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INTRODUCTION

Planning for our future
To protect our lifestyle and manage
expected population growth, the
Queensland Government has produced
the South East Queensland Regional
Plan 2009 – 2031 (SEQ Regional Plan).
The SEQ Regional Plan seeks to
proactively manage growth by
identifying a preferred settlement
pattern for the region and encouraging
more compact development in areas
with existing services and infrastructure
such as public transport, shops and
employment. This ensures South East
Queensland can accommodate growth
while still maintaining and protecting
the environment for future generations
to enjoy.
The SEQ Regional Plan sets targets
for the number of new dwellings
to be accommodated in each local
government area. The plan also
outlines how many new dwellings
should be built on undeveloped land
(greenfield sites), or in established areas
(infill development).
The SEQ Regional Plan also promotes
diversity in housing form across the
region, to reflect changing household
sizes and lifestyle choices.
The handbook demonstrates the
relationship between different building
form and residential density and shows
that different densities can be achieved
in a variety of forms.
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DENSITY AND FORM

The difference is in design
The quality of a design typically makes
a noticeable difference to
developments. Buildings that have
been well designed often achieve
higher densities than surrounding
development, without appearing out
of place. For example, the development
presented in case study 4 (20 Midvale
Lane, New Farm) has a net residential
density of 48 dwellings per hectare,
which is far greater than neighbouring
development, yet it sits comfortably
in its setting.
It is important to bear in mind that
high density does not necessarily mean
high-rise. Two, three and four storey
developments often achieve relatively
high densities and when viewed from
a street, give the impression of a more
modest density.
When developing higher density
developments, consideration needs
to be given to how the development
integrates with its surrounding area and
local neighbourhood.
A common way to achieve this balance
in an established urban area is to
transition building heights so that new
developments are of a similar height
at the point where they interface with
existing neighbouring buildings. The
new developments may still be taller in
the centre to deliver more dwellings per
hectare. For example, a unit complex
may be two storeys on the sides of the
structure, but increase to five storeys
in the centre of the site. The careful
design of the new development would
ensure it fits in with the rest of the
neighbourhood. Each site needs to be
determined on a case by case basis as
to what is appropriate design.
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For multi-unit and mixed use
development, a range of planning
controls and standards shape the
density and form. These include:
 





Plot ratio
Plot ratio is the ratio of gross floor
area to the area of the site. Applying
different plot ratios to a site will result
in very different densities.

    

Plot ratios are a measure of the
amount of development on a site.
In Queensland, two storey houses
will range from 0.3 to 0.8. Three
storey apartments are commonly 0.5
to 1.0 with higher eight storey plus
buildings being aplot ratio of 1.5 to 3.0.
Examples are shown on page 6.

      
requirements

Different types of dwellings

     

Dwelling types also play a role in
determining density outcomes.

  

 

   
      
setbacks from the street and
property boundaries

 !

  

 "  #  $
Of these factors, site coverage, gross
floor area and plot ratio have the
greatest influence on density outcomes.

Site coverage
Site coverage is the proportion of the
site covered by buildings, including
roof overhangs.

Gross floor area
Gross floor area means the total floor
area of all floors of a building measured
from the outside of the external walls or
the centre of a common wall.
In a mixed use development, gross
floor area is usually differentiated for
different uses (eg. retail, commercial
and residential).

Residential buildings take a range
of forms, including detached, semidetached and attached dwelling types,
which can vary greatly in scale and
layout. In some cases, apartments can
have larger floor areas and living areas
than houses. Likewise, a three-storey
house is clearly taller than a two-storey
unit block. All dwellings have different
internal and external layouts that result
in a range of residential densities.
On the following page is an overview
of the dwelling types discussed in
this handbook.

DWELLING TYPE

Detached house – A single or two-storey dwelling that stands within
its own grounds and includes private open space. It is not attached to any
other dwelling.

Duplex – A single or two-storey dwelling that maintains private open space
but is attached to one other dwelling by a common wall.

Attached house – A single, two or three storey dwelling, with private open
space and/or access to communal open space that is part of a group of
dwellings, each of which is attached to another dwelling or other dwellings
by one or more common walls. This type includes row houses, terrace houses
(such as those along Petrie Terrace in Brisbane), and townhouses.

Low-rise apartment – A dwelling that is part of a group of self-contained
dwellings in a building up to three storeys in height. A building such as this
may include shared facilities such as swimming pools or car parking spaces.

Medium-rise apartment – A dwelling that is part of a group of self-contained
dwellings in a building which is between four and ten storeys in height.
Shared facilities such as a swimming pool or car parking may be provided.

High-rise apartment – A dwelling that is part of a group of self-contained
dwellings in a building which is more than ten storeys in height. Shared
facilities such as communal laundries, a swimming pool or car parking may
be provided.

Very high-rise apartment – A dwelling that is part of a group of self
contained dwellings in a building which is fifteen to twenty storeys and
greater in height. Shared facilities such as communal laundries, a swimming
pool or car parking may be provided.

* Each of the apartment dwelling type may include non-residential uses on the ground and lower floors.
** The installation of lifts is subject to the height of the building. Reference ‘Building Code of Australia 2010 – Volume 1, Australian Building Codes Board
The ‘Dwelling Types’ noted above were adapted from a document produced by the New South Wales Department of Urban Affairs and Planning, titled
‘Residential Densities: A handbook illustrating the Urban Design Characteristics of Different Densities.
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ABOUT DENSITY

In simple terms, density describes
the number of residential dwellings
in a given area.
Density (also referred to as residential
density) is usually expressed as the
number of dwellings per hectare
(dw/ha). This ratio shows how compact
or dense an area is.
For example, if the number of dwellings
in one hectare at Newstead or Teneriffe,
is compared to the number of dwellings
in one hectare in Beaudesert or
Burpengary, it is clear that Newstead
and Teneriffe have a greater number
of dwellings per hectare, and therefore
a higher density. The apartments and
units in Newstead and Teneriffe have
enabled more people to live in this area
than the single houses in Beaudesert
and Burpengary.

Different types of residential density
Common approaches for calculating residential density include site
density, net residential density and gross residential density.
Site density – the total number of dwellings in a development, divided
by the site area (the property on which the building(s) are constructed,
not including roads, footpaths or parks). This is often calculated on a
per-hectare basis, and will be represented in this form throughout this
handbook. An example of site density would be 10 dwellings, sitting on
a 0.3ha site (10 dwelling divided by the site area of 0.3ha), would equal
33.33dw/ha.
Net residential density – the total number of dwellings divided by the
combined area of residential lots, local parks, internal roads and half the
roads bordering the site. This measure is useful when considering the
density of larger developments, such as residential subdivisions.

Calculating density
The density of an area is calculated by
measuring the number of dwellings per
hectare of land. The type of building
(house, apartment), together with the
number of dwellings on a site or a
given area (whether single or multistorey) determines the density of a
development.
For example, the apartment buildings
which line Grey Street at South Bank
(see case study 16) have a density1 of 75
dwellings per hectare. This means that
if you built these apartments until they
cover an entire hectare of land, there
would be 75 dwellings.
Another example is the detached house
at 53 Creekside Drive, Springfield (see
case study 3). If, on a hectare site, you
continued to build more of these single
houses next to one other, there would
be 19 dwellings on the site (19 dw/ha).

1
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Net residential density

Gross residential density – the number of dwellings per hectare of land
that, in addition to the residential lots, local parks, internal roads and half
the roads bordering the site, also includes local or neighbourhood shops,
schools and community facilities. This measure is useful when considering
the density of larger areas such as suburbs.
*Base land area
The base land area can be of many different scales, from a single lot,
to a larger development site, neighbourhood, suburb, city or even a region.
As the scale of the base land area increases, more uses that are nonresidential are included in the density measurement. Therefore, the larger
the base land area is, the lower will be the average residential density.

Case Studies
The following section contains case studies of residential developments
located throughout South East Queensland. The case studies
demonstrate that a particular dwelling type, such as apartments, can
look very different in size and scale. Similarly building forms that have
the same height can achieve very different densities.
Each case study contains information on:
 %& '+ & ; & 
attached dwelling, low-rise apartment, medium-rise apartment,
high-rise apartment)
 %
 =   

 '<
 >

 ?  



 %   $

Dwelling Type Vs Density
Many people believe dwelling type to be synonymous with density. For
example, detached housing is perceived as low density development
and high rise is perceived to be high density development.
While this is often true, it is not always the case. As discussed in the
previous section, factors such as site coverage and gross floor area
can affect density outcomes and a certain dwelling type can provide
different levels of density.
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Case Study Selection

Case Study Commentary

The case studies demonstrate that by
varying the form of the development,
the same building type can result in
different density outcomes.

In addition to the information outlined
above, each case study includes a
description of the design characteristics
of the residential development. The
case studies highlight:

Each case study illustrates:
 %& '+  
house, duplex, attached house,
low-rise apartment, medium-rise
apartment, high-rise apartment
or very high-rise apartment).
 %  '$ 
site density, net residential density
or gross residential density as
described on page 4).
 JK       
the surrounding neighbourhood
(depicted on maps) and other
diagrams that show the spatial
layout of the development.
Table 3 lists the case studies by
density category, dwelling type and
site density. It also includes a density
category for illustrative purposes only,
showing that different dwelling types
can achieve different levels of density.
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Neighbourhood context - defining
the context of the site in relation to
major urban centres and the prevailing
development form in the immediate
vicinity of the case study.

Accessibility and transport –
describing the site’s proximity to transit,
cycle and pedestrian paths, the street
network, car parking and visitor
parking provision.
Design and amenity – defining street
setbacks, proximity to surrounding
public open space, passive surveillance
opportunities, architectural features
(eg. recessed entrances, balconies and
other subtropical design features).

Table 3: Case studies by density category, dwelling type and site density
Site Density
dw/ha

Case Study Density Category

Dwelling Type

1

Lower density

Detached house

15

2

Lower density

Detached house

32

3

Lower density

Detached house

33

4

Medium density

Detached house

38

5

Medium density

Duplex

38

6

Medium density

Attached housing

42

7

Medium density

Attached house

45

8

Medium density

Attached housing

47

9

Medium density

Low-rise apartments

47

10

Medium density

Low-rise apartments

53

11

Medium density

Duplex

54

12

Medium density

Low-rise apartments

64

13

Medium density

Attached housing

67

14

Higher density

Low-rise apartments

120

15

Higher density

High-rise apartments

186

16

Higher density

Medium-rise apartments

212

17

Higher density

Medium-rise apartments

280

18

Higher density

High-rise apartments

386

19

Higher density

Very high apartments

708

Detached House
CASE STUDY 1
3 Valbonne Avenue, Varsity Lakes, QLD 4227
Neighbourhood context

Accessibility and transport

Design and amenity

 J  & 
between Surfers Paradise and
Coolangatta on the Gold Coast.

 J        
street system with bio-retention
swales in the centre of streets.

 J     
lakeside villages and is
approximately 2km from Robina
Town Centre.

        &
volumes of traffic with low
speeds, aiding pedestrian
movement and safety.

 ?   # 
6m on Valbonne Avenue and
surrounding streets provides a
generous landscape frontage.

 J      
recent residential development,
primarily consisting of two storey
single detached dwellings but
also medium density villas and
low rise apartments.

 J    Y 
Lakes railway station (approximately
500m from Valbonne Avenue) will
provide greater accessibility to
public transport.

  X   
study area typically average 535m2.

    & 
the local area have an integrated
double garage and ample space
for parking on driveways.
 =
&    ;
street parking. Visitor parking is
provided in bays adjacent to the
public open space.

 Z;  
generally low site coverage of
detached dwellings, and deep lots.
 ?      
doorway improve the amenity of
the dwelling.
 ?  
neighbourhood is high, facilitated
by a large public park at the centre
of Azzurra Island.
 Y   &   
face directly onto the parkland
providing passive surveillance
opportunities.

Lower Density
SITE CHARACTER
Land Uses

Residential

Site Area

647m2

No. of Dwellings

1

Height (storeys)

2

Car Parking (spaces/dw)

2

Proximity to Public Transport

Bus 1000m

DENSITIES
Site Density (dw/ha)

15

Net Residential Density (dw/ha)

15

Net Population Density
(persons/ha)

47

Occupancy Rate Local
(persons/dw)

3.1

Gross Residential Density
Local (dw/ha)

7.9

Plot Ratio

0.25
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Detached House
CASE STUDY 2
13 Refinery Parade, New Farm, QLD 4005
Neighbourhood context

Accessibility and transport

Design and amenity

 J    > 
3.5km from the Brisbane CBD and
within 200 metres of the Brisbane
River and New Farm Park.

 J      
provides good accessibility for
vehicles, cyclists and pedestrians.

 The detached dwellings on
Refinery Parade generally have
lot sizes of 400m2 and lot widths
of 12m.

 !       
redevelopment of the former
Colonial Sugar Refinery on the
Brisbane River.

 !     &
volume of traffic and vehicular
speeds are generally low, allowing
safe pedestrian movements.

 [  #  &'   
2m) with good surveillance to
the street.

 J   
an example of an infill, small-lot,
detached dwelling.

 % &   
with double garages via a rear lane.
Parallel on-street visitor parking is
also available.

  &      
along the frontage of dwellings
also assists passive surveillance
and safety.

 J  & 
consist primarily of small lot, single
detached dwellings and low and
medium rise apartments.

 J    > 
500m from the New Farm City Cat
terminal and 300m from local bus
services.

    
improve the amenity of dwellings
for example balconies, eaves,
external blinds, recessed doorways.

 %     
in close proximity to the site at
Brunswick Street, providing direct
access to the Riverwalk and the city.

 =      & 
complement the heritage character
of the area.

Lower Density
SITE CHARACTER
Land Uses

Residential

Site Area

310m2

No. of Dwellings

1

Height (storeys)

2

Car Parking

2

Proximity to Public Transport

Bus 540m

DENSITIES

10

Site Density (dw/ha)

32

Net Residential Density (dw/ha)

17

Net Population Density
(persons/ha)

39

Occupancy Rate Local
(persons/dw)

2.3

Gross Residential Density
Local (dw/ha)

31

Plot Ratio

0.84

Detached House
CASE STUDY 3
53 Creekside Drive, Springfield, QLD 4300
Centenary Highway (approximately
200m from subject site).

Neighbourhood context
    #   
city located approximately 23km
from the Ipswich CBD and 28km
from the Brisbane CBD.
 %&      
a series of lakes and emerging
public parks, characterised by a
range of modern housing styles
and dominated by single detached
dwelling forms.
 J&" #  
an example of a single storey, small
lot dwelling on a 300m2 lot.

Accessibility and transport
 J     
provides a modified grid system
enabling good vehicle accessibility
to the surrounding area and the

     
to public open space amenities
including children’s play facilities at
Creekside Park.
 \ ]#  " #
Drive to a variety of retail and
educational facilities.
 ?& &   '  > 
2km from subject site) and will be
delivered by 2014, providing access
to Ipswich and Brisbane.*
 Y #    
an integrated single garage with
additional parking spaces provided
on the driveway.

Design and amenity
 !     
provides limited on-site amenity
but this tends to be supplemented
by the provision of local public
parks at O’Possum Creek and
Creekside Park.
 J  # & 
(approximately 4m) aids public
surveillance of the street and allows
a sufficient area for landscaping.
 %&      
predominantly single or two
storeys in height and tend to be
of a cottage style with shaded
front verandahs.

 =
&   & 
on-street parking only.

Lower Density
SITE CHARACTER
Land Uses

Residential

Site Area

300m2

No. of Dwellings

1

Height (storeys)

1

Car Parking (spaces/dw)

1

Proximity to Public Transport

Bus 565m

DENSITIES
Site Density (dw/ha)

33

Net Residential Density (dw/ha)

19

Net Population Density
(persons/ha)

44

Occupancy Rate Local
(persons/dw)

2.3

Gross Residential Density
Local (dw/ha)

0.48

Plot Ratio

0.5

* South East Queensland Infrastructure Plan and Program 2010 – 2031, QLD Govt 2010.
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