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19.3 MAJOR AMENDMENT PACKAGE (04/20): MEDIUM DENSITY RESIDENTIAL ZONE CODE 
REVIEW 

Objective Reference:   

Authorising Officer: Louise Rusan, General Manager Community & Customer Services 

Responsible Officer: David Jeanes, Group Manager City Planning & Assessment  

Report Author: Michael Beekhuyzen, Principal Strategic Planner  

Attachments: 1. Major Amendment Package (04/20): Medium Density Residential 
Zone Code Review (Parts 1 and 2)   

2. Development Feasibility Assessment (CDM Smith)   
3. Scenario Testing and Review of Amended Medium Density 

Residential Zone Code (Urbis)   
4. Draft Planning Scheme Policy 7: Multiple Dwelling Design Guide    

The Council is satisfied that, pursuant to Section 254J(3) of the Local Government Regulation 2012, 
the information to be received, discussed or considered in relation to this agenda item is: 

(e) legal advice obtained by the local government or legal proceedings involving the local 
government including, for example, legal proceedings that may be taken by or against 
the local government.  

PURPOSE 

For Council to consider the contents of the City Plan Major Amendment Package (04/20): Medium 
density residential code review.  

BACKGROUND 

At the General Meeting on 13 May 2020 Council resolved to: 

1. Commence a major amendment (Medium Density Review) to the City Plan that reflects the 
findings and recommendations of the medium density residential code review, in accordance 
with Part 4, Clause 16.1 of the Minister’s Guideline and Rules under the Planning Act 2016. 

2. Endorse the recommendations, as outlined in Attachment 2, to inform the proposed major 
amendment of City Plan.  

3. Ensure the major amendment is supported by further scenario testing and economic viability 
assessment.  

4. Maintain the report and attachments as confidential until such time that the amendment 
package is released for public consultation, subject to Council and Ministerial approval. 

ISSUES 

Major Amendment Package (04/20): Medium density residential zone code review  

Major Amendment Package (04/20): Medium density residential zone code review (the major 
amendment package) has been prepared in line with the findings and recommendations contained 
in Confidential Item 19.1 of the Council General Meeting on 13 May 2020.  
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The major amendment package includes: 

An amended medium density residential (MDR) zone code. 

Other consequential amendments to the City Plan, including: 

o Amended low medium density residential (LMDR) and tourist accommodation zone codes. 
o Introduction of new administrative definitions for a townhouse and apartment. 
o Other amendments to the City Plan required to reflect the above amendments.  

It should be noted that one of the key recommendations of the medium density residential code 
review was to bring the Multiple Dwelling Design Guide into the City Plan as a new Planning 
Scheme Policy. This recommendation is, however, not proposed to be progressed through this 
report and the major amendment package. Council adoption of the new policy will instead be 
considered in the future Council report that seeks Council adoption of the major amendment 
package following state interest review. The reason for holding the new policy until following State 
interest review is that the new policy is not required to undergo State interest review. The new 
policy is only required to be publicly consulted on. By holding the new policy until a future Council 
report, unnecessary State review and comments will be avoided.   

The major amendment package has been prepared using the following three-step process shown 
in the chart below. 

 
The amended MDR zone code has been subject to independent development feasibility testing, 
scenario testing and review. Six (6) new illustrations have also been prepared and included in the 
amended MDR code to visually assist with the interpretation of the code’s outcomes.  

The following sections of this report outline the approach undertaken for development feasibility 
and scenario testing and the findings of such testing (the feasibility and scenario testing reports 
are attached for further information).  

The key changes proposed to the MDR zone code are then outlined and grouped into the six (6) 
recommendations contained in Attachment 2 of the 13 May 2020 General Meeting report. 

The six (6) recommendations are as follows: 

Recommendation 1: Improved coordination of assessment criteria. 

Recommendation 2: Refinement of existing assessment criteria. 

Step 1
• Amend the MDR zone code based on the recommendation of the 13 May 2020 

Council Report

Step 2
• Provide the amended MDR zone code to independent consultants for development 

feasibility and scenario testing

Step 3
• Finalise the amended MDR zone code based on the findings of development 

feasibility and scenario testing. 
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Recommendation 3: Introduce new assessment criteria. 

Recommendation 4: Incorporating the Multiple Dwelling Design Guide into the City Plan 
(except for the new Planning Scheme Policy).  

Recommendation 5: New administrative definitions. 

Recommendation 6: Proposed amendments to the LMDR zone to ensure alignment with 
revised MDR zone code. 

Approach of development feasibility and scenario testing 

Prior to development feasibility and scenario testing, the existing MDR zone code of the City Plan 
was amended in line with the recommendations of the 13 May 2020 General Meeting report.  

Acceptable Outcomes 

To allow for development feasibility and scenario testing, the amended MDR zone code included a 
range of revised acceptable outcomes. This approach allowed the testing of the quantifiable 
acceptable outcomes. It should be noted that an applicant may seek an alternative outcome to the 
acceptable outcome in the MDR zone code through a development application and, provided the 
corresponding performance outcome is met, would receive approval. It is, however, not possible 
to test the qualitative performance outcomes.  

Table 1 below provides a summary of the tested acceptable outcomes.  
TABLE 1: SUMMARY OF AMENDED MDR ZONE CODE ACCEPTABLE OUTCOMES FOR FEASIBILITY AND 
SCENARIO TESTING 
OUTCOME Multiple 

dwelling type 
Acceptable outcome 

DWELLING 
DIVERSITY 

Apartment Apartment development involving 5 or more dwellings ensures that 40% of 
dwellings have a different number of bedrooms than other dwellings 

Townhouse Townhouse development involving 5 or more dwellings ensures that 20% of 
dwellings have a different number of bedrooms than other dwellings 

SITE COVER Apartment 50% 
Townhouse 60% 

SETBACKS Apartment  Front  
4m to balcony and 6m to building wall for 3 storey building 
6m to balcony and 8m to wall for 4 or more storey building 

Side 
3m up to 3 storey building 
4m for 4 storey or greater building 

Rear 
6m to building wall for a 3 storey building  
8m to building wall for a 4 or more storey building.  

Townhouse Front  
3m to building wall and 5.5m to garage 

Side 
Built to boundary does not exceed 4.5m in height and 9m in length along 
any one boundary. 
1.5m for building wall up to 4.5m in height 
2m for building wall up to 7m in height 
2.5m plus 0.5m for every 3m of part thereof by which the building 
exceeds 7.5m 
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TABLE 1: SUMMARY OF AMENDED MDR ZONE CODE ACCEPTABLE OUTCOMES FOR FEASIBILITY AND 
SCENARIO TESTING 

Rear 
3m  

LANDSCAPING Apartment 
and 
Townhouse 

20% of site area, including 10% deep planting areas with a minimum 
dimension of 4m  

COMMUNAL 
OPEN SPACE 

Apartment 10 or more dwellings provides 15% of the site area or a minimum of 100m2 
(whichever is greater) as communal open space with 10% or 75m2 located on 
ground level. 

Townhouse 20 or more dwellings provides a minimum of 5% of the site area or a 
minimum area of 50m2 (whichever is greater) as communal open space.  

Lot size 

The development feasibility and scenario testing included a range of scenarios focusing on MDR 
zoned lots between 700m2 and 1600m2. It should be noted that the development feasibility 
testing is only relevant to the particular scenario and lot size tested. For example, while a multiple 
dwelling development may not be feasible on a 700m2 lot it may be feasible on a larger lot of 
900m2.  

The lot size range of 700m2 to 1600m2 for testing was chosen based on the spatial analysis 
presented in the 13 May 2020 General Meeting report that identified a high proportion of lots in 
the MDR zone are relatively small. It was noted that a significant proportion (49%) of MDR zoned 
lots are below 700m2. However, lots of this size were not tested as they were considered to have 
insufficient area for a well-designed multiple dwelling development and require amalgamation to 
create a larger site.  

To test the feasibility of amalgamating smaller MDR zoned adjoining lots, the development 
feasibility testing included two scenarios that tested the feasibility of amalgamating adjoining lots 
less than 700m2 to create a lot greater than 1000m2. 

Suburbs tested 

The development feasibility scenarios have been undertaken across four suburbs (Alexandra Hills, 
Cleveland, Wellington Point and Victoria Point). These suburbs were selected to provide a range of 
dwelling sale price points, rather than only selecting high value dwelling sale price suburbs, to 
ensure the testing reflects the range of MDR lots across the City. Similar to lot size, the results of 
each scenario are only relevant to the suburb tested and should not be considered to apply across 
the City. For example, a multiple dwelling scenario that is not feasible in one suburb may be 
feasible if the scenario is replicated in another suburb with higher dwelling sales prices.  

Differences between feasibility and scenario testing  

The development feasibility testing and scenario testing have generally not tested the same 
scenarios in terms of lot size. The development feasibility tested actual MDR lots rather than the 
theoretical lots tested by the scenario testing.  

In addition, the feasibility and scenario testing produced different multiple dwelling development 
outcomes in terms of the number of apartments or townhouses for a similar site even though 
both used the same acceptable outcomes. For example, the feasibility testing used only three 
storey (3) townhouses resulting in a higher dwelling yield compared with the scenario testing that 
used a mix of two (2) and three (3) storey townhouses developments.  
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The differences between the two testing approaches illustrates the range of multiple dwelling 
outcomes that are possible under the acceptable outcomes of the MDR code, depending on the 
focus of the design. The feasibility testing focused on maximising dwelling yield, while the scenario 
testing focused on ensuring a well-designed multiple dwelling development and all design 
elements (site cover, setbacks, landscaping etc.) work together as intended and can fit on a lot.  

Car parking rate  

The feasibility and scenario testing adopted the car parking rate of the City Plan that applies to 
multiple dwellings located in either Cleveland, Capalaba or Victoria Point centres or in proximity to 
high frequency public transport (800m of train station or 400m of high frequency bus route), in 
recognition that the spatial analysis identified that the majority (90%) of MDR zoned land meets 
the above. 

Development feasibility testing of the amended MDR zone code 

Independent consultants CDM Smith were engaged to undertake development feasibility testing 
of the amended MDR zone code. The development feasibility used four primary scenarios with 
variations of the primary scenarios (except for scenario 3). This resulted in eight (8) apartment and 
townhouse scenarios land being tested (see Table 2 below). 

TABLE 2: DEVELOPMENT FEASIBILITY SCENARIOS 
PRIMARY SCENARIO 1: THREE (3) STOREY APARTMENT DEVELOPMENT ON AN 819M2 LOT IN ALEXANDRA HILLS 
SCENARIO 1A Three (3) levels of apartments with one level of basement car parking. 

Twelve (12) apartments, comprising six (6) two bedroom and six (6) three bedroom 
apartments 

SCENARIO 1B Three (3) storey building with two levels of apartments and ground level parking. 
Eight (8) apartments, comprising two (2) one bedroom, four (4) two bedroom and two (2) 
three bedroom apartments. 

SCENARIO 1C Three (3) storey building with two levels of apartments and ground level parking. 
Eight (8) apartments, comprising four (4) one bedroom and six (6) two bedroom apartments. 

PRIMARY SCENARIO 2: APARTMENT DEVELOPMENT ON AN AMALGAMATED LOT 1,012M2 IN WELLINGTON POINT 
SCENARIO 2A Three (3) storeys of apartments with one level of basement car parking. 

Fifteen (15) apartments, comprising nine (9) two bedroom and six (6) three bedroom 
apartments. 

SCENARIO 2B Four (4) storeys of apartments with two levels of basement car parking. 
Twenty (20) apartments, comprising twelve (12) two bedroom and eight (8) three bedroom 
apartments. 

PRIMARY SCENARIO 3: THREE (3) STOREY TOWNHOUSE DEVELOPMENT ON AN 809M2 LOT IN VICTORIA POINT 
 Seven (7) three storey townhouses.  
PRIMARY SCENARIO 4: THREE (3) STOREY TOWNHOUSE DEVELOPMENT ON A 1,639M2 LOT IN CLEVELAND 
SCENARIO 4A Fifteen (15) three storey townhouses with community title 
SCENARIO 4B Fifteen (15) three storey townhouses with freehold title 

The feasibility testing estimated the project cost and project benefits for each scenario. This 
included the following key project costs and benefits: 

land acquisition (project cost) 
building construction (project cost) 
car parking construction (project cost) 
sale price of apartments/townhouses (project benefit) 
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The project costs and project benefits were then compared, to determine a simple development 
margin. To determine whether a scenario would attract development finance and be potentially 
feasible, a conservative simple development margin of 20% was used. The report however does 
note that in the current market a margin of greater than 18% may also allow a development 
proposal to obtain finance. Table 3 below provides a summary of the feasibility testing for all 
scenarios. 
TABLE 3: SUMMARY OF COST BENEFIT RESULTS BY SCENARIO 

 Simple Development Margin Simple Development Profit 

SCENARIO 1A -4.9% -$235,743 

SCENARIO 1B 7.3% $200,843 

SCENARIO 1C 15.9% $486,004 

SCENARIO 2A 23.6% $1,448,868 

SCENARIO 2B 0.0% $502 

SCENARIO 3 14.5% $470,818 

SCENARIO 4A 18.8% $1,307,377 

SCENARIO 4B 24.2% $1,687,208 

Table 3 shows that scenario 2a and scenario 4b provide a simple development margin greater than 
20% and would likely obtain finance.  

Scenarios 1c (15.9%), Scenario 3 (14.5%) and 4a (18.8%) while profitable developments are 
considered unlikely to obtain finance due to not meeting the 20% simple development margin.  

Scenario 1a (-4.9%), Scenario 1b (7.3%) and 2b (0%) are either marginally profitable or would make 
a loss and would not obtain finance.  

The above table shows that while all four (4) primary scenarios are profitable but that only primary 
scenarios 2 and 4 would be likely to obtain development finance based on a 20% simple 
development margin.   

The following points are important to note from the above feasibility scenarios: 

The simple development margin changes significantly based on the sale price of dwellings. For 
example, if scenario 1b and 1c were considered in Wellington Point rather than Alexandra Hills 
the development margin is well above 20% (estimated 1b: 26% and 1c: 37%). As mentioned 
previously, the results of a particular scenario cannot be considered to apply across the City 
and only apply to the particular suburb.  

The cost of basement car parking ($1,600/m2) compared with ground level parking ($700/m2) 
has implications for development feasibility, particularly in suburbs with lower apartment sales 
prices. For example, scenario 1a (one level of basement car parking in Alexandra Hills) resulted 
in a simple development margin of negative 4.9% compared with scenario 2a (one level of 
basement car parking in Wellington Point) resulting in a margin of 23.6%.  

Scenario 2a demonstrates that it is more feasible to amalgamate smaller MDR zoned lots to 
develop multiple dwellings in suburbs with higher sales prices. 
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The cost of basement car parking within the same suburb also has implications for feasibility, 
with scenario 1 in Alexandra Hills showing this. Scenario 1a (one level of basement car parking) 
resulted in a simple development margin of negative 4.9% while scenarios 1b and 1c (ground 
level parking) have a simple margin of 7.3% and 15.9% respectively. This point and the 
previous point show how multiple dwelling feasibility is sensitive to the car parking rate 
applied. 

The dwelling mix also affects development feasibility. For example, scenario 1b and 1c are the 
same development but with a different mix of apartments in terms of the number of 
bedrooms. The simple margin for each is quite different, with scenario 1b having a simple 
margin of 7.3% and scenario 1c 15.9%. 

The cost of constructing a multiple dwelling development also increases significantly when 
above three (3) storey in height with the cost per square metre increasing from $1,900 to 
$2,400. The additional cost is related to providing lifts with four (4) or more storeys.  

The feasibility testing concluded that the redevelopment of MDR zoned land for 3 storey 
apartments could be challenging to deliver in suburbs like Alexandra Hills, where the sales price of 
apartments is lower than other suburbs. In addition, redevelopment on lots that are close to the 
MDR zone minimum lot size of 800m2 are also challenging to deliver, as scenario 1 shows.  

It is important to note that the amended MDR zone code acceptable outcomes that underwent 
feasibility testing are similar to the acceptable outcomes in the Brisbane, Gold Coast, Logan and 
Moreton Bay Regional Councils’ planning schemes.  

To address the findings of the development feasibility testing, changes have been made to the 
amended MDR zone code. These changes include: 

Amending the assessment criteria for dwelling diversity to only apply to apartments, and 
removing the quantifiable acceptable outcome for dwelling mix, to avoid potential negative 
impacts on development feasibility. The overall and performance outcomes for dwelling 
diversity will be maintained to require dwelling diversity but allowing this mix to be 
determined and assessed for each site.  

Increasing the site cover for apartments on lots between 800m2 and 1000m2 from 50% to 55% 
to provide scope for a multiple dwelling building to take up a larger proportion of a site, to 
support the feasibility of smaller sites. This has resulted in reducing the rear setback from 6 
metres to 5 metres, which still provides sufficient room to accommodate the minimum 
dimension of 4 metres for deep planting and 5 metres for communal open space where 
required. 

To address the challenge of multiple dwelling feasibility in suburbs where the sales price of 
apartments is lower than other suburbs, it is recommended that detailed local/precinct planning, 
in consultation with the community, be undertaken for MDR and LMDR zoned land in suburbs like 
Alexandra Hills to assess in detail what form of multiple dwelling development is feasible and likely 
to be realised in these suburbs. This local planning could then form the basis for a future 
amendment to the City Plan. 

Scenario testing and review of the amended MDR code  

Independent consultants Urbis were engaged to: 

Scenario test the acceptable outcomes of the amended MDR zone code 
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Undertake a review of the amended MDR zone code 

Produce illustrations to assist with interpretation of the outcomes sought by the amended 
MDR zone 

The following sections outline each of the above components of the scenario testing and review of 
the amended MDR zone code. 

Scenario testing 

To ensure that the site cover, building setbacks (front, side and rear), building wall length and 
articulation, communal and private open space, landscaping (including deep planting areas) and 
car parking acceptable outcomes of the amended MDR zone code can all be accommodated and 
work together as intended on a range of smaller lot sizes for both apartment and townhouse 
development, the following five (5) scenarios were tested: 

Scenario A – three (3) storey apartment on a 700m2 lot 
Scenario B – four (4) storey apartment on 1,000m2 lot 
Scenario C – two (2) storey townhouse on 700m2 lot 
Scenario D – two (2) storey townhouse on 1,200m2 lot 
Scenario E – three (3) storey townhouse on 1,200m2 lot 

The scenario testing found that all of the above scenarios can comply with the amended MDR 
zone code acceptable outcomes. There were, however, issues with the two apartment scenarios 
on 700m2 and 1,000m2 lots meeting the maximum achievable site cover of 50%, which will in turn 
negatively impact of development feasibility. This is discussed below. 

The scenario testing also identified initially that an apartment front setback of 6 metres to the 
balcony and 8 metres to the building wall for a four (4) storey, or greater, building would result in 
a very wide and empty streetscape. To address this comment, the scenarios used the same front 
setback of 4 metres to the balcony and 6 metres to the building wall.  

Review of the MDR zone code 

Urbis undertook a review of the amended MDR zone and provided specific wording changes and 
comments on the code. Key wording changes and comments include: 

A number of changes to the overall, performance and acceptable outcomes of the amended 
MDR zone code. 

Issues with providing a dwelling-diversity acceptable outcome, as the market can only support 
uptake of certain product, depending on the market cycle and market demand.  

Issues with addressing building height by using both number of storeys and building height in 
metres (the change to building height acceptable outcome was made to address issues 
associated with four (4) storey apartment development fitting into the 13m maximum building 
height for three (3) storey development).  

Key Recommendations  

The key recommendations from the scenario testing and MDR zone code review include: 

Key recommendation 1 (site cover): Scenario A (apartment on 700m2 lot) did not meet the 
maximum site cover of 50% within the front, side and rear setbacks. Consideration should be 
given to either reducing the setbacks for sites less than 800m2 or maintaining a minimum 
800m2 lot size acceptable solution. 



CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020 

Item 19.3 Page 96 

This document is classified CONFIDENTIAL and as such is subject to 
s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by 

local government employees of the Local Government Act 2009 

Key recommendation 2 (site cover): Scenario  C, D and E (townhouse development) delivered 
significantly less site cover than the 60% provided for townhouses, due to other design 
parameters including driveway access, deep planting and private open space. All scenarios 
were under 50%.  

Key recommendation 3 (building height): the acceptable outcome for building height should 
provide a revised height in metres for 2, 3, 4, 5 and 6 storey buildings that accounts for at-
grade parking.  

Key recommendation 4 (landscaped areas): requirements for private open space and 
driveways limit the ability for Scenario C to deliver 20% landscaped area as an acceptable 
outcome. Consideration could be given to limiting driveway extent, implementing an 
acceptable outcome that includes impervious/landscaped areas as part of driveways to soften 
the extent of development. Other considerations include implementing acceptable outcomes 
for smaller lot sizes involving smaller setbacks, and lesser extent of deep planting and private 
open space.   

Key recommendation 5 (streetscape requirements): the MDR code supports townhouse 
scenarios that provide two-three separate driveways on one site. This will deliver a low quality 
design outcome for the streetscape. Limitations on the number of driveways as an acceptable 
outcome should be considered. This is a common approach by other local governments. 

Key recommendation 6 (private open space): not allowing private open space in the front 
setback as an acceptable outcome should be reconsidered. The location of private open space 
should also consider site specific circumstances including solar aspect, building orientation, 
and other technical consideration like air quality and acoustic amenity.  

Key recommendation 7 (apartment diversity): specifying dwelling mix of either apartments or 
townhouses will lead to significant debate. The market can only support the uptake of certain 
residential products (i.e. 1, 2 or 3 bedroom dwellings) depending on broader economic 
influences of supply and demand. There are options to consider for implementing a 
performance outcome that seeks apartments of varying design and size to provide a diversity 
of housing. 

See the full summary of recommendations in Attachment 3 for further details.  

Multiple dwelling illustrations 

Urbis were also engaged to prepare six (6) illustrations for the amended MDR zone code to assist 
with the interpretation of the outcomes.. These illustrations that were prepared are proposed to 
be included in the MDR zone code in a single location with each illustration referenced by the 
relevant outcome. For example, the following illustrations assist in interpreting outcomes relating 
to building and roof design (PO15, PO16, PO21 and PO25) and as such are referenced by these 
outcomes.  
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Figure 1: MDR zone code illustration of building and roof design 

 
Amended MDR zone code 

The MDR zone code of the Redlands City Plan has been amended in line with the six (6) 
recommendations of the General Meeting on 13 May 2020 and the findings of the development 
feasibility testing, scenario testing and MDR code review. This has required numerous changes to 
the MDR zone code’s overall, performance and acceptable outcomes. Attachment 1 details the 
proposed changes. 

The following section outlines some the key changes made to the MDR zone code grouped into 
the six (6) recommendations focusing on changes made to the performance and acceptable 
outcomes.  
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Recommendation 1: Improved coordination of assessment criteria 

This recommendation was to improve the coordination between the MDR zone code assessment 
criteria to ensure they work together to deliver high quality multiple dwelling outcomes. Key 
amendments include: 

Site cover 

The site cover performance outcome (PO9) has been amended to support the other design 
assessment criteria of the amended MDR zone code. The changes relate to new outcomes for 
site cover to be consistent with the intended medium density character of an area, immediate 
streetscape and mitigate the bulk and scale of development. Other outcomes have also been 
added to ensure site cover provides sufficient area to achieve a range of other design 
outcomes, including boundary and frontage setbacks, private and communal open space, 
residential amenity and landscaping outcomes. 

The site cover acceptable outcome (AO9) has been reduced from a maximum of 75% to a 
maximum of 55% for an apartment building on a lot 800m2 to 1000m2, 50% for an apartment 
on a lot greater than 1,000m2 and 50% for a townhouse. To meet the acceptable outcome, 
multiple dwelling development would need to ensure that the site cover fits within the 
building setbacks (building envelope). 

The changes made to the site cover acceptable outcomes (AO9) align with the building 
setbacks (PO12 and PO13) to ensure that the site cover outcome is within the area of the lot 
available after building setbacks are taken.  

Boundary setbacks 

Specific front/street setback assessment criteria for apartments has been included (PO12 and 
AO12) that differentiates between balcony and wall setbacks to support other design 
assessment criteria like building articulation, street activation and passive surveillance 
outcomes. 

Communal and private open space 

The acceptable outcomes for community open space (AO4) and private open space (AO5) have 
been expanded to comprehensively address the related performance outcome (PO4 and PO5) 
by including design criteria. This will ensure that if an application meets the acceptable 
outcomes for open space it will also meet all of the performance outcome rather than only 
part.  

Recommendation 2: Refinement of existing assessment criteria 

This recommendation involved the refinement of existing performance and acceptable outcomes 
to address a range of matters. Key amendments include: 

The site requirement performance outcome (PO7) has been expanded to ensure a site has 
sufficient area to accommodate the scale and form of a well-designed and articulated 
apartment building and its design and servicing requirements. To reflect the changes to the 
performance outcome, the acceptable outcome (AO7) has also been expanded to include site 
area criteria (lot size) that varies based on building height. For example, the site acceptable 
outcome for a 3 storey apartment is to have a minimum of 800m2 with a 20m street frontage, 
while for a 4 storey apartment a site is required to have a minimum of 1,000m2 with a 20m 
street frontage to meet the acceptable outcome.  
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The building height acceptable outcomes have been revised down for 3, 4, 5 and 6 storey 
buildings by 2 metres based on a review of a recently approved apartment development with 
at-grade parking and comparison to other local government planning schemes. The maximum 
building height for a three (3) storey building is proposed to be 11 metres. The Brisbane City 
Plan for example includes a maximum building height of 11.5 metres for a three (3) storey 
multiple dwelling development. The proposed reduced building height will ensure that a four 
(4) storey building cannot fit within the building height acceptable outcome for a three (3) 
storey building.  

The building boundary setbacks (front, side and rear) performance outcomes (PO12 and 13, 
and AO12 and 13) have been expanded and changed through benchmarking with other 
planning schemes, resulting in acceptable outcomes that are specific for apartments and 
townhouses. The front setback assessment criteria have also been separated from the side and 
rear boundary setbacks to ensure that the different outcomes being sought for front boundary 
setbacks compared with side and rear setbacks are clear.  

The existing communal open space trigger of twenty (20) or more dwellings has been 
maintained for townhouses but reduced to ten (10) dwellings for apartments (PO4), based on 
benchmarking with other planning schemes. The change recognises that apartments require 
communal open space at a lower threshold than townhouses as private open space for 
apartments generally consists of only a balcony.  

The landscaping performance outcome has been expanded significantly to recognise the need 
for deep planting areas to support the retention or establishment of significant trees that at 
maturity compliment the scale and height of the built form (PO29 and PO30). The related 
acceptable outcomes have also been expanded, with the overall landscaping increased from 
15% to 20% of the site. The deep planting area of the overall landscaping is proposed at 10%, 
and includes that deep planting has a minimum dimension of 4 metres rather than the current 
2 metres. Flexibility is also introduced to provide deep planting areas where required on the 
site to retain or establish significant trees, rather than requiring it on the street frontage.  

The roof design performance and acceptable outcomes have been amended to assist in 
reducing overall roof and building bulk through articulation and variety in design (PO21). The 
outcomes have also been amended to better address rooftop structures, open space and sub-
tropical design. 

The car parking performance and acceptable outcomes have been amended to ensure that 
resident car parking provided at ground level is contained within the building footprint, and 
landscaped/screened from view from the street, public spaces and adjoining properties 
(PO22). Visitor car parking can be located in the front setback provided it is adjoining the 
driveway and screened from the street.  

The waste and recycling storage area performance and acceptable outcomes have been 
refined to ensure this area is contained in the building footprint and is not visible from the 
street or public spaces and mitigates adverse amenity impacts on adjoining properties (PO34). 

Recommendation 3: Introduce new assessment criteria 

This recommendation involved the introduction of new assessment criteria (overall, performance 
and acceptable outcomes) to require a dwelling mix (number of bedrooms), facilitate freehold 
titling of townhouses, manage building size, enhance streetscape and site analysis criteria. The 
new assessment criteria include: 
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A performance outcome that apartment development involving five (5) or more dwellings 
provides a mix of dwelling sizes in terms of the number of bedroom to accommodate a range 
of household types (PO6). No acceptable outcome is proposed, based on the findings of both 
the feasibility and scenario testing. 

A performance outcome to facilitate freehold title for individual townhouses. The new 
outcome only applies to new townhouses that are designed to function as separate dwellings 
(PO38). The new outcome is based on an approved example in the City of new townhouses on 
freehold title. Importantly, the outcome requires that the townhouse freehold lots are only 
created following construction of the townhouses. This avoids the potential for lots to be 
created below the City Plan minimum lot size acceptable outcome and not used for the 
approved townhouse development.   

A performance outcome that multiple dwelling building walls are visually interesting, through 
providing articulation in the side and rear walls and a break up of multiple dwelling 
development to reduce the bulk and scale of buildings, and support for dual orientation 
dwellings with natural cross ventilation (PO19) is included. The related acceptable outcome 
(AO19) includes a maximum length of a building wall of 30 metres, with a surface articulation 
in the side and rear wall, every 15 metres, or plus or minus 1.5 metres for a length of 5 metres. 
Figure 2 below illustrates this acceptable outcome.  

 

Figure 2: Example of three (3) storey apartment with articulation on side wall 

 
The driveway and internal access ways performance and acceptable outcomes have been 
amended to provide that driveway locations and design are well integrated with the building 
design and streetscape, while considering street trees and utility infrastructures on the road 
verge (PO23). 

Recommendation 4: Incorporating the Multiple Dwelling Design Guide into the City Plan 

This recommendation required the incorporation of the Multiple Dwelling Design Guide into the 
City Plan. This recommendation has two key parts: 
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Integration of the Multiple Dwelling Design Guide into the assessment criteria of the amended 
MDR zone code. 

Converting the Multiple Dwelling Design Guide into a new Planning Scheme Policy.  

The integration of the design guide into the assessment criteria of the amended MDR zone code 
has primarily involved inclusion of new or amended design assessment criteria in the amended 
MDR zone code. Some key examples include: 

A new performance outcome that multiple dwelling development design responds to the site 
characteristics and character of the surrounding neighbourhood (PO35). This can be achieved 
through demonstrating that a suitable site and neighbourhood analysis has been undertaken 
and used to inform the building design. The performance outcome is intended to ensure that 
multiple dwelling design responds to the site, and that transposed standard (cookie cutter) 
designs are not used.  

A new performance outcome whereby key corners are given appropriate prominence through 
changes in articulation, materials, colour and roof form (PO16).  

A new performance and acceptable outcome criterion regarding the design of driveways and 
internal access ways; to be designed as part of the overall design, use high quality and 
interesting materials, reduce visual impacts through building siting and landscaping, and 
limiting driveways to one per street frontage (PO23 and AO23).  

This second part of this recommendation, to convert the Multiple Dwelling Design Guide into a 
new Planning Scheme Policy, has been completed and is attached for noting purposes only at this 
stage. Recognising that the new policy does not require state interest review, it will be integrated 
with the major amendment package through the future Council report that seeks Council approval 
to release of the major amendment package for public consultation. This will allow the major 
amendment package and the new policy to be publicly consulted on at the same time. 

Recommendation 5: New administrative definitions  

This recommendation related to including new administrative definitions for townhouse and 
apartment multiple dwelling forms into the City Plan. Other administrative definitions are also 
proposed to define new terms included in the amended MDR code. These include: 

building footprint 

building envelope 

articulation 

Recommendation 6: proposed amendments to the LMDR zone to ensure alignment with revised 
MDR zone code 

The proposed amendments to the MDR zone code have been made to the LMDR zone code, 
where appropriate, to ensure the two codes align and achieve consistent outcomes for multiple 
dwelling development throughout the City.  

In addition, amendments have also been made to the Tourist accommodation zone code, where 
appropriate, to ensure this code that also supports multiple dwellings is aligned.   
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Next steps 

The next step, subject to Council resolving to proceed with the major amendment package, is to 
submit the package for state interest review and Ministerial approval to proceed to public 
consultation.  

The amendment process is expected to take approximately 12 months, based on previous 
amendments to the City Plan that have followed the standard major amendment process under 
the Minister’s Guidelines and Rules.  

The option of making a temporary local planning instrument (TLPI) to change the operation of the 
City Plan and give effect to the amendment package immediately while the amendment process is 
progressed has been considered but is not recommended.  

A TLPI is an appropriate response where both Council and the Minister are satisfied that urgent 
action is needed to protect all or part of the planning scheme area from significant risk of serious 
adverse cultural, economic, environmental or social conditions and where: 

The delay involved by following the major amendment process would increase the risk. 
The TLPI would not adversely affect a state interest. 

The option of pursuing a TLPI is not considered to meet the above test. There is no clear indication 
of a risk of serious adverse cultural, economic, environmental or social conditions that would 
result because of the time taken to amend City Plan to incorporate the major amendment package 
through normal processes.  

Furthermore: 

Since commencement of the City Plan, on 8 October 2018, the Council has decided only a small 
number of multiple dwelling applications (fourteen).  

Considering the current economic uncertainty associated with the COVID-19 pandemic, it is 
not expected that there will be a higher rate of multiple dwelling development in the short 
term. 

A TLPI would change the operation of the City Plan immediately without any opportunity for 
public consultation on the major amendment package.  

The Minister would be unlikely to support a TLPI. 

STRATEGIC IMPLICATIONS 

Legislative Requirements 

The proposed major amendment package is to be undertaken in accordance with the 
requirements of the Minister’s Guidelines and Rules, a statutory document made under the 
Planning Act 2016. This includes public consultation.  

Risk Management 

Undertaking the major amendment package in consultation with the community will ensure the 
City Plan remains current and consistent with community expectations.  

Financial 

There are no financial implications resulting from this report. 
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People 

The staff resourcing required to make the proposed amendment will be drawn from the Strategic 
Planning Unit of Council’s City Planning and Assessment Group.  

Environmental 

Ensuring the MDR zone code delivers a high-quality medium density built form consistent with the 
Redland City character and with reasonable community views and expectations is important to 
providing sufficient housing for the growing community within a contained settlement pattern 
that supports environmental protection outcomes.  

Social 

Ensuring the MDR zone code delivers a high-quality medium density built form consistent with the 
Redland City character and with reasonable community views and expectations is important in 
providing housing diversity (including affordable and social housing outcomes) to meet the diverse 
and changing housing needs of the community.  

Human Rights  

Ensuring the MDR zone code delivers a high-quality medium density built form consistent with the 
Redland City character and with reasonable community view and expectations is important in 
providing diverse and affordable housing that supports greater home ownership.  

Alignment with Council's Policy and Plans 

The proposed amendments will align with the Wise Planning and Design goals contained in 
Council’s Corporate Plan and the Redlands Community Plan. This includes improving efficiencies in 
the City Plan. 

CONSULTATION 
Consulted Consultation Date Comments/Actions 

City Planning and 
Assessment Group, 
Development Assessment 

17 June – 5 August 
2020 

Review and comment on draft medium density residential 
zone code 

Financial Services 13 July 2020 Advice on the 20% simple development margin used in the 
CDM Smith development feasibility assessment 

Community and Economic 
Development 

13 July 2020 Advice on the 20% simple development margin used in the 
CDM Smith development feasibility assessment 

Legal Services  14 October 2020 Advice provided on s254(J) of the Local Government 
Regulation 2012 (LCM 9225) 
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OPTIONS 

Option One 

That Council resolves as follows: 

1. To undertake a major amendment to City Plan as detailed in Attachment 1: City Plan Major 
Amendment Package (04/20): Medium density residential zone code review. 

2. To submit City Plan Major Amendment Package (04/20): Medium density residential zone code 
review to the Planning Minister for the purpose of completing the State interest review, in 
accordance with the process outlined in the Minister’s Guideline and Rules.  

3. That the report and attachments remain confidential until such time that the major 
amendment package is released for public consultation, subject to Council and Ministerial 
approval or Council resolves not to proceed with the proposed major amendment package to 
maintain the confidentiality of legally privileged, private and commercial in confidence 
information.  

Option Two 

That Council resolves as follows: 

1. To undertake a major amendment to the City Plan as detailed in Attachment 1: City Plan Major 
Amendment Package (04/20): Medium density residential zone code review (subject to 
amendments). 

2. To submit City Plan Major Amendment Package (04/20): Medium density residential zone code 
review to the Planning Minister for the purpose of completing the State interest review, in 
accordance with the process outlined in the Minister’s Guideline and Rules.  

3. That the report and attachments remain confidential until such time that the major 
amendment package is released for public consultation, subject to Council and Ministerial 
approval or Council resolves not to proceed with the proposed major amendment package to 
maintain the confidentiality of legally privileged, private and commercial in confidence 
information.  

Option Three 

That Council resolves to not proceed with Attachment: City Plan Major Amendment Package 
(04/20): Medium density residential zone code review.  
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OFFICER’S RECOMMENDATION 

That Council resolves as follows: 

1. To undertake a major amendment to the City Plan as detailed in Attachment 1: City Plan 
Major Amendment Package (04/20): Medium density residential zone code review. 

2. To submit City Plan Major Amendment Package (04/20): Medium density residential zone 
code review to the Planning Minister for the purpose of completing the State interest 
review, in accordance with the process outlined in the Minister’s Guideline and Rules.  

3. That the report and attachments remain confidential until such time that the amendment 
package is released for public consultation, subject to Council and Ministerial approval or 
Council resolves not to proceed with the proposed major amendment package to maintain 
the confidentiality of legally privileged, private and commercial in confidence information.  
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