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DISCLAIMERDISCLAIMER
This document has been prepared by Olearia 
Town Planning. This document is and shall 
remain the property of Olearia Town Planning 
and may not be distributed or copied without 
written permission from Olearia Town Planning. 
All rights are reserved. 

The purpose of the document is to provide a 
general understanding of the principles relating 
to the development assessment process in 
Queensland as it relates to reconfiguring a 
lot outside of priority development areas or 
areas that are subject to a variation approval. 
Some sections may be overly generalised for 
the purpose of explanation. The information 
contained in this document is general in nature 
and is not site specific. It should not be relied 
upon as a substitute for professional town 
planning advice. Should formal town planning 
advice be required, please contact Olearia Town 
Planning directly at 
info@oleariatownplanning.com.au. 

The document relies upon information available 
at a particular time. It may be subject to change 
without notice. Olearia Town Planning accepts 
no liability for the use or interpretation of any 
information contained in this document for any 
other purpose than intended. When purchasing 
a property for the purpose of development, 
site specific advice should be obtained from 
relevant professionals as part of your own due 
diligence. 



COMPANYCOMPANY
PROFILEPROFILE
Olearia Town Planning was founded by 
Catherine Andrews in 2019.  Catherine has over 
10 years' experience in the planning industry in 
Queensland.  She has worked across all sectors 
including private, Local, and State Government. 
 
In 2017 Catherine launched a company called 
CADAT (Catherine Andrews Development 
Assessment Training). The program was 
designed to bridge the gap between the town 
planning degree and the skills needed for the 
"real world". Catherine quickly realised that 
it wasn't just students who would benefit 
from this information but the industry and 
community.  
 
Fast-forward to now and we have launched 
the Planning in the Grey series. This will be 
a series of documents designed to provide a 
guide on particular aspects of the planning 
system in Queensland. The aim is that there 
will be a greater understanding of the planning 
process so that there may also be improved 
transparency and so that people are equipped 
to make change, should they seek to do so.  
The more people that understand planning 
ultimately improves the planning process and 
outcomes as more people and communities 
are able to meaningfully contribute to these 
outcomes. 
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Before we get too carried away, it is necessary 
to set the scene from a legislative framework 
sense. The planning system in Queensland has 
three main levels, state, regional and local. 
There are also national and Commonwealth 
legislative requirements that can come into play, 
but for the sake of simplicity, this document will 
focus on those that are closer to home and more 
commonly triggered.

At the top is the Planning Act 2016 (Planning 
Act) and Planning Regulation 2017 (Planning 
Regulation). The Planning Act is the document 
that regulates development in Queensland. 
It identifies what constitutes or is defined 
as “development”. If works are not defined 
as “development” then they do not need a 
development application - noting that this is 
separate to a building application or building 
approval obtained through a private building 
certifier. The Planning Regulation supports the 
Planning Act. The Planning Act is the “what” 
as in what needs to happen, the Planning 
Regulation outlines the who, what, when, and 
how the what needs to happen. The purpose of 
the Planning Act is to facilitate the achievement 
of ecological sustainability.

Below these sits the State Planning Policy 
(SPP). The SPP is created (drafted) by the State 
government to protect the State’s interests. This 
is achieved through a document that outlines 
these interests and measures to protect these 
interests including assessment benchmarks 
(codes). The State interests include community 
and housing, economic growth, environment 
and heritage, safety and resilience to hazards, 
and infrastructure.

The next level down are Regional Plans. 
These documents are still prepared by the 
State government in conjunction with local 
governments, industry and community groups 
through public consultation. They reflect the 
regional interests but also include the SPPs that 
relate to that specific region. These documents 
provide a long-term strategic policy to guide 
development in the region. This may include 
housing and greenspace targets, growth 
management (e.g. Urban Footprint).

THE FRAMEWORKTHE FRAMEWORK

Next are local documents including a 
Temporary Local Planning Instrument (TLPI) 
and Local Categorising Instrument or planning 
scheme.

The TLPI and planning schemes are prepared 
by the local government. They both reflect the 
SPPs and Regional Plans where they relate to 
that particular local government area. These 
are both also required to undergo state interest 
checks. This is a review or check by the State 
government to ensure that the documents 
appropriately reflect the State interests (SPP 
and Regional Plans).

TLPI sits above the planning scheme because 
it takes precedence over local planning 
schemes. These are documents that are 
prepared to respond to immediate issues 
that arise. This is because the amendment 
process takes substantial time and resources. 
In that time development needs to continue 
and respond accordingly. For example 
during the 2011 floods, a number of councils 
introduced TLPIs to respond to flooding and 
new flood levels. The intent was to allow 
recovery to occur including raising buildings 
to be above the usual height limit to achieve 
flood immunity. Where this typically would 
result in a development application being 
required, the TLPI allowed these to occur as 
“accepted development” so they did not need 
a development application.

establish an efficient, effective, 
transparent, integrated, 

coordinated, and accountable 
system of land use planning, 

development assessment and 
related matters that facilitates 
the achievement of ecological 

sustainability

PURPOSE OF THE PURPOSE OF THE PLANNING ACT 2016PLANNING ACT 2016
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Often when we think of subdivision we often 
visualise the above type of imagery where a 
semi-rural area is carved up for housing. The 
term subdivision is a colloquial term that most 
often refers to the creation of new lots. 

The term itself stems from one aspect of 
development for reconfiguring a lot. The term 
“reconfiguring a lot” or ROL/RAL is defined in the 
Planning Act as development.  As we mentioned 
in the Framework section, the Planning Act 
and planning systems in Queensland guide 
development.  This means that a development 
that includes reconfiguring a lot will usually 
require a development application to be lodged 
to Council. Subdivision is only one part of the 
definition, the full definition is: 
  
Reconfiguring a lot means:

(a) creating lots by subdividing another lot; or

(b) amalgamating 2 or more lots; or

(c) rearranging the boundaries of a lot by
registering a plan of subdivision under the 
Land Act or Land Title Act; or

SUBDIVISIONSUBDIVISION
What is itWhat is it??

Creating Lots - SubdivisionCreating Lots - Subdivision
When we think of subdivision, this is the aspect 
of reconfiguring a lot we are most often referring 
to. It is as per the definition - creating a new lot 
by subdividing another lot. The term “lot” is also 
separately defined by the Planning Act, essentially 
it refers to the Land Act 1994.

For the most part we are referring to an existing lot 
on a standard format plan. A standard format is a 
format of survey plans as referenced by the Land 
Act 1994. Standard format uses the horizontal 
plane referencing marks on the ground (i.e. survey 
posts in the ground). The alternative is a volumetric 
format plan, which is a 3D shape.

Side Note: 
You will notice that in planning 
documents we often refer to 
other pieces of legislation. This is 
because we do not operate in a 
silo. In some complex cases you will 
go down a rabbit hole of legislation 
to find an answer to a particular 
question which may or may not 
have appeared quite simple on the 
outset.

(d) dividing land into parts by agreement 
rendering different parts of a lot immediately 
available for separate disposition or separate 
occupation, other than by an agreement that is—

(i) a lease for a term, including renewal
options, not exceeding 10 years; or

(ii) an agreement for the exclusive use of part 
of the common property for a community 
titles scheme under the Body Corporate and 
Community Management Act 1997; or

(e) creating an easement giving access to a lot 
from a constructed road.

 
To summarise - these aspects are known as:
 ̶ Subdivision (creating lots - standard format or 

volumetric);
 ̶ Amalgamating lots (combining lots);
 ̶ Rearranging boundaries; 
 ̶ Access easement (giving access to a road); and 

 — Subdivision by lease (allowing for subleasing 
over 10 years). 

We will now explain each of these aspects of
reconfiguring a lot.

When you are creating additional lots you need to 
demonstrate to Council or the entity assessing the 
application that the development is appropriate.  

This includes (but is not limited to):
1. Are the new lots an appropriate size and 

dimension for the area/zone?
2. Are the lots able to be appropriately serviced 

by roads, water, sewer, stormwater, electricity, 
telecommunications, and community facilities 
and services?

3. Is the density appropriate for the area and 
anticipated demand on infrastructure? 

4. Is there appropriate vehicle access to the site? 
5. Are there any easements or constraints 

over the site that would mean subdivision 
is not appropriate? (i.e. covenants, slope, 

environmental or flooding overlays? 

These are the aspects or performance 
requirements that will be reflected in the 
codes or assessment benchmarks. 

 

 

RO
AD

EXISTING HOUSE - 
TO BE RETAINED

ADJOINING 
HOUSE

ADJOINING 
HOUSE

PROPOSED 
LOT 2 
405m2

PROPOSED 
LOT 1 
405m2

EXAMPLE 1: Standard Format Subdivision - 1 into 2 Lots 
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Example 1 shows a standard format 
subdivision and is what could be considered 
the typical subdivision. There is an existing 
lot that is subdivided to create additional 
lots. 

A subdivision must create a new lot. It 
could be one additional lot to an infinite 
number (there is no maximum). The 
definition and general concept is the same 
- you are dividing one (or multiple lots) to 
create additional lots. 



Example 2 is a subdivision that is not as 
commonly known to the general public. It 
is called a volumetric subdivision.  Rather 
than creating a 2D lot, it creates a 3D lot. 3D 
lots are created for a variety of reasons. The 
reason shown in the example is a mixed use 
development. To separate the commercial 
component of the development from the 
residential component, a volumetric lot is 
created. 

The two parts of the one parcel relate to the 
commercial area and the carparking area that 
is allocated exclusively to the commercial 
development. The driveways are not included in 
the lot as these are typically agreed to be shared 
spaces. 
 
The commercial component is then able to 
be separated from the body corporate that 
manages the residential component. It means 
that the commercial business’ rights are better 
protected and may not need to pay unnecessary 
body corporate fees including maintenance of 
common areas that only benefit the residential 
component.  

These subdivisions are usually supported 
by a Building Management Statement that 
further explains how the areas/features of the 
development will operate for the various uses  
occurring on the site. 
 
These subdivisions relate to existing buildings 
or approved development. They are a way of 
efficiently managing the various uses on the 
site in accordance with the conditions of the 
approval. 

Volumetric SubdivisionVolumetric Subdivision

This form of reconfiguring involves the joining or 
amalgamating lots to create less total lots (i.e. 
going from 2 lots to 1 lot).  

Perhaps the question regarding this 
reconfiguration might be why. Why would you 
reduce the number of lots you have. There are a 
few reasons however the most common reason 
is because Council have asked you to. 
 
For example where Council have approved or 
granted an approval for a multiple dwelling 
(units) over three existing lots, Council will 
usually ask or condition you to amalgamate 
the lots so that the development is only on one 
lot. This is for certainty regarding management 
and to ensure that other lots are not sold off 
meaning that the development cannot be 
constructed in accordance with the approval. 

Amalgamating Lots Amalgamating Lots 

This form of reconfiguration is where you do not 
create any new lots, instead the boundaries of 
the existing lot (or lots) are rearranged.  

In reality there are many reasons why you would 
want to rearrange the boundaries, thes include:

 — The fenceline is built on the wrong alignment 
(Example 3);
 —You already have 2 lots, but the house 
straddles the boundary, by rearranging the 
boundaries you create a lot that can be sold, 
or a new house/building built on (Example 4). 

Another reason may be a technical reason. 
You may be seeking to avoid triggering a 
development application. For example you 
could have two zones on your property. To allow 
your development to be code assessable (no 
public advertising) you need to conduct the 
development in only one zone. So you rearrange 
the boundaries to allow this to happen. 

Rearranging BoundRearranging Boundariesaries  
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EXAMPLE 3: Boundary Realignment

Proposed Lot 2

Proposed Lot 1

ROAD

LANE
EXAMPLE 4: Boundary Realignment
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EXAMPLE 2: Volumetric Subdivision 



While there are many forms of easements, 
the establishment of these do not necessarily 
trigger a development application. For example, 
if you were required to establish an easement to 
protect sewerage or stormwater infrastructure, 
then these would not require a separate 
development application to be lodged.  

Where you are creating (or granting) vehicle 
access to a lot/s from a constructed road, and 
you require an easement, this is a form of 
reconfiguration and does require a development 
application.  

An easement is where you protect a strip of land 
through the title and establish rights to that 
strip of land. These rights are the terms of the 
easement. For example, you may subdivide to 
create a front and rear lot. You need to provide 
vehicle access to the rear lot from the road.  
 
In some instances you might create an access 
handle, or a narrow strip of land (approximately 
3.5m in width) along one boundary, giving the 
rear lot access. In that case, you will not need 
to establish an easement because the rear lot 
will have complete control over access and 
maintenance of that area. It is not shared (see 
Example 5).  

However, the access handle is not included in 
the calculation of the minimum site area you 
need to achieve to meet the minimum lot sizes. 
Therefore, what you may choose to do instead, 
is to burden (the technical term) the front lot, 
establishing an easement in favour of the rear 
lot (see Example 6). The area associated with 
the easement is not excluded from the lot size 
of the front lot.  

Why wouldn’t you establish an easement in all 
cases?
This perhaps primarily a perception thing. An 
easement is a burden or constraint against a 
property. Therefore, the value of the front lot, or 
burdened lot may be affected by the easement. 
The other reason why you might establish an 
easement is where you are subdividing on a 
major road.

Creating an Easement Creating an Easement 
for Vehicle Accessfor Vehicle Access

RO
A

D

EXAMPLE 5: Front and Rear Lot - No Easement

Proposed Lot 1 Proposed Lot 2

RO
A

D

EXAMPLE 6: Front and Rear Lot - Easement burdens 
proposed Lot 1, in favour of proposed Lot 2

Easement 

Proposed Lot 1 Proposed Lot 2

 

 

Easement 
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A

D

Proposed Lot 1

Proposed Lot 2

EXAMPLE 7: Reciprocal easement

Council will likely require that you maintain 
only one driveway crossover, to limit the 
number of crossovers and points at which 
vehicles are entering and exiting the network. 
So to allow both lots to have the same 
driveway crossover, an easement will be 
established (see Example 7). 
 
In Example 7, the northern part (top part) of 
the easement that is located within proposed 
Lot 1 is in favour of proposed Lot 2. The 
southern part that is located within proposed 
Lot 2, is in favour of proposed Lot 1. 
 
The terms of the easement will outline the 
rights, and will usually state that no lot is 
able to place items within the easement that 
would block access to the other lot. It will 
also usually establish rights with regards to 
ongoing maintenance of the driveway so 
that it remains fair and equitable. This type 
of easement, where both lots are burdened 
in favour of each other is called a reciprocal 
easement.
 
Some examples of access easements are 
included below. 

SCENARIO - MAJOR ROAD LIMITING ACCESS
The below plan shows a real life scenario where 
there is an existing allotment that contains a house, 
carport and driveway. This site is 800m2 and the 
minimum lot size is 400m2, so it can be subdivided 
into two lots. 

The existing house partially straddles the proposed 
lot boundary and so you would need to consider 
whether or not there is value in keeping the house 
(and demolishing part of it so it complies with 
setbacks), or if it should be removed. This forms 
part of your own feasibility and will depend on the 
house. 

New access will need to be provided to the second 
lot, however because it is a major road, Council (or 
the State Government) have advised that no new 
access points will be supported. The reason for this 

is because additional vehicle access points have the 
ability to reduce the efficiency of a road or introduce 
greater risk of accidents happening.

This means you will need to establish an easement 
for the access. This easement will benefit and 
burden both lots.  If there are no other things 
restricting access, the logical position for the 
easement is in the middle of the two lots.  However, 
if there is a gully pit (stormwater infrastructure), 
street tree, power pole, or bus stop restricting 
access, a different arrangement would need to be 
investigated.  

The reason you would need to alter the easement 
in these cases is because of costs. It may not always 
be possible to move infrastructure, or it may be 
cost prohibitive to do so therefore an alternative is 
required. 

Below are a few alternatives. 
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LOT 1 
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EXISTING HOUSE - 
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CARPORT - TO 
BE REMOVEDM
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NEW DRIVEWAY AND 
RECIPROCAL ACCESS EASEMENT 
- BURDENS PROPOSED LOT 1 IN 
FAVOUR OF PROPOSED LOT 2

NEW DRIVEWAY AND 
RECIPROCAL ACCESS EASEMENT 
- BURDENS PROPOSED LOT 2 IN 
FAVOUR OF PROPOSED LOT 1

DRIVEWAY TO 
BE REMOVED

DIAGRAM 1: Existing allotment configuration 

DIAGRAM 2: Reciprocal easement in the middle 
of two allotments. Each lot is has an easement 
burdening it, and in favour of it. 

PROPOSED 
LOT 1 
400m2
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EXISTING HOUSE - 
TO BE REMOVED

CARPORT - TO 
BE REMOVEDM
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DRIVEWAY AND ACCESS EASEMENT - 
BURDENS PROPOSED LOT 1 IN FAVOUR 
OF PROPOSED LOT 2

DRIVEWAY TO 
BE REMOVED

DIAGRAM 3: Easement wholly within Proposed Lot 
1, benefiting Proposed Lot 2. This may be to avoid a 
power pole or other infrastructure. 
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This is type of reconfiguration has perhaps the 
most convoluted definition but in short it is 
referred to as a subdivision by lease. It is where 
you are leasing a portion of your land for longer 
than 10 years, or it would be longer than 10 
years when including renewal options.  

Where the lease is less than 10 years, including 
renewal options, then it is not considered to be 
a reconfiguration. In addition, where you are 
only seeking to establish exclusive use rights for 
common property within a body corporate, it is 
not considered a reconfiguration.  

EXAMPLE: You have an existing allotment and 
are seeking to allow parts of that site to be 
separately leased for the use of billboards (see 
Example 8). You can continue to use the land 
for the existing purpose, but you have formally 
leased a portion of it.  

If the area you were leasing did not have direct 
road frontage, you would need to also apply for 
an access easement. This would appear more 
like that shown in Example 9. 

Subdivision by LeaseSubdivision by Lease
Another example may be that you have an 
existing commercial premises and you are 
seeking to sublease a portion of the site (or 
buildings on the site) to another party for a 
period longer than 10 years. This would also 
constitute a subdivision by lease.  

It is important to note that you are not 
creating new “lots”, rather lease areas. If you 
were creating a new lot so that you could sell 
a portion of the land separately, then that 
would be a standard subdivision.  

Another aspect to note is that the lease 
areas are not always the only development 
application you may need. You (or the lessee) 
may also need to apply for the use to be 
established in the lease area. This is required 
if the use is a new use or an intensification 
of the existing use and is assessable 
development under the planning scheme. 

Lease Area 

Existing Lot 

RO
A

D

EXAMPLE 8: Subdivision by Lease 

Lease Area 

Easement 

Existing Lot 

EXAMPLE 9: Subdivision by Lease and Access 
Easement

RO
A

D
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SUMMARYSUMMARY
Reconfiguring a lot is a type of development 
that is defined in the Planning Act. In this 
section we have covered what the different 
types of reconfiguring a lot being: 

 ̶ Subdivision (creating lots - standard format 
or volumetric);

 ̶ Amalgamating lots (combining lots);
 ̶ Rearranging boundaries; 
 ̶ Access easement (giving access to a road); 

and 
 ̶ Subdivision by lease (allowing for subleasing 

over 10 years).  

These types of reconfiguration are commonly 
referred to as aspects of development. When 
you are carrying out development, your 
project may include more than one aspect of 
development. For example you may have a 
subdivision that requires an easement for the 
purpose of access. Therefore, you would have 
two aspects of development.  

It is important to understand that while it is 
one application, it can have multiple aspects. 
The reason it is important is because each of 
these aspects will have a different category of 
assessment. Therefore, you cannot take the 
category of assessment for one aspect and 
assume it also applies to the other/s. 
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This section will go through some of the key 
characteristics to help you determine whether a 
site can, or cannot be subdivided. When we say 
subdivided, we mean reconfiguring a lot to create 
standard format lots by subdividing a lot/s. 

Not all sites are made equal. When looking for a 
potential site to subdivide, or determining if your 
site can be subdivided, there are a few key aspects 
to consider.  

We will talk broadly about the principles guiding 
subdivision and subdivision codes, however we 
note that in some instances while Council may not 
approve (i.e. refuse) a development for particular 
reasons, the applicant has a right to appeal 
council’s decision. These rights are built in to the 
development assessment process. 

If you are considering subdivision, we recommend 
speaking with a town planner who could:

 — Review the site;
 — Confirm developable area;
 — Provide advice on Council position and 

likelihood of success (approval);
 — Identify challenges and timelines;
 — Make suggestions to improve viability/

feasibility. 

At the very least you should speak with Council. 

You will see in the following sections that there 
is a lot of different aspects to consider when 
determining if a site can be subdivided, and 
then further to determine if that subdivision is 
financially viable.  

THE SITETHE SITE

The key characteristics of what to look for 
in a site that determines whether or not a 
subdivision will be supported relate to the 
planning scheme codes and requirements. 
These are also referred to as the assessment 
benchmarks.  These include:

1. Regional Plan
2. Zone / Neighbourhood Plan
3. Overlays
4. Character Houses 

Key CharacteristicsKey Characteristics

Remembering the hierarchy at the very start 
of this document, a Regional Plan is prepared 
by the State Government.  This means that 
when a Council (Local Government) decides 
to prepare or amend their planning scheme, 
they must reflect the Regional Plan into their 
scheme. Without wanting to get too technical 
into the whole State Interest Check process 
that happens as part of any major planning 
scheme amendment or new planning scheme 
creation, it’s probably enough to understand 
that State requirements are usually required to 
be implemented at a local level. 

There are currently twelve Regional Plans 
in Queensland, but the one of particular 
importance to subdivisions is the South East 
Queensland Regional Plan 2017 (SEQRP). 
We are not trying to be biased in saying 
that because I think that SEQ is the “most 
important” - we do not.  Quite literally 
the SEQRP establishes Regional Land Use 
Categories that feed into the Planning 
Regulation making it impossible to subdivide 
certain land that is outside of the designated 
areas. When we say “impossible” we mean 
that it becomes prohibited development and 
while you could lodge an application - the Local 
Government cannot accept it. If it is prohibited 
development it will not be processed - do not 
pass go, don’t collect any monies. 

The SEQRP first came into effect in 2006 
meaning that before this date you could 
subdivide in some areas provided the Council 
agreed. This is why sometimes we see smaller 
lots surrounded by larger lots and the larger lot 
can’t be subdivided. It’s frustrating but there 
is a method to the madness that is regional 
planning.

Regional PlanRegional Plan  

The SEQRP establishes an Urban Footprint 
as one of the three Regional Land Use 
Categories. The Urban Footprint is a pink area 
on the mapping that typically is also closer 
to services (sewer, water, stormwater, roads). 
It creates a designated area for growth to be 
targeted, which in turn allows Council’s to 
focus future infrastructure planning into those 
areas - it also allows for the protection of some 
agricultural areas and ecological areas. 

More often than not - if your site is in an 
“urban” zone - i.e. not rural, rural residential, 
environmental management etc. then it will 
also typically be in the Urban Footprint if your 
site is in the regional plan area.

HOW DO I KNOW IF I’M IN THE URBAN 
FOOTPRINT?
The easiest way is to go to the Development 
Assessment Mapping System (DAMS) and 
search for your property using either the street 
address, or the real property description (Lot/
Plan). 

If your site is in the pink area - then the site 
is inside the Urban Footprint.  If your site is in 
the Regional Landscape and Rural Production 
Area (RLRPA) (very light green) then in most 
cases you will not be able to subdivide. 
There are some exemptions outlined in the 
Planning Act, but they are narrow - relating to 
particular uses, or circumstances. Where you 
might see a new lot in the RLRPA is where the 
boundaries have been rearranged between 
two lots. So you are not creating additional 
lots, one existing lot is made larger and the 
other made smaller. If your site is outside 
the urban footprint, but think it might meet 
the exemptions in the Planning Act, you 
should contact a town planner to discuss the 
possibilities further. Similarly if your site is in 
the Rural Living Area (orange) this is a red flag 
that should be discussed with a town planner. 

Regional plans are updated and reviewed from 
time to time, so it may just be a waiting game 
if your site is right on the edge of the Urban 
Footprint - but it could be a long wait with no 
guarantee your land will ever be included. If 
you want to know your options for land outside 
the footprint, then you should speak with a 
town planner. 

Above image shows a portion of the South East Queensland 
Regional Plan 
Source: Queensland Government
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5. Vegetation
6. Contours / Slope 
7. Services (sewer, water, stormwater)
8. Vehicle Access

We will summarise these aspects to provide an 
overview of what to look for.  There is a lot of 
information, in particular the planning scheme 
aspects so we have separated them in an 
attempt to not overwhelm you all at once. 



The zone is the primary way of Council 
identifying the intent for your site.  It is 
the basis of town planning - segregating 
incompatible uses and allowing compatible uses 
to co-locate.  For the most part, zone names are 
now relatively consistent throughout the state 
of Queensland. There are some exceptions 
however the below process will allow you to 
have some understanding of the intended 
development in a zone, neighbourhood plan, 
overlay, or use code. 

If you are looking to subdivide land, it is the 
zone code that will provide the first indication 
of whether or not the land can be subdivided. 
Typically, where Council is particularly strict on 
lot sizes, these will appear in the statements 
under the “overall outcomes” or “purpose” 
heading and will state something along the 
lines of “lots below “x” m² are not supported 
in this zone”. Alternatively, it may be that the 
density not exceed “x” dwellings per hectare - 
which has a similar intention, just requires more 
maths. NOTE: If you just want the fastest way of 
finding the minimum lot sizes, scroll to page 18. 

A neighbourhood plan is the same in the 
way it operates. Importantly however, a 
neighbourhood plan sits “above” a zone. This 
means that if the neighbourhood plan states 
a different minimum lot size, or states that 
subdivision is not possible, it is those provisions 
that prevail, or apply instead.  A neighbourhood 
plan is at a more specific level to a zone.  It may 

Zone / Neighbourhood PlanZone / Neighbourhood Plan
include a range of zones, but is intended to be 
at a neighbourhood level, rather than a citywide 
or regional level.  These are developed where an 
area has a specific need for further refinement.  

With regard to subdivision, neighbourhood 
plans will either identify that lots can be smaller 
than what would otherwise be allowed in a 
zone, or they may require that lots are larger. 
This all has to do with the intended character of 
an area that Council is trying to either promote, 
or maintain. 

The zoning and neighbourhood plans will 
provide information for councils to develop 
infrastructure plans. These plans calculate the 
anticipated lots that will be delivered in an area 
(based on allowable density) and what type of 
infrastructure (sewer, water, roads, parks) will 
be required to service these developments and 
the future community members who will be 
living there.  

Colours and mapping alone don’t tell us much 
about the planning intent for an area. It is 
the purpose, overall outcomes, performance 
outcomes and acceptable outcomes that set 
the scene.  For those planning schemes that 
have not been prepared under the Planning 
Act, or had major amendments in the last 5-10 
years, these terms may be slightly different. 
Or if you’re looking to develop land in Moreton 
Bay, the terms are performance outcomes 
and “Examples that achieve aspects of the 

performance outcomes”. This terminology is 
perhaps a more accurate wording of what an 
“acceptable outcome” is. While they may be 
worded differently, they will all be located in a 
similar position in the codes. 

When looking at zone codes, or any codes 
for that matter, they should appear generally 
consistent throughout Queensland. The 
first aspect of most codes is the application 
section. This is the section that will tell you 
whether the code applies to your site and 
development. If there is no “application” 
section, you will also find this information in 
the categories of assessment or otherwise 
referred to as the tables of assessment.  

Zones - Further explained 
To demonstrate what we mean, we have 
used the Low density residential zone code 
from the Redland City Plan (extract on next 
page). This is because it is a planning scheme 
prepared under the Planning Act. However, 
generally speaking, codes should look 
relatively consistent with eachother.   

PURPOSE - 
Explains the intent 

of this code, it is the 
summary of what type 

of development is 
considered consistent.

APPLICATION - 
Describes what 

development this 
particular code 

applies to. 

OVERALL OUTCOMES - 
Explains more specifically 
how the purpose will be 

achieved.
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Using the Low density residential zone code as our example, we will now go through how you can 
determine whether or not the development you are proposing is consistent with the zone, and therefore 
likely to be supported. 

At this stage we are only focusing on the overall outcomes however it is important to note that the 
performance outcomes and acceptable outcomes are also relevant in council’s assessment and as 
assessment benchmarks.  You should, if the planning scheme is written correctly, see what is called a 
“line of sight” from the strategic outcomes (in the strategic framework of the planning scheme) right 
down to the acceptable outcomes. 

Zone - cont.Zone - cont.

Purpose 
The purpose of the Low density residential code 
can be summarised as being intended for primarily 
residential uses, which are further defined as being 
dwelling houses on a range of lot sizes. 

It doesn’t go into great detail about what the lot 
sizes are, only that the intended built form is to 
achieve a sense of openness and a “low density 
streetscape”.   You may ask, what is a low density 
streetscape? In some instances the planning 
scheme will define their key terms. In this code 
however Redlands Council have not defined 
“low density streetscape” (it is not underlined, 
bolded, or hyperlinked). So, to gain a better insight 
into what it might mean, we continue onto the 
overall outcomes that give greater explanation 
into the purpose.  This is also consistent with the 
interpretation guidelines in reading provisions as a 
whole. 

Overall Outcomes  
The overall outcomes are where we see some 
greater information regarding what is intended 
by the purpose.  We can see that it is intended 
that land in the zone be developed primarily 
for dwelling houses(2)(a). We can see that the 
minimum lot size is 400m2, however there may be 
some exception where the site is in an area already 
developed for lots smaller than 400m2 (2)(c). 

Consistent with the minimum lot sizes being 
400m2, the density for dual occupancies is also 
limited to 1 dwelling per 400m2, unless your site 
is in a particular precinct. Development is of a 
“houselike” scale, and shops, office and food and 
drink outlets are not established. 

What we can understand from only reading this 
portion of the code is the general intent of the 
zone.  Before you even need to look at the tables 
of assessment, or the minimum lot sizes allowable, 
you are able to have an understanding of what is 
likely to be supported. 

Category of Assessment
When dealing with a new local government 
area or planning scheme, it is recommended 
that you take the time to understand how 
that scheme works. One way of doing this 
is to read the first section of part 5 of the 
planning scheme. It is the introduction to 
tables of assessment.  It is what confirms 
that the automatic category of assessment 
for reconfiguring a lot is code assessment.  
That means that your starting point for 
reconfiguring a lot is that it is assessable (as 
long as it is defined as “development”) and 
that it is code assessable unless another part 
of the planning scheme says otherwise. 

Before going into the details (performance 
outcomes and acceptable outcomes) we will 
first go to the tables of assessment. Because 
we are focusing on subdivision, we will use 
the table that relates to reconfiguring a lot. If 
you are carrying out a combined development 
where you are also looking to establish a use 
(i.e. house, shop etc.) then you would also 

need to look at the tables of assessment for a 
material change of use.  

In the scheme you need to navigate to the 
table of assessment for reconfiguring a lot in 
the low density residential zone. In planning 
schemes prepared or revised recently, this is in 
part 5. In this particular planning scheme it is 
referred to as the “Categories of development 
and assessment - reconfiguring a lot”.  Then 
we go to where it talks about development in 
the low density residential zone. 

From the table below we can see that the 
low density residential zone is not listed and 
therefore subdividing in this zone will be code 
assessable, regardless of the proposed lot size.  
If you were in the emerging community zone 
however, and you were subdividing to create 
lots that were less than 10 hectares (10,000m²) 
the subdivision would be subject to impact 
assessment.  

CODE vs. IMPACTCODE vs. IMPACT
Code vs. Impact relates to Code assessable or Impact assessable. These are the terms 
you’ll see in the tables of assessment.  Code assessment means that a development 
application is required, however public advertising or public notification is not required. 
Public notification is where a sign is required on the front of the site, and people can 
lodge submissions (submitters) during the public advertising period which is a period of 
at least 15 business days.  Impact requires public advertising to occur. 
 
The other difference is a more technical one. For code assessable development 
applications, the Council can only use the assessment benchmarks or codes listed in the 
table. Where an application requires impact assessment, the Council can consider the 
entire planning scheme. In most cases, you want your application to go down the code 
assessable route. 
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You’ll see in the right hand column with 
the heading “Assessment benchmarks...” 
that there are codes listed including the 
Reconfiguring a lot code, relevant zone code, 
Infrastructure works code, and the Transport, 
servicing, access and parking code (in 
addition to some others). These are typical 
codes that are triggered for a subdivision. 

Within these codes are the same sort of 
format as the zones where there is an 
application, purpose, overall outcomes, and 
then usually a table which includes overall 
outcomes and acceptable outcomes. Not 
all Councils will use the same headings, but 
typically they all use the same structure with 
the qualitative figure in the left column, while 
the right column is quantitative statements  
or something similar.  

Essentially the purpose, overall outcomes 
and performance outcomes are all qualitative 
statements. While the right hand column 
(acceptable outcomes) are typically 
more specific in nature, or quantitative 
statements.  So an acceptable outcome 
is one predetermined way of achieving 
compliance with a performance outcome, 
overall outcome and the purpose of the 

CodesCodes
code. The reason for these two columns is 
to allow flexibility - it is because Queensland 
has what’s called a performance based 
planning system. And we won’t go in to 
more detail on that here, but essentially it’s 
an acknowledgment that one size doesn’t 
fit all. Just because it doesn’t fit, doesn’t 
always mean it should be refused - if it still 
meets the intended outcome (outlined by the 
performance outcomes, overall outcomes 
and purpose) then it may still be appropriate 
and warrant approval.

It’s complicated, and it’s grey - but for the 
most part it does work. The most difficult 
about it is explaining to communities why 
something that doesn’t comply with the 
acceptable outcome has been approved. 

Back to the Redlands and remembering the 
“line of sight”. The overall outcomes said that 
the minimum lot size shouldn’t be less than 
400m² and so it would be expected that this 
lot size would also appear in the code - and 
it does. Both the PO (Performance outcome) 
and AO (acceptable outcome) clearly state 
that the minimum lot size is 400m². 

Are there circumstances where a lot less 
than 400m² could be approved in this 
zone?
Yes, or at least technically yes. The PO and AO 
are very clear, however the overall outcome 
did give some flexibility remembering that it 
included this statement:

...where not within a particular precinct, lot 
sizes are not reduced below 400m², unless the 
resultant lots are consistent with the density 
and character of the surrounding established 
neighbourhood;...

This gives the ability for circumstances where 
new development has occurred resulting in 
a number of lots immediately nearby to your 

site that are all below 400m², to then allow 
you to similarly subdivide to create a lot less 
than 400m² that is consistent with what is 
immediately surrounding - i.e. the new lots you 
are creating are consistent with the density and 
character of the surrounding neighbourhood.

This is a bit of a unicorn situation - in order for 
this to occur all the stars need to align - those 
lots immediately nearby that you are less than 
400m² usually they also need to be in the same 
zone as your site, your site basically needs to 
mirror these other sites in all characteristics - 
i.e. not be burdened by additional overlays or 
constraints. 
It’s for this reason that it’s critically important 
for you to carry out proper and thorough due 
diligence. 

“THAT SOUNDS WAY TOO COMPLICATED - THERE “THAT SOUNDS WAY TOO COMPLICATED - THERE 
MUST BE AN EASIER WAY TO FIND OUT THE MINI-MUST BE AN EASIER WAY TO FIND OUT THE MINI-
MUM LOT SIZE!”MUM LOT SIZE!”

YES! THERE ABSOLUTELY IS A 
FASTER WAY... The fastest way to find out the minimum 

lot size is to go to the planning scheme’s 
Subdivision code, or Reconfiguring a Lot 
code - whatever that Council has called it. It 
will usually be found under the Development 
Codes heading, and then the Other 
Development Codes.  That code will have a 
table (scroll usually to the bottom) and there 
it is. Below is the one from the Redlands. 

But if it’s so easy to find - why did you 
make it so complicated? 
Because realistically it’s only half the story 
and more often than not, people go to the 
zone code before looking for another code 
they don’t know exists. The zone code tells 
more of the story of what Council expects 

will be established in an area. And sometimes, 
the identified minimum lot size means very 
little, particularly in circumstances where there’s 
a large proportion of lots that are already less 
than the minimum. In other circumstances the 
planning scheme is outdated and effectively so 
is the minimum lot size in the table - in which 
case you’d need to go to the zone to determine 
if there’s enough flexibility in that zone code for 
Council to support the subdivision. 

A minimum lot size also comes with a minimum 
lot width or frontage. Sometimes having the right 
amount of m² is not enough - you have to be able 
to build the intended use on the lot as well. 
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In some Council areas there are strict limitations on 
demolition of older houses. For example in Brisbane 
where there is a Traditional Building Character 
overlay (different to the Dwelling house character 
overlay), houses built before 1947 are protected, and 
not able to be demolished.   
 
In most cases, this also means that there’s 
limitations on removing original parts of these 
houses including side verandahs.  This means if your 
site has a protected house on it, then you will need 
to find a way to keep that house whether this be 
shifting it within the site (side to side, and forward - 
you can’t move it to the back of a site), or removing 
newer extensions.  
 
Where a lot is identified in a Heritage overlay - this 
is a higher level of protection again, where the 
grounds or yards of a house may also be protected 
- depending on the particular circumstances of 
the house and the heritage citation.  Usually these 
houses can’t be shifted, even within the site. 

If you have a site with a heritage, or character 
overlay on it (Traditional building character, pre-
1911 etc.) then you should take particular care in 
determining the development potential of that land. 

Character Houses and Heritage Character Houses and Heritage 

Unless a site was totally covered in large 
koala trees, you wouldn’t always necessarily 
think that vegetation could be a limitation 
to subdivision - but in some cases it can be. 
Overlays like Significant Landscape Trees, 
will sometimes relate to mango trees, or 
Biodiversity Overlays can include land identified 
for future strategic links - so a lack of trees 
doesn’t always mean a lack of environmental 
overlays.  Large trees can also go hand in hand 
with increased bushfire hazard. 

If there are large trees on a site, or a site is 
identified in an ecology area, environmental 
area, or biodiversity area overlay, and there 
is no suitable area for a person to build a new 
house, or building, then it would be difficult 
for Council to support a subdivision - this is 
because it is very likely that once approved - 
someone would build a house on that lot, and in 

Vegetation Vegetation Overlays Overlays 
Zones are somewhat broad brush strokes, while 
overlays are where things start to become more 
complicated. Overlays are like the onions of 
planning schemes, they have layers and so can 
add many layers of complexity. Some Council’s 
have many (many) overlays (30 including sub-
categories), while others have just two or three. 

Overlays identify areas that reflect State 
and Local level interests that have certain 
characteristics. These can affect the 
developable area.  What we mean by 
“developable” area is the area of the site 
(or land) that you would consider able to be 
developed for a use.  When referring to the 
developable area for a subdivision, it would be 
the land that can be developed for housing, or 
then intended end use (industry, commercial, 
etc).

Land that is heavily affected by flooding, or 
shown in a mapped flood overlay on Council’s 
mapping may not be able to be subdivided at 
all, even though it meets the minimum lot sizes. 
The reason for this is because it increases the 
risk to people as a result of natural hazards. This 

reflects the State Planning Policy. In addition 
to flooding, bushfire hazard, environmental 
and waterway corridors, erosion hazard, 
landslide, etc.  may all impact whether or not 
land can be developed or subdivided.  

Then there’s other overlays that relate to 
building or extending houses, or limiting the 
removal of character houses, which don’t 
always relate to subdivisions.  It is not the 
number of overlays that are triggered, but 
what the overlays mean. 

In terms of hierarchy, for some planning 
schemes the overlays can increase the 
category of assessment (from code to 
impact) or just create additional development 
requirements. This means that you may 
find a site can be developed in the zone and 
neighbourhood plan, but when you look at 
the overlay mapping and associated planning 
scheme requirements, find that it cannot be 
subdivided.  Again, we use the example of 
flooding, but it can just as easily apply for 
vegetation and character houses. 
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How do I find out if my site is affected by an overlayHow do I find out if my site is affected by an overlay??  
The easiest way to find out if your site is affected by a mapped overlay in the planning scheme 
is to go to the planning scheme mapping. For larger Council areas these will typically be via an 
interactive mapping system like Developmenti, eMapping, PDOnline, or a PDDevelopment Hub. 
You then search for your property using the property address, or Real Property Description (Lot 
and RP or SP or S etc.). 

Usually the interactive mapping system will come up with a summary of all the overlays, it is 
then a matter of going through each of them to work out how much of the site is affected by it, 
and what are the implications. Just because an overlay is listed, doesn’t mean the whole site is 
covered by it, sometimes it is only a very small corner - this is why it’s important to check the 
mapping. A snapshot of the BCC eMapping overlay and summary is shown below. 

order to do so, would need to remove trees.  
 
Another consideration are individually mapped 
trees, or significant landscape trees where 
Council has specifically mapped them for 
retention. Even if you meet the minimum lot 
size requirements - if the only way someone 
could build anything on a new lot was to 
remove or detrimentally disturb the root 
system of that tree - it would be unlikely that 
Council would support the subdivision. 
 
Finally - Koalas - if there are koala trees on 
your site (regardless of size) you should check 
the State Government Mapping (DAMS) to see 
if your site is within the mapped koala habitat 
area, as this may also affect your ability to 
subdivide as there are very strict limitations on 
clearing. 



Gravity is a wonderful thing that is required to keep 
us on the ground however there is an Australian 
saying “it’s like pushing sh** uphill”.  Which means 
that what someone is trying to do is a hopeless task. 
With subdivision, this saying becomes a reality. 
When you are subdividing you need to connect all 
future lots to urban services. 

Infrastructure whether this be stormwater systems, 
sewer, or water infrastructure all use gravity to 
allow them to function properly.  There are certainly 
mechanical options that may assist in instances 
where the slope of a site is not working in your 
favour however these are not always appropriate in 
Council’s eyes. 

There was a time where councils did allow 
alternatives to gravity like charged lines or 
stormwater soakage pits however these are typically 
no longer accepted due to the problems that can 
arise from them, in particular, accountability for 
maintenance and who is responsible if they fail. The 
other aspect is liability. For example who is liable 
if council approve a development that relies on a 
soakage pit to manage stormwater and that soakage 
pit becomes full, or is not maintained properly and 

Contours / Slope Contours / Slope subsequently rainwater then flows downslope 
to the adjoining house where water then flows 
through their house. 

The rule of thumb is that if the site is flat, or if it 
falls towards the street, then you should be able 
to get service connections in the street.  If a site 
falls to the rear then you will usually need to go 
through an adjoining property to connect into the 
required infrastructure unless you have existing 
pipes on your site. 

Regardless of the slope of a site, you should 
always check the location of services on your 
site. If it cannot be adequately serviced, it will 
be very difficult to convince Council it should be 
subdivided. Even if you can convince Council to 
approve a development application, you would be 
unlikely able to actually register the land without 
physically connecting these services. 

If your site is in an area that is not serviced by 
urban infrastructure (rural or semi-rural area), 
the reqiurements for servicing are not the same 
because the lots are typically required to be 
larger in size to accommodate on-site sewerage 
treatment systems.

As we explained in the slope section, slope and services 
go hand in hand. It is more than just the existence of pipes 
in determining whether land can be subdivided. It is also 
the size and capacity of the existing infrastructure that is 
relevant. 

For smaller subdivisions it is likely that there will be sufficient 
capacity within existing infrastructure however it is always 
necessary to speak with a civil engineer to confirm this. For 
larger subdivisions it will likely be necessary to construct 
not only property connections, but extend mains. This 
infrastructure is larger and may be classified as “trunk” 
infrastructure. Trunk infrastructure is the infrastructure that 
council has planned will be required to service communities.  
This infrastructure includes roads, parks, stormwater, sewer, 
and water infrastructure.  It does not include schools or 
hospitals as this is State infrastructure.  There is significant 
planning that is required to ensure that the planned 
infrastructure meets the needs of the anticipated or planned 
growth. 

This is where planning meets engineering and how the 
zones and lot sizes work together to plan for the growth of 
communities. Infrastructure that meets the definition of 
trunk infrastructure is also usually subsidised by council if it 
is constructed by the developer.  This is because it may not 
only service your site, but surrounding land as well.  In some 
cases it may be necessary to enter into an infrastructure 
agreement. This is effectively a contract between council and 
a developer including financial details of the infrastructure, 
plans showing the extent of infrastructure that is being 
provided. Infrastructure agreements are typically only 
applicable for larger subdivision developments.

Infrastructure charges are applicable to all development 
where you a new lot is being created and are currently 
about $30,000 per additional lot. This cost does not include 
extending a house or building a granny flat but does apply 
to a new lot or a unit (dual occupancy, multiple dwelling). 
This money is broken up into percentages that go towards 
parks, roads, and piped infrastructure. The refund is the extra 
amount that a developer pays to establish the infrastructure 
that is over and above the ordinary amount they would have 
paid in infrastructure charges for each individual lot. 

Where you are constructing or extending mains, or larger 
pipes, these may also require that easements be established. 
The easements protect the infrastructure and allow utility 
operators to access the land to maintain the infrastructure. 

ServicesServices
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We have already touched on this in the sections 
that explain each type of reconfiguration.  We are 
reiterating it here because vehicle access can have 
such a significant impact on subdivision potential. 

There is both the initial access, and then subsequently 
the road access that may be required for larger 
subdivisions.  For smaller subdivisions it is important 
to inspect a site and understand any constraints that 
may limit the vehicle access to the site. This may 
be an intersection, traffic lights, bus stop, gully pit, 
street tree, or even slope - you have to be able to 
physically drive a car to the new lot. Just viewing on 
streetview, aerial photography, or real estate photos 
may not show all the constraints as these images can 
be outdated or blurry. A physical site inspection is very 
important to understand the constraints of a site and 
subsequently - limitations on development.   

The other element is the type of road you have 
frontage to. Streets that are not identified in a 
particular road hierarchy (overlay) are not usually 
major roads. This will typically mean that you can have 
two (or however many lots you are creating) driveways 
or access points.  A major road, or a state controlled 
road will have restrictions on how many driveways can 
be established. Council and State will both seek to 
limit vehicle access points to one and if possible, put 
that on a side street. 

The other aspect that may limit access points is 
proximity to intersections or other roads and other 
driveways. Councils will usually have their own local 
laws and standard drawings that regulate how far 
apart a driveway can be from another driveway. An 
example of this is on the following page.  

The establishment of new roads within a subdivision 
will be regulated by each Council’s standard drawings.  
This area must be accounted for in your development 
remembering that it is the pavement and verge that 
you need to allow for. Together these are a “road 
corridor”.  An example of a standard drawing for a 
road is also on the following page. 

If you are aware of these aspects you can ensure 
your design accounts for them and your yield 
calculations and subsequently feasibility studies can 
all appropriately account for the costs to determine 
whether or not it is financially viable for you to 
subdivide. 

Vehicle Access Vehicle Access 

EXAMPLE 10: Brisbane City Council standard drawing - domestic driveway 

EXAMPLE 11: Brisbane City Council standard drawings - Neighbourhood & Major Road corridors
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SUMMARYSUMMARY
It is clear that subdividing land can be far more 
complex than what is envisioned.  There are 
many that sit on their back deck and say - 
yes, I have “x” square metres of land, so I can 
subdivide - I’ll keep the house and just cut off 
this back section that noone is using.  It sounds 
great in theory, but the reality is that it isn’t 
always that easy.   
 
Then there’s the attractive real estate adverts 
that say - subdivision potential STCA (which is 
Subject To Council Approval). Then when people 
bring these sites to town planners, we are the 
bearer of bad news that while technically the 
site could be subdivided purely due to lot size 
and width, the overlays on the site mean that 
Council wouldn’t support the application.  
 
By now, you should have a broad understanding 
that in order to subdivide you need to 
demonstrate the following things to Council:

 —The site is of suitable size and dimension to 
create new lots that can facilitate the future 
development (i.e. can a reasonably sized 
house fit on the lot, without being built to 
every boundary??).
 —The site can be serviced by infrastructure 
- is there a connection to water, sewer and 
stormwater. Or if there is no connection to 
a reticulated system, is there an alternative 
that meets Council’s standards. When we say 
alternative we are more referring to land in 
more remote areas, or smaller Council areas.
 —Can a vehicle access the new lot, or is the 
site too steep to allow a normal car to drive 
up the driveway? 
 —Is there a safe access point, or is it a State-
Controlled Road where access is limited?
 —Is there a regional plan that prohibits the 
subdivision?
 —Is there a house that must be kept?
 —Is there a natural hazard that would mean 
that it would not be suitable for the intended 
use (e.g. flooding, bushfire, landslide, 
biodiversity). 

These are just a few questions that will assist 
you in narrowing down whether or not the land 
can be subdivided. When you are looking at a 
larger scale subdivision, the same questions 
apply, but you have greater need requirements 

- road construction, extensions to mains for 
infrastructure, stormwater detention basins, 
ecology corridors.  

Certainly on larger sites you may have greater 
opportunities to work around natural hazards 
or constraints. For example if you have a 
steep site you may be able to use earthworks 
to create level building pads, and grade the 
access ways over a larger area to create 
appropriate gradients for driveways. But even 
then it may not be possible. 

It’s complicated, and this document is not 
meant to be a one stop shop to accurately 
determine if your site can be subdivided - 
it’s meant to help you understand the broad 
principles that guide Council’s decision 
making.  We cannot emphasise enough that 
if you are purchasing land for the explicit 
purpose of subdivision that you need to 
carry out detailed due diligence, speaking 
with relevant technical consultants including 
civil engineers, traffic engineers, hydraulic 
engineers, ecologists, bushfire consultants, 
and of course town planners. The above list 
is not exhaustive and will vary depending on 
the particular characteristics of your site. 

The other key aspect to consider is 
feasibility. Just because you can extend a 
sewer main 100 metres to achieve a sewer 
connection, doesn’t mean that your 1 into 
2 lot subdivision is financially viable. It is 
also important to remember that when 
subdividing you will incur an infrastructure 
charge which is in the order of $30,000 per 
additional lot created. This cost is subject to 
change. 

The next section we will go through some 
hypothetical situations to determine if a 
subdivision could occur on theoretical sites. 
This is intended to further explain what 
we look for when considering if a site has 
subdivision potential. 



EXAMPLE 1 - BrisbaneEXAMPLE 1 - Brisbane
Here we have a hypothetical site in an older 
suburb of Brisbane. A real estate advertisement 
says that it can be subdivided STCA - or it has 
subdivision potential.  
 
STEP 1: 
The first step is to work out what zone it is in. 
To do this you would go to the Brisbane City 
Council’s eMapping system (https://cityplan.
brisbane.qld.gov.au/eplan/). Tot the right is 
what the landing page looks like currently.  

STEP 2:
Then, once you’ve entered the property address or 
the Lot and RP (real property description or RPD), 
it will take you to the site, with a summary on the 
left hand side. If the site doesn’t come up, you’ll 
need to check the address, or start by only putting 
in the street number and street name (not street, 
road etc.). Sometimes it is a matter of Council’s 
database sorting things in an awkward way. 

Being an older suburb of Brisbane, we are 
immediately cautious that it could have a 
protected house on it. But we will get there. 

First step - lot size - in this case the summary tells 
us that the lot size is 741m². Then looking at the 
summary we see what zone it is in, if there’s a 
neighbourhood plan, and what overlays apply. 

If you want to print a pdf version of the summary - 
select the “View Property Lot Report” and it should 
come up in a separate tab. 

The difference between property lot and property 
holding is that sometimes a house will be over two 
existing lots, and so they are combined. They have 
2 separate lot descriptions, but are one “holding”. 
Property Lot Report may (and we say may because 
this is not always the case) only bring up 1 of the 2 
lots. This means you could misinterpret the size of 
a lot, or miss an overlay if you’re only effectively 
looking at half of the site. 

Then we can see that the site is in the Low density 
residential zone and there is no neighbourhood 
plan. We know there’s no neighbourhood plan 
because none is listed. The other way you can 
check is to go to the right hand side of the screen 
and tick the “neighbourhood plans” box and then 

PROPERTY ADDRESS 

click on every layer to double check it is not in any of those. 
You might need to change the “view” from aerial to “base”. 
This is also in the right hand side column under the Map 
Tools heading. An example is to the right - 

Then we look at what overlays apply. For this site it is the 
Airport environs, Bicycle Network, Community purposes 
network, Critical infrastructure and movement network, 
Dwelling house character, Road hierarchy, and Streetscape 
hierarchy overlays.  

Step 3:
Step 3 is where we get into more detail. Now you have a 
broad understanding of the site, it’s time to work out if it can 
actually be subdivided. 

Let’s go with the quick-er way - by clicking on the words 
“Low density residential zone” in that left hand column, it 
will launch the planning scheme instead of the aerial image. 
(To get back to the aerial - just click on the photo of the site 
under the address in the left hand column). 

From there you want to go to Part 9 - Development Codes 
(this will be in the centre column or the navigation pane for 
the planning scheme), then 9.4 other development codes, 
then select the Subdivision Code. Scroll down to the lot size 
tables - We’ll paste the table in this document just for ease. 

The table says that the minimum lot size for standard lots is 450m², with a minimum average 
lot width of 15.  Then, underneath another table says that the minimum lot size in the Low 
density residential zone is 400m², but it might also be 350m² or 300m², and then the rear lot 
table says that the minimum lot size is 600m².  So which one is it because we can meet the 
minimum lot size of 300m² or 350m², but not 400m², 450m² or 600m².  Technically it could be 
any of them, it all depends on the particular circumstances of your site. We’ll explain below. 
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The top one says “minimum lot size for a 
standard lot”. This is a little confusing if you 
don’t already know that Brisbane defines a 
small lot as a lot that is less than 450m², which 
means that it is technically correct to say that 
the minimum lot size for a standard lot is 450m², 
but the question you are asking is what is the 
smallest lot I can do on this site. 

So the next heading is the minimum lot size 
for small lots which is where the 400m², 350m² 
and 300m² lot sizes sit.  The first heading is for 
residential lots - that’s us - we’re wanting to 
create residential lots - so the minimum lot size is 
400m².  But we don’t have enough land for 2 lots 
of 400m² each.   

So what about those smaller lots? The first 
relates to allowing a 350m². The 350m² relates to 
either where there’s an average lot size of 400m² 
and it just so happens that one lot is less than 
400m². That doesn’t apply in this case because 
we only have 741m², so to create 2 lots would 
mean our average is not 400m². 

Then we have the 300m² lot size.  The left hand 
column explains that the minimum lot size in the 
Low density residential zone is 300m² where the 
site is within 200m walking distance of a site in 
the Centre zones category, with a combined site 
area of 2,000m².  To work out if this applies to 
you, you’d go back to the mapping, and click on 
the checkbox next to the zone to make it appear. 
You’re looking for blue - which is the colour for 
centre zones.  But looking at the below image 

there is no blue near to the site. To measure 
in the mapping - go to the right hand column 
and find the measurement heading. 

When you look at streetview there is a child 
care centre  and school, and while these are 
good to be close to, they do not allow you to 
go to 300m². 

This means that for this particular site the 
minimum lot size is 400m². But in the zone 
section we said that sometimes you can 
go below the minimum lot size. So let’s 
review the zone code and see if there’s any 
flexibility there.  So we click on the Low 
density residential zone code and look at 
the code.  The overall outcomes state that 
development provides for dwelling houses on 
“appropriately sized” lots and that a dwelling 
house is located on appropriately sized lots 
that have a minimum lot size of 400m². 

The Subdivision code is also necessary to 
consider. Going back there we see that 
the overall outcomes requires that lots are 
of an “appropriate size, dimensions and 
arrangement suited to their intended use 
and proximity to infrastructure, services and 
facilities needed by the development” and 
“achieves the relevant outcomes and comply 
with the standards required by the planning 
scheme for the zones, zone precincts, 
neighbourhood plans and overlays that apply 
to the site”.  

 What this means is that unfortunately this site 
can’t be subdivided at this time. We say “at this 
time” because planning schemes are updated, 
and the circumstances may change, but at this 
very moment in time, there isn’t enough land to 
create 2 x 400m² lots. 

But what about the overlays? And we didn’t 
check services? - To be honest for this site, 
it doesn’t matter because the overlays don’t 
change the minimum lot size.  We know this 
because we deal with those overlays all the 
time, but you can also check by clicking on 
each of the headings which will take you to the 
relevant code provisions of each of them. 
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EXAMPLE 2 - BrisbaneEXAMPLE 2 - Brisbane
Let’s try this again -  Another completely fictitious 
site and hypothetical question - can this lot be 
subdivided?

The lot size is 1,253m² so we’re already off to a 
better start. We then measure the frontage and 
see that the site is 26m wide. The zone - CR1 
Character (Character) - this is a new one but 
basically this means that it is in the Character zone, 
and the CR1 precinct. This sub-category of zone 
is important to note with regard to lot size and 
development potential because it is different to the 
other precinct of the same zone. 

No neighbourhood plan. 

Overlays - Airport, Bicycle, Community purposes, 
Dwelling house, Road, Streetscape and Traditional 
building character (TBC) overlays. There it is, the 
dreaded TBC overlay but the first indication that 
the site would be in this overlay is the zone - if a 
site is in the Low density residential typically it 
won’t be in the TBC overlay. It just means we need 
to check the 1946 aerial photos. 

But first - do we have enough land to subdivide - 
so we check the tables in the Subdivision Code. 

Similar to the other one the minimum lot size for 
a standard lot is 450m², with a minimum width of 
15 metres. Which 2 x 450m² is 900m². But we have 
1,253, so can we get 3 lots?  No - we’re just too 
small for 3 “standard” lots.  
 
What about those small lots, can we do them in 
this zone? No - the table says that small lots are 
not applicable in this zone precinct. 

PROPERTY ADDRESS 

So two lots, that’s not bad.  But wait, we only have 
26 metres, which would only give 13 metres for the 
frontage of each lot.  Is that ok? 

While it is right to be cautious about not achieving 
the minimum width of a lot, given that the width is 
more than 10 metres, and the lot size is more than 
the minimum required, the answer is that it should 
be supported - the reason being that the width is 
able to accommodate a typical sized house, without 
necessarily requiring extensive relaxations for side 
boundary setbacks. 

The next step is to look at the overlays - 

Airport - to find out if the overlay is applicable - we 
need to go to the tables of assessment (part 5.10).  
We then navigate to the table that specifically relates 
to the relevant overlay and look at the provisions as 
they relate to reconfiguring a lot (ROL). 

What we see from the table is that a ROL is 
“accepted development” (top image) and the 
assessment benchmarks say “not applicable” (third 
image).  This does not mean that no application 
is required for the subdivision, only that the 
Airport environs overlay code is not an assessment 
benchmark in this instance.  This is largely because 
this overlay relates to building heights and noise 
impacts to a new building (house). These can’t 
be assessed where you are not proposing a new 
structure.  If you were however constructing a house 
(MCU) then these provisions might apply. 

The next overlay is the Bicycle network. In this table 
we can see that ROL if it is assessable in the zone, 
then it is assessable development in the overlay.  
ROL applications are assessable development in the 
zone, and so this is a relevant  code. We then go to 
the mapping and see how the overlay affects the 
site. Turning on the overlay by ticking the box, we 
can see that it does not show that the overlay results 
in changes to the site - it is limited to just being in 
the road reserve. 

We then look at the code which states that 
development must provide cycle routes in 
accordance with the bicycle network classification.  
In this case the legend shows that the green dashed 
line is a secondary cycle route, and as it doesn’t cross 
the property, and there is an existing footpath along 
the frontage of the site, it shouldn’t cause too many 
issues or change the subdivision potential.
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So for this site it’s so far so good - meaning that 
we haven’t found anything that means it can’t be 
subdivided yet. But we have a long way to go. 

The next overlay is community purposes, which from 
the table below you can see it is automatically an 
assessment benchmark where you are subdividing. 

Going into the codes however you can see the bolded 
heading refers only to where trunk infrastructure 
is proposed for a site as part of the Long Term 
Infrastructure Plan.  When we go to the mapping 
for this overlay (shown right), we see that it is blank 
on the site (noting that we have changed the view 
from aerial to base to make sure we haven’t missed 
anything). 

Therefore, it would be reasonable to consider that 
there are no changes to the subdivision potential for 
this overlay.

The next overlay on the list is the Critical 
infrastructure and movement network. The entire site 
is covered by this overlay (red hatching - shown right) 
but the tables of assessment show that the code is 
not applicable for a ROL development. Therefore 
there are no changes to the subdivision potential for 
this overlay.

Then onto the Dwelling house overlay. Again the 
entire site is covered by the overlay (shown in 
pink right). Going to the tables of assessment we 
see that this particular overlay doesn’t apply for 
ROL development. This overlay is NOT the one 
that protects houses, it is the overlay that triggers 
assessment against Council’s house codes. 

Speeding through them now, the Road hierarchy 
overlay. It does apply to all ROL applications. As 
does the Streetscape hierarchy overlay. So going 
to the Road hierarchy overlay code first, we see 
that there are requirement which could affect a 
subdivision application. The first of which being that 

development is required to have access from 
a minor road, or a district or suburban road if 
the development has high traffic-generating 
potential (see right - AO1.1).  

A development for residential lots, so one 
house on one lot is not considered to be high 
traffic generating.  If memory serves, each 
house generates 6 vehicle movements per day 
(with exiting the site, then re-entering the site 
being 2 movements). 

This means that our development is required 
to have vehicle access from a minor road.  
You will note that the term “minor road” is 
hyperlinked - or it appears in blue.  If you click 
on this, the definition should appear (see 
right).  

So a minor road is one that is a neighbourhood 
or local road. On it’s own that doesn’t mean 
much, but we need to go back to the mapping. 
Once you tick the box to show the Road 
hierarchy overlay you will see a yellow line 
appears on the road. Then using the legend 
on the right hand side of the mapping screen 
you’ll see that a yellow line is a neighbourhood 
road.  Therefore, you can meet AO1.1.  The 
code then goes on to refer to where a site is 
on a primary freight route, which as shown on 
the mapping - in this case your site is not, so 
that provision is not applicable.  

This means that the Road hierarchy overlay 
doesn’t create any immediate issues for 
subdivision.

The Streetscape hierarchy overlay code 
requires that your verge be as per the table.  
The table requires that you identify what 
streetscape type the site is on, so we go 
back to the mapping to work it out. What 
we see from the mapping is that it is on the 
pink dashed line, which according to the 
legend is a Neighbourhood street minor. A 
neighbourhood street minor requires a verge 
width of 3.75m. 

What’s a verge? A verge is the space between 
your front property boundary and the back 
of the kerb (gutter) on the road. Using the 
measurement tool in emapping, we can see 
that this measurement is about 3.8 metres. 
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Because the existing verge complies, we don’t 
need to worry about having the dedicate any land 
to Council for a wider verge for this site.  The AO 
relates to street trees. Street trees are a protected 
asset by Councils, and they are not able to be 
removed by anyone except Council and require a 
permit. 

It’s hard to tell from the aerial photo, but you 
can see that there are about 3 street trees on the 
frontage of the site. This creates an issue  for a 
future subdivision because it is likely that at least 
one tree will need to be removed so that a new 
driveway can be built. In this case it doesn’t appear 
that the trees are particularly large or established, 
and so there should be a solution in terms of 
removing one for a new driveway. Street trees are 
always worth noting in your physical site inspections 
because you need to provide 2m from the trunk of 
the tree to the edge of the driveway to protect the 
root zone of the trees. This is shown in Council’s 
standard drawing (see image at bottom of page).

The remaining provisions relate to corner land 
dedications, which does not apply to this site as it is 
not a corner lot, and wildlife movement areas which 
again do not apply to this site. So while there’s some 
things to consider with regard to the Streetscape 
hierarchy overlay code, it hasn’t brought in any new 
items that mean subdivision is not possible.

The final overlay is the Traditional building 
character overlay. This overlay restricts 
houses constructed prior to 1947 from 
being demolished, except under particular 
circumstances.  One way of checking if your 
house was constructed prior to 1947 is to use 
Council’s 1946 aerial imagery. 

The image to the left is the 1946 aerial image 
for the site and while there is a house that 
appears to be on the site in the photo, it 
doesn’t seem to match the house that is there 
now. When we say it “doesn’t match” what 
we mean is that the roof lines are different 
and not just a little bit different that could be 
due to a renovation, but a lot different. 

If we follow the shadows on the original house 
roof, we can see that the roof form is more 
consistent with other houses in the street, 
but certainly not the house on the subject 
site.  This means that the house can likely 
be removed subject to a separate building 
approval.

Why only “likely”? Well the second part of 
the TBC overlay is that it also protects houses 
built before 1947 and moved onto the site. In 
this case the appearance doesn’t look like a 
house that has been relocated, so it should be 
able to be removed. 

Services 
Now that we’ve gotten this far, and nothing has 
stopped us yet, we can look at the last part - can 
the lot be serviced? 

First we need to determine where gravity takes us. 
Where does the site fall to and from - is it from the 
street, or ideally towards the street? 

We look at the numbers of on the lines, and it’s 
easier to do this without the aerial underneath. 
Contours are found under the heading Boundaries 
an labels in the right hand column of the mapping. 

The contours in this case show that the numbers 
are going down towards the back of the site. The 
arrow is designed to further demonstrate this.  
This is not a good sign, but before anything else 
we need to check the location of the services 
(water, sewer and stormwater) and hope (or pray) 
they’re in the back of the site.  
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To find the location of services you can use Brisbane City 
Council’s eBimap. It costs about $30 for a daily pass. You 
can also go into one of Council’s regional centres and have 
them print you a map showing the services.  The last option 
is to use the mapping available from Queensland Urban 
Utilities:

https://quu.maps.arcgis.com/apps/webappviewer/index.
html?id=3d33e3db46894d46a9cffca08eae68b9

This will only give you water and sewer mapping. The 
stormwater mapping is via 

https://www.spatial-data.brisbane.qld.gov.au/ and 
seraching for Stormwater Pipes. 

The top image is water and sewer, the bottom image is 
stormwater. The site is identified with the black dotted line. 

Sewer and Water

Stormwater

By looking at these two images, and 
remembering that the site falls to the rear, 
we can see that there is a sewer connection 
- but looking at the line (it is a thin reddish 
line) it is a property connection - not a main.  
This means that the diameter of the pipe is 
about 90mm, not 150mm. The difference 
being that a 90mm pipe services an individual 
property, or in this case it services the site 
and the adjoining site before it connects into 
the main. This means that it is unlikely to be 
big enough to cater for the capacity for an 
additional lot. 

There is water in the street, which means that 
the site is able to gain access to a reticulated 
water service. There is also a hydrant in close 
proximity, which is the red circle with black 
dots in it. This is good, but doesn’t solve the 
sewer or stormwater issues.

The stormwater plan is completely empty, 
showing that the site and adjoining land do 
not have trunk infrastructure connections. 

What this means is that in order to obtain the 
required connections to services, you would 
need to go through the properties at the rear 
in order to subdivide.  

In this case it looks like you’d have two 
options as the property adjoins two properties 
at the rear. 

If you didn’t own the site, and were 
purchasing it on the basis of being able to 
subdivide, then this would a very real risk - if 
you can’t get a connection for stormwater 
or sewer, then you cannot subdivide.  Even if 
you get a verbal OK from an adjoining owner, 
there is risk up until you install the pipes.

 The other alternative when gravity is not 
working in your favour is to fill the site to 
achieve gravity to the street. The kerb and 
channel in the street is also a lawful point 
of discharge for stormwater. However, it 
wouldn’t solve the sewer connection issue. 

In this case, you’d need to fill by about at 
least 2.5 metres. It is unlikely that Council 

would support this extent of fill, as you’d 
then also need 2m high retaining walls at 
the boundaries of the site, which will also 
cause significant impacts with regard to the 
neighbouring properties. 

As a rule of thumb, or unless you have a larger 
site where you can mitigate the impacts 
(i.e. stepping and landscaping of retaining 
walls), then the most that you could fill a 
site to is generally 1 metre in most suburban 
situations. As mentioned above, there are 
exceptional circumstances where greater 
fill could be installed, but it’s a higher risk 
application and the impacts to adjoining 
properties must be managed. 

If you have a site where you cannot achieve a 
connection to services via gravity, then you 
should speak with a town planner and a civil 
engineer. 

This means that if the adjoining owners say 
“no” to allowing you to connect through their 
property, you cannot subdivide this land.

You might ask - but how have other sites 
subdivided without stormwater connection?  
The answer is either that they were 
subdivided before the standards or planning 
scheme changed, or they managed to achieve 
a lawful point of discharge in a different way. 
Usually however, it is because they were done 
more than 10 years ago.    
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EXAMPLE 3 - BrisbaneEXAMPLE 3 - Brisbane
Third time’s a charm?  This time I will use a site 
where subdivision is possible. Hopefully you are 
seeing that subdivision is not always easy, and 
it’s not always easy to determine whether a site 
can be subdivided.  

So here’s another site in Brisbane. Because 
we’ve already gone through the previous one 
with overlays in great detail, we’ll move through 
them faster. 

The site area is 607m² and the width of the site 
is approximately 15 metres. 

The other thing we can immediately see with 
the contour mapping is that the contours 
increase towards the back of the site, or 
decrease towards the road (the go from 41 at 
the back of the site to 40 at about the middle of 
the site). This means that the site falls towards 
the road - that means stormwater is sorted - 
tick, we have a lawful point of discharge being 
the kerb and channel in the street.

While you may be thinking - that’s too small - 
don’t forget to check the zone.  This site is in the 
Low-medium density residential zone. This is 
different to what we’ve looked at previously.

Looking at the Subdivision Code table for the 
Low-medium density zone, and the 2 or 3 storey 
mix precinct, we see that the minimum lot size 
is 260m², with a minimum width of 7.5 metres. 
Suddenly a site that seemed too small, can be 
subdivided - because it’s in a higher density 
zone. 

Next step - the overlays - do any of these 
stop the site from being subdivided?

Airport - we already know this doesn’t 
apply to ROL applications.  As an extra 
consideration however it’s worth noting that 
the site is not in the ANEF (Air Noise) sub-
category. This means that future houses 
or buildings on the site won’t have to be 
designed to mitigate aircraft noise.  This is 
important to note for feasibility - particularly 
if you’re looking at building a house on the 
site. 

Next is Community Purposes - We check 
the mapping and confirm that the site is not 
identified as being earmarked for future park 

or other trunk infrastructure. 

Then it’s on to Critical infrastructure and movement network - 
again we know from the previous site that this overlay doesn’t 
change anything for a subdivision. 

Dwelling house character - again - this doesn’t stop a 
subdivision in this instance. 

Road and streetscape hierarchy overlays. We check the 
mapping and see that we have the yellow line - which when 
looking at the legend we can see means it’s a neighbourhood 
road - a minor road as we learnt from the previous site.  
Then the streetscape is a solid pink/purple line which is a 
Neighbourhood Street major. This is different from the last site 
so we check the Streetscape hierarchy overlay code and see 
that it still only need a 3.75m verge. So we measure the verge 
and check that it’s the right width - it is. 

There’s no issues so far, so we confirm the services. 
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The top image (right) shows sewer (orange) 
and water (blue). The second image shows 
stormwater (blue). The circle on the stormwater 
map is just to signify the site. 

We can see that there’s a sewer line in the 
verge or footpath, and a stormwater line 
through the site.  This confirms that the site 
has access to services. 

At this point, things are looking positive. But 
you’d still confirm with a civil engineer that 
there’s no issues with connections as part of 
your due diligence. 

As an interesting fact - this is a site that I have 
obtained a subdivision for and the stormwater 
pipe was not there. This is a new pipe that has 
been installed because the Council required it 
as part of the application.  The pipe has been 
required because the adjoining site doesn’t 
have its own pipe and it falls to the rear 
boundary. So to solve the problem we had on 
the previous site, Council requires that when 
you’re subdividing or putting in units, and the 
adjoining land doesn’t have its own stormwater 
connection, that you provide an upstream 
connection.  This pipe is then protected by an 
easement.  It is something to be aware of for 
the purposes of your own feasibility. 

So the site is ticking all the right boxes, at this 
point, if you haven’t already is when you’d 
usually speak with a town planner. But if you’re 
wanting to lodge your own application (which 
you absolutely can), there are a few more 
things to double check. 

The first is the category of assessment. So we 
check part 5.6 of the planning scheme, and 
locate the section that relates to the Low-
medium density residential zone.  This table 
(right) states that an application is impact 
assessable if it creates a lot of less than 260m².  
For this site we have an area of 607m² and it’s 
a regular or rectangular shaped lot. This means 
that it makes the most sense to subdivide it 
right down the middle and create two lots 
of about 300m² each, with a width of 7.5m 
each.  This also makes it easier to build a new 
house.  The application therefore will be code 
assessable - meaning public advertising is not 
required. 

But what’s a MCU that’s also referenced in the table?  A MCU refers to a different aspect 
of development being a new house, or dual occupancy, or multiple dwelling. In this case 
we’re not looking at keeping the house, so we aren’t doing a MCU. 

Great! So that’s it right?  Well not quite - we haven’t checked the street trees or vehicle 
access.  So instead of just using streetview, which can be dated and it can be easy to miss 
things - you physically inspect the site and look to see if there’s any issues. 

The site is in the middle, with the driveway on the right of the image essentially being 
the boundary of the site.  2 things should immediately jump out - first is the stormwater 
gully pit at the bottom of the image, and the second is the street tree - which is behind 
the car and a little hard to see.  The stormwater pit is the most problematic because 
you’re creating two very narrow lots. These stormwater pits are about 3m in width, then 
you have to provide a clearance to it because you can’t just drive over them all the time 
or they’ll crack.  So that immediately means your driveway location is limited and you 
will probably need to seek a performance outcome for the location of the driveway. This 
means the engineers will need to take a closer look and determine if it’s ok or safe to 
have a driveway close to this infrastructure.  

The street tree - appears very small - so while you’ll have to apply to Council to remove 
and replant it - it shouldn’t be a deal breaker as far as the subdivision is concerned. 
The final thing we notice is that the footpath is older and not quite as wide as newer 
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So far all the issues that we’ve identified are 
able to be managed or resolved. Which is 
great. So at this point you’d confirm with all 
your consultants but usually at least a civil 
engineer what the costs associated with 
the development would be, to determine 
if it is financially feasible to carry out the 
development. If so, either you can lodge the 
application to Council yourself, or you can 
contact a town planner to assist you. 

What about the house on the site?
The house on the site is not protected by any 
overlays. It is not heritage listed, and the site is 
not in the Traditional building character overlay 
or the Pre-1911 overlay. This means that it 
can be removed or demolished subject to a 
separate building approval. The house is too 
wide to be kept on the site as it is. 

When you’re subdividing and keeping buildings 
on a site, the buildings must be able to comply 
with the relevant setbacks. You can’t have a 
house over the boundary, as it stops you from 
being able to sell the other lot. 

But what about a surveyor? 
We always recommend speaking with a 
surveyor - at the very least to obtain a survey 
of the site to locate the boundaries and confirm 
the dimensions of the site. It is also handy to 
know if you’re about to start a neighbourhood 
dispute with your neighbour because their 
fence is over the boundary. 

What is the application process?
A code assessable application is usually quite 
straightforward. You will need to respond to 
the assessment benchmarks or codes within 
the planning scheme, fill out the forms, provide 
landowners consent, and provide a plan clearly 
showing where the new boundaries will be.  
You’ll need to demonstrate that the land can be 
serviced by the relevant infrastructure (water, 
sewer, stormwater). 

You lodge or submit that to Council and Council 
assesses it.  If it meets all their requirements, 
they will issue an approval.  If they have 
concerns or queries, they will issue you with 
a letter called an information request asking 

for more information to be provided. 
For this one we needed to provide more 
information on the location of the driveways 
so that Council could more accurately 
understand the impact of the driveways on 
the stormwater infrastructure (gully pit) and 
ensure the plan they stamped approved was 
able to be constructed. 

In some cases, if you can’t achieve a 
sufficient separation to the infrastructure, 
Council may ask you to combine your 
driveways, in this case you would then also 
need to apply for an easement for vehicle 
access.

Council then determined that our response 
to their information request was satisfactory 
and approved the application subject to 
conditions - which is a standard approach. 
Council won’t issue an approval without 
conditions, as these conditions are what 
Council has to ensure you carry out the 
subdivision in accordance with the approved 
plans.

Once you have your planning (or 
development) approval, you then need to 
fulfill the conditions and lodge a registered 
plan to Council, as well as evidence that the 
development has met all of the conditions. 
You will also need to pay your infrastructure 
charges. This process is called plan sealing.  
Once you have obtained your plan sealing 
approval, you then lodge that with the Titles 
Office, and a new title is issued. It is at that 
point the land can be sold, or if sold off 
the plan, the sale of the land can move to 
settlement. 

The above summary is intended only as a 
very brief guide for information purposes 
and has been simplified for explanation 
purposes. The process can be more 
complicated than this and vary from site to 
site. 

What did we missWhat did we miss??
It wasn’t so much that we missed it, we 
just didn’t check the State mapping for any 
referral agencies. So let’s do that now. 

A referral agency is usually a State agency 
who assesses the proposal against State 
interests - state controlled roads, protected 
vegetation etc.

To check this we go to the DA Mapping 
System (DAMS). The fastest way to search is 
by the Lot and plan number RP/SP). 

Search Bar - search by address or Lot/RP

List of State Referral Mapping Triggers 
(each item drops down)

This is where you will find the Energex / Electricity triggers (you 
need to check proximity to substations) and easements - it is 
one of the easiest ways to find out if your property is subject to a 
registered easement. 

This is what the summary box looks like.  This 
one shows that there are no triggers for refer-
ral - but note that it states that it is in the SEQ 
Regional Plan area. So we navigate to the SEQ 
Regional Plan area and confirm that the site is 
in the pink area, which is the urban footprint.  

Even if no triggers appear, you should always 
double check the layers. 
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What if I wanted to keep the What if I wanted to keep the 
househouse??
In Example 3 we assumed that a person would 
remove the house and just do to parallel lots, 
both having a frontage to the street. Why?  Well 
the reason is because that is what most people’s 
preference is because typically (we are not real 
estate agents) they do sell better because you 
don’t have additional neighbours. In addition, 
it can be cheaper because there’s less length 
of driveway to construct, and typically less 
extension of services in terms of mains. 

But for the sake of a comprehensive review 
of the site and acknowledging that not every 
house can be removed - particularly if you’re 
in a character overlay, let’s investigate an 
alternate configuration. 

This configuration is a front and rear lot 
configuration, meaning that one lot is at the 
front (at the street), and the other is at the rear 
(behind another lot). It could look a bit like this:

(We are using Nearmap to generate this image)

The lines we have drawn do have a method to 
them. When keeping a house you can’t just 
put new boundaries wherever, you need to 
ensure that you have appropriate boundary 
clearances or setbacks to allow the house to 
meet the Building Regulations - particular fire 
rating.  This is a very big thing with character 
houses because you can’t just remove the 
side of a weatherboard house to put in a fire-
rated wall. Council wouldn’t approve that as 
you are removing a large section of a house. 

So if we kept the house exactly where it is and 
gave it a nominal 2.5m setback we use about 
321m² of the site area.  This leaves us with 
286m² for the rear lot.  Let’s go back through 
the tables to see if that is sufficient.

If you scroll back up to page 40/41 to see the 
table, you’ll see that the last item in that table 
relates to rear lots, with the minimum lot size 
being 350m².  This means that as it currently 
sits, you wouldn’t have enough land for the 
rear lot. In fact, if we add the minimum lot size 
for a front lot (260) plus the rear lot (350) then 
we get 610m². This means that our 607m² lot 
can’t achieve a compliant front and rear lot 
configuration.

So one lot needs to be smaller than that 
allowed. In this case, and we only know this 
from experience, but it’s unlikely Council 
would support a smaller rear lot, because 
typically they are seen to have less amenity 
than front lots. This view is because they 
don’t have the space in front of them that a 
front lot would (due to the space given by the 
road). 

So rear lots always need to have more land 
than front lots. In this case this means 
that if you wanted to do a front and rear 
configuration on this site, you’d need to either  
move the house forward, remove the rear 
section of the house so that it fits on a smaller 
lot, or move it to the back lot.   Before we look 
at those options, we first need to see if there’s 
a way to get vehicle access to the rear lot. 

Going through the Subdivision Code, you’ll 
notice that there isn’t a width that is required 
for the driveway and while you might look 
at it and assume that you could physically 
drive a car down the side of a house, there 
are minimum requirements. Acceptable 
outcome AO3.1 requires that you provide 
access in accordance with the standards in 
the Transport, Access, Parking and Servicing 
Planning Scheme Policy. By clicking on 
the hyperlink or going to Schedule 6 of 
the planning scheme, we can see that the 
required rear lot access (found in section 4.12) 
is required as per the below table.

In this Table (Table 11) we see that where 
you’re constructing between 1 and 3 lots 
that will use the accessway, and the total 
length of the driveway is less than 40 metres, 
the required easement width is 3.5 metres. 

We have cut off part of the last column purely 
because it relates to the requirements for the 
driveway materials - which while important, the 
readability of the table was more important for 
this exercise. 

You’ll see that where the number of lots, or 
length of the driveway increases, so does the 
required width.  This is worth taking note of as 
it does make a huge difference on whether you 
can establish rear lots. Using aerial mapping, we 
measure the setback from the eave (outermost 
projection) of the roof, to the boundary. If we 
were looking at actually subdividing ourselves, 
we would physically measure this because it’s 
important to be accurate.  The measurement 
is 2.0m. This means that it’s too small for a 
driveway to be built down the side.  If we then 
measure the other setback, we see that it is 
about 2.2 metres to the eave. For this next part 
it is necessary to know that in Brisbane, the 
Dwelling house (small lot) code allows houses to 
have a setback of 1m to the wall. 

Based on the information we then have, we 
are also going to make an assumption - this is 
something that you wouldn’t do, because if it 
was you, you’d measure it properly, and ideally 
get a detail survey done to confirm. But this is 
purely for explaining the principles - so we will 
assume that the eaves are 300mm (0.3m) deep. 
This means that the setback to the southern 
(bottom) boundary is about 2.5m to the wall. 
If we relocated the house within the site to 
achieve a 1m setback to the wall, that would 
then give us 1.5m plus 2.0m or 3.5m.  That gives 
us enough space (just) for an easement for a 
rear lot. 

Now that we know it is technically possible to 
get rear access, let’s investigate the rest of it.
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The site is approximately 15.2 metres wide 
and rectangular in shape. This means we 
need at least 23.03 metres in depth to achieve 
the required area. The lot has a depth of 
approximately 40 metres, so this means that 
16.97 metres is left over for the front lot which 
equates to approximately 257m².  

Without wanting to get too technical, and delve 
too much into other aspects of development - 
what you need to know is that in Brisbane, when 
you subdivide and create a small lot (a lot that 
is less than 450m²) that house needs to comply 
with all acceptable outcomes of the Dwelling 
house (small lot) code.  Essentially while it is an 
existing house, Council treats it as a new house, 
because it is a new lot. 

So understanding that and keeping in the back 
of your mind that you need the rear lot to be 
bigger - let’s see if it’s possible.

The house currently has a front setback of about 
4.5 metres. If you look at the building to the 
south, and the building to the north (you can 
see the shadow in the aerial image) you’ll note 
that these are also setback a similar distance, 
this means that we really can’t pull that house 
too far forward. The other consideration is 
that you will need to provide that house with 
a resident car parking space (at least 1). The 
current setback to the garage is about 5.5m, 
which is just enough to park a car in front of it.  
The house is an older style house, and so has a 
short undercroft. 

Because you are already moving the house to 
the side, it is likely that you would raise it at the 
same time. This is pure economics. It would be 
unlikely (from what we have seen many people 
do) to move a house, and not raise it at the 
same time so that the ground level could be 
used for habitable spaces in the future. We’re 
not saying that’s what you have to do, just that 
it’s very common because it’s expensive to 
move a house, particularly where you’re moving 
it to the side, because you have to cap and 
reconnect all services. Ultimately, you need to 
do your own feasibility however and determine 
what best suits your own needs and feasibilities.

If we assume that you can’t move the house 
forward, or could only move it slightly forward, 

then we need to consider what else you can 
do to make that back lot larger so that it can 
meet the 350m² minimum lot size for rear lots.  

Because you can’t go forward (or can’t go 
much further forward) the question then 
becomes, can you remove part of the rear of 
the house.  

Looking at the above floor plan what we see is 
that the rear part of the house is an enclosed 
deck, part of the kitchen and a laundry/
bathroom.  This means that you’d need to 
consider how you can reconstruct those 
elements later on if they were removed.  If 
we assume that they are removed, this would 
give you another 4 metres. Is that enough?

We go back to the Dwelling house (small lot) 
code and see what the minimum rear setback 
is for a lot that is 16 metres deep. The required 
rear setback is 3m for a single storey house, or 
4.5m for a 2 storey house. 

We measure the house as being 10 metres 
deep, excluding the eaves, because eaves 
aren’t included in the setbacks for the 
planning scheme. They are included for the 
Building Regulation - it’s confusing, we know. 

If we assume that we move the house forward 
to have a front setback of 4m, then have a 
10m house, this leaves us with 2.97 metres 
for the rear setback - It’s too short and that’s 

after we’ve cut half the house off. Realistically 
by this point you would be pushing the 
front setback, with 4m less than that of the 
adjoining buildings already, plus proposing a 
reduced rear setback of 3m. It starts to make 
the front lot look too small - it’s certainly not 
impossible - but it should be enough to make 
you pause and consider whether or not it is 
worth retaining the house.

As we mentioned earlier, the final option for 
this one, would be to move that house to 
the rear lot - because that lot is larger (being 
350m² rather than 257m²) it might be able to 
better accommodate the house. 

In this case the house is not protected by 
a character or heritage overlay. However, 
if the house were protected and couldn’t 
be removed or pushed to the rear lot, the 
Council may be more likely to relax some of 
the setbacks to allow you to keep that house. 
These can be looked at more favourably than 
someone trying to keep a house for the sake 
of keeping it.  

For this site - the best outcome was two 
side by side lots rather than a front and rear 
configuration. That’s because by the time you 
move, demolish, and raise the existing house 
you may find it cheaper to just build a new 
one - with a new house also allowing you to 
create a better floor plan. This is why it’s so 
important to carry out detailed due diligence 
and feasibility upfront. 
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EXAMPLE 4 - LoganEXAMPLE 4 - Logan
Time for a different Council area - Logan City 
Council. 

Logan uses a PD Hub - and you search for 
your property by address or by real property 
description (lot and plan number).   The landing 
page looks like the image on the right.

If you select “property report” it will bring 
up a summary of the site including area and 
overlays. 

For this particular site we can see that it is in 
the Low density residential zone.  If you go to 
the Interactive Mapping section, it will then 
take you into the map view, where you can 
explore the overlays on the site (see right). 

For this one you can also see that the land 
to the north and the south has already been 
subdivided. So there’s a good chance, that 
unless there’s some overlay that restricts it, 
that you too can subdivide.

The site area is 2,514m² and there are two road 
frontages, one to the east and another to the 
west. This means that it’s quite likely that you’ll 
be able to get access to services from one of 
these frontages. 

The overlays are listed in the property report 
and shown on the right. It is the Bushfire 
hazard overlay, Landslide overlay, and 
Residential overlay.  These are all new and we 
haven’t looked at any of them before because 
it’s a new planning scheme. Each planning 
scheme is different and must be read carefully. 
Let’s explore these overlays, and the zone to 
determine if we can subdivide. 

The zone - We get to the Logan Planning 
Scheme through the PD Hub - and selecting 
the Logan Planning Scheme 2015 button. You 
then select “view planning scheme”. When 
dealing with a new planning scheme it is 
worth reading the introductory sections (Part 
1) to see how it all works, and Part 5 to better 
understand how the mechanics of the tables of 
assessment work. 

Let’s just go straight to the Reconfiguring a Lot 
Code which is found under “Development Codes”. 

We then need to determine the minimum lot size.

For this particular site it is in the Large Suburban 
precinct. You can see this in the image to the left 
where it says “precinct” under “zone”. 

So this means that we ignore the first three 
minimum lot sizes because they don’t apply to us. 
We then see that the minimum lot size is 1,000m².  
Our site area is 2,514m² so we can get at least 2 
lots, but how did the lots adjoining achieve more 
lots? And can we do the same?

Let’s keep investigating - plus we also need to 
check the overlays to see if they change anything.

We start with Bushfire. So looking at the map we can see that only a portion of the site is in the 
mapped area of the overlay. We then go to the tables of assessment for the Bushfire hazard 
overlay where it states that there is “no change” to the category of assessment, but that the 
Bushfire hazard overlay code is applicable. 
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Because it is applicable, and we need to 
understand the implications of an applicable 
code, we then navigate to the code. When 
reading this code it is clear that it is possible 
to develop in the Bushfire hazard overlay, 
provided that you can achieve the required BAL 
(bushfire attack level) for a new dwelling.  In 
this case, given that there’s only a small part 
of the site in the overlay, it’s highly likely that 
you could avoid a new house being in that 
area. Therefore, it’s reasonable to assume that 
you could achieve compliance with this code. 
For certainty, you’d speak with a Bushfire 
consultant. 

The next overlay is Landslide hazard. Looking 
at the tables of assessment we see that 
again there is no change to the category of 
assessment, but that the code is applicable. So 
we go to the Landslide Hazard Overlay Code to 
understand the implications of the overlay. 

Looking through this code we can see that 
we may need to obtain a further technical 
report from a RPEQ (Registered Professional 
Engineer of Queensland) Engineer to determine 
that the lots are appropriate for future 
houses - essentially that they are suitable for 
development, and aren’t going to collapse 
or create landslip or erosion impacts. This 
report is usually called a site stability report or 
geotechical report. 

The final overlay is the Residential overlay. 
Looking at the tables of assessment, this 
overlay only refers to development for a 
material change of use. Therefore, if you are 
not carrying out a combined application for 
subdivision and a new house, then you do not 
trigger further assessment against the overlay. 

So far there’s some red flags for the property 
that may require further investigation, 
particularly if you are looking to purchase the 
site purely to subdivide, but if the associated 
consultants advise that the Bushfire impacts 
can be managed, and the slope is stable, then 
it is looking positive in terms of subdivision. 

We then proceed to determining whether or 
not there are services available. 

Now we need to confirm the category of assessment, and any other important information in the 
planning scheme.  We navigate back to Part 5, but this time instead of overlays, we are looking at 
the zone tables of assessment (below). 

What we can see is that in the Large suburban 
precinct, as long as our proposed lots are more 
than 1,000m², the application will be subject 
to code assessment. If you are proposing lots 
smaller than 1,000m² then the application will 
be subject to impact assessment, which requires 
public advertising to occur. 

Now back to the question of lot size.  If the 
adjoining lots all have lots smaller than 1,000m², 
can we do that too? Realistically this is where 
you’d get a town planner involved if they aren’t 
already. But what we would do is check the zone 
code and other assessment benchmarks.  

The Low density residential zone includes 
the following statement: “development has a 
maximum net density of 10 equivalent dwellings 
per hectare”. 

To get the information we are looking for, we 
need to either google “Logan Water Mapping” 
or follow the below web address (provided it 
still works):
https://www.arcgis.com/apps/mapviewer/
index.html?url=https://services5.arcgis.com/
ZUCWDRj8F77Xo351/ArcGIS/rest/services/
Logan_Water_Asset_Location_Data/Feature-
Server&source=sd

You then zoom in until you find your property.

It is a little bit confusing that the water and sewer are essentially the same colour, but you can 
click on and off the layers to see that there is a water line in both streets, and a sewer main in one 
street - being the street that the site falls towards (remembering to check the contours always).  
This means the site can be serviced by infrastructure provided your engineer confirms that there 
is sufficient capacity in the lines.

Working out density with dwellings per 
hectare.

Divide your site area by 1 hectare. So if 
we have 2,514m² we would divide it by 
10,000m²

This give us a figure of 0.2504 

Then, to work out how many lots we 
can fit on the site, complying with a 
density of 10 dwellings per hectare, we 
multiply it by 10.

This gives us: 0.2504 x 10 = 2.5

This means that we can create 2.5 lots. 
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You obviously can’t create half a lot, but to 
create 3 lots would exceed the density outlined 
in the zone code.

If you recall way earlier in this document we 
mentioned that if your application is subject to 
impact assessment, Council can assess it against 
the whole planning scheme. This means they 
can go beyond the zone code to the Strategic 
Framework. 

However, when we come across similar 
circumstances, we cheat and look at the 
applications nearby to see what Council said in 
their assessment report.

Just like when town planning consultants 
prepare a report for Council to assess as part 
of the application, Council prepares a report 
summarising their assessment. To find this 
report you can use Council’s mapping (for the 
larger or more metropolitan Council’s at least) 
to locate surrounding development applications 
or decisions to get a better picture of why 
they approved, or in some cases refused an 
application. 

In cases similar to this one we found that Council 
determined that because the surrounding sites 
had created lots smaller than 1,000m², that it 
was logical for them to similarly approve lots that 
were smaller also.  In the case of this site, what 
we’d recommend is that the two smaller lots be 
put towards the east, or the street that already 
has smaller lots, and the larger lot to the west, or 
where the larger lot is.  This way it aligns with the 
established streetscape. 

Isn’t this risky?
Yes, there is risk involved where you are applying 
for a development that doesn’t meet the 
planning scheme, however you need to weigh 
up the risk of a project with all the information 
available and make an informed decision. If you 
want to further reduce the risk, for example if 
you were purchasing a property on the basis 
of getting 3 lots, then you can always attend a 
prelogement meeting with the Council as part 
of your due diligence period. This way you can 
determine what Council’s likely response will be.

The reality is that Council can’t keep up to date 

with every change in every street with regard 
to rezoning land to put it into the right 
precinct.  Or even if Council could keep more 
up to date with it, there is a formal process 
for making zoning changes, and it can be 
lengthy. 

What about impact assessment? Isn’t that 
risky too?
Yes, it can be. With impact assessment you 
have to put a sign on the front of the land, 
this means for a site with two road frontages 
you are putting two signs up. All adjoining 
owners also get a letter posted to them.

Any person who writes a submission and 
submits it to the Council during the public 
advertising period, then also has a right to 
appeal Council’s decision. This means if the 
Council approves an application, a submitter, 
if they’ve submitted properly, can appeal the 
approval to the Planning and Environment 
Court. This means that your approval doesn’t 
take effect, or it doesn’t count until that 
appeal is resolved. This can be a very lengthy 
process and very expensive. So impact 
assessment can be risky yes, but again, it’s  a 
matter of weighing up the risk vs. reward. 

Why can’t I just put small lots that don’t 
comply everywhere then? 
You could try or you could lodge an 
application, but that doesn’t mean it is going 
to be supported. At the end of the day there 
needs to be a reason for Council to agree to 
the smaller lot size. This might be because 
the local circumstances have changed - i.e. 
there’s a new set of shops, or a new train 
station that has been constructed and it’s 
just a matter of the zoning is out of date. It 
might be that all the other lots around you 
have subdivided, and so by creating those 
smaller lots you are creating something 
that is consistent with the character of the 
immediate streetscape or area. 

Basically there needs to be a good planning 
reason for why the smaller lots should be 
approved. The reality is that in some, or even 
most cases, there is not a good reason or not 
a good enough reason. 
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FREQUENTLY ASKED QUESTIONSFREQUENTLY ASKED QUESTIONS
These may not be frequently asked questions, but they’re questions that we thought might arise 
after reading this document. 

You didn’t follow the same process every time you went through the examples, why?
There isn’t a set process. When an inquiry comes in, we look at it and depending on how familiar 
we are with a Council, the process may be different, or faster. So we would always start by 
looking up the property on that Council’s mapping system, and take it from there. That summary 
that is given with the mapping system tells us the zone, overlays, and the lot size. From there we 
might already know the site is too small to be subdivided, but we’ll check the surrounding area to 
see whether anyone else has had anything approved recently.  

If it’s all looking good, then we’ll check the services. But the reality is that the order in which you 
check everything doesn’t matter, as long as you are checking everything. You’re checking the 
zone, the overlays, the aerial photos to see if there are trees, the location of services, where the 
driveway is going to go - all of it. You have to check it all, every single time. But no, the order in 
which you check them doesn’t really matter.

I want to buy a site to subdivide, what should I be looking for?
What you should be looking for, or what you should be familiar with is the minimum lot size for 
the zone/s you’re looking at, how the site falls - does it fall to the street or away from the street. 
Is there a house on the site and if yes, is that house protected? Where are the services and can I 
connect to them, or do I need to go through an adjoining property? 

Our desire is for people to be able to narrow down sites on their own, so that their focus can 
be on the ones with actual potential. You should always ALWAYS do your due diligence which, 
when you’re subdividing should at the very least include speaking with a civil engineer regarding 
services, and speaking with a town planner to make sure you haven’t missed anything.  The 
reason I say speak with a town planner is because it is easy to miss things, nuances in the 
planning schemes.  If you don’t want to speak to a consultant, then speak with the local Council 
whether that be through the call centre or through a prelodgement meeting. Just be aware that 
if you are speaking with someone at the call centre, they are human, and can get the answer 
wrong - a verbal “yes this should be able to be subdivided” is very risky to rely upon when buying 
a property for the sole purpose of subdivision. 

What about the other Councils? 
If we were to give an example of every single type of subdivision configuration for each of the 
Councils then this document just wouldn’t ever be finished and we’d be repeating ourselves a 
lot.  The main thing to remember is that in order for Council to support a subdivision, you need 
to demonstrate that a future lot can be used for its intended purpose. This means that if you 
are creating a residential subdivision it must be of suitable size to accommodate a house with 
appropriate setbacks, and it must have access to the required services. This won’t always be 
reticulated water and sewer - that is for more urban areas. In rural, rural residential or large lot 
precincts it could be on-site sewererage treatment. 

How do I find free resources?
Google is your best bet for finding the information relating to services mapping, Council planning 
schemes, aerial photos etc. For example for services mapping I google “Council Name + services 
mapping” or “open data” and try that way. 



I  don’t want to read this giant I don’t want to read this giant 
document, just tel l me the document, just tel l me the 
answer - Can I subdivideanswer - Can I subdivide??
That’s fine and we don’t blame you at all. 
We all have better things to do.  So if you 
want to know if you can subdivide (create 
additional lots) on your site, or a site you’re 
looking at buying just call us.  Or if you’d 
prefer to narrow your list down first here’s 
what you need to consider:

 — What is the minimum lot size of the zone? 

 — Do your proposed lots comply with the 
minimum lot size, or is there a very good 
reason why Council should support the 
smaller lots (i.e. is it consistent with the 
rest of the street?)? 

 — Can all new lots be serviced - typically 
you can narrow this down by looking at 
which way the land falls is it towards the 
street or away from the street? If it is 
away from the street - are there services 
on the site you have access to? 

 — Can you see anything on the street that 
might limit you from putting a driveway 
in (i.e. stormwater gully pits, street trees, 
guardrails, bus stop)? 

 — Is the site on a main road where the State 
might need to be involved in granting a 
second driveway? 

 — Are there big trees on the site that may 
need to be kept? 

 — Is there an old looking house on the site 
that might need to be retained? 

 — Have you considered the feasibility of 
your project - do you understand all the 
costs involved?

Subdivision is not cheap. Even a 1 into 2 lot 
subdivision can set you back over $100,000 
by the time you have obtained the relevant 
planning approvals, connected the services, 
built driveways, and paid your infrastructure 
charges (remembering that these are about 
$30,000 on their own). That figure is for a 
straightforward subdivision, with no filling, 
no removal or relocation of an existing 
house, and services located right at the 
door of the site. The actual cost for your 
subdivision could be vastly different. 

Typically you will need a team of people and 
consultants assist you to get you to the point 
where you have created a lot that is able to 
be sold. This team typically at the very least 
includes:

 — Civil engineer;
 — Town planner;
 — Surveyor.  
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