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CIRCULAR TO PROFESSIONAL INSTITUTES 
 
 
 
Who Should Know 
 
Developers, architects and engineers 
 
Effective Date 
 
With effect from 11 May 2015 
 
 
 
ENVELOPE CONTROL GUIDELINES FOR LANDED HOUSING 
 
 
 
1. URA will introduce a new set of envelope control guidelines to guide the redevelopment of 

landed houses. URA’s existing landed housing guidelines have played a significant role in 
shaping the streetscape and safeguarding the amenity of Singapore’s landed housing 
estates. The new guidelines are a response to changing lifestyle needs, and are formulated 
with inputs from landed house owners and professionals from the building industry. We had 
piloted the new guidelines on a landed housing area in Sembawang Greenvale. 

 
2. The new envelope control guidelines will simplify the existing guidelines and provide 

developers and homeowners more flexibility in the design of landed housing while 
safeguarding the low-rise character of landed housing estates. 

 
3. The new guidelines adopt a volumetric approach, where the allowable building massing of 

landed houses is guided by the permissible building envelope. The latter serves as a three-
dimensional limit within which a landed house can be designed. It is determined by a 
combination of setbacks from the road and common plot boundaries, as well as the 
allowable height for the house. Figure 1 shows the envelope control for two and three-storey 
landed houses. They have an overall height of 12.0 m and 15.5 m for two and three-storey 
landed houses respectively, with the topmost floor being 3.5 m high and set back from the 
front and rear building facade1 as defined by the 45 degree line. 

 
 
 
 
 
 

                                              
1 URA will evaluate each case individually to minimise dis-amenity to the neighbouring properties. 



 
 
Figure 1 

 
 
4. Within the building envelope, homeowners will now have flexibility to deviate from the 

existing planning guidelines to configure the interior space of their homes. The existing 
planning guidelines on the attic profile, basement protrusion, third storey setback and floor-
to-floor height will no longer apply. For instance, homeowners can now vary floor to ceiling 
height to have a mix of spacious and compact spaces. They can also design the attic without 
the sloping roof and the basement to have more protrusion above ground, which will let in 
more ventilation and light. Annex A provides a pictorial overview of the new envelope control 
guidelines. 

 
5. The envelope control guidelines are meant to guide only the main building. Hence, landed 

houses will continue to be subject to existing guidelines on other building features and 
appendages such as car porches, roof eaves and reinforced concrete ledges. In addition, 
the requirements of other agencies, especially those relating to construction standards and 
safety, will continue to apply. As the envelope control guidelines are not intended to promote 
intensification, houses should continue to keep to the two-storey or three-storey height 
control applicable to the respective landed estates. This will continue to safeguard the 
character of our landed estates. 

 
Implementation 
 
6. We will be extending the new envelope control guidelines to all landed houses2 island-wide. 

They will supersede the existing guidelines for proposals involving new erection or major 
reconstruction works to landed houses. However, minor Additions & Alterations (A&A) works 
to existing landed houses which were approved under the existing guidelines will continue 
to be evaluated under the existing guidelines. 

 
7. To give the industry sufficient notice of the change, the new guidelines will take effect three 

months from the date of this circular, i.e. from 11 May 2015, for all relevant applications 

                                              
2 The envelope control guidelines will be applicable to all types of landed housing, including strata 

housing and Good Class Bungalows. 



involving new erection or reconstruction of landed housing developments. Only formal 
development applications (excluding Outline Applications) submitted before the effective 
date of 11 May 2015 that have been granted Provisional Permission or will result in a 
Provisional Permission will not be subjected to the new guidelines3. 

 
8. URA can also accept development applications from applicants who wish to adopt the new 

envelope control guidelines during the three-month grace period. 
 
Revised plan lodgment scheme for landed houses undertaking new 
erection/reconstruction 
 
9. Under the existing Plan Lodgment Scheme for landed houses, home owners are allowed to 

submit their landed homes for lodgment without the need to apply for planning permission, 
as long as they comply fully with the lodgment criteria. Applicants may submit proposals 
under the new guidelines for lodgment from 11 May 2015 onwards as long as the proposal 
satisfies the following new lodgment criteria: 

 
a. Insertion of mezzanine or floors that do not exceed the allowable storey height control 

within the designated landed housing estates; 
 
b. Introduction of raised basement of not more than 1m from the existing ground level on 

all sides; and 
 
c. Compliance with the existing lodgment criteria as shown in Annex B. 

 
10. Proposals that do not satisfy the above lodgment criteria will need to be evaluated by URA 

through the submission of a development application. 
 
11. I would appreciate it if you could convey the contents of this circular to the relevant members 

of your organisation. If you or your members have any queries concerning this circular, 
please call our Development Control Group (DCG) Enquiry Line at Tel: 6223 4811 or email 
us at ura_dcd@ura.gov.sg. For your information, past circulars and guidelines are available 
at our website http://www.ura.gov.sg. 

  
Thank you. 
 
 
HAN YONG HOE 
GROUP DIRECTOR (DEVELOPMENT CONTROL) 
for CHIEF EXECUTIVE OFFICER 
URBAN REDEVELOPMENT AUTHORITY

                                              
3 Development applications submitted before the effective date of 11 May 2015 resulting in an Advice or 

Refusal of Written Permission (RWP) will be evaluated based on the revised guidelines upon 
resubmission after the Advice or RWP. 

mailto:ura_dcd@ura.gov.sg
http://www.ura.gov.sg/




ANNEX B 
 
Lodgment Criteria: 
 

a) the proposal is on land zoned "residential" in the Master Plan; 

b) the proposal is located within the designated landed housing estates, but excluding 
Conservation and Good Class Bungalow Areas; 

c) the proposal does not consist of State land; 

d) there is an existing house which has been demolished, or an existing house which is to 
be demolished and replaced by the proposed landed dwelling house on the 
development plot; 

e) the proposal is for the redevelopment of an existing house standing on one or more 
distinctive lots each with its own legal cadastral boundary (i.e. no part-lots are involved); 

f) the proposal will result in a landed dwelling house which stands on every lot within the 
development plot; 

g) the development plot abuts a public road allowing direct access; 

h) the operations will result in a landed dwelling house of the same housing type as the 
existing or demolished landed dwelling house; 

i) any proposed earth-fill must not result in the level of any part of the development plot 
exceeding the abutting land by more than 1m; 

j) no part of the existing landed dwelling house consists of unauthorised works; 

k) the development proposal complies with all planning intentions and guidelines including 
minimum plot size, plot width, building setback, site coverage, etc. 

l) a Qualified Person is to be appointed for the works; 

m) clearances from other technical authorities (including LTA) are obtained by the Qualified 
Person; and 

n) submission of a declaration and plans (for record) to Development Control Group (URA) 
that the development works (including new & existing works retained) have complied 
with all planning and other technical requirements. 

o) if any existing structures to be retained and any new works proposed cannot fully 
comply with current planning guidelines and other lodgment requirements, these works 
will have to be submitted for planning approval using Form DC 3. 

p) No structures or other uses are proposed on the rooftop (for building which has reached 
maximum storey height control) 

 


