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Council’s ‘Vision’ for
Main Beach

A Public Information Session

Tuesday 27 July 6-8pm




Agenda

* Welcome and meeting procedures. The Hon Judy Spence The Main Beach Association

Sharing a Vision fer Mzin Beacn & The Spit

« Background & Purpose of meeting. Sue Donovan, MBA President

« How we did it - methodology for development survey. Peter Young, MBA

« Monaco case study - the City Plan in action. Bill Rowe, MBA

« Current planning issues - Developers pushing limits. John Daly, MBA

» Presentation by Chair Planning and Environment committee Cr C Caldwell

Break. Collection of questions

Q&A Panel. Cr Cameron Caldwell, Cr Darren Taylor; Jake Storey, town planner; Bill Rowe
Note: Only written questions will be accepted.
 Call to Action. Meeting will vote on 3 key resolutions to be put to Council & State Government

» Close/bar opens
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Main Beach potential
future developments
survey

* Why we did it

* How we did it -
methodology

e Limitations
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Sharing a Vision fer Mzin Beacn & The Spit

» Teams rated all properties
 High Potential
* Medium Potential
* Low Potential
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The Main Beach Association

Densification Theory

Densification Theory
Light Rail Urban Renewal Overlay Zone

Redevelopment Chance Theory Criteria (4 conditions out of 5 to qualify)
High Probability = Building >50 years old
. Greater than 75% likelihood of = |n poor repair and/or dated product
redevelopment between 2021 and 2041 = High UCV compared to property value
= Greatly underdeveloped density
= Poor investment returns
. Medium Probability = Building 30-50 years old
35% to 75% likelihood of = Reasonable repair and/or product
redevelopment between 2021 and 2041 = UCV comparable to property value
= Underdevelopment but still desirable
= Reasonable returns and resales
D Low Probability = Building <30 years old
Less than 35% likelihood of = |n good repair and desirable product
redevelopment between 2021 and 2041 = Property value higher than UCV
= Fully developed to current density
= Reasonable returns...retaining value



Case Study — Monaco Development

* Brief Overview of Planning Sch

The Monaco Story

* Lessons from Monaco

A Way Forward

Refer to Handout available on MBA website
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Key Planning Terminology

The Main Beach Association

City Plan - Amendments 2 and 3
These Amendments address some anomalies in the City

Plan. The benefit includes a slight increase in landscaping

requirements—e.g. ‘deep planting’.

Currently Work in progress



Key Planning Terminology

Light Rail Urban Renewal Overlay Code (LRURO)
» This Code imposes a range of development requirements in

addition to the City Plan’s Zone and Development Codes.

 Main Beach , east of Tedder Ave , is in a Frame area within

the Light Rail Overlay. Where a development incorporates

BUNDALL

a tower base, it must be set back from the street to allow i
: @ Primary Area
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Key Planning lerminology

High-Density Residential Zone Code

This Code provides for high-density residential. Its intention to create
‘well-designed, walkable neighbourhoods with buildings that reinforce a

distinctive subtropical climate character and positively responds to its

urban context’.*

Main Beach falls under this code



Key Planning Terminology

Code Assessable
Applies to developments considered likely to be consistent with the intent of the particular zone.

The Main Beach Assaciation

Sharing a Vision fer Mzin Beacn & The Spit

The code assessable arrangements DO NOT

* require the Council to notify the community,
* entitle the community to make submissions on the development and

* allow the community to appeal the Council’s decision on the basis of merit in the relevant
court.

Most of Main Beach’s developments are code assessable
*High Density Residential Zone code.



Key Planning Terminology

Setbacks

Setbacks - the distance that a building must be set back from boundaries of the
property (site).

* For Monaco, required set back boundaries up to 15.5m - approved setbacks of
4m and 2.19m.

Site Coverage

Site coverage - the max percentage of area of the property (site) being developed
that the building is allowed to cover.

« For Masthead, the building is required an average site coverage of 30% above 15
storeys. - approved with a tower site cover of 44.8%

Density

Main Beach east of Tedder Ave has an allowable density of ‘RD8’ or 1 bedroom per
13 sgm of site area, being the highest density across the city.

« Recent approvals included a density as high as 6.26sgm per bedroom, almost
twice that allowable

The Main Beach Association
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The Main Beach Association

Sharing a Vision fer Main Beacn & The Spit
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Masthead
Approved = 3.7 Sq m Approved = 8.6 Sq m



Developers pushing limits — Setbacks

High Density Residential Zone Code AO1 Setbacks

Setback Minimum Distance in Metres
Height Setback iz
Front Up to 23m 4m
For that part >23m 6m
Side and Rear  |Up to 4.5m 1.5m
For that part between |2m
4.5m -7.5m
For that part >7.5m Extra 0.5m is added for
every 3m in height or
part over 7.5m

The 15.5m is the max case scenario and only applies to the upper
floors



Developers pushing lir ™" Site coverage

MONACO
Site size - 898 m2
als - 24

moe - 56.5 -52.5%

i

N 1.9m
Al -1.9m
feeetliimn,

H/f//ﬂm@”" B

. AASTHEAD

¢ - 812 m2
, ¥y

— verage - 58%

Green outline \/ ks S
shows setbacks Podium - 2m
allowable under 1 hevels- S,

City Plan

LRURO defines Main Beach as a Frame area = Allowing 50% Max S1.e coverage
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The Main Beach Assaciation

31 Broadbeach

------

Examples on the GC



Other examples on the GC

The Main Beach Assaciation

Sharing a Vision fer Mzin Beacn & The Spit

185 Broadbeach Blvd
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lain Beach Assaociation

« Repeated granting of excessive '.'q_?’"
relaxations in development approvals oo

» Massive structures on small size blocks (as
little as 400m2)

« Use of excessive relaxations in approved

DAs as precedent
Mas’_chead

* DA proposals seeking zero/minimal
setbacks

» Loss of community amenity and character

Major issue is

appeal for nelghbours
impacted’



Q&A Panel discussion

The Main Beach Assaciation

« Submit written questions to MBA team

* Zoom attendees can submit questions using Zoom chat



Call To Action

The Main Beach Association

Sharing a Vision fer Mzin Beacn & The Spit

Meeting to endorse key 4 actions

1. Have a trigger so that Code Assessable development applications that exceed Acceptable
Outcomes by 5% automatically become Impact Assessable. (State Planning Act 2016)

2. Council undertakes a detailed review of its Development Assessment System and

provides Councillors with options on how to bring the excessive relaxations currently
being granted under control*

3. Council to remove the LRURO code impacting Main Beach.

4. Engage community groups in meaningful consultation with Council early in the next
round of Amendments to the City Plan, in accordance with the QLD Government’s
Community Engagement toolkit for planning.

* These recommendations could include lobbying the State Government for reforms to the Planning Act 2016



Meeting Close

The Main Beach Assaciation

Thank you for attending

Where to get more information
« Main Beach Association website https://mainbeachgc.com.au/
* City Plan nhttps://cityplan.goldcoast.qld.gov.au/eplan/#Rules/0/63/1/0/0



https://mainbeachgc.com.au/
https://cityplan.goldcoast.qld.gov.au/eplan/#Rules/0/63/1/0/0

