SC6.12

City Plan policy – Site context and urban design

The City’s important natural and built features that contribute to the City’s identity, sense of place and
lifestyle must be identified, protected and reinforced. In accordance with the City’s six citywide design
principles, buildings and places are to be responsive reinforcing local identity and sense of place through the
creation of attractive, functional, safe and accessible buildings and spaces, while supporting the expression
of local culture and diversity so the City is experienced as a series of varied, distinctly separate
neighbourhoods.
The quality of the built environment will be enhanced in a manner that is uniquely responsive to the Gold
Coast local context, by requiring applicants to demonstrate:
(1)

their understanding of the site’s characteristics and the site’s place within the City; and

(2)

how the proposed design appropriately responds.

1

Policy purpose

The purpose of this City Plan policy is to provide applicants with guidance on how they can demonstrate that
the proposed development outcomes are responsive to the site and its relevant context, where required.

2

When to prepare a Site context and urban design (SC&UD) report?

Table 1 identifies when this City Plan policy should be used to satisfy the assessment benchmarks which
relate to the need for development to demonstrate how it responds to the site and its relevant context.
Table 1: Instances when a SC&UD report should be prepared
Application type

Assessable
Material change of
use, except
where:
(a) there is no
building work
proposed; or
(b) it only
involves
minor building
work (as
defined in City
Plan)

Assessable
Reconfiguring a
lot (creating more
than 20 lots)

Applicable zones

Applicable assessment
benchmark



Low density residential zone

PO1, PO2 and PO5 of the Low
density residential zone code



Low-medium density residential
zone

PO5 and PO6 of the Low-medium
density residential zone code



Medium density residential
zone

PO5 and PO6 of the Medium
density residential zone code



High density residential zone

PO4 and PO5 of the High density
residential zone code



Centre zone

OO(d)(i)(D) of the Centre zone
code



Neighbourhood centre zone

PO8, PO9 and PO10 of the
Neighbourhood centre zone code



Innovation zone

PO3, PO4, PO5, PO6, PO7 of the
Innovation zone code



Mixed use zone

PO9, PO10, PO11, PO12 and
PO13 of the Mixed use zone code



All zones

PO21 of the Reconfiguring a lot
code

What aspects of
the SC&UD report
is to be provided
for assessment

Refer to Table 2 in
Section 3.2

Refer to Table 2 in
Section 3.2
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Comment [NN1]: Theme: Built form
and urban design - the importance of a
well-designed city;
Item 9 – Built form improvements

3

Preparation of a Site context and urban design report

As identified in the relevant assessment benchmarks, the preparation of a SC&UD report is Council’s
preferred method to demonstrate how:
(1)

appropriate consideration has been given to the site and its surrounding context; and

(2)

development delivers a design that is responsive to the site and its relevant context.

3.1

Understanding your zone of influence

The level of analysis, response and detail required in the SC&UD report will be dependent on the proposal’s
zone of influence. The proposal’s zone of influence represents the area(s) of the City that may be affected
by a proposed development. The extent and significance of the development’s influence will be dependent
upon the proposed scale, complexity and land use.
For example, a small Multiple dwelling development in the Medium density residential zone may have a
limited zone of influence and may only need to respond to the more immediate site context such as the
adjoining sites. Whereas, a large mixed-use development in the Medium density residential zone will need
to consider a more significant zone of influence at a neighbourhood and potentially even a Citywide scale.
Figure 1 conceptually illustrates how the zone of influence responds to differing scales and complexities.

Figure 1
Example of how the zone of influence responds to differing scales and complexities, which affects the extent of reporting req uired
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3.2

What should a Site context and urban design report address?

To ensure that development is designed and shaped to positively respond to its physical setting, as detailed
in Figure 2, the SC&UD report is to progressively consider the proposal at various levels:

Figure 2
Example of how an applicant’s proposal can evolve throughout the design process

Reporting requirements
Table 2 details the reporting requirements for specific scales and types of development.
Table 2: Reporting requirements for specific scales and types of development triggered
Assessable development

Scale and Key aspects to consider

Small straightforward MCU
Dwelling house with partial third
storey
Dual Occupancy
Multiple dwellings (3 to 10 dwellings)

Site Analysis

Design Response



Physical constraints



Built form response



Environment and amenity



Articulation and expression



Site aspect



Subtropical design



Heritage and character



Materiality



City Plan overlays



Building amenity envelope

Medium to large complex MCU
All other assessable MCUs triggered

Place Context

Site Analysis

Design Response





Physical constraints





Environment and
amenity

Development
concept



Design drivers



Site aspect



Built form response



Site location in the
citywide context
Local character and
landscape values



Suburb, block and
Streetscape context







Heritage and
character

Articulation and
expression

Connections



City Plan overlays



Subtropical design



Building amenity
envelope



Materiality

Assessable ROLs
Creating more than 20 lots

Place Context

Site Analysis



Site location in the citywide
context



Physical constraints



Environment and amenity

Local character and landscape
values



Site aspect

Suburb, block and Streetscape
context



Heritage and character



City Plan overlays
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Assessable development

Scale and Key aspects to consider


Connections

+
Specific requirements contained in
Section 5.

In addition to the key aspects identified in Figure 3, as a prompt to further encourage applicant to think about
what could be considered when preparing the place context analysis, site analysis and design response, a
list of further considerations is provided in Appendix 2. This list is not an exhaustive.
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Figure 3
Elements for applicants to consider throughout the place context, site analysis and design response stages of the design process
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3.3

How to demonstrate the proposed development is responsive to the site and its relevant
context?

As part of preparing the SC&UD report, to demonstrate how a proposal delivers a design that is responsive
to the site and its relevant context, the applicant needs to consider:
(1)

How the design of the proposed development fits within the specified Building amenity envelope
(BAE).

Figure 4
Determining a site’s BAE

(2)

(3)

How the placement and distribution of the building bulk (i.e. site cover) occurs within the BAE, having
regard to considerations, such as:
(a)

the six city-wide design principles; being responsive, connected, engaged, subtropical,
attractive and adaptable (refer to Appendix 1);

(b)

built form outcomes such as building widths, floor plate areas, landscaping and car parking
contained in the relevant codes;

(c)

various constraints such as waterway setbacks, environmental buffers identified in City Plan
overlays; and

(d)

significant character elements identified in the place context analysis and site analysis such as
significant local features and views or vistas to or from heritage places, landmarks, natural
assets and significant public open spaces.

How the placement and distribution of the building bulk (i.e. site cover) has been modified to
appropriately respond to its context and the resultant impacts on the site’s BAE.
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Figure 5
Unresponsive design within BAE

Figure 6
Responsive design within BAE

Where development extends beyond the site’s BAE, through the SC&UD report, the applicant is to provide
further detail as to whether this has occurred in response to any identified site features, planning constraints
or significant character elements. This information could be used as justification to support an alternate
design response to demonstrate compliance with the relevant assessment benchmark.

4

Additional supporting information for MCUs

Council has prepared a number of studies and guidelines that may assist in preparing a SC&UD report.
These documents provide information that describes the character of certain parts of the City, and highlights
what important features need to be considered.
Further information can be found at Council’s website http://www.goldcoast.qld.gov.au/planning-andbuilding/default.html.
The website will be updated from time to time to reflect new information as it is prepared. Applicants are
encouraged to review the website to make themselves aware of any studies, guidelines, or fact sheets that
may be relevant.

5

Specific site analysis requirements for ROLs

When creating additional lots, the preparation of a site analysis provides opportunities to develop layouts that
respond to the site context, maximise opportunities for solar access and cooling breezes and enable good
design outcomes for future built form.
(a)

Local conditions

As illustrated in Figure 7, in summer, the sun rises slightly south of east. From there it climbs to be nearly
overhead at midday. It then sets slightly south of west. The summer prevailing breezes are typically from
the south to south east in the morning and from the north east to south east in the afternoon.
As illustrated in Figure 8, in winter, the sun rises north of east and travels low in the northern sky. It then
sets north of west. The winter prevailing breezes are typically from the south to south west in the morning
and south east to west in the afternoon.
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Figure 7
Shadow Diagram - Summer

Figure 8
Shadow diagram – Winter

As illustrated in Figure 7 and Figure 8, shadows cast by buildings will be longer in winter than in summer.
(b)

Desirable orientation range for street and lot layout

A desirable orientation for street and lot layout incorporates the following consideration:
(1)

Ensure that the street layout and the lot layout do not restrict cooling summer breezes.

(2)

Align streets east-west and north-south, wherever possible, to maximise opportunities for winter solar
access.

(3)

Aim for north-south streets and lots to be within 20 west and 30 east of north.

(4)

Aim for east-west streets and lots to be within 30 south and 20 north of true east.

(5)

Locate as many long lot boundaries as possible within the preferred orientation range.

(6)

Most houses are built parallel to long lot boundaries. Therefore, if lots lie outside the preferred lot
orientation range, building envelopes must be provided so that dwellings achieve the desired
orientation.

(7)

Where streets are within the preferred orientation range, use rectangular lots.

(8)

Where streets are not within the preferred orientation range, use skewed lots.

o

o

Figure 9
Preferred orientation of lots in a subdivision that creates
opportunities for solar access

o

o

Figure 10
Streets outside desired orientation range – skewed lots
preferred to skewed building envelopes
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(c)

Lot width

Figure 11
Examples of lot widths and orientation

(d)

(1)

Small lots of east-west orientation may need to be wider to reduce overshadowing.

(2)

If two storey dwellings are restricted, east-west lots can be narrower.

(3)

East-west lots can be narrower if there is a road or open space to the north (e.g. a corner lot).

Slopes

Shadows cast by trees and buildings on north facing slopes are shorter than on other slopes. Southern
slopes may require large allotments to maintain solar access in the winter.

Figure 12
Location of future dwellings should take account of slope and orientation as it influences shadow length

(e)

Shading public spaces

Providing shade in public spaces will increase user comfort and encourage pedestrian and cyclist activity.
(f)

Land uses and built form intensity

Locate larger lots, non-residential uses or public open space in areas where solar and summer breeze
access is difficult to achieve. Concentrate smaller lots on north slopes or adjacent to lightly treed open
space.
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(g)

Building setbacks

Subdivision design should include measures such as variable setbacks and zero lot lines as a means of
maximising solar access and opportunities to capture breezes, especially with small or narrow lots.
As building height increases, setbacks should be progressively increased in order to reduce bulk and
overshadowing and to maintain adequate access to sunlight.
(h)

Building height

To ensure that all sites have solar access to the north, building heights should be designed with
consideration of the impact of shadows on south boundary of neighbouring lots.
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Appendix 1:

Citywide design principles

The following six citywide design principles are intended to inform all urban design and built form outcomes
in the City.

Figure 13
Six (6) design principles which underpin urban design and built form outcomes across the city.

Table 3 details how these citywide design principles should be considered during the design process.
Table 3: Additional considerations in the application the citywide design principles during the
design process
Design principle 1:
Responsive

The design process should consider the site and its relevant context and deliver a design that
positively contributes to the planned character as well as responding to local identity and sense
of place.
Siting, orientation and design of development on a site should allow light to penetrate into and
between buildings, maximise access to natural light and ventilation, and provide for well
separated buildings, with the width, bulk and scape of buildings to achieve compact and slender
building forms.
Development should achieve a reasonable level of amenity, relevant to its context, contributing
to the Gold Coast’s enviable lifestyle.

Design principle 2:
Connected

Urban environments should be well connected, permeable and legible to maximise street life
and pedestrian activity.
Development in the Light rail urban renewal area should optimise accessibility to light rail
services where pedestrians, cyclists and public transport take priority over private cars, with
direct, safe, and accessible pedestrian and cycling connections to adjacent routes, streets, open
space, and transit stations.

Design principle 3:
Engaged

Development should achieve a human scale interface between buildings and the public realm,
where buildings are setback from the street relative to its context, and active frontages create
street life and contribute to an aesthetically pleasing, accessible, shaded street environment.
Development should ensure safety and security within the development and the public realm.
Development in the Light rail urban renewal area should transform the corridor into a distinctive
and high quality urban environment.

Design principle 4:
Subtropical

Development should suit the Gold Coast climate to optimise a comfortable and liveable
environment and support outdoor living.
Development should allow high quality, integrated, horizontal and vertical landscaping and deep
planting to reduce urban heat island effects, improve amenity and create aesthetically pleasing
streetscapes.

Design principle 5:
Attractive

Development should ensure the City is experienced as a series of varied, distinctly separate
neighbourhoods and places, with buildings and public spaces exhibiting responsive form,
function and detailing.
Development should positively contribute to high-quality, walkable, contemporary and wellarticulated subtropical urban streetscapes.
Development must also consider functional aspects, such as parking and servicing, and how
these elements can contribute to an aesthetically pleasing built form and landscape.

Design principle 6:
Adaptable

Development should incorporate design solutions to support adaptation and change throughout
the life of the building.
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Appendix 2:

Further considerations in the preparation of a SC&UD report

Table 4: Further considerations to assist in the development of a SC&UD report
Site Context and Urban
Design Report Aspect

Further considerations

Vision Statement

Express a clear vision for the design of the development, including the underlying
principles, values, core ideas and philosophy.
Demonstrate the evolution of the development’s urban form, from a basic
response to the building amenity envelope, to an interesting and articulated urban
form that is responsive to its context, site conditions and the key design principles
of this policy:


What is the story behind the development?



What are the factors driving development? (e.g. social, economic, improving
existing scenario, responding to opportunity)



Where is the site located in the city-wide context?



What are the key Citywide features?



What is the existing Citywide landscape character type for this location? (e.g.
coastal urban areas, coastal headlands and beaches, hinterland areas, inland
centres and waterways)



Will there be impacts on Citywide strategic view corridors?



Does a visual impact assessment need to be undertaken?



How does the development respond to the Citywide context?



How can the landscape value at the neighbourhood scale be described?



Are there other locally significant views?



Are there unique landscape character elements of the place, and how could
development make a positive contribution to or enhance these features or
qualities?



How can the design contribute to the sense of place?



Where is the site located in its local context?



What are the direction and distances to local shops, schools, public transport,
parks and community facilities?



What is the specific and immediate setting in which the development sits and
engages with?



What are the uses on adjacent and opposite properties and location of
buildings thereon?



Are proposed setbacks consistent with the streetscape?



How does the development reinforce its planned character and respond to
local identity and sense of place?



Is the character of the area described in an existing study? (refer to Section
4).



Is the lot size and subdivision pattern consistent with the established
subdivision pattern of the area?



How can the development be consistent with the landscape character of the
area?



Where are the access and connections points to and from the site?



What are the pedestrian and traffic circulation patterns?



How can the development integrate with surrounding pedestrian, cyclist and
vehicle movement networks?



How can the development encourage use of and facilitate access to active
transport?

Place context analysis
Site location in the Citywide
context

Local character and landscape
values

Suburb, block and streetscape
context

Connections
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Site Context and Urban
Design Report Aspect

Further considerations

Site analysis


What is the site topography like? (i.e. contours and spot levels are to be
shown, and in some cases, a detailed slope analysis is to be provided)



What is the type, size, condition and location of existing vegetation and/or any
fauna and/or any fauna of relevance on the site?



What buildings are located on site (and any which could be retained)?



Where are the drainage and infrastructure services?



What is the environment of the site and its immediate surrounds?



Are there any natural assets or significant public open spaces?



Are there any landmarks – natural or built form?



What is the micro-climate conditions influencing the site?



What is the current amenity of the site and its immediate surrounds? (e.g.
residential amenity)



How does the development respond to this identified amenity? (e.g. do noise
emissions from surrounding development need to be addressed through
building design?)



How can lot design create opportunities for solar access and access to
prevailing summer and winter breezes for future built form?



Are there any views to and from heritage places, landmarks, natural assets
and significant public open spaces?



What impact will development have on these identified views?



What is the existing character of the suburb / local area? (This may be
defined in an existing study – refer to Section 4).



How does the planned character influence the existing character?



How does the development respond to local identity and sense of place?



Are there any features of environmental, cultural or heritage significance on or
adjoining the site that are to be protected?



How will the development recognise and conserve heritage features?



What City Plan overlays apply to the site?



Do the overlays require any buffers, setbacks, minimum floor level heights
etc.?



Does the overlay provide guidance on the planned character of the area?
(e.g. Light rail urban renewal overlay code)



How does the development respond to the overlays?

Design concept



What is the concept for the development?

Design drivers



What aspects of the place context and site analysis are driving the design?



Are there other factors driving the design?



How does the proposed built form respond to the place context analysis and
site analysis having regard to (but not limited to):
(i)
physical site characteristics such as vegetation, topography and
drainage;
(ii) any identified site constraints identified in City Plan overlays;
(iii) the surrounding built form, streetscape and landscape character;
(iv) any significant landscape features (in terms of either being located on or
in close proximity to these features or is located within a Citywide
strategic view corridor to these features);
(v) views to or from heritage places, landmarks, natural assets and
significant public open space;
(vi) adjacent sites and buildings (existing and proposed) in terms of

Physical characteristics

Environment and amenity

Site aspect

Heritage and built character

City Plan overlays

Response idea

Built form response
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Site Context and Urban
Design Report Aspect

Further considerations
setbacks, privacy, light, air, overshadowing and building separation;
(vii) its relationship and interactions with the public realm, including
opportunities to establish, embellish or connect public realm elements to
create permeable and legible urban environments; and
(viii) local cultural history, with an understanding of the historical
development of the local area identity.

Subtropical design

Articulation and expression

Materiality



Does the built form response positively contribute character of the area?



Is the built form aesthetically pleasing?



Can the design creatively respond to the constraints?



How does the design impact on the Building amenity envelope?



How does the development create a passive climatic response?



How has horizontal and vertical landscaping been incorporated?



Does the development create a comfortable and liveable environment?



Does the development support outdoor living?



How does the building form create visual interest and reduced perceived
building mass?



Does the development create a human scale interface between buildings and
the public realm?



What is the materials palette? (a materials palette may be provided for all key
aspects of the design)



How do the materials respond to the surrounding character, built form and
landscape?



Provide a palette of proposed materials, finishes, textures and colours and
indicate where these are proposed within the design.
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