying to describe parcels on top of other parcels or underneath other parcels.
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Background


Strata:


48


As building subdivisions became more prevalent, STRATA plans became the norm.


Strata plans did away with diagrammatic sections and relied instead on the text in the 


legend to describe the position of the lots (the example given is an extremely complex 


version)


That text would then describe  something which is going on in the plane and various 


hatchings and circles and so forth.


Were used to indicate which part of the parcel that the text was trying to describe.


Now many circumstances, It's very straightforward, but as building subdivisions become 


more complicated, you can end up with scenarios like the one we have which I'm 


showing you here.


This is a relatively large strata plan and has five pages of notations describing what's 


going on.


It's a fairly extreme example, but it shows the sort of difficulty that is encountered in 


using notations to describe something which is far more elegantly shown by using a 


diagram.
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Background


49


So that's, that's where we've come from in relation to cross sections, though, you're 


both attempts to show this sort of answering the question


What is going on up and down in relation to these parcels?
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Requirement


Regulations:


Section 11(5): Subdivision (Registrar’s Requirements) Regulations  2021


50


Requirement


Asks the fundamental question, why do we need sections?


Regulations


Legislative requirement (plays on a repeated phrase, why do we do X? because 


the legislation says so)
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Requirement


Practicality


Do we know the upper and lower boundaries of all the parcels in 


the plan?


51


The fundamental question, why do we need sections?


Practicality


The genuine “why?” is, Do we know the upper and lower boundaries of all the 


parcels in the plan? This is the fundamental question that leads into the rest of 


the presentation and is the real take away for the whole exercise 


We have to also remember that this is answering a practical question as well, and the 


practicality that we are trying to answer here is, do we really know what all the upper 


and lower boundaries are of all of the parcels on the plane?


That's the core question here.


once we start looking at a building sub or in some odd scenarios where we have perhaps 


something which is defined by heights and depths for whatever reason, asking the 


question do we know what all of the upper and lower boundaries are of the parcels in 


the plan then forms that forms the requirement that we are genuinely going to use in 


relation to this.


Once we have sections, there is the element of doubt.
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So the question is, do we know what everything where everything is now one of the?
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Requirement 


Once a cross section is required for a Plan of Subdivision,


ALL PARCELS on that plan must have their upper and lower 


boundaries defined 


Do we know all of the upper and lowers of the parcels?


- Show the parcels in section 


OR


- Define the parcel by notation 


52


Once a cross-section is required, all parcels (including roads, reserves and additional 


common properties) on a plan must have their upper and lower boundaries defined, 


even parcels in the plan that are not limited in height and depth. Parcels with upper and 


lower boundaries must be covered by the cross-sections, (or a typical notation attached 


to a cross section when groups of parcels have the same upper and lower boundaries) 


while unlimited parcels may be denoted as such by notation.


So in those sort of circumstances, perhaps a notation, a quick notation indicating that 


while I'm showing you a section for three, one, and two unlimited as to height and 


depth might answer the question which we're asking.


So then when we ask the question, do we know what all the uppers and lowers are?


The answer is yes.
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Options


All the sections


Sections through each parcel and 


change of level


A A
A


’


A
’


B’B B’B


DIAGRAM 2:


FIRST LEVEL


DIAGRAM 1:


GROUND LEVEL
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The simplest answer is often the one most over looked. While not always practical this is 


often the simplest answer to the fundamental question 


- Sections through each parcel and change of level


- There are other circumstances where perhaps showing a set, showing sections 


through everything might not necessarily be terribly practical.


Just from a size perspective perhaps or just from the arrangement of the lot for, for 


instance.


Here's a good example where because of the arrangement of the parcels showing a 


section through everything is not that not that big a deal.


Two quick sections have defined everything. The diagram and the cross sections tell us 


exactly what's going on all over the place.


And in many circumstances, that's all is required.
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Options


Typical Notations


What is the section really typically showing?
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But sometimes that's not going to be terribly practical.


And in that circumstance, we start asking ourselves, can we show a section and then apply it to 


other parcels within the lot within the plan?


Once we once we ask that question of ourselves, we are also answering the core question.


Do we know what all the parcel do?


We know what all the uppers and lowers are and we can use typical notations as a more elegant 


way of describing that.


We say instead of showing sections through everything, we show enough sections that can be 


applied across the other parcels.


Now there are ways of doing that, and that's what we'll be looking at next is the how do we?


How do we use the phrase typical?


Because just saying typical is not in itself enough of an answer, I really need to know at its core 


what is this section typical for?


Typical Notations


Typical sections provide a more practical and elegant solution that filling the plan up 


with sections however the phrase “typical” is often misused and the resultant section/s 


don’t properly address the question asked above. The following types of typical section 


are good examples of sections aiming to address the question. The focus on looking at 


each example will be brought back to that each time


54







What is the section really typically showing
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Options


TYPICAL FOR LOTS 


ON THIS LEVEL


So here we have an option.


This is probably one which you will see many, many times because buildings have a 


certain geometry and  we often describe this as the pancake as one floors sits one on 


top of the other, the running the height of the building.


But as you can see in this one, there are differences between how the parcels on the 


individual floors look.


So for instance, the ones in the basement don't look like the ones on the top story, but 


that's OK, because in this circumstance the cross section has told me on the on the right 


there that they are typical for the lots on that level.


Question: Do we know what all the parcels look like?


In the basement, we don't have a section which goes through all of them, but we've got 


a section which goes through some of them and the notation here tells me that it's true 


for all the other ones on that level.


So we've asked the question and we've answered it.
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Options


TYPICAL FOR X ALSO


A
’


A


56


If we don't, for instance, have floors or levels, but we do have some parcels that look like 


other parcels in the plan.


To do that, we've said in this one that. The little lots on the on the right there look like 


the ones which are being noted as typical in this section.


So we have enough information here to say, do we, the ones which aren't covered by 


section are then described within a within a section with a typical notation


We've asked the question do we know what they are?


We've answered it.
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Options


TYPICAL FOR LOTS 


MARKED X


TYPICAL FOR LOTS 


MARKED # ON GROUND 


LEVEL   


#


TYPICAL FOR THOSE 


PARTS MARKED * *
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Now this can be extended to use a single section which has multiple changes, 


multiple types of lots within a floor or within a within the plan, 


and to do that we show we have little indicating Marks and the most common 


would be little stars or little hatches shown on the lots


This tells us the lot which has a little star on it looks has the same upper and 


lower limits like all the other ones in the plan that have a little star on them.


That and the breakdown here as we've got stars and hatches, so we can describe 


from that the ones which have stars look like the all the other ones with stars and 


the ones with hatches look like all the other ones with hatches.


So if I'm looking at my lot, which isn't covered by a section, but it does have a 


hatch on it, I can tell from this cross section that it has the same upper and lower 


limits as the one with the hatch which is actually described in the section.
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Once again, it and it answers the question, and it does so without having to check 


the plan up with sections everywhere, because we can describe, in a quick and 


efficient way what all the other lots which aren't covered by section actually look 


like.
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Options


TYPICAL FOR LOTS 


MARKED X


TYPICAL FOR LOTS MARKED 


# ON GROUND LEVEL   


#


#


#


#
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This is a further elaboration on what we were just looking at before.


You can see where the plan and the section then show the parcels that have the same 


upper and lower based on the hatch mark


The cross section with the typical notation and hatch marks tells me everything I need to 


know if I'm looking at one which isn't one, G1


I can tell that G2 will have the same upper and lower limits and it looks the same as G1 


because it has the same marks a hatch
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Options


TYPICAL FOR LOTS 


MARKED X


TYPICAL FOR THOSE 


PARTS MARKED * 


*


*


*
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And again, this is the this is the another, the further example where 202 which is on the same 


plan has a star, so it all the other ones with stars will have the same upper and lower limits and 


look the same in cross section as it does.


We have parcels which are not infinitely high or deep.


How do we then answer the question: What are the uppers and lowers of the parcel


In stratum plans, they took a colour coding with a text and diagrammatic component which is 


quite similar to what we would understand today.


Strata Plans took an exclusive lead textual and the way to answer the question and now with 


the with the Subdivision Act 1988 and the regs, we are looking at something which tries to 


answer it as elegantly as possible.


We use the diagrams and cross sections 


If a notation might answer the same question and do it quickly and easily, then that can be of 


assistance too.


If we don't want to have to use sections through absolutely everything and we want to start 


using typical notations, we make the we make sure that the notation the what we're saying is 


typical, is genuinely typical for the specific parcels that we are indicating.


Not attempting to be overly generic, it still has to be targeted in that sense, so answers the 


question which has been asked.


And that is a bottom to top way of looking at cross sections.
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Ben Swayn 


Specialist Plan Registration Officer


Section 32 Plans


(Common Pitfalls)
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Today we're going to talk about Section 32 plans, and specifically some common pitfalls 


that have popped up recently.


We will cover some of the basics and limitations, particularly depending on who the 


applicant is.


We're drawing attention to these because there have been quite a few cases brought 


unstuck by these issues.


Some general things to consider in any plan under section 32.


60







OFFICIAL


General things to consider:


• NICO situations where Common Property forms part of the plan


• Every action occurring must be spelled out in the Purpose


• Consider existing building boundaries
• Regulations notation may be required! – Reg. 11(15).


Section 32 Plans
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The general things are firstly, and this one is for all plans of subdivision;


NICO situations where common property forms part of the plan.


It's important to let the lodging party know in those instances, because land that was formerly comprising 


the common property remains owned by that Owners Corporation, and it sometimes has caught lodging 


parties unawares that they're going to end up with NICO titles.


The second point is that every action occurring must be spelled out in the plan in the purpose of plan.


We ask that every single 32 plan spell out what's going on, no matter how simple, and to keep it 


subdivision-focused.


A recent example is where the lodging party thought that the result would not be NICO, due to the 


purpose on the plan being “To give part of Lot 2 to Lot 3”, and “give” implies a sort of transaction.


We would instead ask that that be phrased something like “To subdivide Lot 2 and Lot 3 to create Lot 2A 


and Lot 3A”.


And the final thing for all 32 plans to consider is if you're dealing with any plan which has existing building 


boundaries, that some thought is given to when they were created and regulations that may have been in 


effect at the time.


The classic scenario is if you're dealing with an existing plan from say 2003, it will have had its building 


boundaries created under the Procedures Regs 2000.


We ask that that be considered and that a notation is added to discuss which regs have been used for the 


new boundaries.


A neat solution to that is providing substitute sheets. When redrawing the whole sheet, even if you’re only 


creating boundaries in one of several lots shown, the substitute sheet does solve that problem because 


that is taken to also be saying that all the building boundaries on this sheet are under the current regs. See 
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Regulation 11(15)(b).
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Applicants in Section 32 Plans


When preparing plans under Section 32, consideration 


must be given to who the Applicant will be, and 


consents that may be required.
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We’ll break this into two sections – when the OC is Applicant, and when the Reg Prop is Applicant.


The primary thing we’re highlighting today is the practical ramifications of preparing plans under 


section 32, particularly that consideration must be given to who the applicant will be and 


consents that may be required.


Who the applicant is important because that's what limits the plan or doesn't limit the plan and 


what it can do, whether that is the Owners Corporation or the registered proprietor, and whether 


unanimous resolution is required.


When the Owners Corporation is the applicant, unanimous resolution is required. The plan can 


proceed with little or no limitations. It can basically do anything described in Section 32 from top 


to bottom, but it's good to bear in mind that consents are separate from unanimous resolution, 


and may still be explicitly required.


For instance, even if the OC is Applicant and you have unanimous resolution, if you are reducing 


common property then consent will still be required from interested parties in that common 


property (such as mortgagees on the lots which are members of the OC).


Again, while that's a lodging party concern, if it gets to our door and consents haven’t been 


attained, it can prevent lodgment and it can cause significant delays at the last moment of that 
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subdivision.
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Applicants in Section 32 Plans: Unanimous Resolution 


Owners Corporation as Applicant:


Can proceed with little or no limitations, as Unanimous Resolution is supplied.


Consents are still required from all interested parties if Common Property is 
being reduced or removed!
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With unanimous resolution, the plan can do anything listed in Section 32. 


It’s good to bear in mind that consents are separate from this.


The typical scenario is that unanimous resolution has been attained and the OC is 


Applicant. In this situation, there are essentially no limitations on what the plan can do.
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Applicants in Section 32 Plans: Without Unanimous Resolution 


Registered Proprietor(s) as Applicant:


Can only do the following:


1) Subdivide, consolidate, or alter lots owned by the Applicant(s). – Sec. 32AI(1)


2) Create new Common Property and associated Limited Owners Corp. – Sec. 32AI(1A)


- Consideration must be given to overlapping OCs.


3) Incorporate land into the subject lot(s), provided the area is less than 10% of the lot(s) to 


be consolidated – Sec. 32AI(1)(c)
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And now the other scenario is when the registered proprietor is Applicant.


Colloquially these are often referred to as “32AI” plans, but we do try to draw a distinction 


there - these are all plans under Section 32, 32AI is just a subset of actions available when the 


registered proprietor is Applicant.


Where the plan meets the requirements of Section 32AI, unanimous resolution is not required.


The ONLY actions available in the plan are listed in 32AI, and reiterated here:


- The first is subdivide, consolidate, or alter lots, owned by the applicant.


- The second is that it can create new common property as part of the subdivision of the lots, 


and if it does so that it also creates a limited Owners Corporation to manage the use of that 


common property, and that the members are comprised only of lots within this plan.


- The third is that the plan can incorporate land from outside the OC into the subject lots, 


provided that the area added is less than 10% of the lots to be consolidated.
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Applicants in Section 32 Plans: Without Unanimous Resolution 


Registered Proprietor(s) as Applicant:


Can NOT do the following:


1) Affect Common Property or other lots in any manner, including their Entitlement or 
Liability. – Sec. 32AI(1)(a),(b)


2) Remove land from any Owners Corporation. – Sec. 32AI(1)


3) …or do anything else requiring Unanimous Resolution! – Sec. 32(a)–(m)
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Important to note – Entitlement and Liability cannot change, even as a ratio. 


Anything not explicitly authorised in Section 32AI cannot be done under that section.


Let’s highlight a few things that can't be done in a Section 32, WITHOUT unanimous resolution 


and with the proprietors as the applicant - these are spelled out in the act.


The first thing that cannot be done with registered proprietors as applicant is that common 


property or other lots cannot be affected in any manner.


That obviously includes their boundaries and their area, but it also includes their entitlement & 


liability.


A sneaky pitfall there can be amending the E/L in relative terms rather than absolute. 


An example would be where the E/L for all the lots in the current plan is 10/10 each, for a total 


of 100/100.


If the 32AI plan tries to reduce their share from 10/10 to 8/8, while leaving the other lots at 


10/10 and resulting in a new total of 98/98, this has the effect of increasing the share of the 


other lots in relative terms, and could not be done without the OC as Applicant.


The second action, which again we're going to highlight because this sneaks in sometimes by 


accident, is that land cannot be removed from an owners corporation.


The Owners Corporation manages land, and it’s useful to remember that land itself is 


considered the “piece of dirt”, not just part of a lot.


WITHOUT unanimous resolution, Section 32 cannot be used to remove land from an owners 


corporation.
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To recap, it actually can't do anything else that's written in 32 (a) through (m) unless it's 


explicitly authorised, as we just covered.
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Applicants in Section 32 Plans: Without Unanimous Resolution 


Section 32AI(1A):


When creating new Common Property, bear in mind:


1) The OC created for the new Common Property must be a Limited OC.


2) The subject land must already be in an Unlimited Owners Corporation – Sec. 27D


3) The new Common Property will vest in that Unlimited Owners Corporation.
- If the land is only in a Limited OC, Section 32AI cannot create new Common Property.
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A further highlight on creating common property with the registered proprietor as 


applicant.


When you're trying to create new common property without unanimous resolution, the 


legislation is clear that the OC created MUST be a limited owners corporation.


The pitfall there is that if the land is not currently in an unlimited owners corporation, 


e.g. if it’s currently only in a limited for instance, then the plan cannot create new 


common property.


To do so would leave the subject land in two limited OCs, and no unlimited OC, which 


contravenes Section 27D.


If there is a chance that the land will be further developed, particularly if you know 


there’s an intention to create a further common property, it's good to ensure that you're 


beginning in an unlimited owners corporation.


This is why we drum on about OC structure when first creating a plan. Starting with a 
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Limited OC prevents creating Common Property later without Unanimous Resolution.
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3


4


5


4


5


3A 3B


OC1: Limited
Lots 2,3,4 & CP1


OC1: Unlimited
Lots 2,3,4 & CP1


OC1: Unlimited
Lots 2, 3A, 3B, 4-5,
CP1 & CP2


OC2: Limited
Lots 3A, 3B & CP2


Creating new Common Property: Overlapping OCs


This is a pretty a basic example highlighting this pitfall
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Common Pitfalls: Accidentally removing land from an OC


Care must be given when dealing with overlapping Owners Corporations.


If the subject folios are in different overlapping OCs, it is not possible to proceed 
without unanimous resolution if this has the effect of removing land from an Owners 


Corporation.
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Overlapping OCs and Section 32AI (Reg Prop as Applicant)


The main issue we wanted to hit today is this one – accidentally removing land from an 


OC.


The primary time this comes up is when subject lots reside in different OCs. 


Note again that “land” means “bit of dirt”, so it is not sufficient to (for instance) remove 


5m² from one parcel in OC2, but then swap in 5m² in another location, leaving the net 


“area” of OC2 unchanged.


This situation is typical of a “car park swap”. 


This pitfall can happen accidentally and often is not an intention of the plan at all.


So as we said, care must be given when dealing with overlapping owners corporations.
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Land cannot be removed from any Owners 


Corporation without the involvement of that OC 


(by means of Unanimous Resolution, and Owners 


Corporation as Applicant for the plan).
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Overlapping OCs and Section 32AI (Reg Prop as Applicant)


Just to recap, land cannot be removed from any Owners Corporation without the 


unanimous resolution of that Owners Corporation, which must also be the applicant to 


the plan.
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Land currently in OC2


Land remains in OC2


This land is being 


removed from OC2  


Original Plan Desired outcome  


Section 32 Example 1 


Owners Corporation SCHEDULE 


OC2 (Limited)


Lot 2, Lot 3 and Common Property no. 1


Owners Corporation SCHEDULE 


OC2 (Limited)


Lot 2A, Lot 3 and Common Property no. 1


Let’s paint a real-life scenario.


We’re beginning with the plan on the left, and the desired outcome is the plan on the right.


Lot 1 wants to buy Lot 2’s garage and consolidate it with their lot – no affect on common 


property or any other parcel. Standard boundary realignment, small strip of land changing 


hands.


All the land is in Unlimited OC1, while the land in blue is in Limited OC2. So notably Lot 1 is only 


in OC1, while Lot 2 is in OC1 and OC2.


Take note of the blue boundaries, which you might say are the “boundaries” of Owners 


Corporation 2. More properly referred to as the “land affected by OC2”.


Taking a look at the outcome over on the right, we see that the new schedule for OC2 simply 


replaced Lot 2 with the new Lot 2A. Lot 1 hasn’t joined, Lot 2 hasn’t left. So no problem, right?


The land circled red was previously part of OC2. Take note the blue area has shrunk by that 


amount.


The downfall is that the land circled has actually been removed from the Owners Corporation. 


Whether this amount removed is a square metre, or 99% of Lot 2, the action is forbidden 


without unanimous resolution either way.
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Section 32 Example 1 


71


Without Unanimous Resolution 


(Proprietors as Applicant)
Does not satisfy Section 32AI


2A (PT)


2
A


 (
P


T
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1A


Original Plan Desired outcome  


Owners Corporation SCHEDULE 


OC1


Lot 2, Lot 3 and Common Property no. 1


Owners Corporation SCHEDULE 


OC1


Lot 2A, Lot 3 and Common Property no. 1


With Unanimous Resolution 


(Owners Corporation as Applicant)


Again, if you begin with unanimous resolution and the Owners Corporation is the 


applicant, there's no problem - the Owners Corporation can do whatever it wants, as set 


out in 32.


But if we begin without unanimous resolution with the proprietors as applicants, this 


plan would not satisfy Section 32AI, and the plan would not be registerable.
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Section 32 Example 2
Original Plan Desired outcome  


Owners Corporation SCHEDULE 


OC1 OC2


Everything in the plan Lots 201-204 & CP2


Owners Corporation SCHEDULE 


OC1 OC2


Everything in the plan Lots 201A, 202-204 & CP2


In this case everything is in Unlimited OC1 again, and then the land marked blue is in 


Limited OC2. The relevant Common Property No.2 is up on second level.


Lots 105 (not in OC2) and 201 (member of OC2) want to swap car parks.


And as before, looking at the schedule provided, we note that the owner of Lot 201 


remains in OC2 (as Lot 201A), and the owner of Lot 105(A) remains NOT a member.


We can see the land marked orange (former 105) has been brought into the OC2, and if 


you think of it as a bit of dirt, the OC has now expanded the land affected by it -


probably something that they would like to know about.


The land marked red been (former 201) has also been removed from OC2, another 


action not authorised by Section 32AI.


It's obviously no one's intention to affect OC2, and in this case it doesn’t change which 


individuals can use CP2, but it is unfortunately still a prohibited action. 


As before, especially with car park swaps, where the subject lots are members of 


different OCs or there is an overlap of OCs, Section 32AI may not be available.
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Section 32 Example 2
Original Plan Desired outcome  


Owners Corporation SCHEDULE 


OC1 OC2


Lots G1-G3, 101-105 & CP1 Lots 201-204 & CP2


Owners Corporation SCHEDULE 


OC1 OC2


Lots G1-G3, 101-104, 105A & CP1 Lots 201A, 202-204 & CP2


Without Unanimous Resolution 


(Proprietors as Applicant)
Does not satisfy Section 32AI


With Unanimous Resolution 


(Owners Corporation as Applicant)


As before – with unanimous resolution there is no problem.


No unanimous resolution? No go.
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Summary 


Be mindful of the land in the OC, not just the Lots – particularly with 


overlapping OCs.


Be mindful of the existing OC structure – if it is Limited, Common Property 


cannot be created without Unanimous Resolution.


Only actions explicitly permitted by Section 32AI can be done without 


Unanimous Resolution!


74


A quick recap:


Firstly to be mindful of the LAND AFFECTED BY THE OWNERS CORPORATION, not just the 


lots, or the registered proprietors.


Secondly, be mindful of the existing Owners Corporation structure. This matters even 


with just a single OC, where no overlaps are present.


If you're beginning in a limited owners corporation, you basically can't create common 


property in a subsequent subdivision without unanimous resolution.


And the final point, just to hit it hard, is that only the actions explicitly permitted by 


Section 32AI can be done without unanimous resolution. 
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Q: Who would be the applicant on a sec. 32 where land outside a plan is required to be included into an existing Owners Corporation 


(OC) and unanimous resolution is provided


A: The Owners Corporation for the plan and the registered proprietor of the land to be included into the OC.


Please also note: Sec 5 (3) - a person who wishes to have a plan registered must ... submit the plan to council for certification


Q: Just confirming that land cannot be taken out of CP No 2 (affected by a limited OC) without the consent of 


OC No 1 (unlimited)?


A: If common property no. 2 is affected by both OC1 (unlimited) and OC2 (limited to Common Property) then NO, CP2 


cannot be affected/reduced without the unanimous resolution of OC1.


OC1 owns CP2 and therefore must provide the unanimous resolution and be the applicant. Also noting, when reducing


common property, additional consents from all interested parties of all the land affected by the OC is required.


Lots (affected by a limited OC2) can be removed from OC2 where they are also members of OC1 (unlimited) by 


unanimous of OC2 so long as common property is not affected.


Q: Can a “car park” be added to the land affected by the Owners Corporation if the area of the “car park” 


was less than 10% in area of the lot it is being added to?


A: If the “car park” is a lot (or part lot) on a plan that is not affected by any Owners Corporation (i.e. that lot is 


not a member of an Owners Corporation). Then yes it can be completed without unanimous resolution of the 


Owners Corporation, as long as it is less than 10% in area of the lot(s) it is being added to/ subdivided with. 


If the “car park” is a lot (or part lot) on a plan that is affected by an Owners Corporation then it must be 


considered whether land is being removed from any Owners Corporation(s). 


Land cannot be removed from an Owners Corporation without unanimous resolution.
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Q&A: Section 32 Plans [Common Pitfalls]
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Q: What situations would it be appropriate to create a Limited (OC1) as the first OC in a plan? Should they be unlimited as a rule?


A: If there is ever a chance of future development of the plan,  then an Unlimited OC being created first will eliminate any future 


overlapping OC issues. 


By creating a limited OC upfront any future creation of common property would require unanimous resolution of OC1 and a 


restructure of the Owners Corporations. This usually involves creating an unlimited OC and merging /dissolving the existing 


limited OC in order to satisfy section 27D of the Subdivision Act 1988.


Q: To confirm, a “retail” lot (in OC1 & OC3) cannot swap a “car park” with a “residential” lot (in OC1 & OC2) without 


unanimous resolution?


A: Yes. Land cannot be removed from an Owners Corporation without unanimous resolution of the OC.


If a subdivision is dealing with overlapping OCs , land can not be removed from an OC and added to another, 


without unanimous resolution of the Owners Corporation.


Land has been removed from the OC and therefore falls under Sec. 32(c) requiring unanimous resolution to


alter the boundaries of any land affected by the owners corporation. 


The action of removing and adding land is not authorised by Sec. 32AI.
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Q&A: Section 32 Plans [Common Pitfalls]
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Navigating the Land Registry:


Information for Surveyors


Plan Branch – Land Registry Services
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Changes
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Owners Corporation changes


Page 79


Changes to how Owners Corporation Additional Information (OCAI) is provided


Changes to SPEAR & transition period


Owners Corporation Details


Good afternoon everyone


Today I am going to discuss the upcoming changes in how the Owners Corporation 


Additional Information (OCAI) will be provided to LRS.  I’m also going to go through how 


those changes will look in SPEAR, and requirements for the Owners Corporation Details 


provided


These changes have come about through a review of our processes with the aim of 


streamlining these processes and improving registration timeframes.
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Owners Corporation Additional Information (OCAI)


Currently, when an Owners Corporation is created in a plan:


• The Owners Corporation Additional Information (OCAI) is 
provided by the Lodging party (OC1/OC2 form)


• Allocated dealing number at lodgment (e.g. OC057961N)


• Instrument recorded on the OC Search Report and 
searchable on imaging when the plan is registered


Page 80


Currently, when an Owners Corporation is created in a plan, the OCAI is provided by the 


lodging party by OC1 or OC2 forms


An OC dealing number is generated at lodgment for each OC form supplied


which can sometimes result in refusals at lodgment and/or requisitions at examination if 
the OC forms do not accord with the Owners Corporations being created in the plan.


And can often require conversations with both the lodging party and surveyor to 
determine the appropriate action.


The OC instrument is recorded on the OC Search report and separately searchable on 
imaging upon registration of the plan


For SPEAR plans where the lodging party has submitted for lodgment via SPEAR, the plan 


and accompanying OC forms all become electronic instruments which cannot be 


amended after lodgment.  


So if there needs to be any amendments to the OC forms, both the plan and 


accompanying OC forms require withdrawal and re-lodgment which is a cumbersome 


process on the lodging party and LRS which delays registration
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Owners Corporation Additional Information (OCAI)


For plans signed from 1st January 2020:


• Owners Corporation Schedule attached 
using excel spreadsheet in SPEAR


• Owners Corporation Details (OC Details) 
completed by licensed surveyor when 
attaching the excel spreadsheet
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From 1st January 2020, the OC spreadsheet was required to be used for all new plans signed by 


the licensed surveyor that create Owners Corporations in accordance with the Registrar’s 


Requirements


When creating and attaching the OC spreadsheet in SPEAR, you are prompted to complete the 


“Owners Corporation Details” screen for any new owners corporations created.  


This contains the same information the lodging party is supplying on the OC forms being


• Postal address for service of notices 


• purpose of the Owners Corporation 


• basis for the allocation of lot entitlement and liability


• & details of limitations or referred functions and obligations (where applicable) 


With all plans requiring an OC spreadsheet going forward, the process is being streamlined to 


stop duplication of information from both the surveyor and lodging party, which can sometimes 


conflict.


Registrar’s Requirements for Paper Conveyancing Transactions 


13.4 All Owners Corporation information for a Plan first signed by the Licensed Surveyor on or 


after 1 January 2020 must be submitted with the Plan by the Licensed Surveyor using the Excel 
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spreadsheet available in SPEAR
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Changes to Owners Corporation Additional Information (OCAI)


SPEAR release 5.7 (Scheduled for July 2023):


OCAI (OC1 & OC2 forms) provided by the lodging party will be phased out


For plans ‘released for lodgment’ after SPEAR release 5.7:


The required OCAI will be supplied by the applicant contact (Licensed Surveyor) when the 
Owners Corporation spreadsheet has been used
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Following the SPEAR Release 5.7 scheduled for this coming July.  The OC1 and OC2 forms 


provided by the lodging party will be phased out.


After the SPEAR release 5.7, For plans that have been ‘released for lodgment’ 


the required OCAI will be supplied by licensed surveyor when the Owners Corporation 


Spreadsheet has been used.


SPEAR will generate a supporting document using the “OC details” entered in SPEAR by 


the licensed surveyor.


Reducing the extra step of lodging parties providing the same information via the OC 


forms


SPEAR will prompt licensed surveyor to digitally sign the OC Details when the plan is 


ready to be released for lodgment. (the same when you sign the Abstract of Field 


Records and Surveyors Report etc.)


The only change for the licensed surveyor is that you will digitally sign the OCAI and be 


providing it to LUV to become the registered OCAI
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Changes to Owners Corporation Additional Information (OCAI)


The lodging party will continue to supply OCAI for plans:


• Already ‘released for lodgment’ by the applicant contact (licensed surveyor) when SPEAR release 
is implemented 


• Where the Owners Corporation data was not supplied by excel spreadsheet in SPEAR
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The lodging party will continue to supply OCAI for some plans, and SPEAR will prompt 


SPEAR ELN Subscribers when this is required. 


This includes:


• plans already released for lodgment by the surveyor when SPEAR Release 5.7 is 


implemented; and


• plans where the Owners Corporation data was not supplied in a spreadsheet


Note: Lodging party will continue to supply Owners Corporation Notification of Making 


Rules when lodged with the plan
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Changes to Owners Corporation Additional Information (OCAI)


OC dealings numbers (e.g. OC057961N) will no 
longer be generated


The OC Details supplied by the Licensed Surveyor in 
SPEAR will become the registered OCAI


The OCAI will be attached to plan instrument (e.g. 
PS839175K) and searchable on imaging when the 
plan is registered
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PS839175K


PS839175K


To further improve efficiency and reduce the amount of plan withdrawals from 


insufficient OC forms,


OCAI will no longer be allocated a dealing number and instead the OC details entered in 


SPEAR will generate a supporting document to be attached to the plan instrument when 


the plan is registered.


This supporting document will become the registered “OCAI”


On the OC Search Report the derivation for postal address for service of notices and the 


Additional Owners Corporation Information will no longer record an OC dealing (e.g. 


OC654321A) and instead will refer to the plan instrument (e.g. PS900500A) for public 


search


So instead of the OCAI being electronic instruments, they will become a supporting 


document that can be edited without the need for withdrawal of the plan.
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Changes to SPEAR


Changes will also be made to SPEAR to:


• Allow Licensed Surveyor to amend or update Owners Corporation details (OCAI) (i.e. postal 


address for service of notices) before the plan is lodged; and


• Enable LUV to requisition changes to OCAI after lodgment


• Plan will no longer require withdrawal by the lodging party to amend OCAI
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Other changes to SPEAR will allow the OC Details to be edited


You will be able to amend or update Owners Corporation Details (OCAI) such as postal 


address for service of notices before the plan is lodged 


LUV will also be able to requisition changes during examination, which means that the 


plan will no longer require withdrawal by the lodging party to amend or add required OC 


forms.
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Transition period after SPEAR release 5.7


There will be a transition period where the lodging party may be required to supply 
the OCAI


SPEAR will prompt licensed surveyor to digitally sign the OC Details when the plan is 
ready to be ‘released for lodgment’


The ‘released for lodgment’ notification sent by the SPEAR system will enable the 
lodging party to determine who is responsible to supply the OCAI
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There will be a transition period where lodging parties may still be required to supply 


the OCAI after the SPEAR release as mentioned earlier


However, if the surveyor is responsible for the OCAI, SPEAR will prompt you to digitally 


sign the OC details when the plan is ready to be released for lodgment. 


So you have the opportunity to update these details prior to ‘releasing for lodgment’


Lodging parties that are not a SPEAR ELN Subscriber can refer to the release for 


lodgment notification sent by the SPEAR to determine who is responsible for supplying 


OCAI


The OCAI’s supplied by the lodging party through the transition period will effectively be 


the same, except it will no longer be a separate OC dealing and will become a supporting 


document attached to the PS instrument 
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Summary of OCAI changes


OC forms provided by the lodging party will be phased out


OCAI will be provided by licensed surveyor via the OC Spreadsheet and the ‘Owners 
Corporation Details’ in SPEAR


The information provided in ‘Owners Corporation Details’ will be digitally signed and 
generate a supporting document to become the registered OCAI


OC dealings no longer created, the OCAI (supplied by surveyor or lodging party) will 
be attached to the plan instrument (PS number) for public search upon registration of 
the plan
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In summary, the changes for OCAI are that the OC forms provided by the lodging party 


will be phased out


The OCAI will be provided by licensed surveyor via the OC Spreadsheet and the ‘Owners 


Corporation Details’ screen in SPEAR


The information provided in ‘Owners Corporation Details’ screen will be digitally signed 


and generate a supporting document to become the registered OCAI


OC dealings will no longer created, the OCAI (whether supplied by surveyor or lodging 


party) will be attached to the plan instrument (PS number) for public search upon 


registration of the plan


While it’s a big change in process, the only additional task for the licensed surveyor is 


that you will be digitally signing the OCAI and providing it to LUV to become the 


registered OCAI


The overall time saving for lodgment and registration will be significant.
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Owners Corporation Details (OC Details) in SPEAR


• Address for services of notices (mandatory) 
(no PO Box or C/O)


• Purposes (mandatory)


• Basis for allocation of lot entitlement and lot 
liability (mandatory)


• Details of limitations (if applicable)


• Functions and Obligations (if applicable)


88


I will now go through the information in the Owners Corporation Details (OC Details) 


screen in SPEAR that you will be providing to LUV.


SPEAR will generate the OC Details screen based on the type of Owners Corporation 


(whether it’s unlimited or limited) in the OC Spreadsheet 


• Postal address for services of notices for the Owners Corporation.  


if there is an Owners Corporation manager appointed, this can be updated prior to 
released for lodgment.  


Noting that no PO Box or Care of addresses are to be used


I will go through purposes, basis for allocation of lot entitlement and liability, details of 
limitations and referred functions or obligations in the next slides.
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OC Details: Purpose of an Owners Corporation


Section 3 Subdivision Act 1988


Unlimited Owners Corporation means an owners corporation—


(a) that is specified as unlimited; and 


(b) whose purpose is to manage the land affected by the Owners Corporation (except 
the use of any common property affected by a limited owners corporation);


Limited Owners Corporation means an owners corporation—


(a) that is specified as limited; and 


(b) whose purpose is to manage the land affected by the Owners Corporation in 
accordance with specified limitations;
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Section 3 Subdivision Act 1988 provides the default definitions that apply to both 


unlimited and limited owners corporations.


Unlimited being one that is specified as unlimited; and 


whose purpose is to manage the land affected by the Owners Corporation (except the 


use of any common property affected by a limited owners corporation);


Limited Owners Corporation means an owners corporation, that is specified as limited; 


and


whose purpose is to manage the land affected by the Owners Corporation in accordance 


with the specified limitations;


At a minimum, the OC Details entered in SPEAR must reflect the default definitions as 


per the Subdivision Act 1988
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Notations – Owners Corporation Schedule 


• Other notations related to purpose may 
be specified on the OC Schedule and 
must be in accordance with Subdivision 
Act 1988 definitions 


• Additional “purposes” may be specified 
on the OC Schedule, however, will not 
be recorded on the OCAI or OC Search 
Report


• The OC Details in SPEAR become the 
registered OCAI
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Other notations related to purposes may be shown on the plan’s OC Schedule


However notations on the certified plan relating to additional purposes will not be 


recorded unless they are specified in the OC Details in SPEAR 


In this example, the Owners Corporation in Unlimited.  The purpose on the OC details 


must be in accordance with the Subdivision Act 1988 “to manage the land affected by 


the owners corporation”


Which an unlimited OC includes managing the common services 


However, you could add it as an additional purpose on the OC Details if you wanted to.  


As long as the default wording in on the OC Details
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Notations – Owners Corporation Schedule 


Overlapping Owners Corporations:    


use and ownership of common property is 
captured on the OC Search Report
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{Placeholder for screenshots}


An additional thing to note while we are talking about the Owners Corporation 


Schedule.


When there are overlapping Owners Corporations, the use and ownership of any 


common property should be shown on the OC Schedule.


These notations will continue to be recorded on the OC Search Report whether or not 


shown on the OC Schedule.


Other notations relating to members being affected by multiple owners corporations are 


no longer required as the folio states this information as to which owners corporations 


the lot is a member of
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OC Details: Basis for allocation of lot entitlement and lot liability


OCAI to specify how the lot entitlement and lot liability is allocated 27F(1)(b) 


in accordance with Section 27F(4) & (5) 


Drop down option in SPEAR will be updated:
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The basis for the allocation of lot entitlement and liability is to be supplied in the OC 


Details and must be allocated in accordance with 27F(4) and (5)


The drop down options will be updated in the SPEAR release.


You can select the appropriate option without the need to manually enter the data
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OC Details: Basis for allocation of lot entitlement and lot liability


This is an example of the pre populated text that will appear when you select “equal” 


allocation drop down option
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OC Details: Limited Owners Corporations


“whose purpose is to manage the land affected by the 


Owners Corporation in accordance with specified 
limitations”


Details of limitations are required when the limited Owners 
Corporation is not ‘limited to common property’


Purpose:


“The purpose of Owners Corporation 1 PS719077F is to manage the common 


services within the land affected by the owners corporation”


Details of limitations:


“Owners Corporation 1 Plan No. PS719077F is limited to the management and 


administration of the common services”
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For limited owners corporations, the details of limitations will need to be specified 


unless the Owners Corporation is “limited to common property”


Keeping in mind that a Limited Owners Corporation’s purpose is to manage the land 


affected by the Owners Corporation in accordance with the specified limitations


The details of limitations should suit their purposes. Therefore the specified limitation 


should reflect the purpose of the owners corporation.


For example, where the purpose is to manage the common services within the land 


affected by the owners corporation.


The details of limitations would be limited to the management and administration of the 


common services
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OC Details: Limited Owners Corporations


The OC Details supplied in SPEAR 
become the registered OCAI


Purposes specified on the OC Schedule 
will not be recorded however, should 
accord with the purpose provided in the 
OC Details


LUV may requisition if there is a 
significant conflict
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If a purpose has been specified on the certified plan’s OC Schedule, this should accord 


with the purpose provided in the OC Details screen


LUV may requisition if there is a significant conflict, but the general rule is that at a 


minimum the OCAI accords with the certified plan but it may also include additional 


purposes to that specified on the certified plan


Remembering you have the ability to edit the OC Details prior to releasing the plan for 


lodgment.


95







OFFICIAL


Owners Corporations and Other Acts Amendment Act 2021 


Replaced both Section 7 and 8 of the Owners Corporation Act with new section 7, 7A 
and 8


These sections outline the ‘five tier’ Owners Corporation categories


Prior to the changes of the Owners Corporation Act,


Section 8 stated Sections 48, 49, 50 and 51 do not apply to owners corporations that 
are ‘limited to common property’


Section 8 now states Sections 48, 49, 50 and 51 do not apply to services only owners 
corporations
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The Owners Corporations and Other Acts Amendment Act 2021 (section 5) replaced 


both section 7 and 8 of the Owners Corporation Act with new section 7, 7A and 8. 


These sections outline the new ‘five tier’ Owners Corporation categories


Prior to the changes of the Owners Corporation Act,


Section 8 stated that Sections 48, 49, 50 and 51 do not apply to “Limited to Common 


Property” Owners Corporations


Section 8 now states that those sections do not apply to ‘services only’ Owners 


Corporations.


There appears to be no reference to ‘limited to common property’ in the Owners 


Corporation Act.
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OC Details: Limited to Common Property Owners Corporations


Section 27G Subdivision Act 1988


A plan may specify an Owners Corporation is ‘limited to 
the common property’


Reg. 15(1)(b) - Subdivision (Registrar’s Requirements) 
Regulations 2021


The details of limitations are not required where ‘limited to 
common property’


Section 27C(3) Subdivision Act 1988


Purpose needs to refer to the use of the common property 
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What does that mean?


Section 27G Subdivision Act 1988 states you can create an Owners Corporation that is 


limited to the common property 


And the details of limitations are not required where the Owners Corporation is ‘limited 


to common property’ (as per the Regulations)


You can continue to create “limited to common property” owners corporations.  


In the OC Details screen, the details of limitations would be “not applicable” and the 


purpose will need to refer to the use of the common property as per Section 27C(3)


It will be up to the Owners Corporation to determine how this is applied  
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OC Details: Functions or obligations of a limited owners corporation


Where there are overlapping Owners Corporations in a plan and the limited Owners 
Corporation is delegating functions or obligations to be carried out or complied with 
by the unlimited Owners Corporation,


Both OC Details for the unlimited and limited need to be completed:


• Unlimited to accept functions or obligations on behalf of the limited owners 
corporation


• Limited to delegate functions or obligations to the unlimited owners corporation
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Where there are overlapping Owners Corporations in a plan and the limited Owners 


Corporation is delegating functions or obligations to be carried out or complied with by 


the unlimited Owners Corporation,


Both OC Details for the unlimited and limited need to be completed:


• Unlimited to accept functions or obligations on behalf of the limited owners 


corporation


• Limited needs to delegate functions or obligations to the unlimited owners 


corporation
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OC Details: Functions or obligations of a limited owners corporation
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When you are completing the “Owners Corporation Details” in SPEAR for both the 


unlimited and the limited, they would need to both be completed and accord
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Q: When phasing out the requirement for Lodging Parties to supply the OCAI, will the Lodging Party still have the 
opportunity to make alterations if necessary?


A: Yes.  After the SPEAR release, the OCAI will become a supporting document that can be requisitioned for 


amendments, whether supplied by the lodging party or licensed surveyor (LS).


For plans ‘released for lodgment’ by the applicant contact (LS) prior to the SPEAR release, the lodging party will 


supply the OCAI.


After the SPEAR release; 


The lodging party will continue to supply OCAI where the OC spreadsheet has not been used.


The applicant contact (LS) will supply and digitally sign the OCAI where the OC spreadsheet has been used


Q: Now on submitting an Application with an OC on SPEAR, you must put in the address of the OC, when 


it is not clear  what that address will be. Council also has not provided the new street numbers yet as 


this is done as part of application for certification. Can this part of the OC submission be reviewed?


A: The service of notice address for the Owners Corporation can be altered prior to releasing the


plan for lodgment.


Q&A: Owners Corporation Changes 
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Q: For a Limited Owners Corporation (OC), with no common property, can a statement limiting the OC to managing a 


single roof over the lots be accepted or would common property need to created to include the roof . 


A: A limited OC can be created with the purpose and limitation something like "to manage the common roof/building 


structure etc". If CP is created instead that’s is up to the discretion of the owner and Surveyor.


Q: Does having to address Additional Info' also include having to include Special Rules (which we don't get 


involved with)?


A: There is no change for Owners Corporation rules. The lodging party will continue to supply ‘Owners


Corporation Notification of Making Rules when lodged with the plan’. These continue to be lodged as a
separate dealing.


Q: Can you make an OC or more particularly the Common property it manages, a beneficiary in a 


restriction?


A: Only land can benefit from a restriction - the lots and/ or Common Property in an OC can be the 


beneficiaries but not the OC itself.


Q: By the Licenced Surveyor (LS) signing the new OCAI, is it placing the responsibility of the OC 


details on the LS?


A: Yes. When digitally signing the OC details the LS is responsible for the information added.


The Lodging Party is still responsible for the overall accuracy of the application.


Q: Does updating the OCAI for a certified plan of subdivision require the Plan to be recertified?


A: No


Q&A: Owners Corporation Changes 
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Shaping our
digital future 


Digital Examination 
Strategy Update


Jason Matthews 
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The goal of this update is to give a first look at the digital examination strategy LUV will 


be undertaking as a result of the Digital Twin Victoria “Faster Subdivision’ Workstream.


The workstream forms part of LUV’s overall ten year strategy to achieve a fully Digital 


Cadastral system. To begin I’ll give an overview of the related LUV digital transformation 


projects and show how the workstream fits in the bigger picture. 
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LUV digital transformation projects


Digital Twin Victoria (DTV)
Suite of digital project workstreams; including advanced imagery, disaster 


response, eComply automated assessment, Flagship “Digital Twin” Platform,  


DTV utilities and asset management, faster subdivision examination. 
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Firstly, A quick overview of what makes up the DTV program.


A grab bag of digital initiatives that improve dataset intelligence and analytics. It 


includes upgrades to imagery, disaster response, utilities and asset management as well 


as the flagship DTV platform.


Faster Subdivision Examination makes up “workstream 3” and it connects the worlds of 


ePlan and Digital Cadastre Modernisation. 
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LUV digital transformation projects


Digital cadastre modernisation (DCMP)
Digital processing of cadastral plans and surveys; automated maintenance 


of Vicmap Property; rich content; high spatial accuracy; new products


Digitisation of 4.2 million parcels now 


complete


Adjustment, Integration and Automation 


on track to upgrade Vicmap Property 


data


Focus of digitisation now on “Keep up” 


capture of registered plans as they 


happen!
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The Digital Cadastre Modernisation Project goal is to upgrade the digital mapbase for 


Victoria through the back capture of plans and surveys.


Once digitised they are ‘stitched’ together and subjected to a least squares adjustment. 


New digital cadastral fabric is then integrated with existing Vicmap data.


Automation has been put in place to ensure the mapbase is updated on the fly as new 


data is registered.


The capture of plans and surveys has uncovered lots of historical issues and errors in our 


cadastre and the DCM cadastral team has responded to well over 50 000 queries 


resulting from back capture.


Digitisation is complete and now has moved to “keep up” of plans as they are 


registered.
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LUV digital transformation projects


ePlan
Digital encoding and exchange of cadastral information; pre-population of 


data; automatic validation; supporting CAD file formats; progress towards 3D


ePlan Creation Service (Portal) Pilot 


completed in December


ePlan submissions slowly increasing


Improvements to SCFF and portal 


planned resulting from pilot feedback


SGV receiving great feedback through 


surveys and is planning engagement 


strategy
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The ePlan process with the Creation Service and the Single Cad File Format (SCFF) will be 


the way we submit plans in a digital world.


The recent pilot which was part of DTV workstream 3 finished in December and 


recommendations were made for improvements. 


Improvements to the portal and validations will also result from the faster subdivisions 


workstream which I will show later. 


The Surveyor General has recently ran a survey through the SPEAR system and has 


received valuable feedback form everyone. He will use this in his engagement strategy 


to help with digital uptake. 
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LUV digital transformation projects


Faster subdivision examination (Digital Twin Victoria)
Digital examination of subdivisions; faster registration timeframes, use of digital data 


in examination, enhance integrity of the cadastre; more consistent processes; 
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So where does the faster subdivisions workstream fit?


This is the future state/end result of the ten year digital cadastre strategy. (Path to a fully 


digital cadastral system)


A fully digital data driven cycle for cadastral information.


The WS projects concern the creation of digital plans and the streamlined examination 


and registration using digital data. They involve developing digital processes and 


workflows, using data for examination and populating title info, and training and 


knowledge management for the transition to digital.


106







Surveying and Spatial Seminar Series 2023
OFFICIAL


Faster Subdivisions:  Digital Examination Strategy


7 days


2 days
Discovery and Strategy


• A detailed analysis of examination steps, business rules and existing 


validations was undertaken, which identified requirements for digital 


processes and tools


• Identified use of digitised PDFs from DCMP providers for examination 


in addition to ePlans 


• Decision to incorporate examination tools into the ePlan platform for 


long term digital examination


Workstream Goals and Benefits


• Reduction in days from lodgment to registration 


• More streamlined examination processes using digital data and tools


• Benefits in developer holding costs and examination times
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The Overall goal of the workstream is the reduction of registration timeframes for 


subdivisions and enable smarter processes using digital data.


The benefits that we seek to deliver include reduced holding costs for developers and 


savings in time for examiners.


What’s happened so far in the project? The early work involved a deep dive into existing 


processes, current state of plans and pain points. A gap analysis of business rules against 


existing digital validations was also done.  This work also identified requirements for 


validation improvements as well as interactive digital examination tools.


Early on it was seen that there was an opportunity for leveraging existing systems from 


DCMP by back capturing PDFs and using their examination tools.


A short and long term approach was adopted. And it was decided that the tools could be 


incorporated into the ePlan portal for the long term. 


107







OFFICIAL


Digital Examination Group has been in up and running in Plan 


Branch since Mid 2022


Examiners have been receiving back captured PDFs and examining 


using QGIS (with LandXML2QGIS plugin) as well as ePlans as they are 


lodged


Digital examination, as well as DCMP “keep up” capture, is finding 


many unexpected issues and errors!


Gives everyone the opportunity to shift our mindsets to “digital”


ePlan portal examination tools in development, which will enable


wider rollout of digital examination


Faster Subdivisions:  Digital Examination Strategy
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The strategy that was developed out of this process included the setting up of a digital 


examination group in the plan branch (since mid 2022) and the back capturing of PDFs 


that these examiners could utilise, in addition to any ePlans being lodged. Feedback was 


given through this workstream for improvements to the ePlan system.


Examiners used the LandXML2QGIS plugin for QGIS to check back captured PDFs for 


mathematical errors as well as making measurements and comparisons.


What’s been found in both this process and the DCMP “keep up” is some interesting and 


unexpected errors that both might not have been found in surveyors QA or examination, 


or may be unique to the digital world.


It gives us the opportunity to shift our mindsets to Digital!


The next phase of this strategy will be the development of these tools in the ePlan 


portal which will enable wider rollout of digital examination.
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From the plan:


• Land location details, including Last Plan 
Reference


• Parcel Boundaries


• SPIs


• Areas


• Road names


Not captured: 


Building Boundaries, Easements, Restrictions, 
Owners Corporation details.


Digital Examination of PDFs: What is Captured?


109


To give you an idea of what is being captured for examination, these are the capture 


rules for DCMP data. 


In the first instance these rules will be used for capture of all PDFs as they are released 


for lodgment by the surveyor.


These captured PDFs will be used to update the proposed layer in Vicmap, but we will 


also use them for digital examination.
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Digital Examination of PDFs: What is Captured?


From the AFR: 


• Traverse information


• Radiations to adopt corners


• Radiations to survey marks


• Connections and boundaries not 
shown on the plan


Not captured: 


Fencing and offsets 


Note: Occupation that is a 
radiation to adopt or a reference 
mark will be captured
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Info from the AFR that is captured includes traverse information, radiations to adopts 


and survey marks as well as monument information for those marks. 


General occupation/fencing/offsets are not captured, however occupation info that is 


on a radiation to adopt or a reference mark will be captured
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Digital Examination of PDFs: What is Captured?


Resulting LandXML combines 
the boundary details from the 
Plan with the survey details 
from the AFR.


QGIS used in this case to display 
landXML. 


Error locations highlighted.
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This is the resulting landXML visualised in QGIS using the landXML2QGIS plugin. 


It is a combination of boundary info from the plan and survey from AFR. 


The QGIS plugin has identified any loop errors, and even highlighted likely sources of 


error where it can. 
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Thinking Digital: What can you do to help?


Some Examples of ‘Thinking Digital’ in PDFs:


Last Plan Reference (SPI)


• Ensure the parcels affected are clearly set 


out – including TPs


• This ensures matching of cancelled 


parcels


Contiguous connections


i.e. – no floating islands!
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So while we enter this new digital world, there are some things you can do in plan 


preparation that will help us transition.


These are some examples of specific capture issues from the ‘keep up’ capture in DCMP. 


Not something that will be requisitioned in PDF back capture, but may cause delays in 


examination in the future while we source info for capture.


As we all get more comfortable with digital data we will find more interesting issues to 


address!
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Digital Examination Concept: Building a Fabric


Multiple digital files can be 


imported and joined using 


common points: 


• Current plan


• Parent plan


• Abutting plan, source of datum


With raw data side by side, 


comparisons can be made 


between common points using 


original measurements.


Once we have digitised plans, a local fabric can be ‘stitched together’ for measurements 


and comparisons. (Pre-registered or even post registered, ePlan or PDFs). 


This is an early step to the future state. 
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Future Digital Examination Platform


• The examination platform will be 
attached to ePlan data 
viewer/‘portal’


• Will enable digital examination 
implementation for all LRS plan 
examiners (Both PDF and ePlan).


• Improvements such display of 
monument information and datum 
labels are in the works


• Foundation work will ready portal for 
external users to access and 
manipulate back captured raw 
digital data.
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The BAU examination platform will be attached to ePlan data viewer – ‘portal’


Will enable digital examination implementation for all LRS plan examiners (Both 


PDF and ePlan).


Interactive tools, display improvements for survey monuments, datum points and other 


info in ePlans and back captured PDFs are being developed. 


Once the legalities of providing digital data are settled this will become a platform for 


external users to prepare plans and survey work. *Future state!
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Q: Are roads / lanes going to be part of the DCMP? Also least squares adjustment of old TP's with warnings as to dimensions 


doesn't take into account road alignments and adopting Crown Boundaries. When will the DCMP consider this?


A: Roads and laneways will be captured if there is a parcel for them, but if there is no information there to capture (i.e. no parcel 
or crown land) existing data in Vicmap will be used. There may also be plans with errors, or old warning as to dimensions TPs 


can’t be captured and again in that case the existing Vic map data will be substituted in its place.


It's important to remember the outcome of DCM, with back capture, least squares adjustment and the stitching together 


of all those things is an upgrade to the digital cadastral map base. This will be a visualization of cadastral data in a way 


that approaches a more realistic view of that data if you went out and did a survey.


Q: Will occupation to ePlan be added over time?


A: It’s on the roadmap for the Digital Cadastre strategy to work out ways to show more and more survey information 


in the ePlan digital file. In ePlan we currently don’t have a way of visualizing occupation with offsets, but it’s entirely 


plausible that you can show a radiation to a fence in an ePlan and describe it as such.


Again, this is all in development and we understand the challenge of moving to a digital world when we want to 
keep all of the information that we got on our abstract of field records. We will find a way!


Q: If a later survey updates an alignment that was subject to an ePlan submission, is the earlier submission 


withdrawn or backward engineered to accord with the new alignment?


A: We will have some digital tools and will change the way we’re delivering plans into the office (as ePlans)


and way we search for info, but it’s not going to change the current processes surveyors do in terms of 


re-establishment.


Newer surveys will continue to update the cadastre as they do now regardless of PDF/ePlan format.


We’re not at the stage where we do automatic surveys based on the map base. DCM automation will 


update and adjust the digital representation of the mapbase only.


Q&A: Digital Examination Strategy Update 
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Q: Are you able to provide us any information about the 'Vicmap Survey’ email from Craig Sandy via email recently ?


A: An engagement workshop to determine what a Vicmap survey product is required from surveyors to complete that product 


has been organised. There is overlap with the digital examination work, as Vicmap survey functions will utilize back captured 
DCM landXML and ePlan files which will in turn form the Vicmap survey database. The digital examination concepts seen 


here today will be demonstrated at the workshop but are only foundational. Surveyors input will be sought after to take the 


functionality to the next level.


Q: When will NUA roads get a SPI number?


A: In the DCM capture, we found some parts of NUA that haven’t been covered by the SPI project. Some of  these parcels 


were fixed up as we found them, but some were discarded as there wasn’t enough information available to capture.


Q: With the imminent move to widespread ePlan lodgment and digital examination of plans are there any "scale" 


issues we will need to consider when computing and submitting PS' and AFR on MGA2020, to avoid overlaps /
clashes with other  abutting/ close by titles.


A: There have been questions raised in relation to these requirements but it’s not in the initial range of digital 


exam tools. It is on the radar for improvements.. Everything at the moment is a 2D representation as 


shown/captured on Plans and AFRs.


Q: Will the DCMP continue to complete the catch up capture or will this be dependent on the project.


A: The ultimate goal is to have 100% cadastral system including 3D plans/digital format (very early stages 


of this now). Until we get to that point we’re going to still have PDF plans in some form.


We are not capturing building boundaries or 3D plans. Only capturing outer site boundaries. 


Until we’re 100% digital there will have to be some form of capture.


Q&A: Digital Examination Strategy Update 
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Thank You! 


At LRS we are dedicated to improving our work processes 


and strengthening our connection to the surveying 


industry


Please send through any enquiries through to 


subdivision.branch@delwp.vic.gov.au


After reviewing the content of your query, we will allocate 


it to the most suitable officer  for a response. 


If your query is complex and you require a telephone 


call please set out all necessary details in the web form. 


Thank you. 
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© The State of Victoria Department of Environment, Land, Water 
and Planning 2023


This work is licensed under a Creative Commons Attribution 4.0 
International licence. You are free to re-use the work under that 


licence, on the condition that you credit the State of Victoria as 


author. The licence does not apply to any images, photographs or 
branding, including the Victorian Coat of Arms, the Victorian 


Government logo and the Department of Environment, Land, Water 


and Planning (DELWP) logo. To view a copy of this licence, visit 
http://creativecommons.org/licenses/by/4.0/ 


Disclaimer 


This publication may be of assistance to you but the State of Victoria and 


its employees do not guarantee that the publication is without flaw of any 
kind or is wholly appropriate for your particular purposes and therefore 


disclaims all liability for any error, loss or other consequence which may 


arise from you relying on any information in this publication.
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Webinar start Fiona Nguyen - Plan Branch Manager 10:00 am

Welcome & Introduction Susheila Vijendran
Manager Registry Operations 10 mins

Customer Information Bulletin Reminders Circe Venn
Specialist Plan Registration Officer 30 mins

Section 23 Subdivision Act 1988 Easement 
Dealings

Renato Marasco and Fay Fitton 
Specialist Plan Registration Officers 30 mins

Break 11:15 to 11:30 am

Cross Sections [Common Pitfalls] Randall McDonald 
Specialist Plan Registration Officer 30 mins

Section 32 Plans [Common Pitfalls] Ben Swayn
Specialist Plan Registration Officer 30 mins

Break 12:30pm to 1:00 pm

Owners Corporation Changes Danielle Godfrey
Specialist Plan Registration Officer 30 mins

Digital Examination Strategy Update Jason Matthews 
DTV Faster Subdivisions Lead 30 mins

Agenda

CV(0



Circe Venn

Specialist Plan Registration Officer

Customer Information 

Bulletin Review
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Customer Information Bulletin Review 

Page 4

Surveyor’s Reports

Provision of Overlay Diagrams

NICO and Encumbrance as to part

Excess Land in Plans of Subdivision 
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CIB214  - Surveyor’s Report Requirements
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CIB214  - Surveyor’s Report Requirements 

Victorian Cadastral Surveys Practice Directives

MUST be adhered to when submitting survey 

documentation to Land Registry Services (LRS). 
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https://www.land.vic.gov.au/surveying/cadastral-survey/practice-directives
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Licensed Surveyor’s Report Template

Page 7

The licensed surveyor’s report template available at: 

www.land.vic.gov.au>Surveying>CadastralSurvey>Practice Directives 

Can be used as a guide to the heading descriptions and 

the matters that should be addressed in the report

https://www.land.vic.gov.au/surveying/cadastral-survey/practice-directives
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Surveyor’s Report – CIB 214 

Page 8

Surveyor's Reports must provide comprehensive 

details as to how the land was re-established 

Key components:

Datum relationship

- Datum and Survey Comparisons 

Alignments and boundaries adopted

- How alignments and boundaries were adopted 

- If the adoptions are the same as the previous survey

- Justifications provided for differences to title/ previous 

survey 
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Surveyor's reports

Thank you to all Surveyors

Post CIB 214 (Dec 2021) and reminder 

in CIB 217, LRS has seen the benefits 

Page 9

5 

DAYS

Average rates Jan 2022 – Today 

No. of Days Stopped

Requisitions on Reports 

(monthly average)1%

% of all Survey based cases 

requisitioned 2%
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Surveyor’s Report Common Requisitions 

Survey information used/perused

- All information used must be quoted in this section, especially where it is referred to in the 

boundary/ alignment comments of the report.

Need for amendment of the title diagram

- If title dimensions have been altered, then this comment MUST state the reasoning

Currency conditions  

- Where the survey is more than 2 years old, the report must attest to the currency 

conditions as set out in 6.1.2 of the Victorian Cadastral Surveys Practice Directives

- Often required as a result of the lodging party not lodging in a timely manner 
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https://www.land.vic.gov.au/surveying/cadastral-survey/practice-directives
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Surveyor’s Report Common Requisitions 

Road abuttals not previously known to title 

- A comment in the surveyors report is required and justification for the road abuttal

Some options how to introduce a road abuttal 

1. Letter from Council

1. States that the land is a road within the meaning of the Road Management Act 2004

2. Road is known as a public highway 

1. Road vested in council on a Plan of Subdivision 

2. Road labelled as public highway on parish plan

3. Government Gazette proclaiming the road as a public highway 

3. Road is a Government Road 

4. Subject road is encumbered by rights of way in favour of the land in the plan 

5. Road is owned by council

6. VICROADS declares road is an “Arterial Road” under sec. 14(1) RMA 2004 by notice or Government 

Gazette 
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CIB217 – Additional Information on the Abstract of Field Records 

LRS recommends that additional information be added to the AFR by the LS to facilitate 

faster examination.  

Page 12

The following information can be 

added:

- comparisons 

(i.e., T/S, T+ or T-)

- the same alignment or adopt 

corner 

- identifying the original survey for 

reference marks or pegs 

- the relationship between survey 

marks
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Overlay diagrams
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Overlay diagrams 

CIB 217 – Request from LRS for overlay diagrams to be provided for;

NICO

ALL plans under the Subdivision Act 1988 subdividing or creating Not in Common Ownership 

(NICO) folios require the provision of an overlay diagram

Plans lodged without overlay diagrams after 1 November 2022 will be requisitioned during examination.

Encumbrance ‘as to part’ 

Request for any plan under the Subdivision Act 1988 where existing encumbrances (covenants, 

restrictions, caveats, etc.) affect part of the land in the plan

The provision of these overlays has significantly reduced examination time.
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NICO Overlay Diagrams

ALL plans under the Subdivision Act 1988 subdividing

or creating Not in Common Ownership (NICO) folios 

require the provision of an overlay diagram

Overlay Requirements

• Displays the new subdivisional parcels 

• Depicts the location of the parent Title Boundaries

Supporting spread sheet 

• Can be used in complex cases to support the overlay 

diagram

• Identifies the parent folio(s) of the Register for the new 

parcels. 

Available on Land Victoria Website: 

Guide: What is a NICO Subdivision Act 1988 
Page 15

https://www.land.vic.gov.au/land-registration/fees-guides-and-forms#:~:text=Guide%3A%20What%20is,Subdivision%20Act
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Spread sheet example 

Page 16

New Parcel (s) Parent Title 

1 - 9 Vol.98765 Fol.321

2 Vol.98765 Fol.321

3 Vol.98765 Fol.321

4 Vol.98765 Fol.321

5 Vol.98765 Fol.321

6 Vol.98765 Fol.321

7 Vol.98765 Fol.321

8 Vol.98765 Fol.321

9 Vol.98765 Fol.321

10 Vol.98765 Fol.321 Vol.12345 Fol.678

11 Vol.98765 Fol.321 Vol.12345 Fol.678

A Vol.98765 Fol.321 Vol.12345 Fol.678

R1 Vol.98765 Fol.321 Vol.12345 Fol.678

NICO Overlay Diagrams
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NICO Overlay Diagrams

Page 17

New Parcel Parent Title 

B
a
s
e
m

e
n
t 

1 v.12345 f.678

2 v.12345 f.678

3 v.12345 f.678

4 v.12345 f.678

5 v.98765 f.321

6 v.98765 f.321

7 v.98765 f.321

8 v.98765 f.321

9 v.98765 f.321

10 v.98765 f.321

11 v.98765 f.321

A v.12345 f.678

CP1 v.98765 f.321 v.12345 f.678

G
ro

u
n
d
 

1 v.98765 f.321

2 v.98765 f.321

3 v.98765 f.321

4 v.98765 f.321

5 v.98765 f.321

6 v.98765 f.321

7 v.98765 f.321

8 v.98765 f.321

9 v.98765 f.321

10 v.98765 f.321 v.12345 f.678

11 v.98765 f.321 v.12345 f.678

A v.98765 f.321 v.12345 f.678

CP1 v.98765 f.321 v.12345 f.678
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Encumbrance ‘as to part’ Overlay Diagrams

Provision of overlay diagrams for encumbrances 

as to part 

LRS requests that surveyors provide an overlay diagram 

(like those provided for plans involving NICO folio(s)) for 

encumbrances ‘as to part’. 

For any plan under the Subdivision Act 1988 where 

existing encumbrances (covenants, restrictions, 

caveats, etc.) affect part of the land in the plan.

The overlay diagram will help identify which new folio(s) are 

affected by the encumbrance(s) as to ‘whole’ or ‘part’. 

Page 18

Covenant 

M12345 

Mortgage CBA

AL987654X 
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Overlay Diagrams - SPEAR

SPEAR - Uploading 

Upload all overlay diagrams;

• Through SPEAR

• ‘Add NICO/Encumbrance Overlay Diagram’.  
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Overlay Diagrams – Lodging Parties  

Involving the Lodging Party 

• Please supply the overlay (and spread sheet) to the Lodging Party before the lodgment 

of the plan under the Subdivision Act 1988 and subsequent transfer(s)

• If there is a different lodging party for the transfer(s), they too should be provided with 

these documents 

• It is the responsibility of the lodging party for the transfer(s) to ensure that the correct 

NICO folios are identified in the transfer(s).
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Excess land and Plans of Subdivision 
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Excess land – CIB 213 (Aug 2021) 

Guideline ratio of ‘1 in 100’

Limit of the total area of excess land which can be taken up in a plan under the Subdivision Act 1988

- Must be based on mature occupation 

- Cannot be created solely to match with the permitted ‘1 in 100’

- Must be taking up only excess or hiatus land

- Cannot affect another title 

Page 22

1: 100 =
𝑇𝑜𝑡𝑎𝑙 𝐴𝑅𝐸𝐴 𝑜𝑓 𝑡ℎ𝑒 𝑒𝑥𝑐𝑒𝑠𝑠 /ℎ𝑖𝑎𝑡𝑢𝑠 𝑙𝑎𝑛𝑑 𝑏𝑒𝑖𝑛𝑔 𝑡𝑎𝑘𝑒𝑛 𝑢𝑝

𝐴𝑅𝐸𝐴 𝑜𝑓 𝑡ℎ𝑒 𝐴𝑝𝑝𝑙𝑖𝑐𝑎𝑛𝑡′𝑠 𝑒𝑥𝑖𝑠𝑖𝑡𝑛𝑔 𝑝𝑎𝑟𝑐𝑒𝑙
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Excess land – CIB 213 (CIB 213 Aug 2021) 

Parcel boundaries NOT subject to the ‘1 in 100’ guideline:

- Crown boundaries; or

- common boundaries with approved abutting surveys where it can be shown that they 

define parcel boundaries.

These can continue to be adopted in plans under the Subdivision Act 1988. 
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Excess land – Acceptable 

Acceptable – Where the total area of excess/hiatus 

land is less than a 1 in 100 ratio

1: 100 =
𝑇𝑜𝑡𝑎𝑙 𝐴𝑅𝐸𝐴 𝑜𝑓 𝑡ℎ𝑒 𝑒𝑥𝑐𝑒𝑠𝑠 /ℎ𝑖𝑎𝑡𝑢𝑠 𝑙𝑎𝑛𝑑 𝑏𝑒𝑖𝑛𝑔 𝑡𝑎𝑘𝑒𝑛 𝑢𝑝

𝐴𝑅𝐸𝐴 𝑜𝑓 𝑡ℎ𝑒 𝐴𝑝𝑝𝑙𝑖𝑐𝑎𝑛𝑡′𝑠 𝑒𝑥𝑖𝑠𝑖𝑡𝑛𝑔 𝑝𝑎𝑟𝑐𝑒𝑙

=
21.66+27

7219
=

48.66

7219

= 𝟎. 𝟎𝟎𝟕 𝐱𝟏𝟎𝟎 = 𝟎. 𝟕𝟎

Total excess land being taken up = 0.70 in 100

Less than max limit of 1 in 100 = Acceptable
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Excess land – Acceptable 

Unacceptable – Where the total area of 

excess/hiatus land exceeds the allowable limits of a 1 

in 100 ratio

1: 100 =
𝑇𝑜𝑡𝑎𝑙 𝐴𝑅𝐸𝐴 𝑜𝑓 𝑡ℎ𝑒 𝑒𝑥𝑐𝑒𝑠𝑠 /ℎ𝑖𝑎𝑡𝑢𝑠 𝑙𝑎𝑛𝑑 𝑏𝑒𝑖𝑛𝑔 𝑡𝑎𝑘𝑒𝑛 𝑢𝑝

𝐴𝑅𝐸𝐴 𝑜𝑓 𝑡ℎ𝑒 𝐴𝑝𝑝𝑙𝑖𝑐𝑎𝑛𝑡′𝑠 𝑒𝑥𝑖𝑠𝑖𝑡𝑛𝑔 𝑝𝑎𝑟𝑐𝑒𝑙

=
44.4+42

7219
=

86.4

7219

= 𝟎. 𝟎𝟐 𝐱𝟏𝟎𝟎 = 𝟏. 𝟏𝟗𝟕

Total excess land being taken up = 1.2 in 100

Exceeds max limit of 1 in 100 = Unacceptable
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Excess land – Amendment Applications 

Where the area added by adopting mature occupation results in an increase in the area 

within the parcel boundaries by more than ‘1 in 100’, it should be addressed by an 

appropriate amendment application under the Transfer of Land Act 1958 (TLA).

If there are any issues or concerns relating to the boundaries 

lodge an application early 

LRS will expedite associated TLA applications to precede plans of subdivision
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Resources 

Page 27

•Refer to land.vic.gov.au to read our latest guides, 

•Make sure you subscribe to the Customer 
Information Bulletins to keep up to date for latest 
reminders, guides and information

•Sign up for the bulletins

•Contact us https://www.land.vic.gov.au/contact-us

https://www.land.vic.gov.au/land-registration/customer-information-bulletins/sign-up-for-bulletins
https://www.land.vic.gov.au/contact-us
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Q: Council are not legally obligated to provide an abuttal letter. Any legal change to this?
A: As of now, there is no legal obligation for the Council to provide an abuttal letter. However, it is important to note 
that introducing an abuttal is not mandatory either. If the Council cannot provide the necessary letter to justify the 
introduction of a road abuttal, please consider the alternative options detailed here in this presentation. If the 
surveyor's report cannot appropriately justify and address the road abuttal, it may not be feasible to introduce it.

Q: (to ESU) - Could ePlan "visualise" the Overlay Diagram/Spreadsheet as a by-product of the ePlan capture?
A: We have a validation rule to identify NICO plans -
https://www.spear.land.vic.gov.au/spear/help/pages/ePlan/02_plan_metadata.htm#VR108
ePlan includes both geometrical and textual information for lots and restrictions and the ePlan data 
viewer provides surveyors and examiners the ability to visualise the layer intersections. We have the 
information required to create a by-product during the ePlan process in a future enhancement.

Q: Do lodging parties also have access to this information about NICO titles?
A: Yes everyone has access to the Customer Information Bulletins through the Land Use Victoria
Website. Also available on the website is a guide to What is NICO? which provides further 
information on not in common ownership (NICO) titles created from plans of subdivision or 
consolidation.

Q&A: Customer Information Bulletin Review
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https://www.spear.land.vic.gov.au/spear/help/pages/ePlan/02_plan_metadata.htm#VR108
https://www.land.vic.gov.au/land-registration/for-professionals/understanding-plans-of-subdivision-and-consolidation:~:text=What%20is%20NICO%3F%20(DOCX%2C%20164.5%20KB)
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Q: Does the 1/100 ratio also apply when taking excess to adopt a previously surveyed boundary?
A: Common boundaries with approved abutting surveys that define parcel boundaries are not subject to the ‘1 in 100” 
guideline. However, mature occupation may still need to be considered.

If you have any specific queries on a boundary, please send them through to subdivision.branch@delwp.vic.gov.au

Q: Given the 1:100 guideline, application surveys are required to deal with any excess or hiatus taken up over 
this guideline. Is there any way to speed up the registration of the TLA application so that it does not 
materially affects the planning application timelines.
A: It is encouraged to amend title by the appropriate TLA application and lodge as early as possible to give 
ample time for approval. However if there is a following subdivision you can request the TLA application be 
expedited, with the supporting evidence that there will be a following plan of subdivision

Q: How do we access the CIB information?
A: To access the Bulletins visit the Land Use Victoria Website, also available through this link
Customer Information Bulletins 
You can also sign up for the bulletins here sign up for bulletins

Q&A: Customer Information Bulletin Review
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mailto:subdivision.branch@delwp.vic.gov.au
https://www.land.vic.gov.au/land-registration/customer-information-bulletins
https://www.land.vic.gov.au/land-registration/customer-information-bulletins/sign-up-for-bulletins


Fay Fitton & Renato Marasco 

Specialist Plan Registration Officers

Section 23 Subdivision Act 

1988 Easement Dealings
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Section 23 Subdivision Act 1988 Easement Dealings

Page 31

• Approximately half of all easement dealings lodged with Land Use Victoria are 
requisitioned in SPEAR.

• When amendments are required, the instrument may need to be withdrawn or 
be refused at lodgment causing delay and additional cost. 

• Major plan amendments require consent of council further adding to 
registration times
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Section 23 Subdivision Act 1988 Easement Dealings

The creation/removal/variation of 

easements using the provisions of Section 

23 Subdivision Act 1988 must be directed 

by a relevant planning permit or planning 

scheme and be clearly expressed in the 

purpose of the plan.
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Section 23 Subdivision Act 1988 Easement Dealings

Common Issue

• Plan lodged as a Removal of Easement

• Purpose of plan: To remove easement E-1….

• Grounds of removal: Planning Permit 

No.P555/2023

• Easement information table shows an attempt 

to CREATE a new easement using the provisions 

of 12(1) Subdivision Act 1988 which is NOT 

possible in a Section 23 Subdivision Act Plan

• Section 12(1) Subdivision Act 1988 can only 

be used to create easements in a Plan of 

Subdivision or Consolidation

• All creations/removals/variations of easement in 

a Section 23 Subdivision Act plan must be 

directed by the planning permit.
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Plan requires MAJOR amendment to:

• Plan heading: “Plan of Creation and Removal of 

Easement”

• Purpose of plan: “Remove E-1 and Create E-2”

• Grounds for both Removal and Creation in Planning 

Permit

• Note: the Planning Permit number must be shown in 

“Grounds for Creation and Removal” notation. The 

Planning Permit No. in the Certification panel is not 

sufficient

• Council consent required

• There may be implications with council regarding what 

the planning permit directs

• If the intention is not to create the new easement E-2, 

then the entry must be removed from the Easement 

Information Table (council consent required)

Resultant LUV Requisitions: Plan
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Electronic Instrument 

• Must be withdrawn by the Lodging Party in order to 

correct the dealing type in SPEAR, which generates 

the correct application form (i.e.. Creation and 

Removal).

• The correct dealing type in SPEAR also generates the 

correct dealing type in VOTS which is recorded 

against the folio history.

• The lodging party must then re-lodge the dealing.

• The dealing type that Surveyor chooses at the 

beginning of the SPEAR application dictates the form 

for the lodging party. Selecting the correct dealing type 

from the beginning avoids withdrawal to correct the 

instrument.

Resultant LUV Requisitions: Instrument
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WITHDRAWN
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Section 23 easement dealings are the only dealing the lodging party can change the application form for prior to 

lodgment

Section 23 Electronic Instruments
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Other Considerations: Easement Purposes

• Customer Information Bulletin (CIB) No. 213 

August 2021 [see land.vic.gov.au].

• Purposes not acceptable in Section 23 

Subdivision Act 1988 or Section 45 Transfer of 

Land Act 1958 (TLA) easement dealings:

• Pipelines or Ancillary Purposes (Section 136 

Water Act 1989)

• Powerline (Section 88 Electricity Industry Act 

2000)

• Section 146 Gas Industry Act 2001

• Purpose on the plan accords with purpose on 

instrument (collaborating with Lodging Party)
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Electricity Industry Act 2000

Water Act 1989
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Other Considerations: Easement Purposes

Other Considerations to reduce Requisitions

• Acceptable easement purposes guide on LUV 

website [land.vic.gov.au]

• Ensure purposes that require further 

qualification (i.e.. “Group 2”) are qualified in 

the easement information table 

• i.e.. “Water Supply (underground pipeline)”

• “Transmission of Electricity (overhead 

powerline)”]
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The lodging party must also record the qualification

in the instrument (45 TLA)
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Other Considerations: Easement Diagrams

Other Considerations to reduce Requisitions

• CIB No. 192 [June 2020]

• Plans supporting creations of easements must 

show existing easements when the new 

easement being created overlaps or crosses an 

existing easement. 

• For complex creations of easements LUV may 

request a substitute plan sheets for title diagram 

purposes.

• When creating easements over multiple folios 

with different title diagrams, the easement must 

be fixed in accordance with each individual folio’s 

dimensions.
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Q: Referral authorities are often not aware that they cannot ask for an easement to be created when the application is only to remove an 
easement. What can be done?
A: This could be a great opportunity for the surveyor to have further conversations with council as to the implication when it is added 
under 12(1) and the creation does not form part of the application or planning permit.

Q: Under a Section 45 creation of easement what is the justification for LUV requiring council permission for any easement relating to 
movement? 
A: Section 73B Transfer of Land Act 1958 (TLA) confirms that we need a consent for carriageway easements when we're creating 
easements under section 45 TLA. 
The act only specifically references carriageway easements, however, we take the view that footway or way could be a form of 
carriageway. Thus consent is requested to be provided for those also. When we create  and remove carriageways under 23 
Subdivision Act 1988 we do not require consent because it is certified by Council.

Q: What options are there to remove an easement within in a Plan of Consolidation?
A:  If the removal is to be completed as an “other purpose” of the PC it can use provisions of 23 Subdivision Act 1988 (with 
planning permit) or grounds for removal can be through sec. 6(1)(k) Subdivision Act 1988 by agreement of all interested parties.
This is not an exhaustive list and it depends upon how the original easement was created. 

Q: Can the various Acts and Regulations be amended so that the same easement purposes names can be used?
A: This would be wonderful, however, until such a time comes along, we will continue to have different acceptable purposes 
for each of the Acts.

Q: Do we need to show existing easements in sec 23 creation of easement plans if the easements do not overlap? 
A: Currently if the easements do not cross over or overlap, there is no requirement to show these on the creation of 
easement plan.

Q&A: Section 23 Subdivision Act 1988 Easement 

Dealings
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Q: If an easement is required for a Plan of Subdivision, that needs to encumber land outside the Subdivision to service the land in the Plan, 
what options can facilitate this?

A: Depending on the specific circumstances there are a few options that can create an easement over land outside the Plan of Subdivision: 
- A section 45 TLA creation of easement or a section 23 sub. act creation of easement could be lodged to precede the plan of 

Subdivision.
- If the servient land is also in the same ownership as the land in the Plan of Subdivision,  section 98 of the TLA can be used to 

create any easement purpose under section 98 TLA in favour of all the lots on the new plan of subdivision.

Q: Can a restriction be varied on a Plan of Subdivision as an 'Other Purpose'

A: Yes it can be listed as an “other purpose” of the plan and it requires sufficient grounds (such as a planning permit) to be 
quoted.

Q: When a road is being created on a plan of subdivision and vested in Council, and carriageway easements fall within the new
road, can these easements be removed as an other purpose of the plan, with grounds being Schedule 5, Clause 14(a) of the Road
Management Act 2004?

A: If there is a notation on the plan stating the carriageway easement that is now contained within Road R1 is removed vide 
Schedule 5 Clause 14 Road Management Act 2004, then we would accept that.

Q: Is there a way to vary an existing easement if it not stated in the planning permit? i.e. a powerline easement from 11m to
14m without removing or adding new easements?

A: Currently, if you want to vary an easement without a planning permit as an additional purpose of a Plan of Subdivision/
Consolidation, an alternative option could be to consider Section 6(1)(k) Subdivision Act 1988 (by agreement of all 
interested parties).

Q&A: Section 23 Subdivision Act 1988 Easement 

Dealings
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Q&A: Section 23 Subdivision Act 1988 Easement 

Dealings

Page 42

Q: If the removal of an easement that has multiple origins, or multiple layers of the easement over the same land, created through 
transfers and reservations, for the same purpose, do we need to specify all the easements reserved back to the unencumbered fee?

A: For any removal it is important to be specific in your purpose and clearly identify that all easements will need to be removed.
If there are multiple creations of easement over the same portion of land, it is important to show your purpose clearly, to express what 
is required to be removed.

Consider if it is required to remove all easements that affect the land shown as E-1 on the Title Plan. Or is it desired to just remove a 
specific layer created in a specific instrument of the easement shown as E-1.

Q: Are there some easement purposes that are acceptable in a Plan of Subdivision or Consolidation but not in a 
section 23 creation of easement dealing, when both are created under the Subdivision Act 1988?

A: Yes. Easement purposes for;
- “pipelines or ancillary purposes” as defined by sec. 136 of the Water Act 1989
- “powerline” as defined by sec. 88 of the Electricity Industry Act 2000
- Purposes as defined by section 146 of the Gas Industry Act 2001

Are only acceptable within a Plan of Subdivision or Consolidation, based on the legislation in each of the above (see slide 37).
For further acceptable easement purposes under the Subdivision Act 1988 please refer to the document on the Land Victoria 
website Acceptable easement purposes doc

Q: Can an easement with the purposes of “powerline” under sec 88 of the Electricity Industry Act 2000 be created in a
section 23 creation of easement if it is required as part of a referral of a subdivision?

A: ONLY if evidence of the proposed subdivision is provided (such as the subdivision is awaiting certification in SPEAR),
yes a section 23 can create an easement for purposes of “powerline” under sec. 88 of the Electricity Industry Act 2000

https://www.land.vic.gov.au/land-registration/for-professionals/understanding-plans-of-subdivision-and-consolidation:~:text=Acceptable%20easement%20purposes%20(DOC%2C%20735.5%20KB)
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Randall McDonald

Specialist Plan Registration Officer

Cross Sections and 

Typical Notations
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Cross Sections

Page 45

Background

Requirement 

Options 
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Background

Stratum:

46



OFFICIAL

Background
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Background

Strata:
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Background
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Requirement

Regulations:
Section 11(5): Subdivision (Registrar’s Requirements) Regulations  2021
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Requirement

Practicality

Do we know the upper and lower boundaries of all the parcels in 

the plan?
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Requirement 

Once a cross section is required for a Plan of Subdivision,

ALL PARCELS on that plan must have their upper and lower 
boundaries defined 

Do we know all of the upper and lowers of the parcels?

- Show the parcels in section 

OR

- Define the parcel by notation 
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Options

All the sections

Sections through each parcel and 

change of level

A A
A

’

A
’

B’B B’B

DIAGRAM 2:

FIRST LEVEL

DIAGRAM 1:

GROUND LEVEL
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Options

Typical Notations

What is the section really typically showing?

54



OFFICIAL
55

Options

TYPICAL FOR LOTS 

ON THIS LEVEL
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Options

TYPICAL FOR X ALSO

A
’

A
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Options

TYPICAL FOR LOTS 
MARKED X

TYPICAL FOR LOTS 

MARKED # ON GROUND 

LEVEL   

#

TYPICAL FOR THOSE 

PARTS MARKED * *
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Options

TYPICAL FOR LOTS 
MARKED X

TYPICAL FOR LOTS MARKED 

# ON GROUND LEVEL   

#

#

#

#
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Options

TYPICAL FOR LOTS 
MARKED X

TYPICAL FOR THOSE 

PARTS MARKED * 

*

*

*
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Ben Swayn 

Specialist Plan Registration Officer

Section 32 Plans

(Common Pitfalls)
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General things to consider:

• NICO situations where Common Property forms part of the plan

• Every action occurring must be spelled out in the Purpose

• Consider existing building boundaries

• Regulations notation may be required! – Reg. 11(15).

Section 32 Plans
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Applicants in Section 32 Plans

When preparing plans under Section 32, consideration 

must be given to who the Applicant will be, and 

consents that may be required.
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Applicants in Section 32 Plans: Unanimous Resolution 

Owners Corporation as Applicant:

Can proceed with little or no limitations, as Unanimous Resolution is supplied.

Consents are still required from all interested parties if Common Property is 

being reduced or removed!
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Applicants in Section 32 Plans: Without Unanimous Resolution 

Registered Proprietor(s) as Applicant:

Can only do the following:

1) Subdivide, consolidate, or alter lots owned by the Applicant(s). – Sec. 32AI(1)

2) Create new Common Property and associated Limited Owners Corp. – Sec. 32AI(1A)

- Consideration must be given to overlapping OCs.

3) Incorporate land into the subject lot(s), provided the area is less than 10% of the lot(s) to 

be consolidated – Sec. 32AI(1)(c)
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Applicants in Section 32 Plans: Without Unanimous Resolution 

Registered Proprietor(s) as Applicant:

Can NOT do the following:

1) Affect Common Property or other lots in any manner, including their Entitlement or 

Liability. – Sec. 32AI(1)(a),(b)

2) Remove land from any Owners Corporation. – Sec. 32AI(1)

3) …or do anything else requiring Unanimous Resolution! – Sec. 32(a)–(m)
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Applicants in Section 32 Plans: Without Unanimous Resolution 

Section 32AI(1A):

When creating new Common Property, bear in mind:

1) The OC created for the new Common Property must be a Limited OC.

2) The subject land must already be in an Unlimited Owners Corporation – Sec. 27D

3) The new Common Property will vest in that Unlimited Owners Corporation.

- If the land is only in a Limited OC, Section 32AI cannot create new Common Property.
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3

4

5

4

5

3A 3B

OC1: Limited

Lots 2,3,4 & CP1

OC1: Unlimited

Lots 2,3,4 & CP1

OC1: Unlimited

Lots 2, 3A, 3B, 4-5,

CP1 & CP2

OC2: Limited

Lots 3A, 3B & CP2

Creating new Common Property: Overlapping OCs
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Common Pitfalls: Accidentally removing land from an OC

Care must be given when dealing with overlapping Owners Corporations.

If the subject folios are in different overlapping OCs, it is not possible to proceed 

without unanimous resolution if this has the effect of removing land from an Owners 

Corporation.
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Land cannot be removed from any Owners 

Corporation without the involvement of that OC 

(by means of Unanimous Resolution, and Owners 

Corporation as Applicant for the plan).
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Overlapping OCs and Section 32AI (Reg Prop as Applicant)
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2A (PT)

2
A

 (
P

T
)

1A
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Land currently in OC2

Land remains in OC2

This land is being 

removed from OC2  

Original Plan Desired outcome  

Section 32 Example 1 

Owners Corporation SCHEDULE 

OC2 (Limited)

Lot 2, Lot 3 and Common Property no. 1

Owners Corporation SCHEDULE 

OC2 (Limited)

Lot 2A, Lot 3 and Common Property no. 1



OFFICIAL

Section 32 Example 1 

71

Without Unanimous Resolution 

(Proprietors as Applicant)

Does not satisfy Section 32AI

2A (PT)

2
A

 (
P

T
)

1A

Original Plan Desired outcome  

Owners Corporation SCHEDULE 

OC1

Lot 2, Lot 3 and Common Property no. 1

Owners Corporation SCHEDULE 

OC1

Lot 2A, Lot 3 and Common Property no. 1

With Unanimous Resolution 

(Owners Corporation as Applicant)
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Section 32 Example 2

Original Plan Desired outcome  

Owners Corporation SCHEDULE 

OC1 OC2

Everything in the plan Lots 201-204 & CP2

Owners Corporation SCHEDULE 

OC1 OC2

Everything in the plan Lots 201A, 202-204 & CP2
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Section 32 Example 2

Original Plan Desired outcome  

Owners Corporation SCHEDULE 

OC1 OC2

Lots G1-G3, 101-105 & CP1 Lots 201-204 & CP2

Owners Corporation SCHEDULE 

OC1 OC2

Lots G1-G3, 101-104, 105A & CP1 Lots 201A, 202-204 & CP2

Without Unanimous Resolution 

(Proprietors as Applicant)

Does not satisfy Section 32AI

With Unanimous Resolution 

(Owners Corporation as Applicant)



OFFICIAL

Summary 

Be mindful of the land in the OC, not just the Lots – particularly with 

overlapping OCs.

Be mindful of the existing OC structure – if it is Limited, Common Property 

cannot be created without Unanimous Resolution.

Only actions explicitly permitted by Section 32AI can be done without 

Unanimous Resolution!
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Q: Who would be the applicant on a sec. 32 where land outside a plan is required to be included into an existing Owners Corporation 
(OC) and unanimous resolution is provided

A: The Owners Corporation for the plan and the registered proprietor of the land to be included into the OC.
Please also note: Sec 5 (3) - a person who wishes to have a plan registered must ... submit the plan to council for certification

Q: Just confirming that land cannot be taken out of CP No 2 (affected by a limited OC) without the consent of 
OC No 1 (unlimited)?
A: If common property no. 2 is affected by both OC1 (unlimited) and OC2 (limited to Common Property) then NO, CP2 
cannot be affected/reduced without the unanimous resolution of OC1.
OC1 owns CP2 and therefore must provide the unanimous resolution and be the applicant. Also noting, when reducing
common property, additional consents from all interested parties of all the land affected by the OC is required.

Lots (affected by a limited OC2) can be removed from OC2 where they are also members of OC1 (unlimited) by 
unanimous of OC2 so long as common property is not affected.

Q: Can a “car park” be added to the land affected by the Owners Corporation if the area of the “car park” 
was less than 10% in area of the lot it is being added to?

A: If the “car park” is a lot (or part lot) on a plan that is not affected by any Owners Corporation (i.e. that lot is 
not a member of an Owners Corporation). Then yes it can be completed without unanimous resolution of the 
Owners Corporation, as long as it is less than 10% in area of the lot(s) it is being added to/ subdivided with. 

If the “car park” is a lot (or part lot) on a plan that is affected by an Owners Corporation then it must be 
considered whether land is being removed from any Owners Corporation(s). 

Land cannot be removed from an Owners Corporation without unanimous resolution.
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Q: What situations would it be appropriate to create a Limited (OC1) as the first OC in a plan? Should they be unlimited as a rule?
A: If there is ever a chance of future development of the plan,  then an Unlimited OC being created first will eliminate any future 
overlapping OC issues. 
By creating a limited OC upfront any future creation of common property would require unanimous resolution of OC1 and a 
restructure of the Owners Corporations. This usually involves creating an unlimited OC and merging /dissolving the existing 
limited OC in order to satisfy section 27D of the Subdivision Act 1988.

Q: To confirm, a “retail” lot (in OC1 & OC3) cannot swap a “car park” with a “residential” lot (in OC1 & OC2) without 
unanimous resolution?
A: Yes. Land cannot be removed from an Owners Corporation without unanimous resolution of the OC.
If a subdivision is dealing with overlapping OCs , land can not be removed from an OC and added to another, 
without unanimous resolution of the Owners Corporation.
Land has been removed from the OC and therefore falls under Sec. 32(c) requiring unanimous resolution to
alter the boundaries of any land affected by the owners corporation. 
The action of removing and adding land is not authorised by Sec. 32AI.
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Q&A: Section 32 Plans [Common Pitfalls]
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Danielle Godfrey

Specialist Plan Registration Officer

Owners Corporation 

Changes
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Owners Corporation changes

Page 79

Changes to how Owners Corporation Additional Information (OCAI) is provided

Changes to SPEAR & transition period

Owners Corporation Details
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Owners Corporation Additional Information (OCAI)

Currently, when an Owners Corporation is created in a plan:

• The Owners Corporation Additional Information (OCAI) is 

provided by the Lodging party (OC1/OC2 form)

• Allocated dealing number at lodgment (e.g. OC057961N)

• Instrument recorded on the OC Search Report and 

searchable on imaging when the plan is registered
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Owners Corporation Additional Information (OCAI)

For plans signed from 1st January 2020:

• Owners Corporation Schedule attached 

using excel spreadsheet in SPEAR

• Owners Corporation Details (OC Details) 

completed by licensed surveyor when 

attaching the excel spreadsheet
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Changes to Owners Corporation Additional Information (OCAI)

SPEAR release 5.7 (Scheduled for July 2023):

OCAI (OC1 & OC2 forms) provided by the lodging party will be phased out

For plans ‘released for lodgment’ after SPEAR release 5.7:

The required OCAI will be supplied by the applicant contact (Licensed Surveyor) when the 

Owners Corporation spreadsheet has been used
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Changes to Owners Corporation Additional Information (OCAI)

The lodging party will continue to supply OCAI for plans:

• Already ‘released for lodgment’ by the applicant contact (licensed surveyor) when SPEAR release 

is implemented 

• Where the Owners Corporation data was not supplied by excel spreadsheet in SPEAR

83



OFFICIAL

Changes to Owners Corporation Additional Information (OCAI)

OC dealings numbers (e.g. OC057961N) will no 

longer be generated

The OC Details supplied by the Licensed Surveyor in 

SPEAR will become the registered OCAI

The OCAI will be attached to plan instrument (e.g. 

PS839175K) and searchable on imaging when the 

plan is registered

Page 84
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Changes to SPEAR

Changes will also be made to SPEAR to:

• Allow Licensed Surveyor to amend or update Owners Corporation details (OCAI) (i.e. postal 

address for service of notices) before the plan is lodged; and

• Enable LUV to requisition changes to OCAI after lodgment

• Plan will no longer require withdrawal by the lodging party to amend OCAI
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Transition period after SPEAR release 5.7

There will be a transition period where the lodging party may be required to supply 

the OCAI

SPEAR will prompt licensed surveyor to digitally sign the OC Details when the plan is 

ready to be ‘released for lodgment’

The ‘released for lodgment’ notification sent by the SPEAR system will enable the 

lodging party to determine who is responsible to supply the OCAI
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Summary of OCAI changes

OC forms provided by the lodging party will be phased out

OCAI will be provided by licensed surveyor via the OC Spreadsheet and the ‘Owners 

Corporation Details’ in SPEAR

The information provided in ‘Owners Corporation Details’ will be digitally signed and 

generate a supporting document to become the registered OCAI

OC dealings no longer created, the OCAI (supplied by surveyor or lodging party) will 

be attached to the plan instrument (PS number) for public search upon registration of 

the plan
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Owners Corporation Details (OC Details) in SPEAR

• Address for services of notices (mandatory) 

(no PO Box or C/O)

• Purposes (mandatory)

• Basis for allocation of lot entitlement and lot 

liability (mandatory)

• Details of limitations (if applicable)

• Functions and Obligations (if applicable)
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OC Details: Purpose of an Owners Corporation

Section 3 Subdivision Act 1988

Unlimited Owners Corporation means an owners corporation—

(a) that is specified as unlimited; and 

(b) whose purpose is to manage the land affected by the Owners Corporation (except 

the use of any common property affected by a limited owners corporation);

Limited Owners Corporation means an owners corporation—

(a) that is specified as limited; and 

(b) whose purpose is to manage the land affected by the Owners Corporation in 

accordance with specified limitations;
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Notations – Owners Corporation Schedule 

• Other notations related to purpose may 

be specified on the OC Schedule and 

must be in accordance with Subdivision 

Act 1988 definitions 

• Additional “purposes” may be specified 

on the OC Schedule, however, will not 

be recorded on the OCAI or OC Search 

Report

• The OC Details in SPEAR become the 

registered OCAI
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Notations – Owners Corporation Schedule 

Overlapping Owners Corporations:    

use and ownership of common property is 

captured on the OC Search Report
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OC Details: Basis for allocation of lot entitlement and lot liability

OCAI to specify how the lot entitlement and lot liability is allocated 27F(1)(b) 

in accordance with Section 27F(4) & (5) 

Drop down option in SPEAR will be updated:
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OC Details: Basis for allocation of lot entitlement and lot liability
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OC Details: Limited Owners Corporations

“whose purpose is to manage the land affected by the 

Owners Corporation in accordance with specified 

limitations”

Details of limitations are required when the limited Owners 

Corporation is not ‘limited to common property’

Purpose:

“The purpose of Owners Corporation 1 PS719077F is to manage the common 
services within the land affected by the owners corporation”

Details of limitations:

“Owners Corporation 1 Plan No. PS719077F is limited to the management and 
administration of the common services”
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OC Details: Limited Owners Corporations

The OC Details supplied in SPEAR 

become the registered OCAI

Purposes specified on the OC Schedule 

will not be recorded however, should 

accord with the purpose provided in the 

OC Details

LUV may requisition if there is a 

significant conflict
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Owners Corporations and Other Acts Amendment Act 2021 

Replaced both Section 7 and 8 of the Owners Corporation Act with new section 7, 7A 

and 8

These sections outline the ‘five tier’ Owners Corporation categories

Prior to the changes of the Owners Corporation Act,

Section 8 stated Sections 48, 49, 50 and 51 do not apply to owners corporations that 

are ‘limited to common property’

Section 8 now states Sections 48, 49, 50 and 51 do not apply to services only owners 

corporations
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OC Details: Limited to Common Property Owners Corporations

Section 27G Subdivision Act 1988

A plan may specify an Owners Corporation is ‘limited to 

the common property’

Reg. 15(1)(b) - Subdivision (Registrar’s Requirements) 

Regulations 2021

The details of limitations are not required where ‘limited to 

common property’

Section 27C(3) Subdivision Act 1988

Purpose needs to refer to the use of the common property 
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OC Details: Functions or obligations of a limited owners corporation

Where there are overlapping Owners Corporations in a plan and the limited Owners 

Corporation is delegating functions or obligations to be carried out or complied with 

by the unlimited Owners Corporation,

Both OC Details for the unlimited and limited need to be completed:

• Unlimited to accept functions or obligations on behalf of the limited owners 

corporation

• Limited to delegate functions or obligations to the unlimited owners corporation
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OC Details: Functions or obligations of a limited owners corporation
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Q: When phasing out the requirement for Lodging Parties to supply the OCAI, will the Lodging Party still have the 
opportunity to make alterations if necessary?
A: Yes.  After the SPEAR release, the OCAI will become a supporting document that can be requisitioned for 
amendments, whether supplied by the lodging party or licensed surveyor (LS).

For plans ‘released for lodgment’ by the applicant contact (LS) prior to the SPEAR release, the lodging party will 
supply the OCAI.

After the SPEAR release; 
The lodging party will continue to supply OCAI where the OC spreadsheet has not been used.
The applicant contact (LS) will supply and digitally sign the OCAI where the OC spreadsheet has been used

Q: Now on submitting an Application with an OC on SPEAR, you must put in the address of the OC, when 
it is not clear  what that address will be. Council also has not provided the new street numbers yet as 
this is done as part of application for certification. Can this part of the OC submission be reviewed?
A: The service of notice address for the Owners Corporation can be altered prior to releasing the
plan for lodgment.

Q&A: Owners Corporation Changes 
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Q: For a Limited Owners Corporation (OC), with no common property, can a statement limiting the OC to managing a 
single roof over the lots be accepted or would common property need to created to include the roof . 
A: A limited OC can be created with the purpose and limitation something like "to manage the common roof/building 
structure etc". If CP is created instead that’s is up to the discretion of the owner and Surveyor.

Q: Does having to address Additional Info' also include having to include Special Rules (which we don't get 
involved with)?
A: There is no change for Owners Corporation rules. The lodging party will continue to supply ‘Owners
Corporation Notification of Making Rules when lodged with the plan’. These continue to be lodged as a
separate dealing.

Q: Can you make an OC or more particularly the Common property it manages, a beneficiary in a 
restriction?
A: Only land can benefit from a restriction - the lots and/ or Common Property in an OC can be the 
beneficiaries but not the OC itself.

Q: By the Licenced Surveyor (LS) signing the new OCAI, is it placing the responsibility of the OC 
details on the LS?
A: Yes. When digitally signing the OC details the LS is responsible for the information added.
The Lodging Party is still responsible for the overall accuracy of the application.

Q: Does updating the OCAI for a certified plan of subdivision require the Plan to be recertified?
A: No

Q&A: Owners Corporation Changes 
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Shaping our
digital future 

Digital Examination 
Strategy Update
Jason Matthews 
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Surveying and Spatial Seminar Series 2023
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LUV digital transformation projects

Digital Twin Victoria (DTV)
Suite of digital project workstreams; including advanced imagery, disaster 
response, eComply automated assessment, Flagship “Digital Twin” Platform,  
DTV utilities and asset management, faster subdivision examination. 
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LUV digital transformation projects

Digital cadastre modernisation (DCMP)
Digital processing of cadastral plans and surveys; automated maintenance 
of Vicmap Property; rich content; high spatial accuracy; new products

Digitisation of 4.2 million parcels now 
complete

Adjustment, Integration and Automation 
on track to upgrade Vicmap Property 
data

Focus of digitisation now on “Keep up” 
capture of registered plans as they 
happen!
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LUV digital transformation projects

ePlan
Digital encoding and exchange of cadastral information; pre-population of 
data; automatic validation; supporting CAD file formats; progress towards 3D

ePlan Creation Service (Portal) Pilot 
completed in December

ePlan submissions slowly increasing

Improvements to SCFF and portal 
planned resulting from pilot feedback

SGV receiving great feedback through 
surveys and is planning engagement 
strategy
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LUV digital transformation projects

Faster subdivision examination (Digital Twin Victoria)
Digital examination of subdivisions; faster registration timeframes, use of digital data 
in examination, enhance integrity of the cadastre; more consistent processes; 
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Faster Subdivisions:  Digital Examination Strategy

7 days

2 days
Discovery and Strategy
• A detailed analysis of examination steps, business rules and existing 

validations was undertaken, which identified requirements for digital 
processes and tools

• Identified use of digitised PDFs from DCMP providers for examination 
in addition to ePlans 

• Decision to incorporate examination tools into the ePlan platform for 
long term digital examination

Workstream Goals and Benefits
• Reduction in days from lodgment to registration 
• More streamlined examination processes using digital data and tools
• Benefits in developer holding costs and examination times
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Digital Examination Group has been in up and running in Plan 
Branch since Mid 2022

Examiners have been receiving back captured PDFs and examining 
using QGIS (with LandXML2QGIS plugin) as well as ePlans as they are 
lodged

Digital examination, as well as DCMP “keep up” capture, is finding 
many unexpected issues and errors!

Gives everyone the opportunity to shift our mindsets to “digital”

ePlan portal examination tools in development, which will enable
wider rollout of digital examination

Faster Subdivisions:  Digital Examination Strategy
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From the plan:
• Land location details, including Last Plan 

Reference
• Parcel Boundaries
• SPIs
• Areas
• Road names

Not captured: 
Building Boundaries, Easements, Restrictions, 
Owners Corporation details.

Digital Examination of PDFs: What is Captured?
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Digital Examination of PDFs: What is Captured?

From the AFR: 
• Traverse information
• Radiations to adopt corners
• Radiations to survey marks
• Connections and boundaries not 

shown on the plan

Not captured: 
Fencing and offsets 

Note: Occupation that is a 
radiation to adopt or a reference 
mark will be captured
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Digital Examination of PDFs: What is Captured?

Resulting LandXML combines 
the boundary details from the 
Plan with the survey details 
from the AFR.

QGIS used in this case to display 
landXML. 

Error locations highlighted.
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Thinking Digital: What can you do to help?

Some Examples of ‘Thinking Digital’ in PDFs:

Last Plan Reference (SPI)
• Ensure the parcels affected are clearly set 

out – including TPs
• This ensures matching of cancelled 

parcels

Contiguous connections
i.e. – no floating islands!
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Digital Examination Concept: Building a Fabric

Multiple digital files can be 
imported and joined using 
common points: 
• Current plan
• Parent plan
• Abutting plan, source of datum

With raw data side by side, 
comparisons can be made 
between common points using 
original measurements.
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Future Digital Examination Platform

• The examination platform will be 
attached to ePlan data 
viewer/‘portal’

• Will enable digital examination 
implementation for all LRS plan 
examiners (Both PDF and ePlan).

• Improvements such display of 
monument information and datum 
labels are in the works

• Foundation work will ready portal for 
external users to access and 
manipulate back captured raw 
digital data.
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Q: Are roads / lanes going to be part of the DCMP? Also least squares adjustment of old TP's with warnings as to dimensions 
doesn't take into account road alignments and adopting Crown Boundaries. When will the DCMP consider this?

A: Roads and laneways will be captured if there is a parcel for them, but if there is no information there to capture (i.e. no parcel 
or crown land) existing data in Vicmap will be used. There may also be plans with errors, or old warning as to dimensions TPs 
can’t be captured and again in that case the existing Vic map data will be substituted in its place.
It's important to remember the outcome of DCM, with back capture, least squares adjustment and the stitching together 
of all those things is an upgrade to the digital cadastral map base. This will be a visualization of cadastral data in a way 
that approaches a more realistic view of that data if you went out and did a survey.

Q: Will occupation to ePlan be added over time?
A: It’s on the roadmap for the Digital Cadastre strategy to work out ways to show more and more survey information 
in the ePlan digital file. In ePlan we currently don’t have a way of visualizing occupation with offsets, but it’s entirely 
plausible that you can show a radiation to a fence in an ePlan and describe it as such.

Again, this is all in development and we understand the challenge of moving to a digital world when we want to 
keep all of the information that we got on our abstract of field records. We will find a way!

Q: If a later survey updates an alignment that was subject to an ePlan submission, is the earlier submission 
withdrawn or backward engineered to accord with the new alignment?

A: We will have some digital tools and will change the way we’re delivering plans into the office (as ePlans)
and way we search for info, but it’s not going to change the current processes surveyors do in terms of 
re-establishment.
Newer surveys will continue to update the cadastre as they do now regardless of PDF/ePlan format.
We’re not at the stage where we do automatic surveys based on the map base. DCM automation will 
update and adjust the digital representation of the mapbase only.
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Q: Are you able to provide us any information about the 'Vicmap Survey’ email from Craig Sandy via email recently ?

A: An engagement workshop to determine what a Vicmap survey product is required from surveyors to complete that product 
has been organised. There is overlap with the digital examination work, as Vicmap survey functions will utilize back captured 
DCM landXML and ePlan files which will in turn form the Vicmap survey database. The digital examination concepts seen 
here today will be demonstrated at the workshop but are only foundational. Surveyors input will be sought after to take the 
functionality to the next level.

Q: When will NUA roads get a SPI number?

A: In the DCM capture, we found some parts of NUA that haven’t been covered by the SPI project. Some of  these parcels 
were fixed up as we found them, but some were discarded as there wasn’t enough information available to capture.

Q: With the imminent move to widespread ePlan lodgment and digital examination of plans are there any "scale" 
issues we will need to consider when computing and submitting PS' and AFR on MGA2020, to avoid overlaps /
clashes with other  abutting/ close by titles.

A: There have been questions raised in relation to these requirements but it’s not in the initial range of digital 
exam tools. It is on the radar for improvements.. Everything at the moment is a 2D representation as 
shown/captured on Plans and AFRs.

Q: Will the DCMP continue to complete the catch up capture or will this be dependent on the project.

A: The ultimate goal is to have 100% cadastral system including 3D plans/digital format (very early stages 
of this now). Until we get to that point we’re going to still have PDF plans in some form.

We are not capturing building boundaries or 3D plans. Only capturing outer site boundaries. 
Until we’re 100% digital there will have to be some form of capture.

Q&A: Digital Examination Strategy Update 

Page 116



Thank You! 

At LRS we are dedicated to improving our work processes 
and strengthening our connection to the surveying 
industry

Please send through any enquiries through to 
subdivision.branch@delwp.vic.gov.au

After reviewing the content of your query, we will allocate 
it to the most suitable officer  for a response. 
If your query is complex and you require a telephone 
call please set out all necessary details in the web form. 
Thank you. 
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