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1 Introduction 
This report relates to a Development Application (the ‘Development application’) seeking approval 
from the City of Gold Coast Council (the ‘Council’) for a Development Permit for a Material Change of 
Use for a Multiple Dwelling involving 34 dwellings in a 16-storey high-rise building (the ‘development’). 
The development is proposed at 239 & 241 Boundary Street, Coolangatta (formally described as Lots 
6 & 7 on RP1777) (the ‘site’). 

The Development application was properly-made on the 1st of February 2023, an Information request 
was issued by Council on the 28th of February 2023, and a response to the Information request was 
lodged by Enhance Urban Planning (‘EUP’) on behalf of Intrepid Developments (Qld) Pty Ltd (the 
‘Applicant’) on the 11th of March 2024. Public notification was undertaken between the 15th of March 
and the 9th of April 2024. After reviewing the Applicant’s response to Council’s Information request and 
the content of the submissions received during public notification, Council issued a ‘Further Advice 
Letter’ on the 23rd of May 2024. 

EUP has been engaged by the Applicant to review and respond to the submissions and Council’s 
Further Advice Letter. 

With regard to public notification, a total of ninety-two (92) submissions were made during the Public 
Notification Period. All were properly-made. An additional five (5) submissions were made after public 
notification had ended and three (3) submissions were submitted twice (not properly-made 
submissions).  

An analysis of the ‘properly made’ submissions to the development has been undertaken to identify and 
consider the key grounds of objection. The key grounds of objection have generally related to the 
proposed Building Height, Residential Density, Parking and Potential Traffic Congestion, Setbacks, Site 
Cover and Building Bulk, Insufficient Landscaping, Loss of Privacy, and Increased Shadowing. 

With regard to Council’s Further Advice Letter, Council requested amendments to the building to comply 
with Specific outcome 3.3.2.1(e) of the Gold Coast City Plan (‘City Plan’) relating to ‘building height and 
excellent standard of building appearance’, minor amendments relating to landscaping and car parking 
design, and further information relating to the corner truncation and site servicing. 

Amended Architectural Plans and Amended Landscape Plans have been prepared and are provided 
as part of this response. 

It is our opinion that the key grounds of objection within the submissions were previously considered 
and appropriately addressed prior to the public notification of the Development application including 
through changes to the design as part of the Information Request response or are otherwise 
appropriately addressed as part of the amendments to the design in response to Council’s Further 
Advice Letter as reflected in the accompanying amended plans. 

Any queries arising during the remaining assessment of this Development application should be 
directed to Chris Goold or Brendon Walkinshaw on (07) 5592 4663 or by email: chris@enhanceup.com 
/ brendon@enhanceup.com.  

mailto:chris@enhanceup.com
mailto:brendon@enhanceup.com
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2 Response to Submissions 
The proposed development has recently undergone Public Notification in accordance with the 
requirements of the Planning Act 2016 (the ‘Act’).  The notification period took place over a 15-business 
day period between the 15th of March and the 9th of April 2024.  Land Owners of the adjoining properties 
were notified of the development application via registered letter on 11th March 2024, and a notice was 
published in the Gold Coast Bulletin on 12th March 2024. 

A total of 100 submissions were received in relation to the development. Review of the submissions 
determined the below –  

• 92 submissions are Properly-made with appeal rights 

• Eight (8) are Not properly-made, with no appeal rights 

- Three (3) were repeated or additional submissions from the same individual 

- Five (5) submissions were received outside of the notification period 

The 92 Properly-made submissions form the basis of the remainder of this review. A vast majority of 
the submissions (78, equivalent to 85%) comprise 1 of 2 proformas. 

The location of submitters is shown in Figures 2.1 and 2.2 below / overleaf and a general summary is 
provided below –  

• 30 are from Coolangatta 
• 10 are from other parts of the Gold Coast 
• 44 are from Queensland outside of the Gold Coast 
• 3 are from Tweed Heads 
• 4 are from NSW outside of Tweed Heads (all Sydney area) 
• 1 is from overseas (Canada) 

 
Figure 2.1: Map of Submitter Location (Adapted from Google Maps) 
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Figure 2.2: Submitter Location Map (Adapted from Google Maps) 

 
Figure 2.3: Submitter Location Chart 
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While all submissions are to be considered as part of the assessment, it is notable that of the 92 
submissions, 33 (36%) were from submitters with Coolangatta / Tweed addresses while the remaining 
59 (64%) were from outside of the area (likely owners of holiday units or visitors to the area). 16 (48.5%) 
of the 33 local submissions were addressed from ‘The Bay’ residential / holiday unit complex (243-251 
Boundary Street) directly adjoining to the east of the subject site. These represented 11 (30.5%) of the 
36 units in this complex (due to more than one resident of some units making a submission). 

Of the 33 local submissions 4 were on behalf of Body corporates in the area as follows – 

1. ‘Carool Apartments’ at 3 Eden Avenue; 

2. ‘Columbia Apartments’ at 190 Marine Parade; 

3. ‘Rainbow Commodore Apartments’ at 255 Boundary Street; and 

4. ‘Cobden Court’ at 7 Eden Avenue. 

Of note, the Body corporate of ‘The Bay Apartments’ unit complex directly adjoining to the east of the 
subject site did not make a submission (although individual members of the Body corporate committee 
have made submissions). 

While submissions received are certainly important in the assessment of the application, it is important 
to note that public notification of any Development application tends to attract a disproportionate number 
of objections, and supporting submissions are generally rare. In this regard, it is important to consider 
the nearest owners / tenants who will be impacted by the proposal but did not object. For example, 
none of the four (4) unit owners / residents or the body corporate of the ‘Maybury’ unit complex (6-8 
Ward Street) directly adjoining to the north made submissions objecting to the application. Further, no 
submissions were received from owners / residents or the body corporates (where relevant) of the 
properties to the north and north-east on the nearest portion of Eden Avenue, and a single submission 
was received from the properties directly west on the opposite side of Ward Street (although it is 
possible that this submission is a subsequent submission from a resident of The Bay Apartments given 
it was made by a person of the same name as another submission). 

2.1 Discussion 
The key grounds of submission generally relate to the proposed Building Height, Residential Density, 
Parking and Potential Traffic Congestion, Setbacks, Site Cover and Building Bulk, Insufficient 
Landscaping, Loss of Privacy, and Increased Shadowing. 

Multiple submissions appear to conclude that the proposal is non-compliant with the Gold Coast City 
Plan because it exceeds the specified 38 metre height designation on the Building Height Overlay Map; 
however, the building height designation is the ‘Code assessable’ building height. Exceeding the 
building height does not conclude that a development does not comply with the City Plan, however it 
does require a more detailed assessment against the higher order elements of the City Plan. With 
specific regard to building height, an ‘up-lift’ of up to 50% above the building height on the overlay map 
is possible subject to compliance with the criteria listed in Specific Outcome (SO) 3.3.2.1(9). This is 
identified in both proformas. 

Given that assessment against the provisions of SO3.3.2.1(9) (and other relevant parts of the City Plan) 
has been provided as part of the previously submitted Planning Assessment Report, there is little utility 
in reiterating this assessment; however there are several salient points which should be considered and 
reaffirmed as follows – 
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• The City Plan, by virtue of the High density residential zoning of this property, anticipates and 
encourages the uptake of infill development opportunities including significant increases in 
residential density and built form intensity and does not intend to maintain historic development 
patterns of low and mid-rise buildings. The very intention of the code is to provide for ‘higher 
intensity multiple dwellings’. Infill development to accommodate for the required housing supply and 
in accordance with the High density residential code cannot occur without some localised impacts. 

• With specific regard to the built form, while it is noted that the officers initially requested an increase 
in setbacks to ‘4.0m to outermost projection (slab / balcony / screen edge) and 4.5m to the wall 
line’, subsequent consultation with officers determined that such setbacks unreasonably affect the 
floor plates and unit sizes. Moreover, this impact would significantly compromise the feasibility of 
delivering this important infill development opportunity. Notwithstanding, substantial increases in 
setbacks and other improvements to the facades were made to assist in breaking up the built form, 
and achieving a high-quality presentation to the street and adjoining properties. 

• Submissions specially reference a perceived non-compliance with part (b) of SO3.3.2.1(9) which is 
as follows –  

“a well managed interface with, relationship to and impact on nearby development, 
including the reasonable amenity expectations of nearby residents;” 

  As noted above, and explored further below, localised impacts are unavoidable in the context of 
the High density residential zoned property irrespective of the building height, and the ‘reasonable 
expectations’ of the general public must be considered in context with the zoning and the intended 
development of the area. 

• Regarding the proposed setbacks, submissions rely on identified non-compliances with the 
quantitative Acceptable Outcome of the High density residential zone code. Reliance on the AO is 
problematic as it is well-recognised that the ‘tiered wedding cake’ style design which results from 
compliance cannot practically be applied to a high-rise contemporary infill development nor does it 
redeem the greatest response to the site and its surrounding interfaces. The previously submitted 
Planning Assessment Report and Information Request Response demonstrates compliance with 
the higher order Performance Outcomes, Overall Outcomes, and Strategic Framework where 
relevant. 

Submissions noted that the comparative shadow diagrams for a Code assessable built form should 
be based on a design that complies with the Acceptable Outcomes for Setbacks and Site cover, 
however this an unrealistic approach and an unreasonable comparison given that compliance with 
the Acceptable Outcomes for a feasible high-rise building is not possible. Notwithstanding, 
compliance with the AOs is not a requirement as these represent a standard assessment measure 
and are simply one example of complying with the Performance and Overall Outcomes of the 
relevant code. In this case (and as is the case for virtually every apartment development), 
assessment against the Performance and Overall Outcomes is sought. 

• The most significant impacts of the development will be to the residents directly adjoining the 
development to the east, north, and north east. As noted in Section 2.1, based on the provided 
submitters’ addresses of these residents, no submissions were received from residents to the north 
or north-east and 16 submissions representing 11 units were received from The Bay Apartments 
adjoining to the east. 

• Common concerns in terms of direct impacts from the proposal include overshadowing, loss of 
privacy, interface and landscaping, construction impacts, etc. However, were a Code assessable 
38 metre high building to be constructed in this location, the direct impacts on immediately adjoining 
properties would be very similar to those presented by the proposed 56.7 metre high building. For 
example, a 38 metre high building comprising 11-12 storeys, would likely have an identical ground 
floor and basement arrangement, have identical shadowing impacts on the nearest properties, and 
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very similar impacts on privacy. Such localised impacts are unavoidable to realise an infill 
development irrespective of a 38 metre high-rise or a 56.7 metre high-rise pursuant to the 
opportunities afforded by the City Plan. 

• Submissions also raised concerns that the comparative building height analysis was misleading, 
however this is not the case. The building height analysis involved the physical survey of existing 
building heights by a suitably qualified surveyor, with the height measured in Reduced Level (RL) 
which is a common measurement used by surveyors. Similar approvals and applications in the area 
were also analysed and represented on the analysis plan using RL to allow a direct comparison. 
The height of the subject proposal was also shown in RL to ensure consistency. Notably, measuring 
the building heights in RLs was specifically requested by Council officers. 

The purpose of the height analysis was to consider the development in the context of the broader 
area rather than immediate area. The use of RLs allowed for ease of comparison to more suitably 
consider the impact on the broader area by reflecting the varying topography and demonstrating 
that despite the building height it fits within the broader skyline due to being located at a relative 
low area of Coolangatta. This is particularly relevant when compared to buildings located on higher 
properties to the east. While the buildings on these properties may have a lower building height 
when measured from the ground level, in the context of the broader area they result in a similar 
relative height. As noted in the Information Request response, the proposed building is of a lesser 
relative height than other buildings in the area as demonstrated below –  

1. 64.5m RL – 275 Boundary Street (existing) 

2. 61.4m RL – 3 Eden Avenue (existing) 

59.1m RL – 239 & 241 Boundary Street (Subject proposal) 

3. 58.8m RL – 271 Boundary Street (approved) 

4. 56.0m RL – 184-190 Marine Parade (existing) 

5. 53.7m RL – 255-261 Boundary Street (existing) 

6. 52.6m RL – 166-170 Marine Parade (existing) 

The proposed building has a maximum height of 59.1m RL (56.7m above natural ground level) 
which is less than existing buildings located at 275 Boundary Street and 3 Eden Avenue; and is 
comparable to several other existing buildings in the immediate area. It is only marginally higher 
than the proposal approved at 271 Boundary Street. 
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3 Response to Further Advice Letter 
On the 23rd of May 2024, after reviewing the Applicant’s response to Council’s Information request and 
the content of the submissions received during public notification, Council issued a ‘Further Advice 
Letter’. 

Each of the items and suitable response thereto are provided below. 

PLANNING ASSESSMENT AND ARCHITECTURE ASSESSMENT 

1. Building height and excellent standard of building appearance 

The response to the information request included updated perspectives which officers consider do 
not demonstrate an excellent standard of building appearance and as such, does not comply with 
specific outcome 3.3.2.1(e). 

Officers seek further clarification with regard to the building design and appearance as there are 
inconsistencies between the previously proposed perspectives and the current perspectives and 
the proposed floor plans and elevations. In addition, whilst officers note that the proposed floor 
plate setbacks have been increased at the upper levels, the removal of the planters to the north-
east elevation and the lack of recesses in the glazing line to the north-west and south-east 
elevations results in an overly commercial glazed façade appearance, that does not reinforce local 
identity and sense of place. Officers request the following items are reinstated and introduced to 
ensure that the proposal achieves the Strategic framework provisions 3.3.2.1(e) with an excellent 
standard of appearance – please see mark-up perspectives below: 

a. The current proposal includes what appears to be sheer glazing for the full extent of the Level 
7 to level 14 facades where previously solid concrete vertical textured panels were proposed 
which provided a balance to the composition, additional visual interest and a break in the 
extent of sheer glazed façade. Officers recommend that these solid textured panels are 
retained (shown on the elevations, not perspectives) to reduce the commercial glazed 
appearance and reinforce local identity and sense of place with a residential appearance 
(north-west, north-east, south-east elevations). 

b. The previous proposal included solid concrete vertical textured panels to the north-east 
elevation to both the recess and either side of the lift core. Officers recommend that these 
solid textured panels are retained (shown on the elevations, not perspectives). 

c. The previous proposal included planters for the full height of the tower to the north-east 
elevation. Officers recommend that these planters are reinstated. 

d. The previous proposal included corner glazing with no mullions which reduced the boxy, 
rectilinear appearance of the upper levels where there is no balcony to lighten the appearance 
of the building edges. Officers recommend re-introducing this high-quality detail. 

e. The previous proposal included texture to the balcony soffits (timber look or similar) however 
the proposal now appears to include a flat paint finish. Officers recommend re-introducing this 
high-quality detail. 
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f. To further assist with the reduction in the extent of sheer glazing, noting that building recesses 
are unlikely to be achievable due to the tight floor plates, officers recommend emphasising 
the batten feature screen to the south-east elevation and shading feature to the north-west 
elevation, for movement, shadow play and visual interest. This may be achieved by 
accentuating the depth of the vertical point as it moves across the façade at each floor level 
as per the mark up below. 

 

g. In addition to the above please provide further details of the following to ensure an excellent 
standard of appearance: 

• All proposed screening elements including size, type, spacing and finish. 

• Confirm colours of glazing (ie: tinted etc.) 

• Confirm all colours for the timber look cladding, battens, screens, coloured concrete, 
vertical ribbed concrete, render, soffits etc. and note these on the coloured elevations or 
perspectives. 
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RESPONSE: As discussed, and previously presented to officers, items ‘a’ through ‘f’ have all been 
addressed and the requested changes are reflected on the Amended Architectural Plans (Appendix 
D). 

With regard to Item ‘g’ the Amended Architectural Plans include details of the screening elements (refer 
to DA410), glazing (refer to the ‘Elevations’ and ‘Materiality’), and colours of feature elements and 
materials (refer to ‘Materiality’). 

 
The Applicant confirms that they have adequately responded to this item 

LANDSCAPE ASSESSMENT 

2. Ward Street frontage 

The applicant has provided amendments to the frontage landscaping beds to provide a 
consolidated planting area. Officers note that the decorative paving on the south western boundary 
adjacent the pool results in a planter width pinch-point of less than 400mm (below image). The 
applicant is requested to adjust the angle of the angled raised planter to provide a wider planting 
surface area with a minimum width of 400mm excluding the planter box walls. 

 

RESPONSE: As shown in the Amended Landscape Plans (Appendix E), the identified planter has 
been adjusted to achieve a width of 500mm not including the planter box walls. 

 

 
The Applicant confirms that they have adequately responded to this item 
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SUBDIVISION ENGINEERING 

3. Corner truncation 

The applicant’s response states that “IR Plans include a volumetric concept plan for a ‘road 
opening’ providing the tangent required by officers, whilst maintaining the full extent of the allotment 
for the basement levels”. The updated drawings do not include sufficient information of the 
proposed volumetric concept plan and the proposed elevations do not clearly show information of 
finish level for proposed volumetric road opening area. 

The applicant is required to submit an elevation plan showing proposed finish level of the proposed 
volumetric road opening area. 

RESPONSE: The Concept Truncation Plan (Appendix F) has been amended to include an elevation 
view including proposed finish levels. 

 
The Applicant confirms that they have adequately responded to this item 

TRANSPORT PLANNING 

4. Servicing 

The proposed servicing arrangement is not supported by Council officers on the basis that: 

a. It requires cars reversing on the ramp when an MRV is servicing on site; 
b. The required 600mm clearances cannot be maintained to opposing vehicles; and 
c. The required clearances cannot be maintained to the kerb. 

The applicant is therefore requested to redesign the frontage of the development to accommodate 
on-site servicing for an MRV while allowing ingressing and egressing vehicles to pass 
simultaneously at the hold line while maintaining the required circulation clearances around the 
vehicles at all times in accordance with AS2890.1:2004. 

RESPONSE: The project traffic engineer, TTM, has addressed this item in their response letter. Please 
refer to Appendix G. 

 
The Applicant confirms that they have adequately responded to this item 

5. Design of parking facilities 

a. The applicant is requested to clarify and demonstrate that the swept path analysis show 
600mm clearance on the outside to any obstructions including kerbs. 

b. Show the width of visitor parking spaces on the ground level. 
c. Remove ‘Street Carpark 01’ and ‘Street Carpark 02’ from Ground Level Floor Plan 

RESPONSE: The project traffic engineer, TTM, has addressed this item in their response letter. Please 
refer to Appendix G for the letter, and also Appendix D for the Amended Architectural Plans 
addressing the changes. 

 
The Applicant confirms that they have adequately responded to this item 
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4 Conclusion 
This review has considered submissions made to the City of Gold Coast Council during the Public 
Notification Period and responded to Council’s Further Advice Letter dated the 23rd of May 2024 relating 
to a Development Application for a Material Change of Use for a Multiple Dwelling (34 dwellings) on 
land at 239 & 241 Boundary Street, Coolangatta MCU/2023/15. 

With specific regard to the submissions, based on our observations the key grounds of submission 
generally relate to the proposed building height, residential density, parking and potential traffic 
congestion, setbacks, site cover and building bulk, insufficient landscaping, loss of privacy, and 
increased shadowing. 

Council’s Further Advice Letter, which we understand was based on consideration of the Applicant’s 
response to Council’s Information Request and the content of the submissions, requested various 
changes to the plans in order to demonstrate compliance with Specific outcome 3.3.2.1(e) of the City 
Plan relating to ‘building height and excellent standard of building appearance’ (as well as other minor 
amendments / queries relating to landscaping and car parking design, corner truncation, and site 
servicing). 

The development as shown on the accompanying amended plans, which address Council’s Further 
Advice Letter, has been designed in a manner appropriate to the locality and City Plan provisions, and 
to ensure that the operational impacts are minimised. The following key aspects of the development 
are noted: 

• The development is for a 16-storey building with an overall building height of 56.7m; 

• It comprises 34 units varying from 2-bedroom apartments to a 4-bedroom penthouse; 

• The development provides an attractive built form that is appropriate for the context of the site. The 
primary living spaces of each unit are generally located facing either Ward or Boundary Streets 
which minimise perceived privacy impacts on the adjoining properties. 

• A variety of on-site landscaping is proposed on the site, with canopy tree planting within Ward Street 
and Boundary Street frontages; 

• In addition to the changes to the design as part of the response to Council’s Information Request 
which included increased setbacks, the façade of the building has been amended to present a 
softer appearance with additional planters provided to the upper levels of the eastern elevation, and 
to reposition the balconies on the upper levels of the building away from the southwest corner. The 
changes address Council’s requests and present a more cohesive built form more reflective of the 
character of the area and importantly in compliance with Specific outcome 3.3.2.1(e) of the City 
Plan 

• The proposal complies with the intention of the City Plan (including the uplift provisions) to facilitate 
an important infill development opportunity in a suitable location whereby the direct localised 
impacts of the building height over the Code assessable 38m designation are not significantly 
different to a 38m high building. 

Any further queries should be directed to Chris Goold or Brendon Walkinshaw on (07) 5592 4663 or by 
email: chris@enhanceup.com / brendon@enhanceup.com. 

mailto:chris@enhanceup.com
mailto:brendon@enhanceup.com
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Appendix A. Submitter Table 



Reference 
Number

Date 
Received by 
Council

Submitters Name Street Number and Name Town / Suburb State Post Code Area Properly 
Made

Not Properly 
Made

Subsequent, 
Amended 
Submission

Supporting  Objecting Unique Proforma 
with limited 
unique 
content

Additional Submission Related Comments

1 15/03/2024 Fabien Fairburn Unit 701 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Address Incomplete

2 16/03/2024 Scott Spencer 8 Manet Crescent Forest Lake Qld 4078 Queensland outside of Gold Coast 1 1 1

3 20/03/2024 Jody Arundel 130 Kadumba Street Yeronga Qld 4104 Queensland outside of Gold Coast 1 1 1 Proforma 1

4 20/03/2024 Sally Eeles Azalea Crescent Calamvale Qld 4116 Queensland outside of Gold Coast 1 1 1 Proforma 1

5 20/03/2024 Carmel Fitzsimmons 24 Oreilly Street Sinnamon Park Qld 4073 Queensland outside of Gold Coast 1 1 1 Proforma 1

6 20/03/2024 Melita Creedy 191 Winland Drive Deebing Heights Qld 4306 Queensland outside of Gold Coast 1 1 1 Proforma 1

7 20/03/2024 Angela Isaacs 5 Le Prix Court Yamanto Qld 4305 Queensland outside of Gold Coast 1 1 1 Proforma 1

8 20/03/2024 Jasmine Watt 13 Cothill Road Booval Qld 4304 Queensland outside of Gold Coast 1 1 1 Proforma 1

9 20/03/2024 Joseph Brischetto 44 William Street Goodna Qld 4300 Queensland outside of Gold Coast 1 1 1 Proforma 1

10 20/03/2024 Ann D'Arcy 2404/1 Marina Promenade Paradise Point Qld 4216 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

11 20/03/2024 Jane Brischetto 44 William Street Goodna Qld 4300 Queensland outside of Gold Coast 1 1 1 Proforma 1

12 20/03/2024 Anna Brischetto 3 Hebe Street Bardon Qld 4065 Queensland outside of Gold Coast 1 1 1 Proforma 1

13 20/03/2024 Isaac Miles 69 Azalea Crescent Calamvale Qld 4116 Queensland outside of Gold Coast 1 1 1 Proforma 1

14 20/03/2024 Sarah Brischetto 77 Cochrane Street Camira Qld 4300 Queensland outside of Gold Coast 1 1 1 Proforma 1

15 20/03/2024 Carolyn Jarman 199 Rafting Ground Road Brookfield Qld 4069 Queensland outside of Gold Coast 1 1 1 Proforma 1

16 20/03/2024 Michael Shakhovskoy 3 Hebe Street Bardon Qld 4065 Queensland outside of Gold Coast 1 1 1 Proforma 1

17 20/03/2024 Kotaro Honda 12/83‐89 Highfield Drive Merrimac Qld 4226 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

18 21/03/2024 Louise Baldwin 6 Millers Lane Amity Qld 4183 Queensland outside of Gold Coast 1 1 1 Proforma 1

19 21/03/2024 Ana Mark 35 Kilkivan Drive Ormeau Qld 4208 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

20 21/03/2024 Hinerau Mark 9/31 Loder Street Biggera Waters Qld 4216 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

21 21/03/2024 Rona Lewis 49/190 Marine Parade Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 1

22 21/03/2024 Steven Greenhalgh 1/ 56 Milton Avenue Paradise Point Qld 4216 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

23 21/03/2024 Brigette Holland 8 Kullaroo Street The Gap Qld 4061 Queensland outside of Gold Coast 1 1 1 Proforma 1

24 21/03/2024 Damian Newson 18 Beauty Point Drive Robina Qld 4226 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

25 21/03/2024 Caitlin Rabjones 5519 Lion Street Osgoode Ontario K0A2W0 International 1 1 1 Proforma 1

26 22/03/2024 Leanne McGuiness 206 Marine Parade Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 1

27 23/03/2024 Gayle Gemmell 39 Summerland Place Pullenvale Qld 4069 Queensland outside of Gold Coast 1 1 1 Proforma 1

28 23/03/2024 Phillip Ler 18 Louisa Street Highgate Hill Qld 4101 Queensland outside of Gold Coast 1 1 1 Proforma 1

29 24/03/2024 Joseph Norton 403/1 Petrie Street Coolangatta Qld 4225 Coolangatta 1 1 1

30 28/03/2024 Heather McDonald 33 Fairway Drive  Pittsworth Qld 4356 Queensland outside of Gold Coast 1 1 1 Proforma 1

31 3/04/2024 Nicole Moore 22 Leyland Street Mount Gravatt East Qld 4122 Queensland outside of Gold Coast 1 1 1 Proforma 1

32 3/04/2024 Morgan Gibbons 44 Bay Terrace Brisbane Qld 4178 Queensland outside of Gold Coast 1 1 1 Proforma 1

33 3/04/2024 David Gibbons 57‐77 Zipfs Road Redland Bay Qld 4165 Queensland outside of Gold Coast 1 1 1 Proforma 1

34 3/04/2024 Grace Gibbons 57‐77 Zipfs Road Redland Bay Qld 4165 Queensland outside of Gold Coast 1 1 1 Proforma 1

35 3/04/2024 Angie Gibbons 5/286 Evans Road Salisbury Qld 4107 Queensland outside of Gold Coast 1 1 1 Proforma 1

36 3/04/2024 Carool Apartments Body Corporate (Leanne McGuiness) 3 Eden Avenue Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2 on behalf of Carool Apartments Body Corporate

37 3/04/2024 Jason Daubs 28/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Treasurer of The Bay Apartments Body Corporate

38 1/04/2024 James McGuiness 27 Royal Street Virginia Qld 4014 Queensland outside of Gold Coast 1 1 1 Proforma 1

39 2/04/2024 Karen Crompton Rudd Street Broadbeach Waters Qld 4218 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

40 1/04/2024 T Atherton 10/47 Eden Avenue Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 1

41 4/04/2024 Christine Howard 3/3 Tweed Terrace Coolangatta Qld 4225 Coolangatta 1 1 1 Unique with attached Proforma 2

42 3/04/2024 Calista Vafiadis 17 Clarence Baker Drive Middlemount Qld 4746 Queensland outside of Gold Coast 1 1 1 Proforma 1

43 3/04/2024 Amanda Duignan 112 Gordon Street Ormiston Qld 4160 Queensland outside of Gold Coast 1 1 1 Proforma 1

44 4/04/2024 Jean‐Claude Gassin 2/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Unique with attached Proforma 2

45 4/04/2024 Judith Anne Gassin 2/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Repeat of Submission 44

46 4/04/2024 Joe and Jane Brischetto 44 William Street Goodna Qld 4300 Queensland outside of Gold Coast 1 1 1 Proforma 2

47 5/04/2024 Richard Grellman & Susan Millar 243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 U1 & U19 

48 5/04/2024 Columbia Apartments (Lauren) 190 Marine Parade Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

49 6/04/2024 Angela Shaw 9/30 Boundary Street Tweed Heads NSW 2485 Tweed Heads 1 1 1

50 6/04/2024 Bob Waugh 255‐261 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1

51 5/04/2024 Rachel Ford 5/28‐30 Boundary Street Tweed Heads NSW 2485 Tweed Heads 1 1 1 Proforma 2

52 5/04/2024 Yvonne Laraghy 24 Claremont Street Birkdale Qld 4159 Queensland outside of Gold Coast 1 1 1 Proforma 1

53 5/04/2024 Rebecca James 68 Gracemere Street Newmarket Qld 4051 Queensland outside of Gold Coast 1 1 1 Proforma 1

54 6/04/2024 Karen Lalic 5 Jocelyn Grove Springwood Qld 4127 Queensland outside of Gold Coast 1 1 1 Proforma 1

55 6/04/2024 Noela Roberts 21/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

56 6/04/2024 Jenny Campbell 47 Thrushs Road Dulong Qld 4560 Queensland outside of Gold Coast 1 1 1 Proforma 1

57 6/04/2024 Fiona Himstedt 21 Gilgandra Street Indooroopilly Qld 4068 Queensland outside of Gold Coast 1 1 1 Proforma 1

58 6/04/2024 Fred Himstedt 21 Gilgandra Street Indooroopilly Qld 4068 Queensland outside of Gold Coast 1 1 1 Proforma 1

59 6/04/2024 Bruce Williams 2/12 Boundary Lane Tweed Heads NSW 2485 Tweed Heads 1 1 1

60 5/04/2024 Fran and Terry Kealey 12/237 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

61 6/04/2024 Terry Kealey 12/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

62 7/04/2024 Lily Coy 29 Saint Andrews Drive Brisbane Qld 4306 Queensland outside of Gold Coast 1 1 1 Proforma 1

63 7/04/2024 Ava Samson 150 Darlington Drive Yarrabilba Qld 4207 Queensland outside of Gold Coast 1 1 1 Proforma 1

64 7/04/2024 Jai Fowler 37 Cadence Avenue Brisbane Qld 4000 Queensland outside of Gold Coast 1 1 1 Proforma 1; address appears incorrect

65 7/04/2024 Daphne Hart 23 Cedar Street Maleny Qld 4552 Queensland outside of Gold Coast 1 1 1 Proforma 1

66 7/04/2024 Remy Macdonald 36 Keppel Avenue Gladstone Qld 4680 Queensland outside of Gold Coast 1 1 1 Proforma 1

67 7/04/2024 Tadior Twoshek 2/113 Central Lane Gladstone Qld 4680 Queensland outside of Gold Coast 1 1 1 Proforma 1

68 7/04/2024 Gabrielle Greggery 364 Glendale Road Rockhampton Qld 4711 Queensland outside of Gold Coast 1 1 1 Proforma 1

69 7/04/2024 Amber Williams 7 Kathleen Avenue Southport Qld 4215 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

70 7/04/2024 Maeve Hitchen 20 Chelsea Avenue Broadbeach Qld 4218 Gold Coast outside of Coolangatta 1 1 1 Proforma 1

71 7/04/2024 Zahra Friedrichs 10 Lotus Key Broadbeach Waters Qld 4218 Gold Coast outside of Coolangatta 1 1 1 Proforma 1



Reference 
Number

Date 
Received by 
Council

Submitters Name Street Number and Name Town / Suburb State Post Code Area Properly 
Made

Not Properly 
Made

Subsequent, 
Amended 
Submission

Supporting  Objecting Unique Proforma 
with limited 
unique 
content

Additional Submission Related Comments

72 7/04/2024 Hilda Steele 28/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Unique with attached Proforma 2

73 7/04/2024 Narelle and Brian Wall 13/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Unique with attached Proforma 2

74 7/04/2024 Harry Macdonald 26 Dolman Road Brisbane Qld 4070 Queensland outside of Gold Coast 1 1 1 Proforma 1

75 8/04/2024 Ella Bielefeld Ashgrove Qld 4060 Queensland outside of Gold Coast 1 1 1 Proforma 1 ‐ No physical address, but email address provided

76 8/04/2024 Leanne Cairns 40 Bridges Street Kurnell NSW 2231 NSW outside of Tweed Heads 1 1 1 Proforma 2

77 8/04/2024 Bernie McGuiness 206 Marine Parade Coolangatta Qld 4225 Coolangatta 1 1 1

78 8/04/2024 Jan McDonald 243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Unique with attached Proforma 2

79 8/04/2024 Maurice & Kerry James 9/11 Eden Avenue Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

80 8/04/2024 Rainbow Commodore Apartments Body Corporate (Ken Toogood) 602/255 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2 on behalf of Rainbow Commodore Apartments Body Corporate

81 8/04/2024 Robyn Malouf 30/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

82 8/04/2024 Rod Williamson 42B Brighton Street Botany NSW 2019 NSW outside of Tweed Heads 1 1 1 Proforma 2

83 9/04/2024 Cobden Court Body Corporate (Rod Williamson and Eddie Billett) 7 Eden Avenue Coolangatta Qld 4225 Coolangatta 1 1 1 On Behalf of Cobden Court Body Corporate

84 9/04/2024 Jenny Gillespie 3/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

85 9/04/2024 Darryl Doherty 3/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

86 9/04/2024 Larry O’Regan 11/7‐11 Richmount Street Cronulla NSW 2230 NSW outside of Tweed Heads 1 1 1 Proforma 2

87 9/04/2024 Clayton Wright 9/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

88 9/04/2024 Eliza Wright 9/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

89 9/04/2024 Adelaine Wong 29/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

90 9/04/2024 Shona O’Regan 11/7‐11 Richmount Street Cronulla NSW 2230 NSW outside of Tweed Heads 1 1 1 Proforma 2

91 9/04/2024 Jessica Lee 18 Louisa Street Highgate Hill Qld 4101 Queensland outside of Gold Coast 1 1 1

92 9/04/2024 Elizabeth Wright 9/243 Boundary Street Coolangatta Qld 4225 Coolangatta 1 1 1 Proforma 2

92 0 0 0 92 14 78

*Note:  100 submissions were received in total, however where submitters have made more than one submission, the latest submission is taken to be an amended version and has been counted as the 'properly made' submission. Where submissions were made outside of the period, they were not counted.

TOTAL
TOTAL SUBMISSIONS (not including multiple submissions)* 92



Response to Submissions – Proposed Multiple Dwelling (34 dwellings) 

239 & 241 Boundary Street, Coolangatta (Council ref: MCU/2023/15 / Our ref: 2022-05-550) 

Appendix B. Submitter Maps 



239 & 241 Boundary St, Coolangatta -
Submitter Location

Subject Site

Coolangatta (30)
Gold Coast outside of Coolangatta (10)

Queensland outside of Gold Coast (44) 
Tweed Heads (3)
NSW outside of Tweed Heads (4) 
International (1, not shown)



239 & 241 Boundary Rd, Coolangatta - Submitter Location

Chris Goold
Stamp

Chris Goold
Callout
Street number was missing; not accurately shown

Chris Goold
Callout
2x

Chris Goold
Callout
2x

Chris Goold
Callout
2x

Chris Goold
Callout
2x

Chris Goold
Callout
16x



Response to Submissions – Proposed Multiple Dwelling (34 dwellings) 

239 & 241 Boundary Street, Coolangatta (Council ref: MCU/2023/15 / Our ref: 2022-05-550) 

Appendix C. Council’s Further Advice Letter 
dated 23 May 2024 



 

 

Date: 23 May 2024 

Contact: Nathan GRIFFEY 

Location: City Development 

Telephone: 07 5582 8866 

Your reference:  

Our reference: MCU/2023/15 

 

 

 

 

Intrepid Developments (Qld) Pty Ltd 

C/- Enhance Urban Planning Amanda Sutherland 

PO BOX 7143 

SOUTHPORT PARK  QLD  4215 

 

 

 

 

Dear Sir/Madam 

 

Further advice – Assessment Manager  

(Given under section 35 of the Development Assessment Rules) 

 

I refer to the application lodged by: 

Applicant name: Intrepid Developments (Qld) Pty Ltd 

Applicant contact details: C/- Enhance Urban Planning Amanda Sutherland 

PO BOX 7143 

SOUTHPORT PARK  QLD  4215 

 

in relation to land/premises described as: 

Street address: 239 Boundary Street, COOLANGATTA  QLD  4225 

Real property description: Lot 6 RP1777, Lot 7 RP1777 

 

Council of the City of Gold Coast (Council) officers have reviewed the application for the premises 

described and provide further advice for your consideration and action where appropriate: 

Planning Assessment and Architecture Assessment 

1 Building height and excellent standard of building appearance 

The response to the information request included updated perspectives which officers 

consider do not demonstrate an excellent standard of building appearance and as such, does 

not comply with specific outcome 3.3.2.1(e). 

Officers seek further clarification with regard to the building design and appearance as there 

are inconsistencies between the previously proposed perspectives and the current 

perspectives and the proposed floor plans and elevations.  In addition, whilst officers note 

that the proposed floor plate setbacks have been increased at the upper levels, the removal 

of the planters to the north-east elevation and the lack of recesses in the glazing line to the 

north-west and south-east elevations results in an overly commercial glazed façade 

appearance, that does not reinforce local identity and sense of place.  Officers request the 

following items are reinstated and introduced to ensure that the proposal achieves the 
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Strategic framework provisions 3.3.2.1(e) with an excellent standard of appearance – please 

see mark-up perspectives below: 

a The current proposal includes what appears to be sheer glazing for the full extent of 

the Level 7 to level 14 facades where previously solid concrete vertical textured panels 

were proposed which provided a balance to the composition, additional visual interest 

and a break in the extent of sheer glazed façade.  Officers recommend that these solid 

textured panels are retained (shown on the elevations, not perspectives) to reduce the 

commercial glazed appearance and reinforce local identity and sense of place with a 

residential appearance (north-west, north-east, south-east elevations). 

b The previous proposal included solid concrete vertical textured panels to the north-

east elevation to both the recess and either side of the lift core.  Officers recommend 

that these solid textured panels are retained (shown on the elevations, not 

perspectives). 

c The previous proposal included planters for the full height of the tower to the north-

east elevation.  Officers recommend that these planters are reinstated. 

d The previous proposal included corner glazing with no mullions which reduced the 

boxy, rectilinear appearance of the upper levels where there is no balcony to lighten 

the appearance of the building edges.  Officers recommend re-introducing this high-

quality detail. 

e The previous proposal included texture to the balcony soffits (timber look or similar) 

however the proposal now appears to include a flat paint finish.  Officers recommend 

re-introducing this high-quality detail.  
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Figure 1: Annotated Perspective 

f To further assist with the reduction in the extent of sheer glazing, noting that building 

recesses are unlikely to be achievable due to the tight floor plates, officers recommend 

emphasising the batten feature screen to the south-east elevation and shading feature 

to the north-west elevation, for movement, shadow play and visual interest.  This may 

be achieved by accentuating the depth of the vertical point as it moves across the 

façade at each floor level as per the mark up below.  
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Figure 2: Annotated Elevation 

g In addition to the above please provide further details of the following to ensure an 

excellent standard of appearance: 

• All proposed screening elements including size, type, spacing and finish.   

• Confirm colours of glazing (ie: tinted etc.)  

• Confirm all colours for the timber look cladding, battens, screens, coloured 

concrete, vertical ribbed concrete, render, soffits etc. and note these on the 

coloured elevations or perspectives.  

Landscape Assessment 

2 Ward Street frontage 

The applicant has provided amendments to the frontage landscaping beds to provide a 

consolidated planting area. Officers note that the decorative paving on the south western 

boundary adjacent the pool results in a planter width pinch-point of less than 400mm (below 

image). The applicant is requested to adjust the angle of the angled raised planter to provide 

a wider planting surface area with a minimum width of 400mm excluding the planter box 

walls.  
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Subdivision Engineering 

3 Corner truncation 

The applicant’s response states that “IR Plans include a volumetric concept plan for a ‘road 

opening’ providing the tangent required by officers, whilst maintaining the full extent of the 

allotment for the basement levels”. The updated drawings do not include sufficient 

information of the proposed volumetric concept plan and the proposed elevations do not 

clearly show information of finish level for proposed volumetric road opening area. 

The applicant is required to submit an elevation plan showing proposed finish level of the 

proposed volumetric road opening area.  

Transport Planning 

4 Servicing 

The proposed servicing arrangement is not supported by Council officers on the basis that: 

a It requires cars reversing on the ramp when an MRV is servicing on site; 

b The required 600mm clearances cannot be maintained to opposing vehicles; and 

c The required clearances cannot be maintained to the kerb. 

The applicant is therefore requested to redesign the frontage of the development to 

accommodate on-site servicing for an MRV while allowing ingressing and egressing vehicles 

to pass simultaneously at the hold line while maintaining the required circulation clearances 

around the vehicles at all times in accordance with AS2890.1:2004. 

5 Design of parking facilities 

a The applicant is requested to clarify and demonstrate that the swept path analysis 

show 600mm clearance on the outside to any obstructions including kerbs. 

b Show the width of visitor parking spaces on the ground level. 

c Remove ‘Street Carpark 01’ and ‘Street Carpark 02’ from Ground Level Floor Plan. 
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Current Period 

Notwithstanding the advice provided by the Council, assessment of your application will continue. 

 

Please note - Any additional information provided by you during the development assessment 

process, is not required to be accepted by Council as assessment manager unless by agreement. 

 

If you require additional time to consider the advice provided and any actions you may wish to take 

in response, you may wish to consider stopping a current period in the development assessment 

process in accordance with section 32 of the Development Assessment Rules. 

 

Response format 

As an electronically lodged application, please email all responses in PDF attachments (titled: 1 

forms, 2 supporting documents, 3 plans and 4 specialist reports) to: mail@goldcoast.qld.gov.au. 

Do not password protect the PDF 

 

Contacting us 

Should you wish to clarify any issues contained in this letter, please do not hesitate to contact 

Planning Assessment on 07 5582 8866. 

 

Yours faithfully 

 
Adam Brown 

Supervising Planner (South) 

For the Chief Executive Officer 

Council of the City of Gold Coast 

 

mailto:mail@goldcoast.qld.gov.au
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Appendix D. Amended Architectural Plans 



D E V E L O P M E N T  A P P L I C A T I O N
F U R T H E R  I N F O R M A T I O N  R E Q U E S T

A U G U S T   2 0 2 4

 B O U N D A R Y  S T R E E T B O U N D A R Y  S T R E E T
C O O L A N G A T AC O O L A N G A T A

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



Location | Site Opportunities + Constraints 

Design Drivers 

Design Thinking | Materiality

Concept

The Vision

The Drawings

The Analysis
 

01. 

02. 

03. 

04.

05.

06.

07.

CONTENTSCONTENTS

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225

c h a p t e r  0 1

L O C A T I O N



5 min walk

Data SIO, NOAA, U.S. Navy, NGA, GEBCO

Data SIO, NOAA, U.S. Navy, NGA, GEBCO

Data SIO, NOAA, U.S. Navy, NGA, GEBCO

5 min walk

2 min 
walk

Data SIO, NOAA, U.S. Navy, NGA, GEBCO

Data SIO, NOAA, U.S. Navy, NGA, GEBCO

Data SIO, NOAA, U.S. Navy, NGA, GEBCO

SITE

TWIN TOWNS 
PUBLIC PARK

PAT FAGAN 
PARK

RAINBOW BAY BEACH

COOLANGATTA BEACH

DURANBAH SEAWALL

TWEED RIVER

RAINBOW BAY

DURANBAH BEACH

POINT DANGER

QUEENSLAND

NEW SOUTH WALES

APEX PARK

L O C A T I O N
QLD & NSW BORDER

2.5 - 5 MIN WALK

POINT OF INTEREST

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



I N S E R T  A  S I T E  A N A LY S I S 

EDAN AVENUE

BOUNDARY STREET

MARINE PARADE

BOUNDARY STREET

BOUNDARY LANE

TW
EE

D 
TE

RR
AC

E

LI
TT

LE
 H

IL
L 

ST
RE

ET

CORAL STREET

HILL STREET

W
AR

D 
ST

RE
ET

SITE

B U I L D I N G 
H E I G H T

1 - 3  S T O R E Y S

4 - 6  S T O R E Y S

7 - 1 0  S T O R E Y S

1 1 - 2 0  S T O R E Y S

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



B U I L D I N G 
H E I G H T

1 - 3  S T O R E Y S

4 - 6  S T O R E Y S

7 - 1 0  S T O R E Y S

1 1 - 2 0  S T O R E Y S

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



I N S E R T  A  S I T E  A N A LY S I S 

BOUNDARY STREET

BOUNDARY LANE

TW
EE

D 
TE

RR
AC

E

LI
TT

LE
 H

IL
L 

ST
RE

ET

CORAL STREET

HILL STREET

SITE

E N V I R O N M E N T

E
W

V I E W
S  T O  R A I N B O W

 B AY

V
IE

W
S

 T
O

 R
A

IN
B

O
W

 B
A

Y

V I E W S  T O  T W E E D  R I V E R

V I E
W

S  T
O  O

C E A N

V I E W S  T O  O C E A N

V
I E

W
S

 T
O

 R
E

S
T

 O
F 

C
O

O
L

A
N

G
A

T
T

A

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



PROPOSED SITE

E X I S T I N G 
C O N D I T I O N
2 3 9 - 2 4 1  B O U N D A R Y  S T R E E T

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



PROPOSED SITE

E X I S T I N G 
C O N D I T I O N
1 2  WA R D  S T R E E T

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225

c h a p t e r  0 2

D E S I G N  D R I V E R S



TOUCH OF NATURE
t h e  e y e  c a t c h i n g  n e w  n e i g h b o u r

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



SIMPLICITY
r e f i n e d ,  b e a u t i f u l ,  d i f f e r e n t .

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



OASIS
b a s k  i n  t h e  b e a c h f r o n t  l i f e s t y l e

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225

c h a p t e r  0 3

D E S I G N  T H I N K I N G



c a l m i n g  r h y t h m i c  g e o m e t r y

F O R M

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



n a t u r a l  s o p h i s t i c a t i o n

PA L E T T E  &  I N S P I R A T I O N

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



t h e  h i d d e n  o a s i s

R E C R E A T I O N

AUGUST 2024 | PLUS ARCHITECTURE70684  |  239 - 241 BOUNDARY STREET, COOLANGATTA QLD 4225



01 	 Stone

02	 Batten Screen

03	 Glass Balustrade

04	 Timber look cladding

05	 Smooth Rock Stone

0705, 060301, 02 04

06	 Rough Rock Stone

07	 Coloured Concrete

08	 Concrete Vertical Ribbed

09	 Tile

08 09
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DESIGN DIAGRAM

THE ENVELOPE TOWER FUNCTION

Starting with the mass.

SHAPING FORM

Pinching the sides of the building increases and emphasises viewlines. 

PENTHOUSE

3 BEDS

2 BEDS

RECREATION

X UNITS

COMMUNAL ROOF TERRACE

PRIVATE ROOF TERRACE RECREATION
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DESIGN DIAGRAM

EXPRESS THE HORIZONTAL GREENERY DYNAMIC FOLD

A green spine running up the centre of the building, combined with a 
lush base and top. 

Emphasising the delicate horizontal elements. Playing with delicate timbers to create a twisting sensation and move-
ment up the building. 
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corner of boundary and ward street looking east
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corner of boundary and ward street looking east
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junction of marine parade and ward street looking south
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corner of boundary and clarke street looking east
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PROPOSED SHADOW

CODE ASSESSABLE FABRIC 
SHADOW (38m MAX HEIGHT)

NEIGHBOURING SHADOWS

21 MARCH 2022
AUTUMN EQUINOX  |  9 AM

21 MARCH 2022
AUTUMN EQUINOX  |  12 PM

21 MARCH 2022
AUTUMN EQUINOX  |  3 PM
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DIAGRAMS & ANALYSIS

SHADOW STUDY - AUTUMN EQUINOX
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PROPOSED SHADOW

CODE ASSESSABLE FABRIC 
SHADOW (38m MAX HEIGHT)

NEIGHBOURING SHADOWS

21 JUNE 2022
WINTER SOLSTICE  |  9 AM

21 JUNE 2022
WINTER SOLSTICE  |  12 PM

21 JUNE 2022
WINTER SOLSTICE  |  3 PM
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DIAGRAMS & ANALYSIS

SHADOW STUDY - WINTER SOLSTICE
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PROPOSED SHADOW

CODE ASSESSABLE FABRIC 
SHADOW (38m MAX HEIGHT)

NEIGHBOURING SHADOWS

23 SEPTEMBER 2022
SPRING EQUINOX  |  9 AM

23 SEPTEMBER 2022
SPRING EQUINOX  |  12 PM

23 SEPTEMBER 2022
SPRING EQUINOX  |  3 PM
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DIAGRAMS & ANALYSIS

SHADOW STUDY - SPRING EQUINOX
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PROPOSED SHADOW

CODE ASSESSABLE FABRIC 
SHADOW (38m MAX HEIGHT)

NEIGHBOURING SHADOWS

22 DECEMBER 2022
SUMMER SOLSTICE  |  9 AM

22 DECEMBER 2022
SUMMER SOLSTICE  |  12 PM

22 DECEMBER 2022
SUMMER SOLSTICE  |  3 PM
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DIAGRAMS & ANALYSIS

SHADOW STUDY - SUMMER SOLSTICE
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PROPOSED SHADOW

CODE ASSESSABLE FABRIC 
SHADOW (38m MAX HEIGHT)

NEIGHBOURING SHADOWS

BUILDING WIDTH

25146

M
AX

. S
H

AD
OW

 W
ID

TH

29
18

0

THE WIDTH OF THE SHADOW CAST IN ANY DIRECTION BY EACH LEVEL OF THE 
BUILDING, EXCLUDING BALCONIES AND LIFT WELLS, DOES NOT EXCEED TWICE 
THE WIDTH OF THE SHADOW CAST IN ANY OTHER DIRECTION

THE SHADOW CAST BY THE BUILDING IN A TRUE SOUTH DIRECTION HAS A 
LENGTH 0.25 TIMES THE HEIGHT OF THE BUILDING, AS MEASURED FROM THE 
GROUND LEVEL ADJACENT TO THE SOUTHERN SIDE OF THE SUBJECT BUILDING 
TO THE TOP OF THE TOPMOST STOREY, AND DOES NOT INTRUDE ONTO ANY 
OTHER SITE, OR DOES NOT CAST SHADOW ONTO ANY OTHER BUILDING ON THE 
SAME SITE

RATIO 1.16:1
SHADOW WIDTH RATIO

BUILDING HEIGHT 54 700 x 0.25 = 13 675
SOUTH SHADOW
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DIAGRAMS & ANALYSIS

SHADOW STUDY - IMPACTS
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143 m²
GROSS FLOOR AREA

446 m²
SITE COVER

346 m²
SITE AREA REMAINING

6 m²
SITE COVER

11 m²
SITE COVER

*GROSS FLOOR AREA (GFA)
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST PLANNING 
SCHEME. GFA INCLUDES INTERNALLY ENCLOSED SPACES SUCH AS CIRCULATION SPACES, APARTMENT AREAS AND COMMUNAL AREAS 
INCLUDING RECREATION SPACES. 
CALCULATION EXCLUDES LANDSCAPED PLANTERS, BALCONIES, VERTICAL SERVICES INCLUDING LIFT CORES AND STAIR WELLS, BASEMENT 
AREAS LOCATED BELOW NATURAL GROUND LINE AND AREAS ON GRADE FOR THE PURPOSES OF MANOEUVRING AND PARKING VEHICLES, 
PLANT AND MECHANICAL AREAS. MEASURED TO THE OUTSIDE FACE OF EXTERNAL WALLS, AND CENTRE LINE OF COMMON INTERNAL WALLS.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

*SITE COVER 
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST 
PLANNING SCHEME. SITE COVER IS DEFINED AS THE PORTION OF NET SITE AREA OF SITE COVERED BY A BUILDING, FIXED 
STRUCTURE OR OUTDOOR STORAGE AREA, BUT NOT INCLUDING UNROOFED PARKING AREAS.
THE FOLLOWING ARE NOT INCLUDED FOR THE PURPOSE OF CALCULATING SITE COVERAGE:
• A BASEMENT THAT DOES NOT EXTEND MORE THAN ONE METRE ABOVE GROUND LEVEL TO THE TOP OF THE SLAB; AND
• PEDESTRIAN AWNINGS ADJOINING THE STREET FRONTAGE.
• EAVES UP TO A MAXIMUM OF 600 MILLIMETRES IN WIDTH.
• UNENCLOSED PEDESTRIAN DECKS ADJOINING THE STREET FRONTAGE; AND
• TRANSPARENT OR TRANSLUCENT ROOF STRUCTURES.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.
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DEVELOPMENT SUMMARY AREA PLANS

GFA + SITE COVER - GROUND LEVEL
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SITE COVER AREA %
SITE COVER 446 m² 55%
SITE AREA REMAINING 346 m² 43%
SITE COVER 6 m² 1%
SITE COVER 11 m² 1%
TOTAL SITE AREA 809 m² 100%
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397 m²
SITE COVER

413 m²
SITE AREA REMAINING

279 m²
GROSS FLOOR AREA

*GROSS FLOOR AREA (GFA)
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST PLANNING 
SCHEME. GFA INCLUDES INTERNALLY ENCLOSED SPACES SUCH AS CIRCULATION SPACES, APARTMENT AREAS AND COMMUNAL AREAS 
INCLUDING RECREATION SPACES. 
CALCULATION EXCLUDES LANDSCAPED PLANTERS, BALCONIES, VERTICAL SERVICES INCLUDING LIFT CORES AND STAIR WELLS, BASEMENT 
AREAS LOCATED BELOW NATURAL GROUND LINE AND AREAS ON GRADE FOR THE PURPOSES OF MANOEUVRING AND PARKING VEHICLES, 
PLANT AND MECHANICAL AREAS. MEASURED TO THE OUTSIDE FACE OF EXTERNAL WALLS, AND CENTRE LINE OF COMMON INTERNAL WALLS.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

*SITE COVER 
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST 
PLANNING SCHEME. SITE COVER IS DEFINED AS THE PORTION OF NET SITE AREA OF SITE COVERED BY A BUILDING, FIXED 
STRUCTURE OR OUTDOOR STORAGE AREA, BUT NOT INCLUDING UNROOFED PARKING AREAS.
THE FOLLOWING ARE NOT INCLUDED FOR THE PURPOSE OF CALCULATING SITE COVERAGE:
• A BASEMENT THAT DOES NOT EXTEND MORE THAN ONE METRE ABOVE GROUND LEVEL TO THE TOP OF THE SLAB; AND
• PEDESTRIAN AWNINGS ADJOINING THE STREET FRONTAGE.
• EAVES UP TO A MAXIMUM OF 600 MILLIMETRES IN WIDTH.
• UNENCLOSED PEDESTRIAN DECKS ADJOINING THE STREET FRONTAGE; AND
• TRANSPARENT OR TRANSLUCENT ROOF STRUCTURES.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.
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DEVELOPMENT SUMMARY AREA PLANS

GFA + SITE COVER - LOWER TYPICAL LEVEL 01
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SITE COVER AREA %
SITE COVER 397 m² 49%
SITE AREA REMAINING 413 m² 51%
TOTAL SITE AREA 809 m² 100%
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313 m²
GROSS FLOOR AREA

401 m²
SITE COVER

409 m²
SITE AREA REMAINING

*GROSS FLOOR AREA (GFA)
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST PLANNING 
SCHEME. GFA INCLUDES INTERNALLY ENCLOSED SPACES SUCH AS CIRCULATION SPACES, APARTMENT AREAS AND COMMUNAL AREAS 
INCLUDING RECREATION SPACES. 
CALCULATION EXCLUDES LANDSCAPED PLANTERS, BALCONIES, VERTICAL SERVICES INCLUDING LIFT CORES AND STAIR WELLS, BASEMENT 
AREAS LOCATED BELOW NATURAL GROUND LINE AND AREAS ON GRADE FOR THE PURPOSES OF MANOEUVRING AND PARKING VEHICLES, 
PLANT AND MECHANICAL AREAS. MEASURED TO THE OUTSIDE FACE OF EXTERNAL WALLS, AND CENTRE LINE OF COMMON INTERNAL WALLS.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

*SITE COVER 
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST 
PLANNING SCHEME. SITE COVER IS DEFINED AS THE PORTION OF NET SITE AREA OF SITE COVERED BY A BUILDING, FIXED 
STRUCTURE OR OUTDOOR STORAGE AREA, BUT NOT INCLUDING UNROOFED PARKING AREAS.
THE FOLLOWING ARE NOT INCLUDED FOR THE PURPOSE OF CALCULATING SITE COVERAGE:
• A BASEMENT THAT DOES NOT EXTEND MORE THAN ONE METRE ABOVE GROUND LEVEL TO THE TOP OF THE SLAB; AND
• PEDESTRIAN AWNINGS ADJOINING THE STREET FRONTAGE.
• EAVES UP TO A MAXIMUM OF 600 MILLIMETRES IN WIDTH.
• UNENCLOSED PEDESTRIAN DECKS ADJOINING THE STREET FRONTAGE; AND
• TRANSPARENT OR TRANSLUCENT ROOF STRUCTURES.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.
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*GROSS FLOOR AREA (GFA)
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST PLANNING 
SCHEME. GFA INCLUDES INTERNALLY ENCLOSED SPACES SUCH AS CIRCULATION SPACES, APARTMENT AREAS AND COMMUNAL AREAS 
INCLUDING RECREATION SPACES. 
CALCULATION EXCLUDES LANDSCAPED PLANTERS, BALCONIES, VERTICAL SERVICES INCLUDING LIFT CORES AND STAIR WELLS, BASEMENT 
AREAS LOCATED BELOW NATURAL GROUND LINE AND AREAS ON GRADE FOR THE PURPOSES OF MANOEUVRING AND PARKING VEHICLES, 
PLANT AND MECHANICAL AREAS. MEASURED TO THE OUTSIDE FACE OF EXTERNAL WALLS, AND CENTRE LINE OF COMMON INTERNAL WALLS.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

*SITE COVER 
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST 
PLANNING SCHEME. SITE COVER IS DEFINED AS THE PORTION OF NET SITE AREA OF SITE COVERED BY A BUILDING, FIXED 
STRUCTURE OR OUTDOOR STORAGE AREA, BUT NOT INCLUDING UNROOFED PARKING AREAS.
THE FOLLOWING ARE NOT INCLUDED FOR THE PURPOSE OF CALCULATING SITE COVERAGE:
• A BASEMENT THAT DOES NOT EXTEND MORE THAN ONE METRE ABOVE GROUND LEVEL TO THE TOP OF THE SLAB; AND
• PEDESTRIAN AWNINGS ADJOINING THE STREET FRONTAGE.
• EAVES UP TO A MAXIMUM OF 600 MILLIMETRES IN WIDTH.
• UNENCLOSED PEDESTRIAN DECKS ADJOINING THE STREET FRONTAGE; AND
• TRANSPARENT OR TRANSLUCENT ROOF STRUCTURES.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

386 m²
SITE COVER

424 m²
SITE AREA REMAINING

304 m²
GROSS FLOOR AREA
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386 m²
SITE COVER

423 m²
SITE AREA REMAINING

300 m²
GROSS FLOOR AREA

*GROSS FLOOR AREA (GFA)
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST PLANNING 
SCHEME. GFA INCLUDES INTERNALLY ENCLOSED SPACES SUCH AS CIRCULATION SPACES, APARTMENT AREAS AND COMMUNAL AREAS 
INCLUDING RECREATION SPACES. 
CALCULATION EXCLUDES LANDSCAPED PLANTERS, BALCONIES, VERTICAL SERVICES INCLUDING LIFT CORES AND STAIR WELLS, BASEMENT 
AREAS LOCATED BELOW NATURAL GROUND LINE AND AREAS ON GRADE FOR THE PURPOSES OF MANOEUVRING AND PARKING VEHICLES, 
PLANT AND MECHANICAL AREAS. MEASURED TO THE OUTSIDE FACE OF EXTERNAL WALLS, AND CENTRE LINE OF COMMON INTERNAL WALLS.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

*SITE COVER 
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST 
PLANNING SCHEME. SITE COVER IS DEFINED AS THE PORTION OF NET SITE AREA OF SITE COVERED BY A BUILDING, FIXED 
STRUCTURE OR OUTDOOR STORAGE AREA, BUT NOT INCLUDING UNROOFED PARKING AREAS.
THE FOLLOWING ARE NOT INCLUDED FOR THE PURPOSE OF CALCULATING SITE COVERAGE:
• A BASEMENT THAT DOES NOT EXTEND MORE THAN ONE METRE ABOVE GROUND LEVEL TO THE TOP OF THE SLAB; AND
• PEDESTRIAN AWNINGS ADJOINING THE STREET FRONTAGE.
• EAVES UP TO A MAXIMUM OF 600 MILLIMETRES IN WIDTH.
• UNENCLOSED PEDESTRIAN DECKS ADJOINING THE STREET FRONTAGE; AND
• TRANSPARENT OR TRANSLUCENT ROOF STRUCTURES.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.
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10 m²
GFA

147 m²
SITE COVER

655 m²
SITE AREA REMAINING

*GROSS FLOOR AREA (GFA)
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST PLANNING 
SCHEME. GFA INCLUDES INTERNALLY ENCLOSED SPACES SUCH AS CIRCULATION SPACES, APARTMENT AREAS AND COMMUNAL AREAS 
INCLUDING RECREATION SPACES. 
CALCULATION EXCLUDES LANDSCAPED PLANTERS, BALCONIES, VERTICAL SERVICES INCLUDING LIFT CORES AND STAIR WELLS, BASEMENT 
AREAS LOCATED BELOW NATURAL GROUND LINE AND AREAS ON GRADE FOR THE PURPOSES OF MANOEUVRING AND PARKING VEHICLES, 
PLANT AND MECHANICAL AREAS. MEASURED TO THE OUTSIDE FACE OF EXTERNAL WALLS, AND CENTRE LINE OF COMMON INTERNAL WALLS.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.

*SITE COVER 
IS CALCULATED AS PER THE GOLD COAST CITY COUNCIL (GCCC) METHOD OF MEASUREMENT, AS OUTLINED IN THE GOLD COAST 
PLANNING SCHEME. SITE COVER IS DEFINED AS THE PORTION OF NET SITE AREA OF SITE COVERED BY A BUILDING, FIXED 
STRUCTURE OR OUTDOOR STORAGE AREA, BUT NOT INCLUDING UNROOFED PARKING AREAS.
THE FOLLOWING ARE NOT INCLUDED FOR THE PURPOSE OF CALCULATING SITE COVERAGE:
• A BASEMENT THAT DOES NOT EXTEND MORE THAN ONE METRE ABOVE GROUND LEVEL TO THE TOP OF THE SLAB; AND
• PEDESTRIAN AWNINGS ADJOINING THE STREET FRONTAGE.
• EAVES UP TO A MAXIMUM OF 600 MILLIMETRES IN WIDTH.
• UNENCLOSED PEDESTRIAN DECKS ADJOINING THE STREET FRONTAGE; AND
• TRANSPARENT OR TRANSLUCENT ROOF STRUCTURES.
**THE UNIT OF MEASUREMENT FOR THE RESPECTIVE AREA IS THE SQUARE METRE.
**AREAS ARE APPROXIMATE AND WILL BE SUBJECT TO CHANGE.
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DEVELOPMENT SUMMARY

Max Allowable Height 38m *Incl. lift overrun
Area Internal Area External 1B +1BA 2B + 2BA 3B + 2BA 3B + 2BA 4B +4 BA Services Vertical Services Store / Amenities Circulation Area Internal Area External Landscaping Area No. of Spaces Gross Sale Area (GSA) GCC Gross Floor Area (GFA) Gross Building Area (GBA) Floor Height

sqm sqm sqm sqm sqm sqm sqm sqm sqm sqm qty sqm sqm sqm mm
Basement 03 20 809 3000
Basement 02 19 809 3000
Basement 01 11 809 3000
Ground Level 137 55 35 105 100 4 148 809 5000 *MRV 4500 clear
Level 01 183 30 2 7 39 25 63 28 14 213 284 406 3100
Level 02 280 40 3 7 39 25 7 320 319 408 3100
Level 03 280 40 3 7 39 25 7 320 319 408 3100
Level 04 280 40 3 7 39 25 7 320 319 408 3100
Level 05 280 40 3 7 39 25 7 320 319 408 3100
Level 06 280 40 3 7 39 25 7 320 319 408 3100
Level 07 282 31 2 7 39 16 3 313 324 408 3100
Level 08 282 31 2 7 39 16 3 313 324 408 3100
Level 09 282 31 2 7 39 16 3 313 324 408 3100
Level 10 282 31 2 7 39 16 3 313 324 408 3100
Level 11 282 31 2 7 39 16 3 313 324 408 3100
Level 12 282 31 2 7 39 16 3 313 324 408 3100
Level 13 282 31 2 7 39 16 3 313 324 408 3100
Level 14 282 31 2 7 39 16 3 313 324 408 3100
Level 15 290 29 1 7 39 14 9 319 330 408 3100
Roof 87 51 39 14 96 77 87 1500
Totals 4129 507 0 17 0 16 1 242 679 0 341 63 133 259 0 54 4723 4949 8545 53000

Total Dwellings 34
Carparking Analysis Visitor 1B + 1BA 2B + 2BA 3B + 2BA 3B + 2BA 4B +4 BA Total *Gross Sale Area (GSA) is calculated to include the total internal and external apartment areas to the centre of party walls and from the outside face of 
Required Council Rate 0.1+2 1.00 1.25 1.50 1.50 1.50 external walls. Area excludes common and recreational areas.
Required Cars 6 0 21.25 0 24 1.5 52.75 * Gross Floor Area (GFA) is calculated as per Gold Coast City Council (GCC) definition and includes internally enclosed spaces such as circulation spaces,
Preferred Rate apartment areas and common areas including recreation spaces. Calculation excludes landscaped planters, balconies, vertical
Preferred Cars services and circulation including lift cores and stair wells. Also excluded are basement areas located below natural ground line and areas on grade for the

purposes of manoeuvring and parking vehicles, plant and mechanical areas
Bicycle Parking Analysis Visitor Resident Site Area 809 *Gross Building Area (GBA) is calculated to include all areas including vertical circulation and services as well as planter spaces and balconies.
Required Council Rate 0.33 1.00 Site Coverage Podium Tower
Required Bikes 11.22 34 Site Cover (sqm) 431 401
*Provided Bikes 3 22 Coverage % 55.00% 49.00%
*Note Bicycle parking is provided to meet or exceed the Austroad rates refer to traffic engineering report for further detail

Residential 

Disclaimer: This document has been prepared as 
a preliminary yield study for ideas only. It is subject 
to town planning approval. The information 
contained should be verified by the recipient to 
satisfy themselves of its accuracy and viability. 
The recipient of this document should verify this 
document with Plus Architecture if received from a 
third party or indirectly. The recipient should not 
rely on this document for any reason without 
seeking expert advice. Plus Architecture accepts 
no responsibility for how this information is 
interpreted. Plus Architecture reserves all 
copyright contained in this document.

Building Services/Circulation Carparking Area Per LevelCommunal (Recreation & Amenity)
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SUITE 02 - 03 
17 ELIZABETH AVENUE
BROADBEACH, QLD 4218
AUSTRALIA
TEL		 07 3067 3590

WWW.PLUSARCHITECTURE.COM.AU

LEVEL 20
12 CREEK STREET,
BRISBANE, QLD 4000
AUSTRALIA
TEL   07 3067 3599 

WWW.PLUSARCHITECTURE.COM.AU

GOLD COAST

BRISBANE
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Response to Submissions – Proposed Multiple Dwelling (34 dwellings) 

239 & 241 Boundary Street, Coolangatta (Council ref: MCU/2023/15 / Our ref: 2022-05-550) 

Appendix E. Amended Landscape Plans 
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SCALE : 1:100 @ A1;  1: 200 @ A3
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SCALE : 1:100 @ A1;  1: 200 @ A3
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SCALE : 1:100 @ A1;  1: 200 @ A3
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SCALE : 1:100 @ A1;  1: 200 @ A3
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SCALE : 1:100 @ A1;  1: 200 @ A3
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SCALE : 1:100 @ A1;  1: 200 @ A3
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Appendix F. Conceptual Corner Truncation Plan 
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Appendix G. Traffic Response Letter 



 

 ttmgroup.com.au 

 

TTM Consulting Pty Ltd 
ABN  65 010 868 621 

P 07 5514 8000 
E ttmgc@ttmgroup.com.au 

 

Seabank Building, Suite 701, 12-14 Marine Parade 
Southport QLD 4215 

 

 

23 July 2024 

Our Ref: 22GCT0119_LT03B_IR 

Your Ref: MCU/2023/15 

 

Attention:  Brendon Walkinshaw 

Intrepid Developments (Qld) Pty Ltd  

C/- Enhance Urban Planning 

By Email  

 

Dear Brendon, 

RE: 239 Boundary Street, Coolangatta, Qld– Further Information Request 

TTM Consulting has been engaged to provide transport engineering services for the above-mentioned 

development. This letter is provided in response to Council’s Further Information Request for the site, as per 

the letter dated 23 May 2023.  

The development plans have been updated to incorporate changes in response to the Further IR items. The 

items to which this letter responds are 4 and 5. Each item is addressed below. 

Transport Assessment 

Item 4 – Servicing  

The proposed servicing arrangement is not supported by Council officers on the basis that:  

a. It requires cars reversing on the ramp when an MRV is servicing on site.  

b. The required 600mm clearances cannot be maintained to opposing vehicles; and  

c. The required clearances cannot be maintained to the kerb.  

The applicant is therefore requested to redesign the frontage of the development to accommodate on-site 

servicing for an MRV while allowing ingressing and egressing vehicles to pass simultaneously at the hold line 

while maintaining the required circulation clearances around the vehicles at all times in accordance with 

AS2890.1:2004. 

Response 

TTM has reappraised the site and the servicing arrangements. There are two (2) existing loading bays very 

near to the site. One opposite on Ward Street, 25m away and the other on Boundary Street, 75m north-east. 

Both of these loading bays are 11.5m long and can accommodate the MRV.  



 

2 

 

Figure 1: Locations of existing loading bays. 

The proposed development is solely comprised of multiple dwellings. The City Plan advises that standing 

room for an MRV (8.8m L x 2.5m W x 4.5m H) on site is to be provided – a dedicated bay is not required.  The 

development comprises a majority of 2 and 3 bedroom units (i.e. 5-6 rooms), and it is common for owners 

and tenants of this size unit to move themselves using truck hire services, removal companies also provide a 

variety of vehicle size options. Therefore, whilst it is acknowledged that provision for an MRV is required it is 

expected that most removal activities will take place with the use a smaller (SRV) which can be driven with a 

standard class license. Data contained within Attachment 1 demonstrates the capabilities of SRVs with 

regard to move in/move out activities.   

The site proposes that on street servicing by MRV utilised, whilst on site provision is made for an SRV as a 

standing area only. The omission of a dedicated service provision, for the larger MRV, is an acceptable 

performance solution given the proposed occupation of the site. 

It is also appropriate to note that Council have recently approved a similar on street servicing arrangement 

for a 31-unit residential development at 144 Marine Parade, Coolangatta – whereby on street loading bays 

are permitted to be utilised.   

Swept path analysis has been carried out to demonstrate that an SRV can enter and exit the standing area, 

and a vehicle can pass safely to exit – refer to TTM Drawing 22GCT0119-02 Revision D enclosed.   

TTM considers that the proposed servicing arrangement is suitable, would meet the overall outcome (2e(ii)) 

of the Transport Code and is consistent with the community’s reasonable expectations for the intended use. 
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The development is proposing to accommodate an SRV on site, which will allow for the exit vehicle to pass 

without needing to reverse back onto the ramp.  TTM has carried out the swept path analysis to 

demonstrate that a B85 car coming from the basement level can wait behind the proposed on-site standing 

area for an SRV to allow a B99 vehicle waiting at the hold point to ingress to the basement level from the 

ground floor.  

Based on this, TTM considered that the servicing arrangements are suitable to cater for the needs of the 

proposed development.  

Item 5 – Design of Parking Facilities 

a. The applicant is requested to clarify and demonstrate that the swept path analysis show 600mm 

clearance on the outside to any obstructions including kerbs.  

b. Show the width of visitor parking spaces on the ground level.  

c. Remove ‘Street Carpark 01’ and ‘Street Carpark 02’ from Ground Level Floor Plan.    

Response 

a. No kerbs are proposed for the basement ramp configuration to assist with maximising the available 

width for the drivers using the ramps. The additional lines on the plans have now been removed. 

b. The visitor parking spaces now show the typical width of 2.5m. 

c. Both ‘Street Carpark 01’ and ‘Street Carpark 02’ have been removed from the plans.  

Conclusions 

Based on the assessment contained within this letter, it is considered that the servicing and car parking to be 

suitable to cater for the needs of the proposed development. 

Yours sincerely, 

  

Richard V Jones 

Director - Transport 

TTM Consulting Pty Ltd 

Enclosed  

1. Architectural Plans 

2. Truck Hire Capacities 

3. Swept Path Plan – 22GCT0119-2 Rev E 
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Attachment 1 – Architectural Plans 
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Attachment 2 – Truck Hire Information 
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Attachment 3 – Swept Paths 
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Track Width 2.330m
Lock-to-lock time 4.00s
Curb to Curb Turning Radius 7.100m

Clearance Envelope 0.300m & 0.600m
Design Speed Forward 5.0Km/h Parking

4.91

0.92 2.8

B85 Vehicle (Realistic min radius) (2004)
Overall Length 4.910m
Overall Width 1.870m
Overall Body Height 1.421m
Min Body Ground Clearance 0.159m
Track Width 1.770m
Lock-to-lock time 4.00s
Curb to Curb Turning Radius 5.750m

Clearance Envelope 0.300m & 0.600mm
Design Speed Forward 5.0KM/H Parking & 10Km/h Circulation

5.2

0.95 3.05

B99 Vehicle (Realistic min radius) (2004)
Overall Length 5.200m
Overall Width 1.940m
Overall Body Height 1.878m
Min Body Ground Clearance 0.272m
Track Width 1.840m
Lock-to-lock time 4.00s
Curb to Curb Turning Radius 6.250m

Clearance Envelope 0.300m & 0.600mm
Design Speed Forward 5.0Km/h Parking & 10Km/h Circulation

RVJDSF RVJREVISED ARCHITECTURAL BASE11-07-24E
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