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1 Introduction
The	Garden	City	provisions	were	introduced	into	the	Territory	Plan	in	2003.		The	primary	purpose	of	
these	provisions	is	to	protect	Canberra’s	Suburban	Areas�	from	residential	redevelopment	and	moderate	
intensification with the intent of maintaining Canberra’s suburban character and amenity by restricting 
where	redevelopment	can	occur.		The	provisions	are	also	intended	to	respond	to	the	broader	objectives	
of	the	Canberra Spatial Plan (which in 2003 was being developed) advocating a more compact city 
structure to support changing demographic needs, the need for efficient use of environmental resources 
and	provide	more	sustainable	forms	of	transport.		

Prior to the introduction of the Garden City provisions, dual occupancy and multi-unit developments were 
permissible across the entire residential area of Canberra.  The Garden City provisions sought to focus 
residential redevelopment and a moderate level of residential intensification into Residential Core Areas.  
These areas, shown as A10 on the Territory Plan maps, are in strategic locations across Canberra and are 
usually in a radius of between 200 and 300 metres from a local or group centre.

As a result of the Garden City provisions, some 85 per cent of Canberra’s residential areas are now 
protected from the type of development that is permissible in Residential Core Areas. These areas, 
known as the Suburban Areas, seek to retain Canberra’s valued suburban scale and residential amenity.

1.1 This report

At the time the Garden City provisions were introduced, the Government agreed that the provisions would 
be	evaluated	two	years	after	their	introduction.		This	discussion	paper	is	part	of	that	evaluation.		
The	evaluation	process	involves:

an identification of issues and an initial analysis of how they relate to the Garden City provisions;

the report on the analysis of the Garden City provisions and their application since being introduced  
 into the Territory Plan in 2003; and

an evaluation report with recommendations to Government for refining the provisions of the      
	 Territory	Plan	as	considered	appropriate.

The	primary	purpose	of	the	evaluation	is	to	assess	the	effect	of	the	variation	on	urban	development	and	
identify the need for any refinements in the application of the Garden City provisions.   It will also inform 
the ACT Government’s planning system reform project by helping with the drafting of the residential 
codes for the new Territory Plan.  The ACT Government is strongly committed to achieving the outcomes 
sought by these provisions.  As such, this process does not constitute a review of the Government’s 
policy.

1.2 Summary of findings 

The evaluation has found that the Garden City provisions are achieving their primary purpose, which is 
to protect Canberra’s Suburban Areas from residential redevelopment and intensification.  The following 
summary identifies the performance of the specific intents, objectives and measures of the Garden City 
provisions.

�	  Suburban Areas has a particular meaning in the Territory Plan. Refer to the Glossary in this report.

•

•

•
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Summary of performance of the specific intents, objectives and measures of the  
Garden City provisions

Garden City intent/ objective/ 
provision

Evaluation findings

General intent of the Garden City 
provisions (Section 3.2.1 of this 
report):

- reinforce the strategic location 
of	residential	redevelopment	(i.e.	
around centres);

-	 protect	residential	amenity	and	
Garden	City	character	of	Suburban	
Areas;

-	 promote	more	sustainable	
development; and

- promote housing choice and 
affordability.

-	 Residential	redevelopment	for	dual	occupancies	and	
multi-units is now focused within the Residential Core 
Areas.

- Since the introduction of the Garden City provisions, there 
has	been	half	as	many	dual	occupancies	in	the	Suburban	
Areas	as	in	the	Residential	Core	Areas	and	only	one	
multi-unit development in Suburban Areas.

- Residential Core Areas have been put in strategic 
locations (usually 200 to 300m of local centres) to 
optimise sustainability in terms of access to shops, 
services	and	public	transport	options.

- Housing choice has increased in Residential Core Areas.  
Housing affordability is a function of housing supply and 
demand	and	the	Garden	City	provisions	have	delivered	an	
increase in housing supply, particularly in the Residential 
Core	Areas.

Suburban Area objectives  
(Section 3.2.2 and 3.4 of this report):

-	 ensure	development	respects	
characteristic features of existing 
attractive	streetscapes	such	
as building scale, height and 
setbacks, landscape character 
and	architectural	style	and	
is compatible with adjoining 
development; and

- retain a limited level of flexibility 
to	accommodate	a	variety	of	
additional housing to meet 
changing community needs and 
preferences.

-	 Development	activity	in	Suburban	Areas	has	decreased	
significantly since the introduction of the Garden 
City	provisions.		There	have	been	half	as	many	dual	
occupancies	approved	in	Suburban	Areas	as	in	
Residential	Core	Areas	since	the	introduction	of	the	
Garden	City	provisions.

- The dual occupancies, which are not unit-titled or able 
to be subdivided in Suburban Areas, and the multi-unit 
developments for supportive housing provide a variety 
of housing choice in Suburban Areas, while maintaining 
residential	amenity	and	character.	

- Key issues identified in the evaluation process relate to 
inconsistencies in provisions for plot ratio and height 
controls.  A number of trends also require ongoing 
monitoring.
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Residential Core Area Objectives 

(Section 3.2.3 and 3.3 of this report):

-	 ensure	development	respects	
existing streetscapes and adjoining 
development, or contributes to the 
desired	future	suburban	character	
of the area as defined by an 
approved master plan;

- retain a moderate level of flexibility 
to	accommodate	a	wider	variety	of	
additional housing close to facilities 
and services to meet changing 
community needs and preferences; 
and

- assist in creating a more 
sustainable	pattern	of	urban	
settlement by providing for more 
housing to be developed close to 
identified commercial centres.

- A sustainable housing pattern has increased through 
focus	of	residential	redevelopment	and	moderate	
intensification in Residential Core Areas, which are in 
strategic locations to optimise access to shops, services 
and	public	transport.

- Housing choice has increased in Residential Core 
Areas through a range of residential redevelopment 
and moderate intensification for single dwellings, dual 
occupancies and multi-units.

-	 The	desired	amenity	and	character	of	Residential	Core	
Areas	requires	increased	certainty.		

- Key issues identified in the evaluation process include:

· block and street suitability for multi-unit developments 
and particular issues on culs-de-sac;

· density of multi-unit developments particularly 
on	blocks	and/or	in	streets	not	suitable	for	such	
densities;

·	 block	sizes	and	consolidation	of	blocks	for	
redevelopment; and

· inconsistencies in plot ratio provisions for single 
dwellings, dual occupancies and for multi-units.

1.3 How to make a submission

The ACT Planning and Land Authority is seeking comments on this discussion paper.

Comments	may	be:

posted to Urban Design, ACT Planning and Land Authority, GPO Box 1908, Canberra, ACT, 2602; 

hand-delivered to the Authority’s Dickson Customer Service Centre at 16 Challis Street, Dickson; or

emailed	to	actpla.feedback@act.gov.au	

The closing date for submissions is Friday 4 May 2007.

•

•

•

Garden City intent/ objective/ 
provision

Evaluation findings
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2  The Garden City provisions 

This section explains key principles and policies of the Garden City provisions so you are familiar with 
phrases such as Residential Core Area and Suburban Area, which have particular meanings within the 
policy. This section also describes in detail the development controls of the current policy, which are the 
focus of the evaluation.

2.1 Strategic Context

The	Garden	City	provisions	form	one	component	of	the	implementation	process	for	the	Canberra Spatial 
Plan.  The specific elements of the Spatial Plan, which the Garden City provisions seek to implement, are 
outlined	as	follows.

Spatial Plan element Relevance to the Garden City provisions

Existing low-density residential areas will not 
generally be subject to residential intensification.

There	is	no	ability	to	unit	title	or	subdivide	for	dual	
occupancy or multi-unit development in Suburban 
Areas.  In addition, any multi-unit development 
must be for supportive housing.

Residential planning policies address the need for 
small-scale residential development in suburbs 
to provide affordable and adaptable housing and 
allow ageing in place.

Redevelopment	in	Suburban	Areas	for	supportive	
housing and dual occupancies is permitted. 
Residential	Core	Areas	have	been	located	across	
a	number	of	the	suburbs	to	increase	access	to	the	
range of housing within Residential Core Areas 
across Canberra.   In addition, a percentage 
of	redevelopment	in	Residential	Core	Areas	is	
required to be adaptable and accessible housing.

Growth is contained within 15km of the city 
centre to reduce per capita ecological footprint of 
development, primarily achieved by higher density 
land releases in strategic locations and residential 
intensification in and around shopping centres 
and along transport routes, rather than blanket 
residential intensification.

Residential Core Areas have been strategically 
located, usually within 200 to 300 metres of local 
centres.

Residential redevelopment to be strategically 
directed	to	locations	that	contribute	to	overall	
levels	of	accessibility	to	facilities	and	services	and	
reduce	dependency	on	vehicle	use.

The	Residential	Core	Areas	are	focused	around	
group or local centres.
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2.2 Territory Plan

The Garden City provisions introduced and varied Territory Plan controls for single dwellings, dual 
occupancies and multi-unit development proposals and established Residential Core and Suburban 
Areas.		These	provisions	are	located	in	the	Territory	Plan	at:

Part B1 Residential land use policies; 

Part III of the Appendices - Residential design and siting codes, particularly part III.1 Single dwellings  
 and Part III.2 Multi-Dwellings; and  

Territory Plan maps on which Residential Core Areas are identified as A10 areas.

A summary of Garden City provisions is provided at Appendix A.  The following highlights the key features 
for single dwellings, dual occupancies and multi-unit developments.

•

•

•
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2.3 Single dwellings 

The Garden City provisions tightened development controls over single dwellings, particularly in the 
Suburban Areas.  These controls are illustrated in Diagram 1. They include:

two-storey height restrictions, limiting attics and basements to single-storey dwellings;

a new limit of 50 per cent plot ratio (35 per cent for supportive housing); and

increased private open space and new landscaping requirements.

Building envelopes limiting the extent of the area on which building can occur were also introduced in 
both	the	Residential	Core	and	Suburban	Areas.

Diagram 1: Single dwellings permissible before and after the Garden City provisions   
 were introduced

BEFORE

Controls relating to single dwellings before 
the Garden City provisions	

- applied across all of Canberra’s suburbs

Attics	and	basements	permitted	in		
	 addition	to	two	storeys

No	maximum	plot	ratio

Boundary setbacks2	

Minimum area of private open space  
 as a percentage of the block:

- 35 per cent for blocks up to 450m²;

- 40 per cent for blocks over 450m²

•

•

•

•

•

•

•

2	 Refer	to	Appendix	A	for	details
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AFTER

Controls relating to single dwellings after the 
Garden City provisions were introduced 

– Suburban Areas only

Attics	and	basements	not	permitted	in		
	 addition	to	two	storeys

50 per cent maximum plot ratio

Tighter building envelope controls

Boundary setbacks maintained

The	area	of	private	open	space	is	not		
 less than 60 per cent of the area of  
 the block less 50m².

•

•

•

•

•

AFTER

Controls relating to single dwellings after the 
Garden City provisions were introduced 

– Residential Core Areas only

Attics	and	basements	permitted	in		
	 addition	to	two	storeys

50 per cent maximum plot ratio

Tighter building envelope controls

Boundary setbacks maintained

The	area	of	private	open	space	is	not		
 less than 60 per cent of the area of  
 the block less 50m²

•

•

•

•

•
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2.4 Dual occupancy 

Prior to the Garden City provisions, dual occupancies could be built and unit-titled or subdivided across 
all of Canberra’s suburbs.  The Garden City requirements for dual occupancy are illustrated in Diagram 2. 
They	include:

no subdivision or unit-titling for dual occupancy in Suburban Areas;

only allowing dual occupancy on blocks greater than 800m²;

tightening of height limits and plot ratios in Suburban Areas and a reduction of height restrictions and  
 plot ratios for dual occupancy in Residential Core Areas;

sunset clause for subdivision rights in Suburban Areas3; and

increased requirements for private open space and planting.

Diagram 2:  Dual occupancy before and after the introduction of the Garden City   
 provisions

BEFORE	

Controls relating to dual occupancy before 
the Garden City provisions	

- applied across all of Canberra’s suburbs

Minimum block size 800m2

Two-storey permitted if adjacent existing   
 building is also two-storey 

Attics	and	basements	permitted	in		 	
	 addition	to	two	storeys

35 per cent total maximum plot ratio

Boundary setbacks match single dwelling   
	 requirements

Minimum area of private open space as a   
 percentage of the area of the block is     
 35 per cent

•

•

•

•

•

•

•

•

•

•

•

3	 Sunset	clause	related	to	applications	for	subdivision	received	up	to	��	June	2003
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AFTER

Controls relating to dual occupancy after the 
Garden City provisions were introduced

	– Suburban Areas only

Unit titling and subdivision not permitted

Minimum block size 800m2

Two-storey only if facing road  

Attics	permitted	to	one	storey

Basements to one storey if facing a road

Sliding plot ratio scale

Increased building envelope controls

Boundary setbacks maintained

The average area of private open space   
 per dwelling is not less than 60 per cent of  
 the average area of the block per dwelling  
 less 50m2

•

•

•

•

•

•

•

•

•

AFTER

Controls relating to dual occupancy after the 
Garden City provisions were introduced

	– Residential Core Areas

Minimum block size 800m2

Two-storeys allowed 

Attics	and	basements	permitted

50 per cent total plot ratio if both facing   
	 road

35 per cent total plot ratio if rear    
 building

17.5 per cent maximum plot ratio for   
 rear building 

Increased building envelope controls

Boundary setbacks maintained

The average area of private open space   
 per dwelling is not less than 60 per cent of  
 the average area of the block per dwelling  
 less 50m2

•

•

•

•

•

•

•

•

•
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2.5 Multi-unit development 

The Garden City provisions introduced several changes to development requirements for multiple units.  
These changes are illustrated in Diagram 3. They include:

removing the requirement for minimum block size for multiple units in Suburban Areas; 

requiring all multi-unit development in Suburban Areas to be for supportive housing;

introducing a sunset clause on subdivision in Suburban Areas�;

requiring Residential Core Areas to be a minimum block size of 1400m2 without requiring the block  
 to also be 50 per cent larger than adjoining blocks;

removing the need for an adjacent building to be two storeys to permit two storeys;

removing the guide of one dwelling per 1000m2 of block area; and

increasing private open space and planting.

Diagram 3: Multi-unit developments before and after the introduction of the Garden City  
 provisions

BEFORE

Controls relating to multi-unit development 
before	the	Garden	City	provisions	

- applied across all of Canberra’s   
  suburbs

Minimum block size 1400m2	and					
 50 per cent larger than adjacent blocks

Guide of one dwelling per 1000m2		
	 block	size

Two-storey permitted if adjacent   
 building is also two-storey  

Attics	and	basements	permitted	in		
	 addition	to	two	storeys

35 per cent plot ratio

Boundary setbacks match single   
 dwelling requirements

35 per cent minimum private open  
	 space

•

•

•

•

•

•

•

•

•

•

•

•

•

•

�	 Sunset	clause	related	to	applications	for	subdivision	received	up	to	��	June	2003
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AFTER

Controls relating to multi-unit development 
after the Garden City provisions were 
introduced	

– Suburban Areas only

Must be used for supportive housing

No	minimum	block	size

Two-storey only if facing road 

Attics	permitted	to	one	storey

Basements to one storey if facing a  
	 road

35 per cent plot ratio

Increased building envelope controls

Boundary setbacks maintained

The average area of private open   
 space per dwelling is not less than  
 60 per cent of the average area of the  
 block per dwelling less 50m2

•

•

•

•

•

•

•

•

•

AFTER	

Controls relating to multi-unit development 
after the Garden City provisions were 
introduced	

–	Residential Core Areas only

Minimum block size 1400m2

Two-storey allowed 

Attics	and	basements	permitted

50 per cent plot ratio

Increased building envelope controls

Boundary setbacks maintained 

The average area of private open space  
 per dwelling is not less than   
 60 per cent of the average area of the  
 block per dwelling less 50m2

•

•

•

•

•

•

•
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3 Analysis of issues 

This section discusses and analyses issues about various Garden City provisions to help determine 
whether any refinement of the policy is warranted. It has taken into account the outcomes of the 
preliminary research listed in 3.1 below.

3.1 Research and investigations

The ACT Planning and Land Authority has completed the following research and investigations as part of 
the	evaluation	process

Research completed Research findings

Preliminary and targeted 
consultation	and	feedback	
(community, industry and 
professional bodies)5	to	assist	in	
scoping the evaluation

Suburban Areas

-	 An	inconsistency	in	some	controls

- The impact of single dwellings

Residential Core Areas

-	 The	desired	character	and	amenity	requires	certainty

-	 Suitability	of	blocks	and	streets	for	multi	units

-	 Densities

-	 Effectiveness	of	plot	ratios

General

- Land values

-	 Affordability

A	review	of	development	
application	statistics	to	identify	
trends in higher density 
residential	development	before	
and	after	the	Garden	City	
provisions	were	introduced	and	
analysis of emerging trends 
between	and	in	Residential	Core	
and	Suburban	Areas

-	 Garden	City	provisions	have	not	affected	the	number	of	dual	
occupancy developments, although they did decline in the year 
the	Garden	City	provisions	were	introduced.

- A suburb-by-suburb breakdown of development approval 
statistics can be found at Appendix B. These figures apply fairly 
consistently throughout Canberra’s suburbs. 

- Since the Garden City provisions were introduced, most 
redevelopment for dual occupancies and multi-unit 
developments	have	occurred	in	the	Residential	Core	Areas	as	
the	policy	intended.

- In Residential Core Areas, more multi-unit developments have 
been built on single large blocks than on consolidated blocks. 
This is likely to remain the case as long as larger blocks are 
available	for	redevelopment.		

- In Residential Core Areas, there is an average of 12 units per 
development.				

5	 This	consultation	was done using a sample of key stakeholders to identify matters for evaluation. It does not affect   
	 the	public	consultation	process	on	this	report.



Report	on	the	Evaluation	of	the	Garden	City	Provisions	of	the	Territory	Plan �3

A	review	of	objections	and	
submissions	received	about	
a	number	of	development	
applications lodged relating to 
the	Garden	City	provisions	since	
August 2003

Multi-unit development attracts by far the most public interest 
and submissions received by the Authority. For this reason, the 
review of public submissions focused on those relating to multi-
unit developments. While objections vary between proposals, they 
commonly include the following issues:

- parking arrangements -

• inadequate or hidden on-site parking for residents and 
visitors; and

• increased on-street parking pressure;

-	 site	access	-

• basement ramps; and

• driveways taking up street space for parking;

- traffic, domestic and construction noise;

- inadequate infrastructure;

- poor design responses  -

• few options for families;

• development not addressing the street;

• no regard for topography;

• lack of front landscaping;

• smaller gardens;

• extensive concreting and paving;

• built form too bulky;

• too many bins on the street; and

• poor solar access;

- property values;

- inadequate infrastructure; and

- potential conflict with neighbourhood plans.

A	review	of	Administrative	
Appeal Tribunal findings about 
matters pertaining to these 
provisions6

Key	issues	on	which	the	Administrative	Appeal	Tribunal	has	
commented	include:

- the need to clarify sympathetic and complementary design for 
the	type	of	development	permitted	in	Residential	Core	Areas	for	
inner north and south Canberra;

- density of development in Residential Core Areas;

- the need to maximise privacy of private open spaces;

- need to clarify gross floor area definition;

- recognising the need for site-by-site assessment of residential 
density;

- traffic and access issues; and

- building size.

The	Administrative	Appeal	Tribunal	has	also	considered	
circumstances	where	some	proposals	do	not	meet	all	the	
performance	measures	of	the	Territory	Plan	and	has	decided	when	
and	if	those	proposals	should	be	approved	or	refused.

Research completed Research findings

6	 All of these matters and a range of others not the subject of any specific recommendation by the Tribunal were   
	 considered	in	the	evaluation.
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A	market	analysis	by	a	
commissioned	consultant	
(McCanns) with a specific focus 
on:

-	 if	property	values	in	
Residential	Core	Areas	
will	increase	based	on	
the	potential	for	further	
redevelopment as a multi-
unit property;

-	 if	market	sales	and	property	
redevelopment	has	
increased	in	the	Residential	
Core Areas; and

-	 if	a	more	sustainable	
pattern	of	urban	settlement	
has	been	achieved	by	
providing for more housing 
to	be	developed	close	to	
commercial	centres	and	
nodes.

- The report found that property values remain unchanged as a 
result	of	the	introduction	of	the	Garden	City	provisions.

- Despite development activity, the report found that there has 
not	yet	been	a	notable	increase	in	market	sales	or	property	
redevelopment.

-	 A	more	sustainable	development	pattern	has	not	yet	been	
identified as a result of the development activity in Residential 
Core	Areas.

-	 The	report	authors’	observations	about	why	no	trends	in	market	
activity are evident, include:

• the average residential turnover is 8 per cent per annum 
and two years is an insufficient time to notice a trend 
– a period in excess of six years is more appropriate;

•	 many	of	the	blocks	in	Residential	Core	Areas	are	less	
than 800m2	(they	therefore	require	consolidation	before	
being redeveloped and two years is insufficient time to 
acquire blocks for redevelopment); and

• there are difficulties with measuring impacts of 
Residential Core Areas and in trying to exclude other 
influencing factors on property values and sales activity 
or	volume.

Design review of development 
applications

A design review of development applications for multi-unit 
development in Residential Core Areas identified that proponents 
often seek to maximise the number of dwellings on a site.  This 
is	often	at	the	expense	of	public	and	private	amenity	and	can	
compromise design quality.   Specific issues include:

- private open space provision often does not provide good 
amenity or a usable area of open space;

- poor solar access for living areas;

-	 vehicular	and	pedestrian	access	and	circulation	and	the	
provision of common areas is poorly laid out, which results in 
unusable areas between dwellings and windows opening to 
common driveways;

- driveways taking full width of street frontage;

- there is a poor separation between driveways and dwellings 
which result in windows and living spaces opening to common 
driveway areas;

- large areas of impervious surfaces and poor water sensitive 
urban design responses;

- lack of provision for deep-root planting for trees;

- poor provision for garbage storage or removal;

- inaccessible visitor parking; and

- poor street address including:

• dwellings hidden at the rear of a site;

• front dwellings obscured by courtyard walls; and  

•	 lack	of	windows	to	street.

Research completed Research findings
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3.2 General intent and objectives of the Garden City provisions

The primary purpose of the evaluation is to assess the need for any refinements in the application of 
the Garden City provisions in meeting their general intentions7 and specific objectives contained in the 
Territory Plan.  The evaluation is documented in the following sections.

3.2.1 General intent

The general intent of the Garden City provisions is outlined below.

1. Reinforce the strategic location of residential redevelopment (i.e. around centres)

Residential redevelopment for dual occupancies and multi-unit developments is now focused within 
the Residential Core Areas, which themselves are located around centres. This is consistent with 
this	intent.	

2. Protect residential amenity and Garden City character of Suburban Areas

With most redevelopment activity in the Residential Core Areas, there has been less pressure 
on the Suburban Areas.  From the introduction of the provisions until June 2006, half as many 
dual occupancies were built in Suburban Areas (50) as in Residential Core Areas (103) and 
there has been seven multi-unit developments approved in Suburban Areas compared to 29 in 
Residential Core Areas.  Of the multi-units approved in Suburban Areas, only one has involved the 
redevelopment of an existing dwelling and it was for supportive housing as required by the Territory 
Plan.  The other six relate to previously undeveloped land in Suburban Areas on large blocks that 
were subject to use rights that preceded the introduction of the Garden City provisions.

Removing the ability to subdivide or unit-title blocks in Suburban Areas through the Garden City 
provisions	can	be	attributed	as	one	of	the	main	reasons	for	why	the	number	of	dual	occupancies	
and multi-unit development applications has fallen. The requirement that only multi-unit 
developments for supportive housing are permitted in Suburban Areas has significantly reduced 
the number of multi-unit developments in these areas.  In addition, changes to the controls for dual 
occupancies, including introducing a sliding plot ratio scale and limiting rear dual occupancies 
to single-storey, may be helping to reduce the number of submissions during public notification.  
Further clarification of residential amenity and Garden City values for the inner north and south 
Canberra will be considered as part of the Character Guidelines currently being prepared.

3. Promote more sustainable development

One of the objectives of the Residential Core Areas is “….to assist in creating a more sustainable 
pattern of urban settlement by providing for more housing to be developed close to identified 
commercial centres”.  Development activity is now focused around identified commercial centres in 
Residential Core Areas. This intent is being met.

Development around commercial centres is also likely to have a flow-on effect of keeping local 
and group centres viable.  This is a key consideration in Canberra, where some local centres are 
under threat of closure or have already closed.  The Residential Core Area focus on commercial, 
transport, and activity nodes can help to maintain the viability of these centres.  

�	 The general intent statements do not appear in the Territory Plan provisions. They formed part of the documentation   
	 for	Variation	200.
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4. Promote housing choice and affordability

Housing choice is about increasing diversity of housing. A particular aim of this is to allow personal 
choice to stay in a suburb or local area, yet move to a different type of housing, depending on 
individual needs at various times in life.  By focusing development activity for dual occupancy 
and multi-units in Residential Core Areas, the diversity in housing choice close to services is 
encouraged.

Housing affordability is a function of supply and demand.  To this end, the development activity in 
Residential Core Areas has supplied an increase in dual occupancy and multi-unit development.  In 
addition, dual occupancy in Suburban Areas appears to be moving towards rental accommodation 
(granny flats and residences for family members).  This can be considered to contribute to housing 
affordability, however, it is too early to determine if it has offset the restrictions on dual occupancy 
and multi-unit development in Suburban Areas.  

It is also important to note that the Garden City provisions are only one tool available to the 
Government in striving for housing affordability.  A number of other ACT Government agencies are 
monitoring and reporting on housing affordability issues.  For this reason, no detailed analysis of 
affordability	has	been	undertaken	as	part	of	this	evaluation	process.	

3.2.2 Objectives for Suburban Areas

The	objectives	for	the	Suburban	Areas	are	to:

ensure development respects characteristic features of existing attractive streetscapes, such as   
 building scale, height and setbacks, landscape character and architectural style, and is compatible  
 with adjoining development; and

retain a limited level of flexibility to accommodate a variety of additional housing to meet changing  
	 community	needs	and	preferences.

As stated above, development activity for dual occupancy and multi-units has decreased in Suburban 
Areas.  This has reduced the impact of redevelopment on residential amenity, Garden City values and 
character in these areas.  The continued, but significantly reduced, development of dual occupancies 
provide a variety of housing to meet community needs and preferences.  Similarly, multi-unit development 
for supportive housing in Suburban Areas meet some specific housing needs.

•

•
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3.2.3 Objectives for Residential Core Areas

The	objectives	for	Residential	Core	Areas	are	to:

ensure development respects existing streetscapes and adjoining development or contributes to the  
 desired future suburban character of the area as defined by an approved master plan;

retain a moderate level of flexibility to accommodate a wider variety of additional housing close to  
 facilities and services to meet changing community needs and preferences; and

assist in creating a more sustainable pattern of urban settlement by providing for more housing to be  
 developed close to identified commercial centres.

Prior to the introduction of the Garden City provisions, strata-titled dual occupancy and multi-units were 
permissible across all of Canberra’s suburbs.  As a result of the Garden City provisions, they are now 
permissible only in Residential Core Areas.  From the outset, this was intended to allow for a modest 
increase in density, as well as providing for a range of housing choices.  This is reflected in the slight 
increases allowed in bulk and height in the Garden City provisions.  The Administrative Appeal Tribunal, 
however, has identified the need to clarify residential amenity and character in the Residential Core Areas.  
This cannot be described suburb by suburb, but there is an opportunity to define the intent in the current 
review of the Territory Plan (which is part of the planning system reform project).

The focus of development for dual occupancy and multi-units in Residential Core Areas is increasing the 
sustainability of the settlement pattern by focusing residential redevelopment and moderate intensification 
near local or group centres.

3.3 Issues in Residential Core Areas

The evaluation to date reveals that most comments have been about multi-unit development in 
Residential Core Areas.  The following looks at this in detail.

3.3.1 Block and street suitability for multi-unit development 

Table 1 shows the provisions for block size for dual occupancy and multi-unit developments before and 
after	the	introduction	of	the	Garden	City	provisions.

Table 1: Block sizes for Residential Core Areas before and after the introduction of the   
 Garden City provisions

Residential Core Areas Block size before the 
Garden City provisions

Block size after the Garden 
City provisions

Dual occupancy 800m2	subject	to	approval	
(only five per cent of blocks in a 
section	of	more	than	20	blocks	
can	be	redeveloped	for	dual	or	
triple occupancy)

800m2 or greater

Multi-unit development ��00m2 or greater and 50 per 
cent greater than adjacent 
blocks

Only five per cent of blocks in a 
section	of	more	than	20	blocks	
can	be	redeveloped	for	dual	or	
triple	occupancy

��00m2 or greater

•

•

•
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From Table 1, it can be seen that the removal of the provision that multi-unit blocks be 50 per cent greater 
than the adjacent blocks has increased the opportunity for multi-unit development in Residential Core 
Areas.

It is important to note that many of the streets and blocks in Residential Core Areas have been 
designed for low-density single dwellings. The streets are often curvilinear and include culs-de-
sac.  Redevelopment and intensification in such circumstances has raised a number of issues.  In 
particular, the streets may not be designed to accommodate the additional traffic or parking associated 
with redevelopment, particularly in culs-de-sac.  The blocks are characterised by dimensions not 
always suitable for multi-unit development.  Narrow frontages create particular issues when a block is 
redeveloped for multi-units.  Options to address these and related issues include the following:

require a minimum block frontage width for multi-unit development;

require the street frontage to be linked to the number of residential units proposed (the frontage   
 would need to allow for verge crossing, visitor parking and bin collection);

require block consolidation and reconfiguration to improve block dimensions and suitability for multi- 
 unit development; 

introduce provisions to ensure developments address the street;

limit the maximum number of units in any single development to five units;

require all units to reflect a form of housing more akin to traditional suburban areas (this includes   
 access to, interaction with and surveillance of the street); and  

clearly state in design codes what qualities are to be addressed by development applications   
 including that:

- driveways and access roads are legible;

- living areas and private open space have adequate solar access;

- rear setbacks are increased to allow deep root planting; and

-	 private	open	space	is	usable.

•

•

•

•

•

•

•
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3.3.2 Block sizes and consolidation in Residential Core Areas 

In Residential Core Areas, multi-unit development is permissible only on blocks of 1400m2	or	more.	
Blocks of this size have been found to be generally located at the outer edge of Residential Core Areas, 
away	from collector roads or shops. Refer to Maps A and B relating to Lyons and Chifley for examples.

Map A: Lyons 		 	 	 	 	 Map B: Chifley

Development of three dwellings or more is possible on blocks of 1400m2 or greater.  These blocks are 
currently preferred for redevelopment as they are easier to redevelop than consolidating blocks.  Of the 
remaining larger blocks in Residential Core Areas that have not been developed, more than half have 
narrow frontages.

Since the Garden City provisions were introduced, until June 2006, 29 multi-unit developments have been 
approved	for	blocks	of	��00m2	or	more	in	the	Residential	Core	Areas	and	six	have	been	approved	for	
consolidated blocks.  It is expected that the remaining larger blocks in the Residential Core Areas will be 
the focus for multi-unit redevelopment before block consolidation.  This raises the following issues:

when	a	block	of	��00m2 is redeveloped, it can potentially include up to 10 multi-units, so there are  
 very few low volume multi-unit developments to stimulate housing diversity and choice; 

block shape and frontage are not always suitable for the number of units permitted; and 

the greater the number of units proposed or more unsuitable the block shape and frontage, the more  
 difficult it is to achieve design quality and the greater the perceived impacts on adjoining owners.

To ensure a greater diversity and range of densities for multi-unit redevelopment in Residential Core 
Areas, a minimum block size for two or more units could be introduced.  A block size of 800m2	is	a	
possible option, along with an upper cap on the total number of units per development to encourage 
dwelling diversity by permitting smaller developments. Incentives for block consolidation could also be 
considered to overcome issues surrounding inappropriate block shape and the targeting of larger blocks 
for redevelopment first.  The benefits of block consolidation include the ability to increase the unit yield, 
increasing street frontages and access arrangements, together with design strategies addressing a range 
of privacy, solar orientation, access and parking management issues.

There could be restrictions on multi-unit developments adjoining blocks less than 800m2, unless that 
block has capacity in the future to be consolidated with other adjoining blocks to avoid them becoming 
isolated between two larger developments.

•

•

•
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3.3.3 Plot ratios in Residential Core Areas

Table	2	shows	the	plot	ratios	for	all	forms	of	residential	development	in	the	Residential	Core	Areas	before	
and	after	the	introduction	of	the	Garden	City	provisions.

Table 2: Plot ratios for Residential Core Areas before and after the Garden City    
 provisions

Residential Core Areas Plot ratios before the Garden 
City provisions

Plot ratios after the  
Garden City provisions

Single dwellings No	restriction 50 per cent

Dual Occupancy

Triple Occupancy

35 per cent for combined 
existing and proposed dwellings

35 per cent unless both front a 
public road, then it’s 50 per cent 

Plot	ratio	of	any	additional	
dwelling that does not directly 
front	a	public	road	from	which	
vehicular access is permitted, 
shall not be greater than half of 
the	permissible	plot	ratio	of	all	
developments	on	the	block	or	
17.5 per cent, whichever is the 
lesser

Multi-unit development 35 per cent for combined 
existing and proposed dwellings

50 per cent, except where at 
least one dwelling of a triple 
occupancy	does	not	front	a	
public road, then it is   
35 per cent

There are a number of issues relating to plot ratios in Residential Core Areas, including redevelopment 
for single residential and dual occupancies on large blocks.  For example, from the viewpoint of the most 
efficient use of land, these larger blocks have potential to accommodate more than a single dwelling or 
dual occupancy while still maintaining residential amenity and character in these locations. 

Table	2	illustrates	the	apparent	inconsistency	with	the	plot	ratio	for	rear	dual	and	triple	occupancies.		
While single dwellings and multi-unit developments are able to achieve a 50 per cent plot ratio, rear dual 
and triple occupancies are limited to a total of 35 per cent, with the rear building limited to 17.5 per cent.  
The plot ratio applies even if the existing dwelling is small.

This	provision	was	put	in	place	to	minimise	any	potential	impacts	of	the	rear	dual	occupancy	on	
adjoining properties, however it appears to discriminate against dual and triple occupancies.  Large 
single dwellings and multi-unit development can be built to the maximum building envelope and have a 
potentially greater impact than rear dual occupancy.

Possible changes to provisions could include increasing the maximum plot ratio for rear dual occupancies 
from 35 per cent to 50 per cent and abolishing the requirement for the plot ratio for the rear building to be 
less than half the total plot ratio or 17.5 per cent.   
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3.4 Issues in Suburban Areas

3.4.1  Use of dual occupancies in Suburban Areas

While it is too early to identify any trends, it appears that since the introduction of the Garden City 
provisions, dual occupancies in the Suburban Areas are being developed as rental properties or for 
use by family such as granny flats, teenage retreats and the like.  This new focus of dual occupancies 
needs to be monitored to determine any rental market trends. It could assist in increasing the supply of 
rental properties across the Suburban Areas of the ACT.  There could be a range of benefits from this in 
increasing and diversifying the private rental market. 

3.4.2 Landscaping and private open space in Suburban Areas 

Table 3 shows that before the Garden City provisions, there were no specific provisions for landscaping in 
Suburban	Areas.		

Table 3: Landscaping and private open space provisions in Suburban Areas before and  
 after the introduction of the Garden City provisions

Suburban Areas Landscaping and private open 
space before the Garden City 
provisions

Landscaping and private open 
space after the Garden City 
provisions

Single dwelling Blocks up to 450sqm - 35 per cent

Blocks over 450sqm - 40 per cent  

60 per cent of block area less 50m2

50 per cent to be retained as 
planting

Dual occupancy Minimum 35 per cent of block area Not less than 60 per cent (average 
area of block per dwelling less 
50m2)

50 per cent be retained as planting 

Multi-unit development Minimum 35 per cent of block area Per dwelling is not less than 60 per 
cent of average (area of block per 
dwelling less 50m2)

50 per cent to be retained as 
planting

The Garden City provisions seek to retain and improve the character and amenity of existing Suburban 
Areas by increasing the area of private open space and introducing landscaping provisions.  While it is 
difficult to measure the success of these provisions, it is reasonable to conclude that they have increased 
opportunities	to	retain	the	Garden	City	character	of	the	Suburban	Areas.
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3.4.3 Plot ratios in Suburban Areas

Table 4 identifies the system for calculating plot ratios using a sliding scale introduced with the Garden 
City provisions, particularly for dual occupancies in Suburban Areas.  In addition, a maximum plot ratio of 
50 per cent was introduced for single dwellings in Suburban Areas.

Table 4: Plot ratios in Suburban Areas before and after the introduction of the Garden City  
 provisions

Suburban Areas Plot ratios before the Garden 
City provisions

Plot ratios after the Garden City 
provisions

Single dwellings None 50 per cent (35 per cent for 
supportive housing on a standard 
block)

Dual occupancy 35 per cent for combined existing 
and	proposed

Formula P=(140/B + 0.15) 100

Supportive housing on a standard 
block 35 per cent

Plot ratio of any additional dwelling 
that	does	not	directly	front	a	public	
road	from	which	vehicular	access	is	
permitted, shall not be greater than 
half	of	the	permissible	plot	ratio	
of	all	developments	on	the	block	
or 17.5 per cent, whichever is the 
lesser

Multi-unit development 35 per cent for combined existing 
and	proposed

For supportive housing on a 
standard block, maximum plot ratio 
is 35 per cent

Before the introduction of the Garden City provisions, there was no plot ratio control in Suburban Areas.  
Notwithstanding the introduction of plot ratios in Suburban Areas, redevelopment of blocks for single 
dwellings could still impact on the character of a suburb.  Diagram 4 illustrates that the 50 per cent plot 
ratio for a single dwelling could result in very large dwellings on very large blocks.
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Diagram 4: Impact of a 50 per cent plot ratio for single dwellings, compared with   
 maximum plot ratio of dual occupancy in Suburban Areas

Diagram 4 illustrates a proposal in the Suburban Area for a dual occupancy on a 1000m2	block	that	has	a	
plot ratio limit of 29 per cent.  A proposal for a new single dwelling on the same site has a plot ratio limit of 
50 per cent.  This means that redevelopment of blocks for large single dwellings can potentially impact on 
the	character	of	Suburban	Areas.

A snapshot of development activity in the Suburban Area of O’Connor was made to determine whether 
this is presenting a problem.  From December 2003 until April 2006, there were eight approved dual 
occupancies and one approved multi-unit development.  In the same period there were 31 approved 
proposals for redevelopment for single dwellings.  Twenty had a plot ratio of over 35 per cent. 

It is too early to determine the effect of increased numbers of large houses in Suburban Areas.  There are 
very few public submissions about single dwelling redevelopments across Canberra.  Generally, houses 
are now being built larger than previously.  Larger houses can cater for current lifestyles and enable older 
relatives to be accommodated, potentially reducing demand for aged housing.  Notwithstanding this, 
options	to	address	the	issue	should	be	explored.	These	could	include:

a sliding plot ratio scale for single dwellings in Suburban Areas, similar to the existing sliding scale for  
 dual occupancies in Suburban Areas to prevent excessively large dwellings being built; 

increased rear setbacks to ensure adequate space for trees;

a site coverage restriction that requires the building footprint to be limited to 40 per cent of a site (a  
 dwelling can still achieve a 50 per cent plot ratio by having a second floor); and/or

incentives for dwellings with a smaller plot ratio, such as code assessment track proposed under the  
	 new	Territory	Plan.

A comparison of possible site coverage controls with the existing Garden City provision controls can be 
found	at	Appendix	C.

•

•

•

•
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3.4.4  Height control in Suburban Areas

Table 5 identifies that height controls in Suburban Areas are now based on the proposed location of the 
second dwelling for dual occupancies.  However, they are more relaxed for multi-unit developments than 
for	dual	occupancy.

Table 5:  Height controls in Suburban Areas before and after the introduction of the   
 Garden City provisions

Suburban Areas Height controls before the 
Garden City provisions

Height controls after the Garden 
City provisions

Single dwellings Two-storey, attic and basement may 
be	permitted	in	addition

Two-storey, no attics or basements

Dual occupancy Two-storey if adjacent building is 
two-storey

If not facing a road, one storey plus 
loft, no basement 

If facing a road, two-storey, no attic 
or	basement

If facing a road, one-storey plus attic 
and	loft

Multi-unit development Two-storey if adjacent building is 
two-storey

Two-storey and on a standard block, 
no attics or basement car parking if 
two-storey

Table 5 shows that dual occupancy dwellings that don’t face a road are limited to single storey, while 
single and multi-unit developments can all be two-storeys regardless of their relationship to the frontage.  
This potentially disadvantages development for dual occupancies in Suburban Areas.  Options to address 
this	issue	could	include:

considering two-storeys for attached dual occupancies; or

limiting multi-unit developments that do not face a road to single storey.

•

•
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3.4.5 Block sizes in Suburban Areas

Table 6 identifies that block size limitations have become more stringent for dual occupancies in the 
Suburban Areas but have been relaxed for multi-unit development.

Table 6: Block sizes in Suburban Areas before and after the introduction of the Garden  
 City provisions

Suburban Areas Block size before the Garden City provisions Block size after 
the Garden City 
provisions

Dual occupancy 800m2 or greater, subject to approval

Only five per cent of blocks in a section of more 
than	20	blocks	can	be	redeveloped	for	dual	or	triple	
occupancy

800m2 or greater

Multi-unit 
development

��00m2 or greater and 50 per cent greater than 
adjacent	block

Only five per cent of blocks in a section of more 
than	20	blocks	can	be	redeveloped	for	dual	or	triple	
occupancy

None

There are no minimum block sizes for development of multi-unit developments in Suburban Areas.  
This was based on the limited potential for multi-unit development in Suburban Areas because of the 
requirement they be for supportive housing.  To date, no issues have been brought to the attention of the 
ACT Planning and Land Authority in relation to minimum block sizes in Suburban Areas. Monitoring of this 
issue	is	recommended.	
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4 Conclusions
In conclusion, the Garden City provisions are achieving the intent of maintaining Canberra’s suburban 
character and amenity by restricting where residential redevelopment and moderate intensification can 
occur.  Instead of residential redevelopment being permitted throughout a suburb, it is now limited to 
a	suburb’s	Residential	Core	Area.		This	has	considerably	reduced	development	activity	in	the	rest	of	a	
suburb – in Suburban Areas, which constitute some 85 per cent of Canberra suburbs.  

In focusing residential redevelopment and moderate intensification into the Residential core Areas, the 
Garden City provisions are also contributing towards a more sustainable settlement pattern by increasing 
housing numbers and choice in strategic locations near local or group centres.  

The need for some potential refinements to the application of the provisions in the Residential Core Areas 
has emerged.  This relates primarily to multi-unit development and includes:

the number of units in some developments;

the suitability of the block for multi-unit developments in terms of block size, shape and frontages;  
	 and

the suitability of the street to accommodate multi-unit developments, particularly in culs-de-sac.

Options to refine the application of the Garden City provisions have been identified in this report for public 
consideration	and	comment.

Public comments sought on this discussion paper will be reviewed and considered in finalising the 
evaluation	of	the	performance	of	the	Garden	City	provisions	of	the	Territory	Plan.

•

•

•
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Glossary

A10 Residential Core Areas are identified on the Territory Plan maps as A10

AAT ACT	Administrative	Appeals	Tribunal	

Adaptable housing Is defined in the Guidelines for Access and Mobility as “housing, which is 
designed in such a way that it can be easily modified in the future to meet 
changing needs of occupants and visitors (refer AS4299 Adaptable Housing). 
This is also sometimes referred to as ‘Housing for Life’.”

Dual occupancy Is defined in the Territory Plan as “the use of land that was originally used or 
leased for the purposes of single dwelling housing for two dwellings”

Garden City provisions Common	term	for	the	provisions	introduced	in	Variation	200

LFL Lower floor level

Multi-unit housing Is defined in the Territory Plan as “the use of the land for more than one 
dwelling and includes but it not limited to dual occupancy housing and triple 
occupancy housing” 8

Residential Core Areas Defined in the Territory Plan as “land that is shown on the Map as being 
subject to the Residential Land Use and an ‘A10’ (Residential Core) Area 
Specific Policy (see Section 4 of the Residential land Use Policies)”

Single dwelling house Is defined in the Territory Plan as “the use of the land for residential purposes 
for a single dwelling only”

Suburban Areas Is defined in the Territory Plan as “land that is shown on the Map as being:

a) subject to the Residential Land Use Policy; and

b) not subject to an Area Specific Policy with a B prefix or an A10 (Residential 
Core) Area Specific Policy (see Section 4 of the Residential Land Use 
Policies)”

Supportive housing Is defined in the Territory Plan as “The use of the land for residential 
accommodation for persons in need of support, which is managed by a 
Territory approved organisation that provides a range of support services, 
such as counselling, domestic assistance and personal care for residents 
as required.  Although such services must be able to be delivered on site, 
management and preparation may be carried out on site or elsewhere.  
Housing may be provided in the form of self contained dwellings.”

UFL Upper floor level

Variation 200 Came into force in August 2003.  It was a Variation to the Territory Plan, which 
introduced	what	is	commonly	known	as	the	Garden	City	provisions	and	
established	Residential	Core	Areas	and	Suburban	Areas

8	 Variation 200 provisions treat dual occupancy differently to other forms of multi-unit developments.
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Appendices

Appendix A: Comparison of provisions in the Territory Plan before 
and after Garden City provisions (Variation 200) was introduced

SINGLE DWELLINGS

(1994 - 2001) (2001 - 2003) (2003 - present) 

Suburban Areas

(2003 - present) 

Residential Core 
Areas

Minimum 
block size

None

Maximum 
number of 
storeys

Two

Attics/
basements

May be permitted in addition to two 
storeys

Not	if	in	addition	to	
two	storeys

May be permitted 
in	addition	to	two	
storeys

(no	basement	ramps	
forward of building 
line	on	standard 	
blocks	where	the	road	
frontage is less than 
30m)

Plot ratio None 0.5:1 (50 per cent)   
(maximum	plot	ratio	
shall be 35 per cent 
for supportive housing 
on a standard block)

0.5:1 (50 per cent)

Front setbacks All street frontages:

     Lower floor level: 6m

     Upper floor level:   7.5m

Except one street frontage of corner blocks over 650m2:

     Lower floor level:  4m

     Upper floor level:  6m

Or	on	subdivisions	of	land	not	previously	developed	for	urban	purposes	approved	
after	the	date	on	which	Variation	200	came	into	effect:

     Lower floor level:  4m    

     Upper floor level  6m. 

Or on the longer of two street frontages of corner blocks up to 650 square metres in 
area:	3m	

Public reserve or pedestrian way, where 6m wide or greater: 4m
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Side and rear 
setbacks

Lower floor level: 

a) One only side boundary (if no zero setback boundary nominated): 1.5m

b) Other side or rear boundaries: 3m

Upper floor level: 

a) Blank walls, windows with sill heights over 1.7m or with obscure glazing, screen 
walls:

- up to 12m behind upper floor level building line: 3m

- over 12m behind upper floor level building line: 6m

b) Other walls outer faces of unscreened decks, balconies, external stairs:

- up to 12m behind upper floor level building line: 6m

- over 12m behind upper floor level building line: 9m

Private open 
space

35 per cent for blocks up to 450m²

40 per cent for blocks over 450m²

60 per cent of block area less 50m²

50 per cent of private open space to be 
retained as planting

Parking Two spaces, not within 7.5m of the kerb

(1994-2001) (2001-2003) (2003 - present)
Suburban Areas

(2003 - present)

Residential Core 
Areas

SINGLE DWELLINGS cont.
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DUAL OCCUPANCY

(1994 - 2001) (2001 - 2003) (2003 - present) 
Suburban Areas

(2003 - present)

Residential Core 
Areas

Minimum 
block size

800m²

subject	to	
approval

800m² subject to 
approval (only 5 
per	cent	of	blocks	
in	a	section	of	
more	than	20	
blocks	can	be	
redeveloped	for	
dual	or	triple	
occupancy)

Greater than 800m²

Maximum 
number of 
storeys

Two-storey only if an adjacent 
building is two storeys

If not facing a road, 
one-storey plus loft 

If facing a road, two-
storeys	(but	no	attic	
or basement)

Two

Attics/
basements

Attic treated as upper floor unless 
windows	are	screened

Basements not mentioned

If not facing a road, no 
basement	permitted

If on a standard block 
facing a road and 
one-storey, attic and 
basement	permitted

If on a standard block 
facing a road and 
two-storey, neither 
permitted

Attics	and	basements	
may	be	permitted	
in	addition	to	two	
storeys

On a standard block, 
ramps	to	basement	
car parking forward 
of the building line 
shall generally not be 
approved	unless	the	
block	has	a	public	
road frontage greater 
than	30m

Plot ratio 35 per cent emphasised as upper 
limit for combined existing and 
proposed

Formula

P = (140/B + 0.15)100 

For	supportive	
housing on a standard 
block, maximum plot 
ratio shall be 35 per 
cent

0.5:1 (50 per cent), 
except	where	at	least	
one dwelling does not 
front a public road, in 
which case 0.35:1  
(35 per cent)

The plot ratio of any additional new dwelling 
that	does	not	directly	front	a	public	road	from	
which	vehicular	access	is	permitted	shall	not	
be greater than half of the permissible plot 
ratio of all development on the block or 17.5 
per cent, whichever is the lesser
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If subdivision 
is allowed

Yes Yes if lodged before 
��	June	2003

Yes

If supportive 
housing is 
required

No No

Front setbacks All street frontages:

Lower floor level: 6m

Upper floor level: 7.5m

Except one street frontage of corner blocks over 650m2:

Lower floor level: 4m

Upper floor level: 6m

Or	on	subdivisions	of	land	not	previously	developed	for	urban	purposes	approved	
after	the	date	on	which	Variation	200	came	into	effect:

Lower floor level: 4m    

Upper floor level:  6m. 

Public reserve or pedestrian way, where 6m wide or greater: 4m

Side and rear 
setbacks

     Lower floor level:  3m

     Upper floor level:

a) Blank walls, windows with sill heights over 1.7m or with obscure glazing, screen  
	 walls:

- up to 12m behind upper floor level building line: 3m

- over 12m behind upper floor level building line:  6m

b) Other walls outer faces of unscreened decks, balconies, external stairs:

- up to 12m behind upper floor level building line: 6m

- over 12m behind upper floor level building line:   9m

Private open 
space

Minimum 35 per cent of block area Not less than 60 per cent of average area of 
block per dwelling less 50m²

50 per cent of private open space to be 
retained as planting

Parking One-bed dwelling = one parking space

Two-bed dwelling or more = two parking spaces

One space per dwelling to be covered

(1994 - 2001) (2001 - 2003) (2003 - present)
Suburban Areas

(2003 - present)

Residential Core 
Areas

DUAL OCCUPANCY cont.
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TRIPLE AND MULTIPLE UNITS

(1994 - 2001) (2001 - 2003) (2003 - present) 
Suburban Areas

(2003 - present)

Residential Core 
Areas

Minimum 
block size

1400m² and 
50 per cent 
greater than 
adjacent	
blocks

1400m² and 50 
per cent greater 
than	adjacent	
blocks

Only 5 per cent of 
blocks	in	a	section	
of	more	than	
20	blocks	can	
be	redeveloped	
for	dual	or	triple	
occupancy

None 1400m²

Maximum 
number of 
storeys

Only two-storey if an adjacent 
building is two storeys

Two Two

Attics/
basements

Attic treated as upper floor unless 
windows	are	screened

Basements not mentioned

On standard blocks, 
attics	or	basement	
car parking shall not 
be	approved	where	
in	addition	to	two	
storeys

Attics	and	basements	
may	be	permitted	
in	addition	to	two	
storeys

On a standard block, 
ramps	to	basement	
car parking forward 
of the building line 
shall generally not be 
approved	unless	the	
block	has	a	public	
road frontage greater 
than	30m

Plot ratio 35 per cent emphasised as upper 
limit for combined existing and 
proposed

Guide of one dwelling per 1000m² 
block	area

For	supportive	
housing on a standard 
block, maximum plot 
ratio shall be 35 per 
cent

0.5:1 (50 per cent), 
except	where	at	least	
one dwelling of a triple 
occupancy	does	not	
front a public road, in 
which case 0.35:1  
(35 per cent)

If subdivision 
is allowed

Yes Yes if lodged before 
��	June	2003

Yes

If supportive 
or adaptable 
housing is 
required

No Must be for 
supportive housing 
and	all	units	to	be	
adaptable

�0	per	cent	of	
dwellings in a 
multiunit	development	
of	�0	or	more	shall	
be designed to meet 
Adaptable housing 
standards	(Variation	
229)
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Front setbacks All street frontages:

Lower floor level:  6m

Upper floor level:   7.5m

Except one street frontage of corner blocks over 650m2:

Lower floor level:  4m

Upper floor level:   6m

Or	on	subdivisions	of	land	not	previously	developed	for	urban	purposes	approved	
after	the	date	on	which	Variation	200	came	into	effect:

Lower floor level:   4m    

Upper floor level   6m. 

Public reserve or pedestrian way, where 6m wide or greater: 4m

Side and rear 
setbacks

Lower floor level: 3m

Upper floor level:

a) Blank walls, windows with sill heights over 1.7m or with obscure glazing, screen  
	 walls:

- up to 12m behind upper floor level building line: 3m

- over 12m behind upper floor level building line:  6m

b) Other walls outer faces of unscreened decks, balconies, external stairs:

- up to 12m behind upper floor level building line: 6m

- over 12m behind upper floor level building line:  9m

Private open 
space

Minimum 35 per cent of block area Per dwelling is not less than 60 per cent of 
average area of block per dwelling less 50m2

50 per cent of private open space to be 
retained as planting

Parking One-bed dwelling = one parking space

Two-bed dwelling or more = two parking spaces 

Shared parking = 1.5 spaces per dwelling

Visitor parking = 0.25 spaces per dwelling

One space per dwelling to be covered

TRIPLE AND MULTIPLE UNITS cont. 

(1994 - 2001) (2001 - 2003) (2003 - present) 
Suburban Areas

(2003- present) 
Residential Core 
Areas
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Appendix B: Development approval statistics

By financial year, the number of dual occupancies approved in suburbs that have both 
Residential Core Areas (A10) and Suburban Areas (SA) (not all suburbs have a Residential 
Core Area)

2000-
2001

2001-
2002

2002-
2003 

2003-2004 2004-2005 2005-2006

Suburb Pre	
Garden	
City

Pre	
Garden	
City

SA A�0 SA A�0 SA 	A�0

Aranda 2 �

Calwell � �

Campbell 3 3 3 � �

Chapman �

Chifley 3 � 3 6 � 3

Chisholm � � �

Conder �

Cook � 2

Curtin 3 2 2 � 2 � �

Deakin 2 � � �

Dickson � �

Downer � � 3 � �

Duffy 2 � 3 � �

Evatt � � � � � � �

Farrer � 2 �

Fisher 2

Florey � 2 �

Flynn 2 � �

Forrest 2 � �

Fraser 2 �

Garran 2 2 5 3 � �

Gilmore � �

Giralang �

Gowrie 2

Griffith 8 3 � 2 �

Hackett � � �

Hawker	 2 �

Higgins �

Holder �

Holt �

Hughes 2 � � 2

Isaacs �

Isabella 
Plains

2 � �

Kaleen � 2 � � 2 �
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Kambah 2 � 3 2 2 2 �

Latham �

Lyneham � �

Lyons 5 � 5 2

Macquarie � � 2 6

Mawson � 2 � 2 5

McKellar �

Melba � � �

Monash � 2 2 �

Narrabundah 3 � 3 � �

O’Connor 5 5 2 � 3 2 3

Page � � � 2

Pearce � 3 3 � �

Red	Hill	 5 3 5 �

Richardson � � � �

Rivett 3

Scullin �

Spence 2

Stirling � �

Theodore �

Torrens � 2 2

Wanniassa � 3 3

Waramanga � �

Watson � 2 � 3

Weetangera � � �

Weston � �

Yarralumla � 2 � 3 � �

TOTAL 58 67 83 16 and 10 
totalling 26

16 and 42 
totalling 58

18 and 51 
totalling 69

2000-
2001

2001- 
2002

2002- 
2003

2003-2004 2004-2005 2005-2006

Suburb Pre	
Garden	
City

Pre	
Garden	
City

SA A�0 SA A�0 SA A�0		

By financial year, the number of dual occupancies approved in suburbs that have both 
Residential Core Areas (A10) and Suburban Areas (SA) (not all suburbs have a Residential 
Core Area) cont.
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By financial year, the number of multi-units approved in suburbs that have both 
Residential Core Areas (A10) and Suburban Areas (SA) (not all suburbs have a Residential 
Core Area)

2000-
2001

2001-
2002

2002-
2003 

2003-2004 2004-2005 2005-2006

Suburb Pre	
Garden	
City

Pre	
Garden	
City

SA A�0 SA A�0 SA A�0

Aranda �

Belconnen 3

Bonython

Bruce � �

Calwell

Campbell �

Chapman

Charnwood �

Chifley

Chisholm

Conder 2 �

Cook �

Curtin � �

Deakin

Dickson

Downer �

Duffy �

Evatt

Fadden �

Farrer �

Florey

Flynn �

Forrest � �

Fraser

Garran � 2

Gilmore �

Gordon 5 �

Gowrie � �

Greenway � �

Griffith �

Hackett

Hawker	 �

Higgins �

Holder

Holt �

Hughes

Isaacs
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Isabella Plains

Kaleen

Kambah �

Latham � �

Lyneham

Lyons �

Macquarie � �

Mawson 2

McKellar

Melba

Monash

Narrabundah � �

O’Connor �

Page � 3

Pearce �

Red	Hill	

Richardson

Rivett

Scullin

Stirling

Theodore

Torrens

Wanniassa

Waramanga �

Watson �

Weetangera � �

Weston

Yarralumla � �

TOTAL 10 3 13 0 and 8 
totalling 8

5 and 11 
totalling 16

2 and 9 
totalling 11

2000-
2001

2001- 
2002

2002- 
2003

2003-2004 2004-2005 2005-2006

Suburb Pre	
Garden	
City

Pre	
Garden	
City

		 SA A�0 SA A�0 SA A�0		

By financial year, the number of multi-units approved in suburbs that have both 
Residential Core Areas (A10) and Suburban Areas (SA) (not all suburbs have a Residential 
Core Area) cont.



38

Appendix C: Plot ratio and site coverage planning tools

Below is an example comparing the current requirements with the effect of imposing a site coverage 
requirement. The drawings show a house (no roof) and the required amount of open space.  

Plot ratio 

Current plot ratio / open space model

Example site area = 850m².

Maximum plot ratio = 50 per cent or 425m²

Private open space = 60 per cent less 50m² or 460m². 

- 50 per cent of private open space to be planting  
 = 230m²

-	 �0	per	cent	of	site	area	to	be	minimum	dimension	of		
 6m 

With a single-level dwelling, a balcony space of 35m² is 
required to achieve 60 per cent less 50m² private open 
space. 

Resulting ground level private open space = 390m²

		

		

Site coverage model

Example site area = 850m².

Plot ratio = 50 per cent or 425m²

Private open space = 60 per cent less 50m² or 460m².

- 50 per cent of private open space to be planting   
 = 230m²

-	 �0	per	cent	of	site	area	to	be	minimum	dimension		
 of  6m                                                                            
				

Site coverage = maximum 40 per cent or 340m².

- Gross floor area ground level = 304m²

- Gross floor area upper level = 120m²  

Resulting ground level private open space = 546m²

Building

Remaining private open space or balcony area

Private open space required as planting

Key
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