Development Assessment Report

Doc ID: 4565129
	File Number:
	526194-2



	DATE:
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	The relevant details applicable to the application and the site are as follows:


	SITE:

	Address of Site:
	3828-3846 Pacific Highway, 82-102 Mandew Street, 3786-3810 Pacific Highway, SHAILER PARK  

	Real Property Description:
	Lot 1 RP 908636, Lot 7 RP 804581, Lot 111 RP 804581, Lot 36 RP 803470, Lot 9 SP 114364

	Name of Owner:
	QIC Logan Hyperdome Pty Ltd and John Clifford Longhurst

	Area of Site:
	32.5011 hectares

	Zone & Sub Area:
	Particular Purpose Zone (Precinct 6 of the Shailer Park Development Control Plan) 

	APPLICATION:

	Application Number:
	MCUC/29/2007 (ASPS/40/2007)

	Type of Permit required:
	Development Permit

	Type of Application:
	Material Change of Use

	Description of Proposal:
	Shopping Centre and Retail Showrooms (Extension from 104,965m2 to 145,490m2 GLA)

	Level of Assessment:
	Impact Assessable

	Planning Scheme assessment under:
	Logan Transitional Planning Scheme 1997 (Superseded Planning Scheme) 


	Applicant:
	QIC Logan Hyperdome Pty Ltd

	Lodgement Date:
	9 May 2007

	Submissions Close:
	31 October 2007

	Decision required by:
	21 December 2007


Executive Summary

An application was lodged seeking a Development Permit for a Material Change of Use - Shopping Centre and Retail Showrooms (Extension from 104,965m2 to 145,490m2 GLA) at 3828-3846 and 3786-3810 Pacific Highway and 82-102 Mandew Street, Shailer Park. These allotments are more accurately described as Lot 1 RP 908636, Lot 7 RP 804581, Lot 111 RP 804581, Lot 36 RP 803470, Lot 9 SP 114364. 
The application is Impact Assessable and triggers referral to Department of Main Roads and Queensland Transport as concurrence agencies. The application was publicly notified and no submissions were received. 

The proposal is consistent with the Superseded Planning Scheme (including the provisions of  the Strategic Plan), will provide development in accordance with the South East Queensland Regional Plan and is therefore recommended for approval subject to compliance with relevant and reasonable conditions. 

BACKGROUND/HISTORY

The application was originally lodged on 9 May 2007 seeking assessment under the Superseded Planning Scheme, being the Logan Transitional Planning Scheme 1997. at that point in time, the application was known as ASPS/40/2007). This request for assessment under the Superseded Planning Scheme was approved on 15 June 2007 under Delegated Authority.   
Not surprisingly for a development of the magnitude and size of that existing, the site has been the subject of a relatively long and extensive planning approvals history.  Of these, a relatively large number have been to facilitate minor extensions and/ or alterations to the centre and, in many cases, this has involved the modification of previously issued approvals.  This section of the report highlights the main (or principal) development approvals granted in respect of the site, with an emphasis on those more recent approvals that currently have effect over the property.  

The centre commenced trading on 1 August 1989 following rezoning and other approvals granted for the development in 1988.  The original centre comprised a total of 65,242m2 GLA and provided for a total of 3,192 car spaces.  The adjoining Home Centre site commenced trading in May 1990.  In November 1993, Town Planning Consent Permit No. LTP1117 was granted by Council, approving a proposed 28,790m2 extension to the centre.  Plans referred to in that approval indicate the addition of a number of new major tenancies at the northern end of the centre (new DDS, supermarket and mini-major) and a new, lower trading floor level of the Myer Department Store.  New decked parking areas were proposed in the northern and western parts of the site.  

A number of modifications and iterations of the approved plans occurred in the following six month period with a final revised approval issued by Council on 17 May 1994, which provided for total extensions of 30,230m2.  In January 1996, a modification of certain of the conditions of this approval was approved, to provide for a reconfiguration of the layout of the northern extensions totalling 28,065m2 GLA.

At or about the same time as the May 1994 approval, a separate application was lodged for town planning consent and subdivisional approval to construct car parking decks and to reconfigure Lot 7 (a separate lot located in the north-western corner of the shopping centre site at the corner of the intersection of Mandew Street and Leda Drive) to accommodate a new car parking area and a relocated access to Leda Drive.  A separate town planning consent permit (Permit No. LTP 1180) was issued by Council for this application which, applied to the entire site development and, in terms of conditions, largely replicated those imposed on the earlier LTP 1117 permit.

The total approved (but not all constructed) GLA for the centre at that time was 93,307m2.  Some minor extensions to the Priceline, Suncorp and City Beach tenancies were subsequently approved by the Council by way of modifications to the earlier approvals.

The SUBJECT premises

The Logan Hyperdome is a shopping centre of regional significance and is located on a large site bounded by the Pacific Highway Service Road, Leda Drive, Bryants Road and Mandew Street in Shailer Park. 

To the west of the shopping centre, and separated from it by Leda Drive, is the Home Centre retail showroom centre (previously known as Hyperdome Plus.), which development is held under the same joint ownership as the main Hyperdome shopping centre. A number of separate fast food outlets and a Caltex service station adjoin the Pacific Highway Service Road at the periphery of the shopping centre sites.

As indicated, the main site is currently developed as a large, regional shopping centre complex comprising a total of 81,725m2 of gross leasable area (GLA). Major tenants include a Myer Department Store (13,478m2), K-Mart (7445m2), Big W (6,862m2), Coles Supermarket (6046m2), Woolworths Supermarket (4099m2) and Bi-Lo Supermarket (4138m2). Apart from associated speciality stores and a large food court area, the centre also incorporates a cinema complex (Pacific Cinemas) located on the western side of the centre adjoining, and accessed from the food court and adjoining plaza area. 

The shopping centre itself is located centrally on its site and is surrounded by open, surface level car parking. A total of approximately 4200 car parking spaces are available on the site.  
DEscription of PROPOSAL

The proposal is for an extension to the existing Hyperdome Shopping Centre and involves the redevelopment of the Home Centre site. The proposed redevelopment will continue to accommodate a mix of retail showrooms and shops. Specifically, the proposed redevelopment will comprise a new Discount Department Store (DDS), major retailer, retail showrooms and specialty shops/mini majors as extensions to the existing Logan Hyperdome Shopping Centre. 
The particulars of the development proposal are as follows:

· A major retailer with a GLA of 13,000m2;
· A new DDS with a GLA of 7100m2;

· An additional 3683m2 of retail showrooms (26,923m2 in total);

· Approximately 16,472m2 of additional specialty shops (including 6 mini-majors) contained within new mall extensions;

· The total net leasable area (GLA) for the proposal of 40,525m2;

· A net leasable area (GLA) for the entire centre of 145,490m2;
· Ground level car park (769 spaces);

· Mezzanine level car park (1184 spaces);

· Mall level car park (856 spaces); and

· A total of 2809 car parking spaces.

Public notification and submissions
The application underwent public notification between 27 November 2007 and 19 December 2007 and no submissions were received by Council. In accordance with the Integrated Planning Act 1997 (IPA), the following actions were undertaken:

· A public notice of development application was posted on the subject premises' street frontages from 6 October 2007 to 1 November 2007, being 15 business days; and 

· Application was advertised in the Courier Mail Newspaper on 8 October 2007; and

· Notice was served by registered mail on all adjoining owners on 8 October 2007.

The notice of compliance was received by Council on 5 November 2007, demonstrating achievement of the above items. Overall, the public notification process was undertaken in accordance with the requirements of the IPA, with no submissions received by Council. 

PLANNING COnsiderations

Superseded Planning Scheme (Logan Transitional Planning Scheme 1997)
Chapter 1 - Strategic Plan

The subject premises is located in the Business Activity Node strategic designation within the Shailer Park District Strategy Precinct 6. The objective of Precinct 6 is to be, "developed as the primary retail precinct of the Business Activity Node and for a mixture of commercial offices and entertainment facilities". 
The proposal is consistent with the Strategic Plan.  

Chapter 10 - Zoning (Particular Purpose - Shailer Park Development Control Plan "Precinct 6")

The subject premises is located in the Particular Purpose zone due to the subject premises being located within Precinct 6 of the Shailer Park Development Control Plan (SPDCP). Precinct 6 of the SPDCP is intended to be developed in a highly planned fashion, paying particular attention to the following:

· Creating a mixture of offices, retail and entertainment facilities in the precinct;

· Any development in the precinct is also be undertaken in a way which allows pedestrian and vehicular movement between individual developments in a functional and co-ordinated manner; and
· Planning for the access and circulation system within this sector must consider the inherently competing objectives of convenience, safety, amenity, equity to property owners and commercial viability. 
The proposal is for a significant extension to the existing Hyperdome shopping centre, containing predominantly retail floor space. The applicant has provided the following information, justifying the proposed development against the provisions of the Shailer Park Development Control Plan:

According to the provisions of the DCP, the overall intent for Precinct 6 is that:

"…The focus of any further development be primarily for retail and entertainment purposes, with limited shop Front offices and personal service uses at ground level".
Specific reference to the Hyperdome site is made within the intent statement which highlights the following preferred outcomes:

· Vacant land at the north of the Hyperdome site is available for future expansion of the centre;

· Any future expansion will need to demonstrate an economic and planning need through the preparation of an Environmental Impact Statement;

· Land available for expansion of the centre "is intended to be utilised for future retail and entertainment facilities"; and
· If no demand for retailing exists, areas of the site may then be used for commercial office purposes.

Despite the above comments by the applicant, the Assessment Manager is not satisfied that the proposal demonstrates compliance with the intent for Precinct 6. Through negotiation between the applicant and the Assessment Manager, an Infrastructure Agreement has been prepared and endorsed by the land-owners of the subject landholding and Logan City Council which ties any future development on the western extremity of the subject premises to be of a commercial nature. It is considered that by ensuring commercial development is provided on the western extremity of the subject premises in proximity to the future bus station, that the overall intent of the Shailer Park Development Control Plan will be achieved.

For information purposes, Council is presently undertaking a review of the Shailer Park centre (including the Hyperdome Shopping Centre as its primary node), with potential amendments to the planning scheme to be undertaken as a result of this review. This review has the primary aim of diversifying the uses within the Shailer Park centre in line with "Transit-Oriented Development" principles. 
Overall, the proposal is supported within Precinct 6 of the SPDCP. Therefore, the proposal is consistent with the intent of the Particular Purpose zone.   

Chapter 11 - Car Parking

The proposal has provided a total of 6133 on-site car parking spaces to service the entire development (including the subject proposal for an extension). Council's Transportation Planner has reviewed the submitted Traffic Report and has stated, "The parking provision proposed in the application is acceptable". Therefore, a condition is to be imposed on the development as follows:    

A minimum of 6133 car parking spaces including 122 disabled car parking spaces must be provided on the premises.  Such spaces must be sealed, laid out, linemarked, signposted, drained and maintained in accordance with the requirements of the Logan Planning Scheme 2006 by the owner of the land prior to the commencement of the use.

Local Planning Policies

Local Planning Policy No. 3 (Design Guidelines for Industrial and Commercial Development)

The subject proposal possesses the following architectural elements that demonstrate compliance with this Local Planning Policy:

· Main building entrances are highlighted by distinct entry statements of folded ribbed profile steel sheeting;
· Steel blades accentuate building lines;

· Neon and LED lighting is integrated into façade treatments to highlight architectural design;

· Grand 'feature columns' are included in select locations to provide visual interest in variation; and
· Beams required to support façade/awning treatments have been designed as a feature and will be illuminated. 

Overall, the subject proposal demonstrates compliance with provisions of the Local Planning Policy No. 3 (Design Guidelines for Industrial and Commercial Development). 
OTHER ASSESSMENT CONSIDERATIONS

An Infrastructure Agreement has been established between Logan City Council and the owners of the subject allotment relating to future development of the subject allotment. The Infrastructure Agreement includes an imposition by Council that any future development on the western extremity of the subject premises is to be of a commercial nature. As discussed above, this action is to ensure the subject proposal demonstrates compliance with the intent of the Shailer Park Development Control Plan. 
This Infrastructure Agreement was signed off by the delegates of Logan City Council on 14 July 2008.      
South East Queensland Regional Plan

The subject premises is located within the "Urban Footprint" designation of the South East Queensland Regional Plan. The purpose of this Footprint area is that it is to be primarily developed for 'Urban Purposes'. 'Urban Purposes' is defined in Schedule 10 of the Integrated Planning Act as "purposes for which land is used in cities or towns including residential, industrial, sporting, recreation and commercial purposes, but not including environmental, conservation, rural, natural or wilderness area purposes". The proposal falls within the definition of 'urban purposes' and as such complies with the requirements and intent of the South East Queensland Regional Plan.

INFRASTRUCTURE CONTRIBUTIONS

The following synopsis has been provided by Council's Transportation Planner relating to payment of road transport infrastructure charges that may be imposed under Planning Scheme Policy No. 7 under the Logan Planning Scheme 2006:
Planning Scheme Policy 7, PSP7

Section 4.2.1(1) of PSP7 defines the infrastructure contribution payable by development as the "Net new vehicle trips per day (vtpd) x Contribution Sector Charge, where net, new vtpd is the vtpd for the use which comprises the new development minus the vtpd for the use which comprises the existing lawful use.

Sub-section (2) provides that the financial contribution calculated as above may be reduced by the local government where the development involves more than one use and would generate less trips than the total of the trips for the (separate) uses.

The Draft Condition of Approval 3.1 currently under negotiation with QIC states: 'The applicant must pay a contribution . . . in accordance with Council's Planning Scheme Policy.  

Traffic Consultant's argument for a reduction in trip generation rates

The applicant's traffic consultant has provided advice to his client QIC by letter dated 15 April 2008, (ID 4493316), arguing for an adjusted contribution as provided for in sub-section (2).  A copy of this letter has been made available to Council and the following discussion is around the arguments presented in this letter. The methodology proposed by the consultant to calculate net new vehicle trips per day is to factor up the net new peak hour trip generation rates calculated for the traffic report (Doc 4107097, Appendix D Table 2), by a peak hour to average weekday daily trips conversion factor obtained from customer visitation counts to the shopping centre.

The traffic report bases its Traffic Impact Analysis, TIA, on the Thursday evening peak hour 1700-1800 hours.  For the retail component of the new development, the existing surveyed trip generation rate of 5.55 vehicles per hour (vph) per 100 m2 for the existing 74,725 m2 GLFA (= 4151 vph), is assumed to reduce to 4.90 vph per 100m2 when the centre expands to 111,567m2 (= 5467 vph).  That is a net increase of 1316 vph.  There are additional trips generated by the retail showroom expansion.

To factor up to average weekday daily trips the consultant uses hourly visitations counts collected at entrances to the shopping centre.  They reported a factor of 7.51 obtained by dividing the average daily visitations, 29,097 by the 85%ile Thursday peak hour visitations, 3,874.

The consultant then goes on to seek further reductions arguing that the net new trips are not actually new but are diverted from elsewhere on the network.  They refer to the Department of Main Road's "Guidelines for Assessment of Road Impacts of Development" (GARID) for an assessment of the proportion of diverted and drop-in trips.  They then reduce the daily trips by a further 37%.

On this basis, the consultant calculates the retail component of net, new trips as 1316 x 7.51 x 0.63 = 6,227.  They add another 619 trips for the showroom component, similarly adjusted. This daily trip generation rate amounts to only 44% of the figure used for calculation of the infrastructure charge used in the draft conditions.

Discussion of methodology and further analyses

The general approach of factoring up the Thursday evening peak hour flows derived for the traffic impact assessment by data gathered from hourly visitation counts to the shopping centre has considerable merit.  It links the traffic calculations from the traffic report with the contribution charge, using surveyed data at the shopping centre.  As such, it relies much less on "industry" rates than most approaches.  However, the approach does warrant further analysis.

Daily factoring

The traffic surveys were actually conducted on Thursday 29 September 2005.  To minimise the effects of seasonal variation we should use the visitation door count data for the equivalent Thursday in 2007, ie 27 September 2007.  As well, the infrastructure charge model was computed on weekday traffic, not annual average traffic including weekends. The 1700-1800 hour volume on 27/9/07 was 3068p/h - This volume was not the peak for the day, which was at midday. The Annual Average Weekday Daily Visitations, AAWDV, for 2007 is 28790 p/day. The most appropriate daily conversion factor from the visitation surveys is 28790/3068, = 9.38. This is significantly higher than that proposed by the traffic consultant, viz, 7.51.  

Use of MRD's GARID factors

GARID factors are typically used in traffic impact assessments to calculate the net, new, peak hour trips generated by new development on the local street network around the development at some time in the future, typically ten years. There are three trip types, new trips, diverted trips and drop-in trips.  New trips are generated by the development and add to the traffic on the local network.  Diverted trips come to the new development but are diverted from another place.  Diverted trips have the same purpose as the new trips, in this case shopping, but they are diverted from other shops.  Drop-in trips are similar to "linked trips", the term used in Veitch Lister Consulting's table of deemed trip generation rates accompanying PSP7.  This recognises that some of the trips generated by a use are not primarily for that trip purpose.  
In their traffic report the consultant reduced the surveyed peak hour trip generation rate of 5.55 vph per 100m2 of total GFA. to 4.90 vph per 100m2 of total GFA.   This adjustment was to "account for the reducing relationship between trip generation rates and the size of shopping centres".  Their reference was another Department of Main Roads document no longer in print.  The common way to explain this reduced trip making is in terms of 'shared' trips.  People shop in both the existing and new shopping areas in one trip to the centre.  PSP7 recommends the use of a daily trip rate for shopping centres of 40 /100m2 GLA.  The effective daily trip rate for the new floor space is 33.5/100m2, a 16% reduction. 
Beyond this significant reduction in the effective trip generation rate for the new floor space, the consultant argues that a further 37% of the trips generated by the development should not be charged to the development, either because they are trips diverted from elsewhere and therefore not new to the trunk road network (18%) or are drop-in trips while on some other purpose (19%).

The argument for discounting the diverted trips is not relevant to calculating the infrastructure charge.  Taken to the extreme all shopping centres could expand over coming years (as the overall demand for shopping increased) and each would seek a discount for diversion from another centre.  

There may be some justification for a further reduction for drop-in trips.   But for a shopping centre as large as the expanded Hyperdome this must be a small percentage.  The study sourced by the consultant shows a reduction in drop-in trips the larger the shopping centre and the figure used by the consultant is for shopping centres >20,000 m2.  The Hyperdome is 7 times bigger than that.  A further discount of 5% for drop-in trips may be appropriate.

Conclusion

Summary table of changes

	
	Shopping Centre
	Showroom

	Existing GLFA m2, adjusted for Aldi
	75,473
	

	Proposed GLFA m2
	111,567
	

	Increase GLFA m2
	36,842
	3,683

	PSP7 Daily Trip Rate 
	40/100m2
	20/100m2

	PSP7 daily trips, vpd 
	14,736.8
	736.6

	Surveyed Thursday Peak hour trip rate, vph/100m2
	5.5
	

	Proposed Thursday Peak hour trip rate, vph/100m2
	4.9
	2.63

	Total hourly trips existing, vph
	4151
	

	Total hourly trips proposed, vph
	5467
	

	New hourly trips, vph
	1316
	97

	Daily Factor
	9.38
	9.38

	Total new daily trips vpd
	12,344
	910

	Reduction for drop-in trips (5%)
	11,727
	865

	Effective daily trip generation rate 
	31.83/100m2
	23.48/100m2


It is Recommended

That draft condition 3.1 be revised to set daily trip generation rates rather than a dollar amount to allow for indexation over time.  The rates should be set at 32/100m2 for the shopping centre and 23.5/100 m2 for the retail showroom.

After subsequent negotiations between Council and the applicant associated with the establishment of an Infrastructure Agreement, the final Infrastructure Contributions payments agreed upon by the two parties was as follows (extract from Infrastructure Agreement, page 15):

A financial contribution towards the cost road transport infrastructure calculated for the Development Application:

(a) In accordance with the Planning Scheme Policy, except that the calculation of the net new vehicle trips per day for the Use is as modified in the table below; and

(b) At the rate applicable under the Planning Scheme Policy at the time of payment. 

The amount payable at the Commencement Date of $4,089,660.86 subject to escalation in accordance with the Planning Scheme Policy, is to be paid in 2 instalments being:

(a) 50%, within 14 days after building works approval;

(b) the remaining 50%, prior to the commencement of the Use.

	Use
	Planning Scheme Policy
	Modification to Planning Scheme Policy

	Shop where a retail showroom
	20/100m2 GLA
	23.48/100m2 GLA

	Shopping centre
	40/100m2 GLA
	31.83/100m2 GLA


The above figures from the Infrastructure Agreement are going to be replicated within the conditions of approval for the subject development.
IDAS referral AGENCIES
Department of Main Roads (Concurrence Agency)

Department of Main Roads (DMR) issued an amended concurrence agency response dated 9 January 2008 (received by Council on 14 January 2008). DMR imposed four (4) conditions within their response, including the requirement to ensure no structures were placed in an area which is subject to future land resumption, altering future access locations to the site after Pacific Motorway upgrades, the requirement for any advertising devices directed to the Pacific Motorway to receive consent from DMR and for the construction of a pedestrian footpath to be constructed to the proposed bus station.  

These conditions are to be attached as part of the Approved Plans of Development for the proposal.
Queensland Transport (Concurrence Agency)
Queensland Transport (QT) issued a concurrence agency response dated 26 October 2007 (received by Council on 30 October 2007). QT imposed three (3) conditions on the approval, including the requirement to ensure no structures were placed in an area which is subject to future land resumption for future public passenger transport infrastructure and to provide a pedestrian connection along the western side of the development. 
These conditions are to be attached as part of the Approved Plans of Development for the proposal.
Internal REFERRALS
Development Assessment - Operational Works

Council's Operational Works unit have addressed the proposal and have provided conditions relating generally to engineering matters associated with the proposal. These conditions have been incorporated into the set of conditions below.
City Works - Transportation Planning
Council's Transportation Planner has addressed both the car parking rate and the issue of road transport infrastructure contributions which are to be charged on the subject development proposal. Council's Transportation Planner's comments are included within the body of the report. 
Note: Due to the significant scale of the proposal, comments were received from other Council sections including Community Engagement, City Strategy and Planning, Logan Water, Environmental Assessment. Additionally, elected local government representatives were notified of the proposal through a Development and Environment Committee Report (dated 27 February 2008, with Council on 4 March 2008), with the following recommendations being adopted by Council at its meeting of 04/03/2008 Minute No 56/2008:

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.

CONCLUSION

The proposed development is consistent with the Superseded Planning Scheme and South East Queensland Regional Plan and represents an appropriate expansion to a regional-scale shopping complex. 

IT IS RECOMMENDED:

That Council approve a Development Permit for Material Change of Use - Shopping Centre and Retail Showrooms (Extension from 104,965m2 to 145,490m2 GLA) on the subject premises, subject to the following conditions, including compliance qualifications, and the applicant and concurrence agencies be advised accordingly.

Material Change of Use (Shopping Centre and Retail Showrooms (Extension from 104,965m2 to 145,490m2 GLA) - Development Permit Conditions

1. PARAMETERS OF THE APPROVAL

1.1. The development of the premises must comply with the provisions of Council's Local Laws, Planning Scheme Policies, Planning Scheme and Planning Scheme Codes to the extent they have not been varied by this approval.
1.2. This approval needs to be read together with the other current approvals on the land that have not lapsed or been cancelled, but will take precedence over those other current approvals to the extent of any inconsistency.
1.3. In respect to the proposed Anchor Tenant;
1.3. For the purposes of this condition:
(a)
a reference to the "Anchor Tenant" is a reference to the new major retailer/supplier occupying an area of 12000m2 of Gross Leasable Area as shown on the approved Plan of Development as Major Retailer/Supplier and as described in the Economic Impact Assessment prepared by Foresight Partners Pty Ltd originally with an area of 13000m2;
(b)
a reference to the "Anchor Tenant Area" is a reference to an area of 12000m2 of Gross Leasable Area as shown on the approved Plans of Development being a major retailer/supplier.
1.3. If the Anchor Tenant does not lease any part of the Anchor Tenant Area; the Anchor Tenant Area may be used at Level 1 and Level 2 as shown on the approved Plans of Development;
(a)
for a maximum of 3 tenancies, with each tenancy having a gross leasable area of less than 200m2 for a shop or food outlet as defined in the 1997 Logan Planning Scheme, other than for the sale of clothing; and

(b)
not for the purposes of a department store, discount department store, discount store, variety store or supermarket; and

(c)
not for the purposes of selling food, groceries, clothing and pharmaceutical items unless ancillary to other goods as allowed for in item (a) above; and
(d)
for any tenancy having a gross leasable area of not less than 200m2 used for the display, sale or hire in a predominantly indoor setting of goods primarily of a bulky nature which:
(A)
includes, but is not limited to the display, sale or hire of:

(1) auto accessories

(2) barbecue supplies and outdoor furniture, building and construction materials with or without hardware, handyman and tradesmen supplies

(3) camping, outdoor, sporting and fitness equipment including bicycles and golfing goods and equipment

(4) curtains and furnishing materials

(5) domestic fixtures and fittings

(6) floor coverings and floor and wall tiles

(7) furniture

(8) non-portable machinery

(9) non-portable appliances being washing machines, dishwashers, clothes dryers, refrigerators, hot water systems, air-conditioning systems and the like, with or without portable domestic appliances

(10) spa and pool supplies and equipment; 
and

(B)
includes ancillary activities such as:

(1) the storage of goods on the premises; and

(2) offices for the conduct of administration and accounting.

1.3. If the Anchor Tenant does not lease any part of the Anchor Tenant Area; part of, or all of, the Anchor Tenant Area may be relocated to Level 3 of the shopping centre from Levels 1 and 2 of the development as shown on the approved Plans of Development.  That area relocated to Level 3 is then, able to be used for the purposes of a shop, mini major, variety store, supermarket or discount department store, but not a department store, with use by a supermarket or discount department store limited to an extension, relocation or expansion of an existing (at the date of this approval) or as part of this approval, supermarket or discount department store on Level 3 of the premises.
1.3. If the Anchor Tenant leases only part of the Anchor Tenant Area; the balance of the Anchor Tenant Area may be used at Level 1 and Level 2 as shown on the approved Plans of Development;
(a)
for a maximum of 3 tenancies, with each having a gross leasable area of less than 200m2 for a shop as defined in the 1997 Logan Planning Scheme, other than for the sale of clothing; and

(b)
not for the purposes of a department store, discount department store, discount store, variety store or supermarket; and

(c)
not for the purposes of selling food, groceries, clothing and pharmaceutical items unless ancillary to other goods as allowed for in item (a) above; and
(d)
for any tenancy having a gross leasable area of not less than 200m2 used for the display, sale or hire in a predominantly indoor setting of goods primarily of a bulky nature which:
(A)
includes, but is not limited to the display, sale or hire of:

(1) auto accessories

(2) barbecue supplies and outdoor furniture, building and construction materials with or without hardware, handyman and tradesmen supplies

(3) camping, outdoor, sporting and fitness equipment including bicycles and golfing goods and equipment

(4) curtains and furnishing materials

(5) domestic fixtures and fittings

(6) floor coverings and floor and wall tiles

(7) furniture

(8) non-portable machinery

(9) non-portable appliances being washing machines, dishwashers, clothes dryers, refrigerators, hot water systems, air-conditioning systems and the like, with or without portable domestic appliances

(10) spa and pool supplies and equipment;  
and

(B)
includes ancillary activities such as:

(1) the storage of goods on the premises; and
(2) offices for the conduct of administration and accounting.
1.3. If the Anchor Tenant leases only part of the Anchor Tenant Area; the balance of the Anchor Tenant Area may be relocated to Level 3 of the shopping centre from Levels 1 and 2 of the development as shown on the approved Plans of Development.  That area relocated to Level 3 is then, able to be used for the purposes of a shop, mini major, variety store, supermarket or discount department store, but not a department store, with use by a supermarket or  discount department store limited to an extension, relocation or expansion of an existing (at the date of this approval) or as part of this approval, supermarket or discount department store on Level 3 of the premises.
1.3. In the circumstances referred to in conditions 1.3.2, 1.3.3, 1.3.4 and 1.3.5, the minimum number of car parking spaces specified in Condition 5.3 of this Development Approval will be changed to reflect any change in demand for car parking spaces caused by alternative uses of the Anchor Tenant Area in accordance with the following car parking rates:
(a)
4.94 car parking spaces per 100 m2 of Gross Leasable Area used for retail purposes (not being a retail showroom); and
(b)
2.375 car parking spaces per 100 m2 of Gross Leasable Area used for retail showroom purposes;
1.3. In the circumstances referred to in conditions 1.3.2, 1.3.3, 1.3.4 and 1.3.5, the applicant will submit to and have confirmed by Council as consistent with this approval, modified Plans of Development prior to any approval for Building Works in respect to the alternative use of the Anchor Tenant Area.  The modified plans, once confirmed by the Council will then become the approved Plans of Development.
2. PLAN OF DEVELOPMENT

2.1.
The applicant must ensure that the development of the site is generally in accordance with the following plans:

	Plan Number
	Revision
	Title
	Drawn By
	Issue Date

	A-DA-000
	06
	Site Plan
	The Buchan Group
	21 May 2008

	A-DA-001
	06
	Level 1
	The Buchan Group
	21 May 2008

	A-DA-002
	04
	Level 2
	The Buchan Group
	21 May 2008

	A-DA-003
	06
	Level 3
	The Buchan Group
	21 May 2008

	A-DA-100
	01
	Long Sections
	The Buchan Group
	21 May 2008

	A-DA-101
	01
	Long Sections
	The Buchan Group
	21 May 2008

	A-DA-200
	01
	Mall Section
	The Buchan Group
	21 May 2008

	A-DA-300
	01
	Vehicle Circulation
	The Buchan Group
	21 May 2008

	A-DA-301
	01
	Pedestrian Circulation
	The Buchan Group
	21 May 2008

	A-DA-302
	01
	Level 1 - Extent of Glazing
	The Buchan Group
	21 May 2008

	A-DA-303
	01
	Level 3 - Bus Connection
	The Buchan Group
	21 May 2008

	A-DA-500
	01
	Elevations
	The Buchan Group
	21 May 2008

	A-DA-501
	01
	Elevations
	The Buchan Group
	21 May 2008

	A-DA-502
	01
	Elevations
	The Buchan Group
	21 May 2008

	A-DA-600
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	A-DA-601
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	A-DA-602
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	A-DA-603
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	A-DA-604
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	A-DA-605
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	A-DA-606
	01
	3D Model Images
	The Buchan Group
	21 May 2008

	QIC02_SK01
	
	Landscape Concept Plan
	PLACE Planning and Design
	14 May 2007

	QIC02_SK02
	
	Landscape Key Plans and Sections
	PLACE Planning and Design
	14 May 2007

	QIC02_SK03
	
	Landscape Sections
	PLACE Planning and Design
	14 May 2007

	QIC02_SK04
	
	Landscape Transect Plan
	PLACE Planning and Design
	8 April 2008

	Figure IR-AV1
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for ground level southern access to Service Lane.
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV2
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for ground level Service Lane.
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV3
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for ground level Service Lane (North).
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV4
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for ground level Northwestern Aisle.
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV5
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for ground level Southwestern Aisle.
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV6
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for Retail Level Service Area Access.
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV7
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for Retail Level Service Areas
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV8
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for Retail Level existing Bi-Lo Service Area (Option 1).
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV9
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for Retail Level existing Bi-Lo Service Area (Option 2).
	McCormick Rankin Cagney
	21 May 2008

	Figure IR-AV10
	
	19.0m (Austroads) Manoeuvring Requirements to circulate for Retail Level existing Bi-Lo Service Area (Option 3).
	McCormick Rankin Cagney
	21 May 2008


With the following amendments required to be reflected in modified plans to be submitted to the Council by the owner and subsequently approved by the Council, prior to any approval for building works (other than demolition) on the site and once approved those plans will then become the approved Plan of Development for the site;

2.1.1. The plans are to be modified to reflect the conditions of the Department of Main Roads and Queensland Transport;

2.1.2. Detailed Site Plans at A0 size for the whole site showing the locations of all existing and proposed buildings, structures and carparking spaces that are to scale and include some key dimensions;

2.1.3. A landscape buffer is to be provided along the frontage of the site to the Pacific Highway Service Road and the portion of Mandew Street where the extension is proposed to occur with a width consistent with that shown on Plan Number QIC02_SK04 drawn by PLACE Planning and Design dated 8 April 2008.  At a future date, if land is taken from the site consistent with the conditions of the referral agencies included in this Development Approval, a new landscape buffer having a minimum width of 1 metre and an average width of 3 metres is to be established along the new road frontage of the site.  The average width is to be established between the same start and end points of the landscaped buffer shown on Plan Number QIC02_SK04 drawn by PLACE Planning and Design dated 8 April 2008 with transects evenly spaced at 5 metre intervals.

2.2
The development of the site must be generally in accordance with the following reports except as altered by this approval.
2.2.1
Conceptual Site Based Stormwater Management Plan prepared by Qantec McWilliam dated April 2007 (Project Number 06B084) supplemented by an email from John Condon at Opus Qantec McWilliam on 11 January 2008 to Kylie Holmes of Logan City Council;

3. CONTRIBUTIONS

3.1. The applicant must pay a contribution to Council towards the cost of road and transport infrastructure in accordance with the Infrastructure Agreement.
4. SURVEY

4.1. Prior to any approval for Building Works on the site, the applicant is to provide written certification from a licensed surveyor to Council that no part of the development, including vehicle driveways, will encroach onto Lot 102 RP227305.

4.2. Prior to any approval for Building Works on the site, the applicant is to arrange at no cost to Council the relocation of any easements, including any works associated with the purpose of the easement, on the site affected by the proposed development.

4.3. Prior to the commencement of the use, easements for underground or overland drainage or other purposes in favour of Logan City Council must be provided to the requirements of the Council.
4.4. Documentation in relation to the transfer of drainage and/or other easements in favour of Logan City Council required by this approval must be carried out by Council's solicitors at the applicant's expense prior to the commencement of the use.
4.5. Prior to the commencement of the use for any stage of the development, the applicant is to provide stormwater drainage easements over all land flow paths within the site and underground drainage infrastructure carrying drainage from external catchments
5. PARKING AND ACCESS
5.1. Vehicular access to the site is to be as shown on the approved Plan of Development subject to variations to comply with any requirements of the Department of Main Roads or other conditions in this Development Permit.

5.2. Direct access to Mandew Street is not permitted other than at the access locations shown on the approved Plan of Development.
5.3. A minimum of 6133 car parking spaces including 122 disabled car parking spaces must be provided on the premises.  Such spaces must be sealed, laid out, linemarked, signposted, drained and maintained in accordance with the requirements of the Logan Planning Scheme 2006 by the owner of the land prior to the commencement of the use.
5.4. An Emergency Vehicle car parking bay is to be located immediately adjacent to each of the two entrance on Level 1 of the extension as well as adjacent to the single new entrance on Level 3 of the extension.

5.5. Prior to any approval for building works being granted (including demolition) the applicant is to submit to the Council for approval a Staging Plan demonstrating how the existing shopping centre will continue to operate and function in respect to parking, access and servicing once works on the site commence.  The issues to be addressed in the staging plan are;

5.5.1. ensuring the provision of sufficient car parking spaces for each stage as it is constructed as well as the loss of spaces due to the works being carried out; and

5.5.2. providing car parking spaces for workers vehicles / construction vehicles that have no relationship to floor area but the actual construction activity; and

5.5.3. maintaining customer access to the development site and the internal vehicle (customer/service/etc) movements such as with the removal of Leda Drive; and

5.5.4. ensuring that the construction works do not result in a detrimental impact on the local road network.

5.6. Where any car parking space at its end is adjacent to landscaping, the kerb of the landscaping bed is to be extended beyond the required area of landscaping into the car parking space to create a wheel stop.  The extension of the landscaping bed to accommodate the engine overhang of the vehicle (creating the wheel stop) is to have a hard surface such as paving and be installed by the applicant prior to the commencement of the use.

5.7. An additional 16 bicycle parking spaces (as a minimum) must be provided by the applicant in addition to the existing 40 located on the site evenly distributed between the 2 new entrances on Level 1 of the extension prior to the commencement of the use of the extension, complete with rail-type locking facilities to lock the individual bicycles. 
5.8. The carparking proposed for the development must comply with Australian Standard 2890.1 except for car parking bays that are to be 2.6 metres wide for 6.2 metre aisles.

5.9. Prior to any approval for building works being granted (excluding demolition) the applicant is to submit to Council certification from a member of the Australian Institute of Traffic Planning and Management Incorporated that the detailed design of all;

5.9.1. access points and access ways, 

5.9.2. car parking spaces and associated aisles, 

5.9.3. loading and servicing areas

for the respective stage of building works, complies with all of the conditions contained in this development permit.  Subsequent to construction, the applicant is to submit prior to the commencement of the use of each stage of building works further certification from a member of the Australian Institute of Traffic Planning and Management Incorporated that the works have been carried out in accordance with the detailed designs originally certified.

6. ROAD WORKS

6.1. Any road works to be carried out on Mandew Street or the Pacific Highway Service Road as a result of the proposed development must be carried out to the standards of an Urban Arterial road and completed prior to the commencement of the use if not able to be bonded.

6.2. Prior to the commencement of the use for any stage of the development, the applicant is to provide at no cost to Council an additional 'right turn' arrow on the existing through traffic movement at the Mungaree Drive (southeast) approach of the Mungaree/Mandew Street intersection traffic signals

7. Stormwater quantity

7.1. Prior to the commencement of the use, the applicant is to provide stormwater quality treatment on site in accordance with the Conceptual Site based Stormwater Management Plan prepared by Quantec McWilliam Consulting Engineers, dated April 2007, subject to detailed design, and except as altered by the conditions of this development permit.
7.2. Prior to the commencement of the use of any part of the extension or concurrently with the lodgement of any Operational Works application (whichever occurs first), the applicant is to provide a final detailed Stormwater Quality Management Plan to Council.  All stormwater infrastructure is to be shown on all relevant landscaping and engineering plans and are to be submitted along with the final site Stormwater Quality Management Plan for approval.  The plan and detailed design drawings are to include the following information:

7.2.1. Design criteria, including the conveyance flow standard (ARI) and treatment asset dimensions

7.2.2. Calculations for the estimation of design flow rates and selected Manning's 'n'

7.2.3. Inlet details and vegetation scour protection

7.2.4. Collection pipe information

7.2.5. Overflow design

7.2.6. Filter media specifications

7.2.7. Vegetation selection

7.2.8. Scour protection for all internal and external discharge points

7.2.9. Maintenance requirements for each asset type, including:

7.2.9.1. a maintenance schedule for the establishment phase; and 

7.2.9.2. a maintenance schedule for the operational phase; and 

7.2.9.3. detailed information on maintenance techniques for sediment or litter accumulation, traffic damage, erosion, replanting requirements or ponding.

7.2.10. Plan and long section views

7.2.11. Section views of each different type of asset

7.3. The final detailed design of the stormwater infrastructure is to result in a treatment train that achieves Council's Load based Reduction Water Quality Objectives, by implementing best practice environmental management techniques and water sensitive urban design, demonstrated by modelling.
7.4. Appropriate water quality treatment is achieved by sizing of the rainwater tanks in accordance with that specified in the MUSIC model submitted on 11th January 2008 or alternative treatment options as outlined in the email submitted by Opus Quantec McWilliam on 11th January 2008, as approved by Logan City Council.
7.5. A final copy (CD) of MUSIC modelling is to be submitted with the final Stormwater Quality Management Plan.  The MUSIC modelling must be in accordance with the MUSIC User Manual and Brisbane City Council Pollutant Export Modelling Guidelines.

8. STORMWATER DRAINAGE

8.1. Stormwater drainage must be provided in accordance with the provisions of Council's Planning Scheme and the Queensland Urban Drainage Manual.  Stormwater drainage design requires No worsening of peak flows currently exiting the site and will make provision for:
8.1.1. Underground stormwater drain lines and/or overland flow drainage paths within easements (where necessary) incorporating all external catchments. 

8.1.2. Underground roofwater drain lines connecting the development to Council’s stormwater drainage system where such runoff cannot be directed to the road pavement.

8.1.3. Council’s drainage schemes.

8.1.4. A Q50 drainage system internally and Q 100 drainage system for external catchments flowing across the site.

8.1.5. All site drainage.

8.1.6. Legal point of discharge to the existing detention basin at the north west corner of the site

8.2. Council permits building over the existing stormwater pipelines on the northern/ north eastern parts of the site provided that;

8.2.1. the buildings are structurally designed to transfer no loads on the infrastructure and adequate overland flow paths are provided. 

8.2.2. Plans showing such designs must be submitted to Council at the operational works stage.

9. Sewerage

9.1. All work on existing Council sewers on the site must be carried out by Logan Water Operations or an approved private contractor at the applicant's expense.

9.2. The existing sewers within the area to be developed must be realigned to be outside the buildings with a minimum 2.0 metres setback from the buildings.

9.3. The applicant is required to provide  24 hours/7 days a week access to any Council maintenance holes located within the development.  The minimum width of  access-way required is 2.5 metres.

9.4. The layout of the garden bed/landscaping around any Man Holes is to be well drained and not allow for local ponding.
9.5. Any Maintenance Hole within the development site is to be raised or lowered at the applicant's expense where necessary to comply with Logan Water standards, if necessary.
9.6. During the construction phase, the applicant is to ensure that protection measures are installed to both physically protect any existing Man Hole structures from damage as well as restrict access over the existing sewer line from excessive crushing loads  A pre-construction and a post-construction closed circuit television video (CCTV) survey is to be provided by the Applicant to Council, with an accompanying report.  Where the post-construction CCTV inspection shows that damage has occurred to Council infrastructure as a result of the building works, all costs for repairs to the infrastructure shall be borne by the Applicant. 
9.7. Prior to any approval for Building Works on the site, the applicant is to submit and have approved by Council a sewer planning report addressing the following:
9.7.1. Re-arrange the sewer system within the north of the site and outside the site in the vicinity of Mandew Street allowing for a future planned Mandew Street sewerage pumping station (SPS) near or in the park to the south of Norton Drive. 
9.7.2. The report must allow for;

9.7.2.1. the DN150 reticulation system to be realigned to the north of Mandew Street;

9.7.2.2. realignment of the DN225 trunk sewer to the southern side of the street within the applicant's property unless a footpath or road space alignment can be practically found to the satisfaction of Council;

9.7.2.3. the overflow for a future sewer pumping station to return to the westward flowing sewer in this area. 

9.7.3. The planning report must also designate how and to which locations on the Council's sewer network that the internal hydraulic/drainage loads. [Please note that the MWH report loaded a sewer node which will probably be removed due to motorway widening and/or digging in of the busway station.];

9.8. Design and construct these works within the approved report to Logan Water requirements and standards.  Should the Mandew Street SPS not be installed by the time of construction allow for future installation and direct all flows down the SPS overflow.

9.9. Upon demolition of the Homemaker Centre buildings to the west of the site, firstly confirm that no other properties drain to the sewer in the area and if so plug-off this sewer branch and completely fill the pipes and MHs with a high-flow cementations grout/concrete which may be of a relatively low strength to the abandonment requirements of both Logan Water Infrastructure and Logan Water Operations.  Alternatively, completely remove the sewer system from site and reinstate adequately.  These works are to be carried out by the applicant prior to the commencement of the use of the extension.

10. Water Supply
 
10.1. The applicant is to realign existing Council water supply mains on Leda Drive to outside of the proposed building areas in consultation with Logan Water Infrastructure, prior to the commencement of the use of the extension.

10.2. The applicant is to Install a Pressure Reducing Valve (PRV) as recommended in MWH Global report of September 2007 prior to the commencement of the use of the extension.  Coordinate PRV settings, general arrangements and any telemetry with the Logan Water Infrastructure pressure and leakage management project, at the time of implementation.
11. CONNECTIONS

11.1. Concurrently with the construction of a bus station as identified in the referral agency responses, the applicant is to design and construct a pedestrian and bicycle connection between the bus station and the pedestrian circulation route as shown on Plan A-DA-303 Rev 01 titled Level 3 - Bus Connection and drawn by The Buchan Group dated 21 May 2008 (or as amended) at the applicant's expense.  The connection is to be at the same design standards as a minimum of a proposed connection across the Pacific Highway and delivered concurrently with the bus station construction.  Details of the design are to be provided to Council prior to construction for its approval by Council only to confirm that it is in accordance with the desired pedestrian connections through the site.

12. CPTED and design requirements

12.1. Prior to the commencement of the use, the owner of the land is to ensure that the cladding on the perimeter of the second car parking level consists primarily of an open, non-reflective mesh that allows natural light and ventilation into the car park to a degree that the reduction of natural light into the car park is no more than 20% measured at the internal face of the cladding.  The applicant may mechanically ventilate the car park in accordance with the appropriate Australian Standard.

12.2. The applicant is to ensure that a minimum of 50% of the open car parking spaces on level 3 are covered by a shade structure or similar, prior to the commencement of the use.

12.3. The applicant is to ensure, prior to the commencement of the use, that a minimum of 20% of the surface area of external walls for the 'Large Format Retail' component of the development at Level 1 as shown diagrammatically on Plan No. A-DA-302 titled Level 1 - Extent of Glazing drawn by the Buchan Group dated 21 May 2008 is glazed..

12.4. The applicant is to carry out at all times the practices described in the response to the information request listed as item 21 in the Information Response.
13. LANDSCAPING

13.1. Prior to any approval for Building Works (excluding demolition) a landscape plan and documentation, prepared by a Corporate Member (or person eligible to become a Corporate member) of the Australian Institute of Landscape Architects must be submitted to Council for approval as part of a development application for Operational Works - Landscaping.  The landscape plan and documentation must be prepared in accordance with the provisions of Council's Landscape Code and Planning Scheme Policy No. 2 and 5 in the Logan Planning Scheme 2006.

13.2. Landscape areas must be provided on site in accordance with the approved plan of development except as amended by the following conditions  and must include:

13.2.1. Carpark landscape works, including landscape areas and shade trees to car parks that are open to the sky and located at Level 1 in accordance with the Landscape Code, having an average of 1 shade tree per 2.5 car spaces with a minimum of 2.25m² of landscaped area to be provided per shade tree.

13.2.2. Due to the proposed land resumption requirements of the Department of Main Roads, the applicant is to carry out landscaping along the frontage of the site to the Pacific Highway in accordance with the following;

(a)
In the area nominated by the Department of Main Roads as a part of its Referral Agency response as being required for future road purposes, planting is to be regarded as short / medium term landscaping and consist of fast growing local species with a minimum pot size of 200mm; and

(b)
In the area between the front of the building (facing onto the Pacific Highway) and the area nominated by the Department of Main Roads as a part of its Referral Agency response as being required for future road purposes, advanced trees (minimum of 45 litres), shrubs and ground covers are to be installed to a level in compensation of the lesser planting carried out in the area required for future road purposes.  The landscaping is to provide an enduring landscape that persists following site disturbance.
(c) 
Planting carried out in other areas of the site shall consist of advanced trees (having a minimum pot size of 25 litres), shrubs and groundcovers.

13.2.3. A landscaped area along the frontage of the site to the Pacific Highway Service Road and the portion of Mandew Street where the extension is proposed to occur in accordance with the approved Plans of Development and more specifically Plan Number QIC02_SK04 drawn by PLACE Planning and Design dated 8 April 2008 which identifies the transect widths of the landscape area along the frontage for the short / medium term. 

13.2.4. Landscape areas must be at natural ground level except where it is proposed to import soil with suitable retaining works.

13.2.5. Plants selected are to be low maintenance and tolerant of site conditions.

13.2.6. All plants are to be drought tolerant.

13.2.7. A type 2 concrete wall, 0.15 metres minimum height, or other approved barrier erected between any landscaped area and car parking areas or driveway, except where flush mounted kerbs are required to be installed for stormwater quality management purposes.  In these instances an alternative vehicle barrier (eg. bollards) is to be provided.

13.2.8. Concrete mowing edge to be installed between landscaped areas and turfed areas.

13.2.9. An automatic inground irrigation system to all garden areas that while level 4 or higher water restrictions are in place uses harvested stormwater or recycled water.

13.2.10. Establishment maintenance for a minimum of 12 weeks, following Practical Completion as outlined in the Logan Planning Scheme 2006.

13.2.11. Footpath tree planting along the frontage of the site must be provided in accordance with Landscape Code (1 tree per 8 lineal metres of road frontage).

13.2.11.1. All trees must have a minimum container size of 25 litres except where otherwise stated in other conditions of this Development Approval;

13.2.11.2. Tree species must be as per existing thriving trees along the street or in accordance with LCC Landscape Districts;

13.2.11.3. Tree guards must be installed around trees to prevent theft, vandalism or accidental damage.

13.2.12. Pedestrian connections are to be provide through the landscaping to provide connections to the external road network and pedestrian access points and attractors within the development site.

13.2.13. Development of a landscape entrance statement at the vehicular entrances into the site affected by the proposed shopping centre extension development works;

13.2.14. Sections to show the proposed wheel stop / kerb location in relation to landscape areas.
13.3. Maintenance must be in accordance with Logan City Council Planning Scheme Policy No. 2 (Landscaping) Part 7 Maintenance and Part 8 Contractual Provisions.

14. SIGNAGE

14.1. While subject to complying with any requirements of the Advertising Device Code in the Logan Planning Scheme 2006, any advertising signage on the façade of the building is to be located and of a size generally consistent with what is shown on the approved Plan of Development.
15. RETICULATED WATER

15.1. Use of reticulated water from the Logan City Council's water supply network for construction purposes is not permitted while Level 4 or higher water restrictions are in place within the City of Logan. Only recycled water obtained from Council's Sewerage treatment plant at Loganholme, harvested rainwater or any other source approved by Council is to be used for construction purposes, dust suppression and the like. 
16. GENERAL
16.1. Building over existing sewers or stormwater pipes is not permitted unless otherwise approved by Council in writing or by these conditions.

16.2. The owner of the land is responsible for the full cost of any alteration necessary to electricity, telephone, water mains, sewer mains, stormwater drainage systems or easements and/or other public utility installations resulting from the development or from road and drainage works required in connection with the development. 

16.3. No works must be commenced on works which ultimately revert to Council or on adjacent roads or drainage schemes until Council has been advised in writing, of the name of the responsible contractor and that the contractor has received from Council a notice of appointment of principal contractor under the provisions of the Workplace Health and Safety Act. 

16.4. The use must be constructed and conducted in such a manner as not to interfere with the amenity of the neighbourhood by reason of noise, vibration, smell, fumes, vapour, steam, soot, ash, dust, waste water, waste products, grit, oil or otherwise.

16.5. The site must be maintained by the applicant in a clean and tidy state at all times.

17. CONCURRENCE AGENCY CONDITIONS (QUEENSLAND TRANSPORT)

17.1. As attached.

18. CONCURRENCE AGENCY CONDITIONS (DEPARTMENT OF MAIN ROADS)

18.1. As attached.
Further development permits required under the integrated planning act 1997

· Building Work;

· Operational Work.

Further Advice To Applicant

1. Authorised persons of the Council may enter the premises the subject of this permit at any reasonable time to ascertain whether the above conditions have been complied with (and/or whether the above requirements have been carried out).

2. All site works and earth works must be carried out in accordance with the Logan Planning Scheme 2006.

3. All works must be carried out in accordance with the Workplace Health & Safety Act 1989.

4. It is the owner's and occupants responsibility under the Environmental Protection Act 1994 to advise the Chief Executive of the Environmental Protection Agency, of any Notifiable Activity conducted on the site or contamination or suspected contamination which may cause a hazard to human health or the environment within 30 days of becoming aware of the operation of a Notifiable Activity on the site or of any contamination or suspected contamination.  The Chief Executive, pursuant to the Act, is empowered to require that the development complies with the provisions of the Act, including the preparation of site investigation reports and if necessary the remediation of the site at the owners expense.

5. The currency period for this approval is in accordance with Section 3.5.21 of the Integrated Planning Act 1997.

6. Council's Design Criteria Fire Fighting Requirements

In accordance with Planning Scheme Policy No.5 (Part 2,Division 7), at any single street hydrant the following hydraulic performance criteria can be experienced and is to be expected for the purposes of design of all internal fire services/systems, during a fire flow situation on a typical maximum day/maximum hour demand condition:-

	
	L/s
	Residual Pressure

	Residential
	Maximum of 15 L/s
	Minimum of 12m

	Non Residential
	Maximum of 30 L/s
	Minimum of 12m


Notes:- 

1.  
Any values over and above (either resulting from in field flow and pressure tests or derived) used in any design of private/internal infrastructure are not obliged to be delivered by Council and could compromise the property.

2. 
Council has a program of pressure management throughout the city and the above standards will be maintained as a minimum, that will in some cases be below that experienced via flow and pressure tests performed at various times and dates throughout the year.

Council's Design Criteria System Pressure Requirements
In accordance with Planning Scheme Policy No.5 (Part 2, Division 7) the following criteria shall apply in the design of all dedicated (for sole purpose) internal domestic services / systems (Non Residential / Residential) developments.

· From any council reticulation infrastructure a minimum of 22m pressure at the boundary of the premises can be experienced and is to be expected for the purposes of design, during a typical maximum day/maximum hour demand condition.

· For Residential Subdivisions, the Hydraulic Grade Line at nominated connection point/s are to be provided by Council to ensure the above design criteria (Fire Fighting Requirements & System Pressure Requirements) are attained.

DECISION BY DELEGATE

	Re:  Submission by Shane Murrihy

	To:  Development Assessment Manager


	SITE:

	Address of Site:
	3828-3846 Pacific Highway, 82-102 Mandew Street, 3786-3810 Pacific Highway, SHAILER PARK  

	Real Property Description:
	Lot 1 RP 908636, Lot 7 RP 804581, Lot 111 RP 804581, Lot 36 RP 803470, Lot 9 SP 114364

	Name of Owner:
	QIC Logan Hyperdome Pty Ltd and John Clifford Longhurst

	Area of Site:
	32.5011 hectares

	Zone & Sub Area:
	Particular Purpose Zone (Precinct 6 of the Shailer Park Development Control Plan) 

	APPLICATION:

	Application Number:
	MCUC/29/2007 (ASPS/40/2007)

	Type of Permit required:
	Development Permit

	Type of Application:
	Material Change of Use

	Description of Proposal:
	Shopping Centre and Retail Showrooms (Extension from 104,965m2 to 145,490m2 GLA)

	Level of Assessment:
	Impact Assessable

	Planning Scheme assessment under:
	Logan Transitional Planning Scheme 1997 (Superseded Planning Scheme) 



	Applicant:
	QIC Logan Hyperdome Pty Ltd

	Lodgement Date:
	9 May 2007

	Submissions Close:
	31 October 2007

	Decision required by:
	21 December 2007


This submission is referred for exercise of delegated authority in accordance with the Delegation titled:

INTEGRATED PLANNING ACT (IPA) DELEGATION NO.2 - DECIDING DEVELOPMENT APPLICATIONS, MINUTE NO. 251/2007, 7 AUGUST, 2007

DECISION
Having considered the application detailed above, the matters set out in the submission to the Delegate and the recommendation of the officer, I am satisfied that the application accords with relevant standards and the Integrated Planning Act 1997 where applicable and as such approve the application subject to the conditions attached.

Dated the 
 day of 
2008
Toni Averay
Development Assessment Manager

Strategy and Development 

AS DELEGATE OF THE COUNCIL
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