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	SUBJECT:
	Subject/MCUI/80/2005 - extension to hotel

LIQUORLAND (QLD) PTY lTD (applicant) 
962-966 KINGSTON ROAD and 12 LOGANLEA ROAD, WATERFORD WEST (location) 
LOT 52 ON RP808892 AND LOT 4 ON RP858003 (RPD)

CPT CUSTODIAN PTY LTD AND SANDHURST TRUSTEES LTD (owner) 
/Subject  

	REPORT OF:
	DIRECTOR OF DEVELOPMENT, HEALTH & ENVIRONMENT

Created: 20/12/2005


AREA:
11,069m2




STRATEGIC PLAN:
Urban Residential

ZONING:
Commercial
SUBMISSIONS CLOSED:
15 December 2005

NUMBER OF PROPERLY MADE SUBMISSIONS:
   1 objection
1. J. Basso, 9/94 Allora Street, Waterford
DECISION PERIOD END:  2 February 2006

EXECUTIVE SUMMARY

Council is in receipt of a development application for an extension to a hotel to include an outdoor smoking area and an extension to the existing Liquorland.  This proposal is for a 625m2 extension to the existing bottle shop (Liquorland) and a designated outdoor smoking area of 135m2 proposed on the southern side of the existing Hotel (operating as "Club Hotel Waterford") to be provided in line with new state legislation for indoor smoking bans effective from July 2006 whereby the whole enclosed area of liquor licensed premises must be no-smoking.  This will involve the refurbishment of the existing drive Thru area (including the removal of the roof and refurbishment to create an enclosed courtyard area).  An enclosed beer garden on the eastern side of the Hotel has also been included on the plan (this is indicated as forming part of the southeastern part of the existing tavern fronting Loganlea Road), as this has not been given town planning approval previously it is included as part of the proposed plan of development.  The total area of the Liquorland after the extension will be 1,163m2 and the tavern 1,293m2.  Carparking and landscaping is also proposed and this will be conditioned to be included within the property boundary to provide the appropriate car parking spaces after the car parking spaces have been removed from the road reserve.
The access for the premises is proposed to be via Loganlea and Kingston Roads with the closure of the southernmost crossover on Loganlea Road and the second crossover to be made as an exit only.
It is recommended that this development application be approved subject to conditions.
THE PREMISES

The subject premises is an irregular rectangular shape and has an area of 11,069m2, which has a slight slope from the southwestern corner at 14m AHD towards the southeast at 12m AHD.  The premises contains the existing tavern "Club Hotel Waterford" and detached bottle shop "Liquorland" which has a total GFA of 1833m2.  It is situated on the corner of 962-966 Kingston Road and 12 Loganlea Road and consists of two lots Lot 52 on RP808892 and Lot 4 on RP858003.  Access to the premises is from both Loganlea and Kingston Roads.  There is currently 27 car parking spaces located in the road reserve along Kingston and Loganlea Roads.
In the broader area the premises is located to the north and east by commercial premises and adjacent to a multi unit development to the northwest.  On the southern side of Kingston Road is Waterford Plaza, Tygum Lagoon and low density residential to the west.  
DESCRIPTION OF PROPOSAL

The applicant seeks Council approval for an extension to a hotel over two stages.  It is not necessary to stage this development over two stages and is preferable to encourage completion of all landscaping and carparking in the one stage.  This proposal is for a 625m2 extension to the existing bottle shop (Liquorland).  A designated outdoor smoking area is also proposed on the southern side of the existing Hotel (operating as "Club Hotel Waterford") to be provided in line with new state legislation effective from July 2006.  This will involve the refurbishment of the existing drive Thru area (including the removal of the roof and refurbishment to create an enclosed courtyard area).  An enclosed beer garden on the eastern side of the Hotel has also been included on the plan (this is indicated as forming part of the south-eastern part of the existing tavern fronting Loganlea Road), as this has not had town planning approval previously, it is now included as part of the proposed plan of development.  The extensions proposed are all single storey in height and consistent with the scale and bulk of the existing buildings.  The total area of bottle shop after the extension will be 1163m2.  Additional carparking and landscaping is proposed as a buffer between the Liquorland extension and residential development to the northwest.   

There is 159 car parking spaces proposed on the site to support the proposed development.   Following the dedication of land for the widening of Loganlea Road some time ago, 23 car parking spaces are currently located on road reserve.  These 23 car parking spaces will be removed from the road reserve when a "slip lane" is constructed by the Department of Main Roads.  However, Council does not have a timeframe from the Department of Main Roads as to when this will work will occur. 
The access for the premises is proposed as via Loganlea and Kingston Road with the closure of the southernmost crossover on Loganlea Road and the second crossover to be made for exit only.

History

Previous (town planning) development approvals have included RL82 (MCUC/5531/1990) which Logan City Council on the 18 December 1990 approved a relaxation of frontage setback requirements on land described as Lot 1 RP190201 subject to conditions.  Various parts of this condition have not been complied with including landscaping and the amalgamation of two adjoining lots Lot 52 RP808892 and Lot 4 RP858003.  A total of 133 car parking spaces were required with this approval.
Various operational works approvals for signage have been approved in addition to a building approval D980276 for alterations and a new awning to the liquor barn and building approval BW/761/2004 for renovations to the Waterford Hotel.

PUBLIC NOTIFICATION AND SUBMISSIONS

Public notification had been carried out in accordance with Section 3.4.7 of the Integrated Planning Act and completed on the 15 December 2005.  One submission was received during the advertising period.

SUBMITTERS

There was one properly made submissions.
The issues that were raised in the submission received are outlined below:

Table 1: Submission Issues and Comments
	Planning Consideration
	Issue
	Comment

	Noise
	There will be extra noise emitted from the extra traffic, as well as refrigeration and air conditioning units associated with the building.
	Conditions will be set for any external plant, both rooftop and ground level, refrigeration and/or air-conditioning units and other mechanical plant and equipment associated with future uses to be low noise emitting, located and acoustically treated and/or shielded.  

A condition will also be set if any noise complaints are received an environmental management plan shall be completed within one month.


PLANNING CONSIDERATIONS

Transitional Planning Scheme

Strategic Plan

The site is designated Urban Residential.  This strategy intends for land in Urban Residential areas to be developed for a range of residential development types within an attractive urban environment characterised by a high level of amenity.  This zone is also intended to be developed for:

S1.5.1(b)(ii)…..local service functions such as public utilities, public recreation, schools, child care centres, local shops, local shopping centres, health care practices, veterinary clinics, commercial premises…."

The proposal for an extension to a hotel, which performs as a local service function (although not specifically included in this list) is consistent with the intent for this designation.  The development is to ensure that it does not negatively impact on residential amenity as a result of the proposal in accordance with s1.5.2:

"The physical attractiveness and amenity of the Residential area shall be protected and enhanced."

This proposal is for an extension to a commercial premises and conditions can be set to reduce the impacts from noise and traffic movements on the premises to protect the adjoining multi unit development.  In particular in s1.5.2(n):
"Development at the boundary of the Residential area must provide landscaping or other treatment to adequately buffer and screen the development within the Residential area from any adjoining Business Activity Node or other non-residential activity."

Landscaping, acoustic fence and lighting conditions will be set to ensure a buffer between the commercial and residential development.
Zoning

The subject premises is zoned Commercial which is intended to accommodate in s7.3.1:
"(c) limited entertainment and service activities which are complementary to the primary commercial function of the zone. "

In accordance with s7.3.1.3(b) the development must:

"Ensure that the amenity of any adjacent residential area is protected from traffic, noise, visual and other potential impacts"

The proposal complies with all of the acceptable solutions other than the issues outlined in the table below including that of the Residential Development Controls - Part 3.   A relaxation to the front setback on the tavern was approved in 1990.
The application has been assessed against the Residential Development Controls in Part 3 of the transitional Planning Scheme and alternative design solutions have been tabled below:

	Acceptable Design Solutions
	Alternative Design Solutions

	7.1 Residential Interface Controls

	7.11.3.1(d) a 1.8 metre high acoustic screen fence is established on the common boundary.

	A 2 metre high screen fence has been recommended by the acoustic report  by Max Winders and Associates dated 31 May 2005 and this will be conditioned as a result.


Local Planning Policies

The application requires assessment against Local Planning Policy No. 3 - Design Guidelines for Industrial and Commercial Development.  The application complies with the development standards within these policies except for a relaxation approved in 1990 for the building setback to Loganlea Road.
Draft IPA Scheme

This application was lodged after public notification of the draft IPA Planning Scheme. In terms of the Draft IPA Planning Scheme, public notification commenced at 10th December 2004 until 24 March 2005.

The premises is zoned District Business in the draft IPA Planning Scheme.  Overlays triggered in the property report include the Flood Plain Management Area, Acid Sulfate Soils Area, Noise Affected Area and Road Network.
A Hotel is impact assessable in the District Business whilst a detached bottle shop is code assessable and is consistent development within this zone.  

SEQ Regional Plan 2005-2026

The subject premises are located within the 'Urban Footprint' of the South East Queensland Regional Plan.  Strategies within the SEQ Regional Plan to achieve the desired Urban Form for South East Queensland include the consolidation of urban development within the Urban Footprint, the increasing of new developments created by infill areas and the focusing of higher densities in and around Regional Activity Centres and public transport nodes and routes.

This proposal complies with the above mentioned strategies and is consistent with the Intent of the SEQ Regional Plan. 

REFERRALS
State Agencies

Department of Main Roads

The Department of Main Roads received this application on 2 September 2005. On 7 September 2005 they provided their Referral Agency's Response. This response had no requirements to be placed on this proposal.
Internal

Operational Works

The proposal has been assessed by Council's Operational Works Branch and is satisfactory subject to conditions which have been attached to this report.
Policy Branch

The proposal has been assessed by Council's Policy Branch and is consistent in the District Business zone.

City Works

The proposal has been assessed by Council's City Works Branch and was satisfied.
Community Services
The proposal has been assessed by Council's Community Engagement Branch and was satisfied.

CONCLUSION

The proposed use (the detached bottle shop extension and tavern extension) is consistent with the intent for the Commercial zone in the transitional planning scheme and the District Business zone in the draft IPA Planning Scheme.  

IT IS RECOMMENDED:-

That Council grant a development permit for extension for the hotel and detached bottle shop on the site, subject to the following conditions including compliance qualifications and the applicant, submitter and the referral agency be advised accordingly.

MATERIAL CHANGE OF USE CONDITIONS (EXTENSION TO EXISTING HOTEL)
1. PREMISES
1.1. The development of the site shall comply with the provision of Council's Local Laws, Local Planning Policies, Planning Scheme and Development Manual to the extent they have not been varied by this approval.
2. Proposal Plan

2.1. The design of the development shall be generally in accordance with Drawing No. 05065 SD 1.10 p2, 'Proposed Site Plan Stage 2,' as amended by Council on 13 January 2006 and Drawing No. 05065 SD 2.01 p3, "Proposed Elevations (Big Box) dated 22 June 2005 and prepared by Brand & Slater Architects and Drawing No. L177 SD01 "Plan/Elevations" dated 21 November 2005 and prepared by Mohyla Architects Interior Designers except as altered by this approval:

2.1.1. Provide scaled engineering drawings of HRV movements showing entry and exiting in a forward gear. 

To be complied with prior to any approval for Operational Works or Building Works.

3. CARPARK

3.1. A minimum of One hundred and fifty two (152) off-street carparking bays laid out generally in accordance with Drawing No. 05065 SD 1.10 p2, 'Proposed Site Plan Stage 2,' as amended by Council on 13 January 2006 and prepared by Brand & Slater Architects shall be provided for both customers and employees.  Such spaces shall be laid out, paved, linemarked, signposted, drained and maintained in accordance with Council's Development Manual and current Local Planning Policy No 21 (Traffic Generating Developments) and Australian Standard 2890.1.

3.2. Provision shall be made for the following:-
3.2.1. A minimum of 6 car parking spaces for disabled people.
4. Roadworks and Access

4.1. Access to the site shall incorporate the construction of a two-way reinforced concrete industrial driveway slab in accordance with IPWEAQ Drawing Number R-0051 which is capable of catering for the entering and exiting movement of a 12.5 metre heavy rigid vehicle and/or an articulated vehicle. 

4.2. The access cross over and the internal roads layout shall be designed by a registered professional engineer and is to include detailed turning movement templates for a 12.5 metre heavy rigid vehicle and /or an articulated vehicle.
4.3. Minimum 1.2 metre wide raised (265 mm high ) concrete medians ends and minimum 600 mm wide raised (265 mm high ) median strips are required between proposed carparking spaces  and the proposed heavy rigid vehicle and/or articulated vehicle internal access route 

4.4. Council requires the closure of the existing southern most cross over access off Loganlea Road and requires the re instatement of verge, footpath and kerb and channel. 

To be complied with prior to the issue of the development permit for Building Works.
4.5. As well the second ( or middle ) existing crossover access to Loganlea Road is to be re configured for Exit Only use and Council requires a standard Exit Only Sign to be located on each side of the cross over facing Loganlea Road. Also the installation of a concrete toe and/or end strip is required to discourage vehicles from turning in from Loganlea Road - this entrance is to be permanently closed and the verge, footpath and kerb and channel is to be reinstated. 

To be complied with prior to the issue of the development permit for Operational works.

4.6. The development shall comply with Council's Local Planning Policy No. 21 (Traffic Generating Developments) and Australian Standard 2890.1. and 2890.2.
Unless stated otherwise, to be complied with prior to the commencement of the use.

5. Stormwater 

5.1. Stormwater drainage shall be provided in accordance with the provision of Council’s Development Manual and the Queensland Urban Drainage Manual, and the stormwater drainage design shall make provision for No Worsening of post development flows over the pre existing pre development peak flows and peak volume currently exiting the site:
5.1.1. Underground stormwater drainlines and/or overland flow drainage path within easements (where necessary) incorporating all external catchments. 

5.1.2. All external drainage and site drainage to the standards of the Assessment Manager.

a)
A Legal point of discharge is to the existing stormwater assets in  Loganlea Road

b)
The provision of a satisfactory Stormwater Quality Interception Device (SQID) and an oil / water separator within the property boundaries at each stormwater drainage outlet is required.
To be complied with prior to the commencement of the use.

6. LIGHTING

6.1. All lighting shall comply with Section 11.9 (Lighting Nuisance) of Council's Planning Scheme.  Council requires the lighting of the car park area to be downwards directed flood lighting with all lights directed away from the adjacent residential areas.  The lighting of the car park areas is to be designed to not create any "environmental nuisance" as defined under the Environmental Protection Act on the adjacent residential dwellings 

7. GENERAL 

7.1. The developer shall be 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.

7.2. No work shall be commenced on works which will 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.

8. Earthworks and Allotment Improvement Works

8.1. Any cutting/filling existing or proposed shall be in accordance with Council's Local Planning Policy No. 9 (Earthworks). 

8.2. Council requires any filling on the site to be in accordance with Council's Local Law No.6 (Flood Plain Management).
8.3. No clearing of the site or earthworks shall be carried out prior to the Assessment Manager’s written approval of a satisfactory erosion and sediment management plan.

9. Construction Control

9.1. The applicant shall provide written authority at the time of submission of Operational Works plans to allow Council officers to enter the land at all reasonable times in order to carry out inspections in relation to this approval as required. 

10. Erosion Prevention and Sediment Control

10.1. Areas of prime concern for erosion and sediment control during construction and operational phases shall be identified, treated and maintained to ensure that erosion does not occur and that the water quality standards are maintained to standards outlined in the Logan City Council Urban Stormwater Quality Management Plan.  

10.2. The applicant shall submit details of erosion and sediment management procedures for approval by Council at the same time as engineering drawings for each stage of the development.  The silt management plans shall include a schedule detailing the stages at which various management techniques would be in place and include a statement of objectives, description of proposed strategies, monitoring, reporting and corrective actions for non-compliance.

10.3. Stockpiles shall be protected to prevent them becoming a source of dust or sediment.  Earth diversion banks upslope, cover crops of fast growing annual grass species or cereals, mulching and/or sediment control measures shall be undertaken where stockpiles are to be located for more than 14 days.  For periods less than 14 days, the use of temporary perimeter banks and sediment fences is appropriate for daily protection.

10.4. The applicant shall be responsible for the restoration of the site and any adjoining affected lands where sediment deposition has occurred as a consequence of construction activity associated with the development until the expiration of the maintenance period.  Such restoration shall be completed in a reasonable time determined by the Manager - Development Assessment.

10.5. Prior to the phase incorporating earthworks or construction, the applicant shall be responsible for the installation and maintenance of erosion and sediment management facilities until the development has been accepted as "off maintenance" by Council.  These facilities shall be modified and maintained on site as required to ensure compliance with the SQMP and the Environmental Protection (Water) Policy 1997.

To be complied with prior to the commencement of any works on site.

11. NOISE ATTENUATION
11.1. Council requires a 2.0 metre high double lapped and capped acoustic timber fence (having a surface area density of minimum 10kg/m2) to be constructed along the common boundary with the existing residential development.
To be complied with prior to the commencement of the use.

11.2. The proposed activity must be carried out by such reasonable and practicable means necessary to prevent the emission or likelihood of emission of noise that constitutes an intrusive noise.
11.3. Any external plant, both rooftop and ground level Any refrigeration and/or air-conditioning units and other mechanical plant and equipment associated with future uses must be low noise emitting, located and acoustically treated and/or shielded to achieve the 35dBLA 90 and 38 dB LA10 limit to surrounding noise sensitive receptors and 40 dB LA90 43dBLA10  at commercial uses.
11.4. Emissions from vehicles, patrons voices, music amplified or other and all other uses on the property must not exceed 35dB LA90 and 38 dB LA10 at the noise sensitive receptors and 40 dB LA90 and 43dB LA10  at commercial premises.

11.5.  In the event of any validated noise complaints an Environmental Management 
Plan (EMP) shall be prepared and submitted to Council for approval within one month of the applicant being formally notified of the complaint. 
11.6. The EMP will 
 address sections 330, 331 and 332 of the Environmental Protection Act 1997.  The EMP shall include, but is not restricted to;

11.6.1. Objectives of the plan.

11.6.2. Measures to be implemented to achieve the objective.

11.6.3. Appropriate performance indicators at intervals of less than 6 months.

11.6.4. Provisions for monitoring and compliance recording.
11.6.5. The EMP shall show 
compliance with and implement the 
Noise Emission Level Objectives quantified in these conditions. 


11.7. The  Environmental Management Plan must include an acoustic report  with measurements as per the QLD Noise Measurement Manual (EPA 2000)  submitted to Council that includes measurements of one third octave band spectra to record emissions of tonal or impulsive noise from the development including external fixed and mobile mechanical plant. 

11.8. Once approved, the use is to operate in accordance with the approved Environmental Management Plan.
12. Landscape Works

12.1. A landscape plan of the entire site and documentation, prepared by a Corporate Member or person eligible to become a Corporate member of the Australian Institute of Landscape Architects shall be submitted to Council for approval as part of a development application for Operational Works - Landscaping.  The landscape plan and documentation shall be prepared in accordance with the provisions of Council's Development Manual.

To be complied with prior to building works approval

12.2. Landscape areas shall be provided on site in accordance with 'Proposed Site Plan - Stage 2' , drawing number 05065 SD1.10 Issue P2 as amended by Council on 13 January 2006 by Brand +Slater except as amended by the following conditions  and shall include:

12.2.1. A landscape strip, of a minimum width of 5.0m to be densely planted with trees (25L) at 4.0m average centres, shrubs and groundcovers along the north western boundary of the site.  

12.2.2. Landscaped area with an average width of 3.0m densely planted with screening trees (25L) at 4.0m average centres, shrubs and groundcovers to be provided along northern boundary.

12.2.3. Landscaping with trees, shrubs and groundcovers to be provided within the car parking areas in the area between and adjacent to car parks 6 & 7, car parks 46 & 47, and at either end of eight car parks in front of the 'existing liquor barn'.

12.2.4. An automatic inground irrigation system and drainage system to all landscaped areas.

12.2.5. Existing landscape areas are to be upgraded as necessary to ensure mulch depth 100mm minimum, no weeds and sufficient shrubs and groundcovers planted at densities to ensure 50% overlap at maturity. Existing healthy trees, shrubs and groundcovers (except environmental weeds) to be retained and protected.

12.2.6. No plant, refuse disposal facilities, open storage areas, transformers and or any other building services are to be located within the landscaped areas.

12.2.7. All plants are to be drought hardy.

12.2.8. Establishment maintenance for a minimum of 12 weeks following Practical Completion as outlined in Council's Development Manual.

12.2.9. A contribution to Street Tree planting to be made to Council at a rate of $18 per lineal metre of frontage.
To be complied with prior to the commencement of the use of the Liquor Barn extension.
12.2.10. Landscaped area with a minimum width of 1.5m densely planted with screening trees (25L) at 4.0m average centres, shrubs and groundcovers to be provided along the Kingston Road frontage.

12.2.11. Replace the two (2) car parks to the north of Loganlea entrance with a landscaped area of approximately 36m2 densely planted with trees, shrubs and groundcovers.  Landscape area to be shaped to follow the turning curves of heavy vehicles entering the site.

To be complied with prior to building works approval.
13. GENERAL CONDITIONS

13.1. All advertising signage shall be in accordance with Council's Local Planning Policy No. 10 (Guidelines for the Design and Siting of on-premises signs and advertisement hoardings).  No bunting or streamers are to be displayed on site.

13.2. Lot 52 RP808892 and Lot 4 RP858003 shall be amalgamated under one title.
To be complied with prior to building works approval.

13.3. The applicant is to comply with Conditions 1 and 2 of Council's approval for application RL82 being a relaxation of frontage setback for which Council currently holds a Bank Guarantee in the amount of $60,000.

To be complied with prior to building works approval.

13.4. The applicant is to remove all existing works including parking spaces, driveways, asphalt and the like from the road reserve along the frontage of the site and turf the area to the same standard as already exists in the verge and "make good" the interface between the two areas. 
To be complied with prior to commencement of the use.
The Development & Environment Committee recommended:
That the report be received and adopted.

Adopted by Council at its meeting of 31/01/2006 Minute No 10/2006
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