
1  

 

 

 

 

 

 
 

8 December 2017 

Cr Julian Simmonds 
Chair, City Planning Committee 
GPO Box 1434 
Brisbane, Qld 4001 

 
 

Dear Cr Simmonds 

 
RE: Draft Brisbane Industrial Strategy 

 

The Property Council welcomes the opportunity to provide further input into the draft 
Industrial Strategy that has been developed by Brisbane City Council. 

 

Industrial property is a key generator of jobs and economic activity for Brisbane. The 
industry welcomes Brisbane City Council’s initiative to develop a strategy aimed at 
supporting the growth of this important sector. 
 
We have greatly appreciated the opportunity to help inform Council’s development of this 
strategy, through your consultations with the City Plan Reference Group, and other 
evidence and input we have provided to you on the industry’s priorities throughout recent 
months. 

 
The Property Council supports the principles identified within the draft strategy of protecting 
industrial land from competing pressures, providing flexibility to allow industrial businesses 
to evolve, and enhancing the function and amenity of industrial areas.  

 

Achieving all these goals simultaneously will require an appropriate balance to be struck 
by Brisbane City Council. While the findings and recommendations within the draft 
strategy would help achieve these outcomes, they do not address some of the main 
issues facing the industrial property sector in Brisbane. This submission focuses on these 
areas. 
 
The Property Council contends that, while it is important for Brisbane City Council to plan 
for the future of its industrial land, this planning should have consideration for the wider 
supply of industrial land in neighbouring local government areas. No reference is made in 
the draft strategy to the ShapingSEQ South East Queensland Regional Plan 2017 or how 
the proposed policies align with regional economic strategies. 

 
Industrial supply and distribution chains stretch across the globe. The industrial land that 
supports and sustains this commerce within South East Queensland is orientated along 
corridors which stretch far beyond local government borders. While Brisbane City Council 
aims to protect heavy industrial uses within the Brisbane local government area, industrial 
land supply in neighbouring local government areas will provide ample land for the city’s 
future heavy industrial activity. 
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The Property Council strongly supports proposed strategies aimed at removing 
unnecessary regulation and increasing the range of ‘accepted development’ outcomes. 
Triggers which unnecessarily elevate development to code or impact assessment should 
be removed wherever possible. 
 

Heavy industry protection 
 
Over time the demand for different industrial uses within the Brisbane local government 
area will change. The draft strategy correctly identifies the need for the policy framework to 
be flexible enough to enable industrial uses to evolve, however, does not directly address 
the issue of Brisbane City Council’s heavy industry protections. 

 

While it is appropriate for Brisbane City Council to protect some land for heavier industrial 
uses, the Property Council contends that the current framework is achieving this objective 
to the detriment of other growing industrial uses.  
 
As highlighted in previous correspondence, the application of, and level of assessment for, 
Brisbane’s General Industry C zone is the major issue affecting the growth of city’s 
industrial property sector and must be addressed directly through this new strategy.  
 
The City Plan 2014 created a General Industry C zone for land reserved for heavy industrial 
uses, which expanded the footprint of the previous Heavy Industry zone and increased 
assessment requirements. 

 
As part of these new protections, logistics activities are defined as Warehouse under City 
Plan 2014, which requires an impact assessment if undertaken in a General industry C 
zone precinct. Previously, these common operations were permissible uses within the 
Heavy Industry zone, only requiring code assessment. 

 
It is important to note that the General Industry C zone accounts for a considerable 
proportion of industrial zoned land in Brisbane and that many existing warehouse and 
distribution facilities are currently located within these areas. 

 
While existing buildings can be used within the General Industry C zone for logistics uses, 
new developments built specifically for these purposes are being stymied by complex and 
costly impact assessments. 

 

Much of the land where General Industry C is applied is in areas well serviced by transport 
infrastructure, including the Port of Brisbane and Pinkenba, and therefore, is land very 
sought after for transport, freight distribution, and warehouse uses. 
 
In City Plan 2014 separation distance from sensitive zones appears to be the primary 
determinate of which industrial zone land is included in, rather than any assessment of 
existing and likely future land use in practice.  
 
The purpose, function, existing uses, and trending use of existing industrial areas should 
inform zoning and use rights decisions, not merely the separation distance from sensitive 
uses.   

 
Currently Brisbane is experiencing significant demand for logistics facilities, and difficulties 
associated with getting approvals within the General Industry C zone is having a 
detrimental effect on Brisbane’s competitiveness as an investment destination. 

 
For many landowners, the opportunity to redevelop their older properties to attract new 
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tenants is being obstructed by this policy. Our members consider General Industry C 
concerns to be a genuine obstacle to investment in the city. 
 
The effect of this policy has not been to protect Brisbane’s limited supply of industrial land, 
as intended, but to constrain this land further. 

 
The Property Council’s annual Industrial Vacancy Report has revealed that Brisbane is 
currently enjoying relatively low vacancy rates in industrial property, thanks to growth in the 
logistics sector. The average vacancy rate across our four study areas is 4.5% of properties 
and 3.2% of floorspace. However, in the Australian Trade Coast precinct, where the General 
Industry C zone is prevalent, the vacancy rate was recorded at 6%. This result is indicative 
of an oversupply of General Industry C land to a market experiencing strong growth in the 
logistics sector. 

 

Brisbane City Council’s commitment to protect land for heavy industrial uses within the 
Brisbane local government area can still be maintained while creating greater flexibility to 
meet evolving industrial uses within the General Industry C zone. 

 
The Property Council proposes that Council use the impending Brisbane Industrial Strategy 
to allow logistics uses in the General Industry C zone and applications to be code 
assessable. 

 
It is important to recognise that the repurposing of lower intensity industrial facilities for 
future heavier uses is entirely achievable. Unlike conversions of industrial land to residential 
or other uses, where fractured ownership and amenity concerns would prevent a reversion 
to heavy uses, an evolution from a low to high industrial use is commonplace. If future 
demand for heavier industrial uses warrants the development of a new facility, the existence 
of a logistics warehouse - or similar light industrial property - on a particular site does not 
pose a significant hurdle to development. 

 
The current absence of demand for traditional or heavy manufacturing in Brisbane, must 
also be considered in determining the merits of maintaining a stringent heavy industry 
zone. While there is value in protecting land for theoretical future uses, this should be done 
in a balanced way which does not disproportionate impact on present demand patterns. 
 
An appreciation of industrial land supply outside of the Brisbane local government area 
should also form part of policymaking in this area. While Brisbane City Council aims to 
protect heavy industrial uses within the Brisbane local government area, industrial land 
supply in neighbouring local government areas will provide ample land for future heavy 
industrial activity. 

 
The Property Council maintains that industrial land within Brisbane City area should be 
more flexible to changing market demand – particularly with respect to land in key logistics 
corridors surrounding the Port of Brisbane and Brisbane Airport. Movement on this front 
would greatly assist in meeting the draft strategy’s objective to “improve productivity and 
maximise opportunities provided by our major sea and air ports.” 
 
The Property Council challenges the assumption contained within the draft strategy that 
demand for heavy industry “will decline in the short term but return to higher than the 
current level of demand by 2041.” 

 

Recommendation: That the final Brisbane Industrial Strategy commits to amend the City 
Plan 2014 to allow a code assessment for Warehouse uses within General Industry C zone. 

 
 

https://propertycouncil.com.au/AsiCommon/Controls/BSA/Downloader.aspx?iDocumentStorageKey=4e6aad66-a3dc-4e8d-a7bd-c23743b806f2&amp;iFileTypeCode=PDF&amp;iFileName=Brisbane%20Industrial%20Vacancy%20Report%202017
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Medium impact industry in General Industry B zone 
 
The General Industry B precinct zone should be a natural home for medium impact industry 
developments within the Brisbane City Council area. However, under the current wording 
of the City Plan 2014, medium impact industry faces the biggest hurdles to achieve approval 
within this zone. 

 
The Property Council notes that, within the General Industry B zone precinct, new High 
impact industry or new Low impact industry are code assessable in all circumstances. While 
Medium impact industry is only code assessable if the site is located more than 250 metres 
from a sensitive zone. 

 

This appears to be an unintended outcome that does not align with what Brisbane City 
Council intends for the General Industry B zone. 

 

Recommendation: That Medium impact industry be made code assessable in all 
circumstances within the General Industry B zone precinct. 

 
 

Evolution of industrial property 
 

The Property Council’s membership is constantly adapting to an exceptional rate of 
technological change. The industrial property sector is at the forefront of this disruption. 
Throughout Brisbane, industrial asset owners, managers and developers are adapting to 
deliver properties which can accommodate the latest automated technology. 

 
Rapid technological innovation is disrupting the industrial property sector. Increases in 
demand for properties which can facilitate new automated technology is changing the face 
of Brisbane’s industrial precincts. Building heights, car parking requirements, and hours of 
operation are all areas that will necessitate a shift in thinking from city planners over the 
coming years. The Property Council encourages Brisbane City Council to utilise this new 
strategy to articulate how the city’s planning system will adapt to these challenges. 
 
Automation is already having an impact on the number of carparks required on Brisbane 
industrial sites. There has now been a decoupling of the relationship between the size of a 
particular site and the number of carparks required to service that site. 
 
The challenge for Brisbane City Council will be to ensure that planning requirements keep 
pace with evolving technological developments which may have a significant bearing on 
industrial building heights, twenty-four hour operability, and infrastructure requirements. 
 
While the draft strategy acknowledges the changing face of the industry, lower employee 
densities and increasing shifts to 24/7 operations are not reflected in current Brisbane City 
Council zonings.  
 
The Property Council contends that Brisbane City Council should embrace greater levels 
of 24 hour operation, as a component of the Brisbane’s ‘new world city’ status. 
 

Recommendation: That the Brisbane City Council commit to undertake a review of car 
parking ratio requirements and hours of operations in new industrial development, in 
recognition of evolving demand. 
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Thank you very much for the opportunity to provide input into this process, and for your 
engagement with the Property Council on this matter to date. I look forward to continuing 
to work with Brisbane City Council in the finalisation of this important strategy.  
 
On Wednesday 29 November, the Property Council held a highly successful workshop 
session with Brisbane Marketing and industry stakeholders on the future challenges facing 
the Brisbane Industrial sector as we head towards 2040. Out of this session we have 
identified a number of competitive advantages for our local sector and obstacles to future 
growth. The Property Council looks forward to continuing to work with Brisbane Marketing 
and other stakeholders to progress thought-leadership in this area in 2018. 
 
 
If you have any questions regarding this submission, I can be reached on 0408 469 734 or 
cmountford@propertycouncil.com.au. 

 
Kind regards, 
 

 
Chris Mountford 
Queensland Executive Director 


