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	MCUI/29/2007 - MATERIAL CHANGE OF USE - Shopping Centre and Retail SHOWROOMS (EXTENSION FROM 104,965M2 TO 145,490M2 GLA)
QIC Logan Hyperdome Pty Ltd (applicant) 
3828-3846 PACIFIC HIGHWAY, 82-102 MANDEW STREET, 3786-3810 PACIFIC HIGHWAY, SHAILER PARK  QLD  4128 (location) 
LOT 1 RP 908636, LOT 7 RP 804581, LOT 111 RP 804581, LOT 36 RP 803470, LOT 9 SP 114364 (RPD)

QIC Logan Hyperdome Pty Ltd and John Clifford Longhurst (owner) 

	REPORT OF:
	ACTING DEVELOPMENT ASSESSMENT MANAGER

Created: 15/01/2008


AREA:
32.5011 Hectares
ZONING:
Particular Purpose - Shailer Park Business Activity Node
DEVELOPMENT CONTROL PLAN
Precincts 4 and 6
NUMBER OF SUBMISSIONS:
Nil
LODEGEMENT DATE:
9 May 2007
DECISION PERIOD END:
20 December 2007
PLANNING SCHEME:
Transitional Planning Scheme
EXECUTIVE SUMMARY
Council is in receipt of a development application for a material change of use to redevelop and extend the existing Logan Hyperdome and Home Centre.  The development application involves:

· the demolition of the Home Centre and removal of Leda Drive;

· new retail showrooms to be incorporated into the shopping centre extension with a small addition of retail showroom floor space;

· a new discount department store and associated specialty stores; and 

· a new major retailer that is new to Australia with this to be most likely its first centre in Queensland.

The development application overall involves an increase in the gross leasable area (GLA) of the Logan Hyperdome from 104,965m2 to 145,490m2.  

The development application has been accepted as an application to be decided under the superseded planning scheme.  

Council has for some time encouraged mixed uses on the site which intent has been carried forward in the Logan Planning Scheme 2006 and the draft Local Growth Management Strategy (LGMS).  In addition, a number of urban design strategies have also been sought which would help facilitate the development of a town centre for Shalier Park.  To date, the applicant has not supported the development of residential development, mixed use development or commercial development involving commercial offices or commercial services within the Logan Hyperdome.  

This report seeks:

· to provide Council with an update on the assessment of the development application;

· approval from Council for officers to continue discussions with the applicant in respect of the provision of sufficient planning grounds which support the approval of the development application;
· endorsement from Council that is has no objection to the development application being determined in accordance with the Delegation of Authority to the Manager Development Assessment if officers are satisfied there are sufficient planning grounds to support the approval of the application; and
· approval from Council for the Chief Executive Officer to be authorised to sign an infrastructure agreement and any other related documents on behalf of Council in respect of the development application.
Proposal

The proposal is a major redevelopment and extension of the Logan Hyperdome and Home Centre to create a single centre under one roof and to introduce a major new anchor tenant, a third discount department store, more specialty shops and mini-majors at the northern end of the shopping centre.  

The development application involves:

· the demolition of the Home Centre and removal of Leda Drive;

· an increase in the Home Centre floor space (in its new location as a lower level to the Hyperdome Centre) of 3,683m2, bringing it to 26,923m2;

· a third major discount department store of 7,100m2;

· a 16,742m2 net increase in retail specialty shops and mini-majors (915m2 of existing centre retail space will be demolished); and

· a new anchor tenant of 13,000m2.

These changes and additions will increase the GLA of the combined Hyperdome and Home Centre to 145,490m2 - a net increase of 40,525m2.

Council officers have been verbally advised that the new anchor tenant is a retailer/supplier new to Queensland which has identified the Logan Hyperdome for its flagship store for the State.  The Council officers are advised that the 13,000m2 store will be unique to south east Queensland, much like Logan City's IKEA is that chain's only Queensland store.  Council officers are advised that the inclusion of the new anchor tenant is subject to lease negotiations.  As such the Council has not been provided with any written evidence of the retailer/supplier’s commitment to the centre such as a letter of intent or agreement to lease.  In the event those negotiations are not successful, the applicant envisages that the space proposed to be occupied by that tenant could be used for retail showrooms.  Accordingly, the proposed use of part of the additional floor area is somewhat uncertain at this time and that the resulting impacts associated with the redevelopment will vary depending on the ultimate configuration of the uses within the redeveloped centre.

At present, the timing of the centre redevelopment and extension is for a mid 2011 completion.  A net increase of 2,874 car parking spaces is proposed bringing the total to 6,360 car parking spaces.  This total will then reduce to 6,224 once the required dedications to Main Roads and Queensland Transport are made however this will only be for an interim period until at least 2019 when Queensland Transport's current lease expires on the site.

As a result of the application, the State Government carried out significant work to identify and secure the future opportunities for public transport in the area.  With the application, Queensland Transport and Main Roads have identified a new bus station site adjacent to the highway service road close to the Leda Drive entrance post 2019 when the lease on the Mandew Street side of the centre ceases.  Part of the bus station is proposed to be below ground level with above ground, elevated connections proposed between the bus station and the Piazza of the Hyperdome as well as a park n ride facility on the western side of the highway.

Issues

The proposal conflicts with aspects of the strategic plan and Shailer Park Business Activity Node Development Control Plan in the superseded planning scheme, for example the shopping centre is not intended to extend into the area of the current Home Centre.   The planning scheme also specifies a number of urban design outcomes and places a strong focus on improving connectivity within the centre and the site and between the centre and the site and adjacent development.  The closure of Leda Drive and the nature of the extension will potentially impact on connectivity and these matters need to be properly considered in consultation with the applicant.  

Under the Integrated Planning Act 1997, a proposal which conflicts with a strategic plan or development control plan must be refused unless there are sufficient planning grounds to support its approval despite the conflict.

Council officers have initiated discussions with the applicant in relation to the proposal for the purpose of determining whether there are sufficient planning grounds to approve the development despite the conflicts.

The inclusion of mixed use development on the site in accordance with the Council’s LGMS is an example of a planning ground which might support the approval of the development application.  In meetings to date, conversations (both pre and post lodgement of the development application) and the Information Request given to the applicant as a part of the assessment of the development application, the applicant has on many occasions been requested to give consideration to the inclusion of residential development, mixed use development and commercial development such as commercial offices and commercial services in the development or within the centre.  The implementation of such proposals are still being canvassed in discussions with the applicant but possible mechanisms may involve the execution of an infrastructure agreement committing the applicant to certain development obligations and outcomes.  Council officers have in discussions with the applicant suggested consideration be given to a quantum of at least 3000m2 of commercial offices or commercial services to be provided as part of the development of the centre at a future date to be determined, potentially in a 3 storey tower above the height of the proposed development.  A location between the proposed new bus interchange and the piazza may be appropriate however the details of such development needs to be discussed with the applicant in more detail.

Based on the above, this report seeks Council’s approval to continue discussions with the applicant in respect of the proposal for the purpose of determining whether there are sufficient planning grounds to support the approval of the development application.  Such discussions may require the preparation of documents such as an infrastructure agreement.  If so, approval is also sought for the Chief Executive Officer to enter into an infrastructure agreement and any other related document that secures appropriate development obligations and outcomes.  Given the time delay between now and the recommencement of Council meetings after the election, it is proposed that the Manager Development Assessment be authorised to exercise delegated authority to determine the application in consultation with the Deputy Chief Executive Officer – Strategy and Development.

Other points

As a note, simply for the information of Council, in accordance with section 3.5.5 of the Integrated Planning Act 1997, the current infrastructure contributions under PSP7 of the Logan Planning Scheme 2006 applies.  Therefore, any approval of the development application would include a condition requiring a contribution in the amount of $4,905,080.13, based on:

· 3,683m2 of additional shop being a showroom (therefore 20 trips/100m2 of GLA), and
· 36,842m2 of additional shopping centre (therefore 40 trips/100m2 of GLA); and
· a rate of $257.00 x the current known indexation rate.
The amount payable would increase in accordance with ABS indexation applicable until the time of payment.  

IT IS RECOMMENDED:-

1. That the Development Assessment Manager be delegated authority to continue discussions with the applicant in respect of the proposal with the view to determining whether there are sufficient planning grounds to support the approval of the development application; and
2. That the development application be determined in accordance with the Delegation of Authority to the Manager Development Assessment if, as a result of the discussions with the applicant, the delegated officer in consultation with Deputy Chief Executive Officer – Strategy and Development is satisfied that sufficient planning grounds to support the approval of the application have been established.
3. That the Chief Executive Officer be delegated authority to sign an infrastructure agreement and any other related document on behalf of Council in respect of the development application.
The Development & Environment Committee recommended:

That the report be received and adopted.

Adopted by Council at its meeting of 04/03/2008 Minute No 56/2008
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