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Cr Cameron Caldwell 
Planning Committee Chair 
City of Gold Coast 
Po Box 5042 
GCMC QLD 9726  
 

Our City Our Plan Amendments – Round 4 
 

 

Thank you for the opportunity to provide feedback on the City of Gold Coast’s proposed 
refinements to Major update 2 & 3 of the City Plan.  
 
On the Gold Coast, the property sector accounts for 17.6% of all jobs within the local 
government area, with the industry supporting 44,080 direct jobs. In total, the local industry 
delivers over $5.9 billion of economic activity annually.   
 
As the key planning document which shapes outcomes for the property industry on the Gold 
Coast, it is vital that the City Plan provides our industry with confidence to continue to invest in, 
build and create jobs on the Gold Coast. The Property Council has previously provided 
feedback on proposed amendments to the Plan, including submissions on the second round of 
amendments on February 12, 2020 and on 11 November, 2019. 
 
While the Property Council welcomes several proposed amendments- including considering a 
site’s proximity to transport and services when assessing density, and permitting some above 
ground car-parking for residential development in the centre zone- we have significant concern 
that several proposed amendments will not only fail to address- but exacerbate- several of the 
key issues the Property Council has flagged in previous submissions.  

 
In these submissions, the Property Council raised concern that site cover and setback 
restrictions would decrease investment confidence and increase the time, cost and risk 
associated with development. Furthermore, many smaller sites would be completely 
undevelopable due to the insufficient building width that can be achieved under the proposal. 
Additionally, the Property Council has also previously raised concern with proposed reductions 
in the amount of development that can achieved in targeted growth areas. 

 
It is deeply disappointing that many of the proposed amendments fail to address these issues. 

 
A local planning scheme that provides the development industry with certainty and ensures the 
industry is able to provide enough dwellings to meet the Gold Coast’s population targets is an 
essential first step. Unfortunately, if several of the proposed amendments are enacted, many 
sites that will play a crucial role in absorbing predicted population growth will become 
unworkable and unviable to develop. 
 
Housing and affordability issues have become increasingly prevalent throughout South-East 
Queensland, and on the Gold Coast in particular, with property prices and rents rising sharply. 
Land supply has been an issue on the Gold Coast for some time and Council is clearly aware of 
this issue, having identified targeted growth areas to respond to population growth.  



 

Recent interstate migration trends and high demand for housing on the Gold Coast have made 
the issues of supply and affordability even more pressing. It is vital that the planning scheme 
recognises these urgent issues and enables the development industry to respond to ongoing 
demand. If this does not occur, there is a very real risk that these issues could transform into 
more serious social issues, such as homelessness.  
 
The Property Council strongly suggests that Council reconsider any proposed measures that 
will further reduce dwelling supply, and exacerbate the current housing affordability crisis. 

 
Our broad views on the proposed amendments are detailed below, however, the Property 
Council’s Gold Coast committee would greatly appreciate an opportunity to meet with you in 
person to discuss these concerns in further detail. 

 
Site cover and setbacks 
 
The Property Council has previously noted that current site cover and setback provisions within 
the low-medium, medium and high-density residential zones will damage development 
outcomes and render many smaller sites undevelopable due to the insufficient building width 
that can be achieved.  
 
Furthermore, Council had resolved to adopt an Urbis December 2017 report, Gold Coast City 
Plan Study – Setbacks and Site Cover in Medium and High Density Residential Zones, which 
highlighted, ‘…in that instance large building setbacks may not be possible and the land could 
effectively be sterilized for further development when combined with more stringent 
performance outcomes.’ (pg 15). 
 
Several of the amendments proposed as part of the latest round of consultation (in particular 
amendments proposed in item 9) ignore the advice provided by the Property Council and as 
detailed in Urbis’ 2017 report.  
 
Of particular concern is item 9.c which proposes to implement setback provisions based on the 
development potential of adjoining sites, and item 9.j, which proposes to update the low-
medium, medium and high-density residential zone codes to move towards uniform setbacks for 
the entire building, as opposed to the current model which allows for tiered development.  
 
The Property Council strongly opposes both of these proposed amendments which if enacted, 
will directly prevent a range of sites being developed towards their highest and best use. The 
provisions will significantly constrain the Gold Coast’s ability to provide sufficient dwellings to 
cater for population growth. Many parcels of land within these areas are not large enough to 
support taller buildings (or are otherwise financially unviable and impractical to develop) while 
addressing the proposed site cover and setback restrictions.  
 
It is therefore likely that many sites will remain under-utilized until site cover and setback 
restrictions are relaxed, so they can be developed towards their highest and best use. 
 
In addition, it is worth noting that uniform setbacks that seek a whole of tower approach can 
create issues including: 
 



 

• Building form becoming structured in composition across the neighbourhood, with 
‘column’ forms of similar height becoming a standard form, as developers seek to 
maximise the allowable build zone to optimise yield on standard lot sizes. 

• Limitations on the variety of residential product brought to market, due to the increased 
costs of land acquisition to provide a well-considered design response while meeting lot 
size and setback requirements. 

 
If the current amendments are enacted, it appears as though Council’s intention will be for a 
developer to compulsorily amalgamate smaller neighbouring sites to abide by the proposed 
provisions. As Council is aware, it is extremely difficult for developers to purchase neighboring 
lots to amalgamate into large enough land parcels that are workable within the current and 
proposed setback limits.  
 
This is largely due to the constrained supply of large, freehold parcels on the Gold Coast, which 
is directly related to Queensland’s current unanimous strata termination threshold. In 2017, a 
Queensland Government commissioned review recommended amending the termination 
threshold to 75 per cent (as has been done is NSW). A reduced termination threshold for strata 
schemes would help facilitate urban renewal on the Gold Coast and enable the city to better 
adapt to emerging dwelling supply issues.  
 
The Property Council believes there is a role for the City of Gold Coast to advocate for the State 
Government to review this law. We would welcome an opportunity to work alongside Council on 
this issue.  
 
Targeted Growth Areas 
 
The Property Council is concerned with the proposed refinements to heights and densities 
within targeted growth areas and the subsequent reduction of population targets within these 
areas. As the Property Council noted in previous submissions, the ShapingSEQ Regional Plan 
2017 sets a target for the Gold Coast to accommodate 351,000 additional people and 158,900 
dwellings by 2014. Under the latest proposed amendments, which will result in a further 22 per 
cent reduction in population, it is difficult to envision how the Gold Coast will achieve the 
population targets outlined in the ShapingSEQ Regional Plan 2017. 

 
It should also be noted that the latest amendments maintain site cover as a new trigger for 
impact assessment within targeted growth areas. The Property Council has always opposed site 
cover as a trigger for code assessment to impact assessment. As a technical metric it is not well 
suited as a trigger for public consultation, and is not based on good planning practice.  
 
Summary 
 
The Property Council is highly concerned with the latest round of proposed amendments to the 
City Plan and how this will impact the future of development on the Gold Coast. Currently, 
South-East Queensland is experiencing significant demand for residential dwellings and land, 
which has brought land supply and affordability issues to the forefront of the political agenda. 
These issues are particularly prevalent on the Gold Coast where land supply is more 
constrained than in other local government areas. 
 
As such, it is crucial that the City of Gold Coast seeks to manage and incorporate population 
growth within the limits of the existing planning scheme. While the Property Council recognises 



 

the complexity of this issue, failure to address it may lead to more serious issues, such as 
homelessness. 
 
The Property Council strongly suggests that Council reconsider any proposed measures that 
will further reduce dwelling supply, and that exacerbate the current housing affordability crisis. 
 
We are eager to work with Council on these issues and would greatly appreciate the opportunity 
to meet with you to provide more detailed input. 

 
If you would like to arrange a meeting, please do not hesitate to contact me on 0448 432 936 or 
jwilliams@propertycouncil.com.au. 
 
Yours sincerely, 

 
Jen Williams 
Queensland Deputy Executive Director 


