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IPSWICH CENTRAL REDEVELOPMENT COMMITTEE AGENDA 
10 minutes after the conclusion of the Environment and Sustainability 

Committee on Thursday, 2 September 2021 
Council Chambers 

 

Item No. Item Title Page No. 

 Declarations of Interest  

 Business Outstanding  

 Confirmation of Minutes  

1 Confirmation of Minutes of the Ipswich Central Redevelopment 
Committee No. 2021(07) of 5 August 2021 

7 

 Officers’ Reports  

2 Ipswich Central Revitalisation Community Engagement Report 10 

3 Nicholas Street Precinct - Communications, Engagement and 
Events Report August 2021 

27 

4 Nicholas St Precinct - Retail Sub-Project Steering Committee 
Report August 2021 

30 

5 **Nicholas Street Precinct - Approval of an Agreement for Lease 
for Eats Tenancy T1 

36 

 Notices of Motion  

 Matters Arising  

** Item includes confidential papers 
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IPSWICH CENTRAL REDEVELOPMENT COMMITTEE NO. 8 
 

2 SEPTEMBER 2021 
 

AGENDA 
 

DECLARATIONS OF INTEREST IN MATTERS ON THE AGENDA 
 

 
BUSINESS OUTSTANDING 

 
 

CONFIRMATION OF MINUTES 

1. CONFIRMATION OF MINUTES OF THE IPSWICH CENTRAL REDEVELOPMENT 
COMMITTEE NO. 2021(07) OF 5 AUGUST 2021 

 
RECOMMENDATION 

That the Minutes of the Meeting held on 5 August 2021 be confirmed. 

 

 
OFFICERS’ REPORTS 

 

2. IPSWICH CENTRAL REVITALISATION COMMUNITY ENGAGEMENT REPORT 

This is a report summarising the community engagement undertaken for the 
Ipswich Central Revitalisation.   

 
RECOMMENDATION 

That the Ipswich Central Revitalisation Community Engagement report be received 
and the contents noted. 

 

3. NICHOLAS STREET PRECINCT - COMMUNICATIONS, ENGAGEMENT AND EVENTS 
REPORT AUGUST 2021 

This is a report concerning the communications, engagement and events activity 
undertaken and planned for the Nicholas Street Precinct in August 2021. 

 
RECOMMENDATION 

That the Nicholas Street Precinct Communications, Engagement and Events 
Monthly Report be received and the contents noted. 
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4. NICHOLAS ST PRECINCT - RETAIL SUB-PROJECT STEERING COMMITTEE REPORT 
AUGUST 2021 

This is a report concerning the August 2021 report from the Retail Sub-Project 
Steering Committee on the status of the leasing program and associated 
developments with the retail component of the Nicholas St Precinct 
redevelopment. 

 
RECOMMENDATION 

That the August 2021 Retail Sub-Project Steering Committee Report be received 
and the contents noted. 

 

5. **NICHOLAS STREET PRECINCT - APPROVAL OF AN AGREEMENT FOR LEASE FOR 
EATS TENANCY T1 

This is a report concerning an agreement for lease for council’s consideration 
associated with tenancy T1 within the Nicholas Street Precinct’s Eats Building. 

 
RECOMMENDATION 

A. That Council enter into an Agreement for Lease and Incentive Deed with the 
proposed lessee for Tenancy T1 in the Eats Building (impacting lots 2RP209886, 
3RP212242 and 1SP300605) (“Tenancy T1”) within the Nicholas Street Precinct 
(under the commercial terms detailed in the confidential report and attachments by 
the Project Manager dated 26 August 2021). 

B. That conditional upon Council satisfactorily executing the Agreement to Lease with 
the proposed lessee, (contained in recommendation A of this report), Council enter 
into a lease for Tenancy T1 with the proposed lessee (as detailed in the confidential 
report and attachments by the Project Manager dated 26 August 2021).  

C. That Council note, that in relation to Council’s disposal of its leasehold interest in 
Tenancy T1 to the proposed lessee, that the Ministerial exemption under s236 (f) of 
the Local Government Regulation 2012 applies to the disposal of Council’s interest 
in Tenancy T1. (Ministerial exemption contained in Attachment 1 of this report).     

D. That pursuant to Section 257(1)(b) of the Local Government Act 2009, Council 
resolve to delegate to the Chief Executive Officer the power to take “contractual 
action” pursuant to section 238 of the Regulation, in order to implement Council’s 
decision at Recommendation B. 

E. That Council be kept informed as to the progress and outcome of the execution and 
publication of details.  
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NOTICES OF MOTION 

 
 

MATTERS ARISING 



IPSWICH CENTRAL REDEVELOPMENT COMMITTEE 
MEETING AGENDA 

2 SEPTEMBER 
2021 

 

Page 7 of 51 

IPSWICH CENTRAL REDEVELOPMENT COMMITTEE NO. 2021(07) 

 
5 AUGUST 2021 

 
MINUTES 

COUNCILLORS’ ATTENDANCE: Councillor Marnie Doyle (Chairperson); Mayor Teresa 
Harding, Councillors Kate Kunzelmann, Russell Milligan 
and Deputy Mayor Nicole Jonic (Deputy Chairperson)  

COUNCILLOR’S APOLOGIES: Nil  

OFFICERS’ ATTENDANCE: Acting Chief Executive Officer (Sonia Cooper), Acting 
General Manager Infrastructure and Environment (Sean 
Madigan), General Manager Planning and Environment 
(Peter Tabulo), General Manager Community, Cultural 
and Economic Development (Ben Pole), Project Manager 
(Greg Thomas), Communications, Events and Engagement 
Manager (Karyn Sutton), Chair - Retail Sub-Project Sub 
Committee (James Hepburn), Executive Services Manager 
(Wade Wilson) and Theatre and Production Supervisor 
(Nicholas Burke) 

 
This meeting was held virtually and streamed publicly in accordance with the COVID 
provisions of sections 277 B, C and D of the Local Government Regulation 2012. 
 

DECLARATIONS OF INTEREST IN MATTERS ON THE AGENDA 
 

Nil 
 

 
BUSINESS OUTSTANDING 

Nil 
 

 
CONFIRMATION OF MINUTES 

 

1. CONFIRMATION OF MINUTES OF THE IPSWICH CENTRAL REDEVELOPMENT 
COMMITTEE NO. 2021(06) OF 8 JULY 2021 

RECOMMENDATION 

Moved by Councillor Marnie Doyle: 
Seconded by Mayor Teresa Harding: 

That the minutes of the Ipswich Central Redevelopment Committee 
No. 2021(06) held on 8 July 2021 be confirmed. 
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AFFIRMATIVE NEGATIVE 
Councillors: Councillors: 
Doyle Nil 
Harding 
Kunzelmann 
Milligan 
Jonic 
 
The motion was put and carried. 
 

 
OFFICERS’ REPORTS 

2. NICHOLAS STREET PRECINCT - RETAIL SUB-PROJECT STEERING COMMITTEE 
REPORT JULY 2021 

This is a report concerning the July 2021 report from the Retail Sub-Project 
Steering Committee on the status of the leasing program and associated 
developments with the retail component of the Nicholas Street Precinct 
redevelopment. 

RECOMMENDATION 

Moved by Councillor Marnie Doyle: 
Seconded by Councillor Kate Kunzelmann: 

That the July 2021 Retail Sub-Project Steering Committee Report be received 
and the contents noted. 

 

AFFIRMATIVE NEGATIVE 
Councillors: Councillors: 
Doyle Nil 
Harding 
Kunzelmann 
Milligan 
Jonic 
 
The motion was put and carried. 
 

 

3. NICHOLAS STREET PRECINCT - COMMUNICATIONS, ENGAGEMENT AND EVENTS 
REPORT JULY 2021 

This is a report concerning the communications, engagement and events activity 
undertaken and planned for the Nicholas Street Precinct in July 2021. 
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RECOMMENDATION 

Moved by Councillor Marnie Doyle: 
Seconded by Councillor Kate Kunzelmann: 

That the Nicholas Street Precinct Communications, Engagement and Events 
Monthly Report be received and the contents noted. 

 

AFFIRMATIVE NEGATIVE 
Councillors: Councillors: 
Doyle Nil 
Harding 
Kunzelmann 
Milligan 
Jonic 
 
The motion was put and carried. 
 

 
NOTICES OF MOTION 

Nil 
 

 
MATTERS ARISING 

 
Nil 

 

 

PROCEDURAL MOTIONS AND FORMAL MATTERS 

The meeting commenced at 11.12 am. 

The meeting closed at 11.30 am. 
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Doc ID No: A7470641 

  

ITEM: 2 

SUBJECT: IPSWICH CENTRAL REVITALISATION COMMUNITY ENGAGEMENT REPORT 

AUTHOR: PROJECT MANAGER - IPSWICH CENTRAL 

DATE: 11 AUGUST 2021 
 

EXECUTIVE SUMMARY 

This is a report summarising the community engagement undertaken for the Ipswich Central 
Revitalisation.   

RECOMMENDATION/S 

That the Ipswich Central Revitalisation Community Engagement report be 
received and the contents noted. 

RELATED PARTIES 

There was no declaration of conflicts of interest. 

IFUTURE THEME 

Vibrant and Growing 

PURPOSE OF REPORT/BACKGROUND 

During June and July 2021 community engagement was undertaken on the Ipswich Central 
Revitalisation project. 

The summary of the community engagement can be found in Attachment 1. 
 

The objectives of this most recent engagement were to:  
 

• Launch the Ipswich Central Revitalisation program, build awareness and excitement 

• Showcase the draft Positioning Framework principles 

• Communicate key messages for the program 

• Collect ideas for the Ipswich Centre Core and Top of Town Place Plans 

• Create a database of participants interested in being involved and learning more 
about the project 

• Gather expressions of interest for the Ipswich Central Partnership Groups 

• Provide visibility and transparency in the process to strengthen the relationship 
between the community and Council. 
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The program consisted of a diverse range of activities including: 

• 17-18 June - Door knocking of businesses in Ipswich Centre Core and Top of Town  

• 22 June - Ipswich Central Business Briefing  

• 16 June – 26 July - Three online engagement activities on Shape your Ipswich calling 
for Expressions of Interest for the SPARK Lounge and Ipswich Central Partnerships 
Groups 

• 6 July – 25 July - Six pop-up engagements held in Ipswich Central  

• 9 July 2021 - SPARK Lounge business event  

• 15 July - Internal Strategic Advisory Working Group – 15 July 
 
The interaction from the engagement program was strong and the information gathered is 
being used to inform both the positioning framework and the place plans. Approximately 
3,500 people have been directly engaged in this series of activities: 
 

• More than 2,600 online views on Shape your Ipswich – Ipswich Central site 
o 962 visitors visiting the site for the first time 

• 159 contributions on Shape your Ipswich 

• 27 applications for the Ipswich Central Partnership Groups 

• 13 expression of interest to be involved in the SPARK Lounge event 

• 20 local businesses contributed to the SPARK Lounge event 

• Approximately 662 people participated in the in-person engagement opportunities 

• 207 followers on the Shape Your Ipswich – Ipswich Central site 
 
In addition to the engagement, on Thursday 29 July twelve community members came 
together for the first Ipswich Central Partnership Group. The group is made up of passionate 
and proud Ipswich community members who want to contribute and guide change in 
Ipswich Central. Their role is to contribute to the draft place plans for Ipswich Centre Core 
and Top of Town, be hands on, utilise their networks and help with driving change. We will 
continue to meet monthly and develop the Place Plans with them. 
 
The Internal Strategic Advisory Working Group continues to meet on a regular basis and will 
work on the progressing the projects outlined in the positioning framework. 
 
Next steps 
 
The draft positioning framework will be going out for community feedback through Shape 
your Ipswich in late-August/early-September.  
 
The draft Place Plans will go out for community consultation in September. 

LEGAL/POLICY BASIS 
 
This report and its recommendations are consistent with the following legislative provisions: 
Not Applicable 
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RISK MANAGEMENT IMPLICATIONS 

There are no specific risks in relation to this activity update. 

HUMAN RIGHTS IMPLICATIONS 
 

HUMAN RIGHTS IMPACTS  

RECEIVE AND NOTE REPORT 

 
The recommendation states that the report be received and the contents noted. The 
decision to receive and note the report does not limit human rights. Therefore, the 
decision is compatible with human rights. 
 

FINANCIAL/RESOURCE IMPLICATIONS 

All activities are funded from the approved Economic Development Section budget, 2020-
2021. 

COMMUNITY AND OTHER CONSULTATION 

 
Extensive community consultation has taken place to-date to inform the Positioning 
Framework for Ipswich Central and Place Plans for Top of Town and Ipswich Centre Core. 
 
Community consultation will commence on the draft positioning framework in late 
August/early September 2021. The document will be available on Shape your Ipswich and 
we will be asking whether we have heard the community correctly and whether there is 
anything missing from this document. 
 
The Ipswich Central Partnership Groups will continue to work on the Place Plans for both 
Ipswich Centre Core and Top of Town. Once drafted, they will also go out for community 
consultation in September 2021. 
 
The community will continue to be kept up to date on the Shape your Ipswich – Ipswich 
Central site and further communication with stakeholders will occur when there are 
opportunities for them to get involved and provide feedback.  

CONCLUSION 

The Ipswich Central Revitalisation program is well underway and the engagement to date 
has provided ideas and insights that has informed the positioning framework and place plans 
for the project.  

ATTACHMENTS AND CONFIDENTIAL BACKGROUND PAPERS 
 

1. Ipswich Central Revitalisation Engagement Summary 2021 ⇩  

  
 

ICRC_20210902_AGN_2862_AT_files/ICRC_20210902_AGN_2862_AT_Attachment_13365_1.PDF
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Erin Marchant 
PROJECT MANAGER - IPSWICH CENTRAL 

I concur with the recommendations contained in this report. 

Cat Matson 
MANAGER, ECONOMIC AND COMMUNITY DEVELOPMENT 

I concur with the recommendations contained in this report. 

Ben Pole 
GENERAL MANAGER - COMMUNITY, CULTURAL AND ECONOMIC DEVELOPMENT 
  

“Together, we proudly enhance the quality of life for our community” 
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Doc ID No: A7483038 

  

ITEM: 3 

SUBJECT: NICHOLAS STREET PRECINCT - COMMUNICATIONS, ENGAGEMENT AND EVENTS 
REPORT AUGUST 2021 

AUTHOR: COMMUNICATIONS, EVENTS AND ENGAGEMENT MANAGER 

DATE: 16 AUGUST 2021 

 

EXECUTIVE SUMMARY 

This is a report concerning the communications, engagement and events activity undertaken 
and planned for the Nicholas Street Precinct in August 2021. 

RECOMMENDATION/S 

That the Nicholas Street Precinct Communications, Engagement and Events 
Monthly Report be received and the contents noted. 

RELATED PARTIES 

The Acting General Manager of Infrastructure and Environment has declared a conflict of 
interest in relation to the Handmade Expo Markets operation. The conflict of interest has 
been declared to the CEO and the Acting General Manager and has not been involved in 
relation to this aspect of the program. 

IFUTURE THEME 

Safe, Inclusive and Creative 

The purpose of this report is to provide an overview of activity held in the month of August 
2021 and inform of activity upcoming.  
 
Calendar of Events 

The Nicholas Street Precinct calendar of events for August included daily food trucks and the 
commencement of the 2020 Tokyo Olympics Live site. 

Although the full two-week program of events was cut short by the QLD lockdown, the 
Olympics Live Site event featured visits from Olympians, food trucks, children’s craft, sport 
and daily screening of the games.  

Local daycare groups and children from St Mary’s Primary joined for Q&A sessions with the 
Olympians, and local sporting groups and businesses including Ipswich PCYC, Ipswich BMX 
Club, Ipswich Hockey and 99 Bikes provided demonstrations and performances.   
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Upcoming events 

The former Future Flavours Market is returning with a new name and new night. The 
‘Ipswich Twilight Markets’ will now feature every Friday night in Tulmur Place from 3pm to 
8pm with the first event commencing on Friday, 3 September. The event features food 
trucks, markets, live music and activities for children.  

Bikes, Beards and BBQ as part of Galvanised will take place on Sunday, 5 September 
celebrating the 50th Anniversary of the Historical Motorcycle Club of Queensland. The event 
will include a procession of motorbikes down Nicholas St where the bikes will then remain in 
Tulmur Place for viewing and opportunity to chat with the owners. Live music, licenced bar, 
market stalls and a beard contest will form part of the day’s event.  

The September school holiday activities are confirmed with the first week playing host to 
Marvel stage shows and meet and greet sessions with Iron Man and Spiderman from 10am 
to 1pm. The second week will feature a Nerf Battle Zone, whereby groups of 10 at a time will 
enter the battle zone. These events are complimentary to the community. 

A Spooktacular Halloween movie night will take place on Saturday, 30 October featuring 
Hotel Transylvania 3. Guests will be invited to dress up in Halloween costume, and the event 
will feature popcorn, jumping castle and treats for the children.   

Christmas holiday planning is also underway in partnership with the city events team with 
stage shows, movie nights and festive activities in discussion.  

The team actively continues to secure a farmers market with positive conversations 
progressing with two operators, and work continues on the development of the precinct 
booking process and subsequent fees and charges applicable for external users. 

Wayfinding 

Following a RFQ process, Strategic Spaces have been selected to deliver a cohesive 
wayfinding and signage program. This will support the design and delivery of the precinct, 
carpark and key surrounding entry point areas with work anticipated to be complete by Q1 
2022.  

LEGAL/POLICY BASIS 
 
This report and its recommendations are consistent with the following legislative provisions: 
Local Government Act 2009 

RISK MANAGEMENT IMPLICATIONS 

Comprehensive COVID-19 plans are in place for all events utilising the dedicated QLD Check-
in app to support contact tracing. In addition, the enforcement of the issues and crisis plan, 
emergency plan and engagement of 1800-medics to support as appropriate. 
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Licencing remains an ongoing discussion in regard to permits and licencing for events and 
general use of the precinct to ensure compliance and long-term framework.  

HUMAN RIGHTS IMPLICATIONS 
 

RECEIVE AND NOTE REPORT 

The recommendation states that the report be received and the contents noted. The 
decision to receive and note the report does not limit human rights. Therefore, the 
decision is compatible with human rights. 

FINANCIAL/RESOURCE IMPLICATIONS 
 
A budget for 2021-2022 for the delivery of the communications, engagement and activation 
program has been approved by Council.  

COMMUNITY AND OTHER CONSULTATION 

Internal and external consultation during August included key precinct stakeholders 
(landlords and business owners), West Moreton Health, project partners and contractors 
(Ranbury, Hutchinsons, event organisers, etc). 

CONCLUSION 

This report features a summary of the communications, engagement and event activity 
undertaken throughout August in support of the Nicholas Street Precinct with the goal of 
creating awareness, enlivening the space and encouraging the community to ‘come and 
explore’. 
  
Karyn Sutton 
COMMUNICATIONS, EVENTS AND ENGAGEMENT MANAGER 

I concur with the recommendations contained in this report. 

Sean Madigan 
ACTING GENERAL MANAGER - INFRASTRUCTURE AND ENVIRONMENT 
  

“Together, we proudly enhance the quality of life for our community” 
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ITEM: 4 

SUBJECT: NICHOLAS ST PRECINCT - RETAIL SUB-PROJECT STEERING COMMITTEE REPORT 
AUGUST 2021 

AUTHOR: PROJECT MANAGER 

DATE: 9 AUGUST 2021 

EXECUTIVE SUMMARY 

This is a report concerning the August 2021 report from the Retail Sub-Project Steering 
Committee on the status of the leasing program and associated developments with the retail 
component of the Nicholas St Precinct redevelopment. 

RECOMMENDATION/S 

That the August 2021 Retail Sub-Project Steering Committee Report be received 
and the contents noted. 

RELATED PARTIES 

 
Ranbury Management Group - Program Management Partner 
Ranbury Property Services - Retail Leasing Agent 
Councillor Fechner may have a potential conflict of interest in relation to this matter.  
Councillor Madsen may have a potential conflict of interest in relation to this matter. 

IFUTURE THEME 

Vibrant and Growing 

PURPOSE OF REPORT/BACKGROUND 

The Retail Sub-Project Steering Committee (RSPSC) supports the Ipswich Central 
Redevelopment Committee (ICRC) in delivering the Nicholas St Precinct redevelopment.  The 
RSPSC reports monthly to the ICRC on the planning, development, delivery and operations of 
the Nicholas St Precinct’s retail and commercial assets.   
  
The August 2021 meeting of the RSPSC focussed on retail leasing, progress of the 
refurbishment of the Eats and Metro B assets and the status of the cinema tender process.  
Refer Attachment 1 for the draft RSPSC August 2021 minutes.   
 
The table below identifies the status of tenancy negotiations as at 20 August 2021.  No 
further Heads of Agreements were submitted for Council’s consideration during the past 
month, however positive discussions continued with a number of prospective tenants for 
tenancies in both Eats and Metro B tenancies. 
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Deal Status August 2021 Change from 

July 2021 

HOA Signed (non-legally binding) # 15 +2 

Pending Approval by Council 0 -2 

Lease Documents Issued 10 +2 

Lease Documents Being Prepared 5 - 

Leases Executed by Lessee 1 - 

Leases Executed by Lessor (Council) - - 

# Excludes 3 HOA’s not likely to be progressed. 

 
In January 2021, Council resolved to undertake an Expression of Interest (EOI)/tender 
process for the management and operations of the precinct’s cinema complex.  Following a 
successful EOI component, the tender process closed on 4 August 2021 with submissions 
from each of the market participants who had responded to the EOI.  It is still anticipated 
that the resulting lease or management agreement will be finalised and executed in late 
October 2021.  
 
Refurbishment of the Eats and Metro B buildings together with the Metro A façade and 
adjoining streetscape works continued during the month.  Eats remains forecast to open in 
October 2021.  Works to Metro B and adjacent streetscape works are forecast for 
completion in late 2021, this will allow for tenant fit-out for the planned opening in Easter 
2022.  

All five (5) separable portions of the Civic Project are completed and in the Defect Liability 
Period (DLP) which ends in March 2022.     
 
The focus on the Commonwealth Hotel is now on delivering the council endorsed extension, 
subject to an executed AFL.   The associated development application is currently being 
prepared, with lodgement expected later this month.  Preparations for the procurement of a 
contractor to deliver the design and construct contract are underway.   
 
Due to the proximity of the Ipswich Central Redevelopment Committee’s meeting to the end 
of the reporting month, the August 2021 Executive Report will be provided as part of the 
September 2021 committee report.  

LEGAL/POLICY BASIS 
 
This report and its recommendations are consistent with the following legislative provisions: 
Local Government Act 2009 
Local Government Regulation 2012 

RISK MANAGEMENT IMPLICATIONS 

The retail leasing program continues to face challenges including but not limited to COVID-
19 impacts and the pace of the retail market rebound, the ongoing lockdown in New South 
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Wales and Victoria causing a number of prospective tenants to lose focus on new space due 
to site closures and relating operational issues, the securing of anchor and other tenants and 
the attractiveness of the offer from the lessor (council) in the current market conditions.   

With refurbishment works underway on both the Eats and Metro B buildings, the conversion 
of endorsed HOA’s into legally binding Agreements for Lease (AFL) remains a critical 
outcome.  A process is being finalised for the future execution of AFLs/leases.   

An executed Agreement for Lease (AFL) or management agreement for the cinema remains 
the trigger for the approval of funding for the Venue building’s refurbishment.     

Council’s investment in both the extension to the Commonwealth Hotel and the 
refurbishment of the Venue building is contingent on the execution of AFL (or management 
agreement in the Venue’s case) for the anchor tenants.   

HUMAN RIGHTS IMPLICATIONS 

RECEIVE AND NOTE REPORT 

 
The recommendation states that the report be received and the contents noted. The 
decision to receive and note the report does not limit human rights. Therefore, the 
decision is compatible with human rights. 
 

FINANCIAL/RESOURCE IMPLICATIONS 

The retail precinct’s short-term commercial success remains dependent on identifying, 
attracting and securing a commercially viable tenancy mix through executed AFL’s.  
Commercial success in the medium to longer term will require a comprehensive and ongoing 
activation and management strategy to support tenants and deliver a revitalised and 
activated precinct.   

COMMUNITY AND OTHER CONSULTATION 

The contents of this report did not require any community consultation. 

CONCLUSION 

Retail leasing continues to progress with the conversion of HOA’s into AFL’s a key priority 
particularly given the current refurbishment of both the Eats and Metro B buildings, the 
proposed extension to the Commonwealth Hotel and the proposed refurbishment of the 
Venue building.  

ATTACHMENTS AND CONFIDENTIAL BACKGROUND PAPERS 
 

1. RSPSC Draft Minutes 18 August 2021 ⇩  

  
Greg Thomas 
PROJECT MANAGER 

ICRC_20210902_AGN_2862_AT_files/ICRC_20210902_AGN_2862_AT_Attachment_13343_1.PDF
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I concur with the recommendations contained in this report. 

Sean Madigan 
ACTING GENERAL MANAGER - INFRASTRUCTURE AND ENVIRONMENT 
  

“Together, we proudly enhance the quality of life for our community” 
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Doc ID No: A7511653 

  

ITEM: 5 

SUBJECT: NICHOLAS STREET PRECINCT - APPROVAL OF AN AGREEMENT FOR LEASE FOR 
EATS TENANCY T1 

AUTHOR: PROJECT MANAGER 

DATE: 25 AUGUST 2021 

EXECUTIVE SUMMARY 

This is a report concerning an agreement for lease for council’s consideration associated 
with tenancy T1 within the Nicholas Street Precinct’s Eats Building. 

RECOMMENDATIONS 

A. That Council enter into an Agreement for Lease and Incentive Deed with the 
proposed lessee for Tenancy T1 in the Eats Building (impacting lots 2RP209886, 
3RP212242 and 1SP300605) (“Tenancy T1”) within the Nicholas Street Precinct 
(under the commercial terms detailed in the confidential report and attachments 
by the Project Manager dated 26 August 2021). 

B. That conditional upon Council satisfactorily executing the Agreement to Lease 
with the proposed lessee, (contained in recommendation A of this report), Council 
enter into a lease for Tenancy T1 with the proposed lessee (as detailed in the 
confidential report and attachments by the Project Manager dated 26 August 
2021).  

C. That Council note, that in relation to Council’s disposal of its leasehold interest in 
Tenancy T1 to the proposed lessee, that the Ministerial exemption under s236 (f) 
of the Local Government Regulation 2012 applies to the disposal of Council’s 
interest in Tenancy T1. (Ministerial exemption contained in Attachment 1 of this 
report).     

D. That pursuant to Section 257(1)(b) of the Local Government Act 2009, Council 
resolve to delegate to the Chief Executive Officer the power to take “contractual 
action” pursuant to section 238 of the Regulation, in order to implement Council’s 
decision at Recommendation B. 

E. That Council be kept informed as to the progress and outcome of the execution 
and publication of details.  

RELATED PARTIES 

 
Ranbury Property Services - Retail Leasing Agent 
Knight Frank Valuation & Advisory Queensland – Independent Market Appraisal 
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Councillor Fechner may have a potential conflict of interest in relation to this matter 
Councillor Madsen may have a potential conflict of interest in relation to this matter 

IFUTURE THEME 

Vibrant and Growing 

PURPOSE OF REPORT/BACKGROUND 
 
In 2019 council was granted a ministerial exemption under section 236 (1)(f) of the Local 
Government Regulation 2012 (Regulation) for the disposal of valuable non-current assets 
(leases and sub-leases) associated with the Nicholas Street Precinct redevelopment.  To 
ensure council had sufficient time to fully implement its retail strategy, council sought and 
was granted an exemption until 30 June 2023.  The goal of the exemption was to allow 
council to efficiently and effectively implement its retail strategy through the disposal of 
leases and State sub-leases (held by council) by more appropriate, market accepted, 
transactional means other than by a tender or auction process mandated under section 227 
of the Regulation. 

This exemption was sought as retail leasing is generally not undertaken through a tender or 
auction process.  It is a specialised process undertaken by experienced retail leasing firms 
with relationships with the types of tenants targeted for a project.  These relationships allow 
conversations to explain a project and the opportunities tailored to each prospective tenant.  
The retail leasing agent, appointed by council, has and continues to actively market the 
subject tenancies to prospective tenants.  

Further, industry advice confirmed it would be highly likely that any tender or auction 
process for the retail tenancies would receive very limited responses and that any response 
would not contain the commercial terms sought by council.  In addition, these processes 
would be inherently incapable of creating the desired mix and style of lessee council is 
seeking for its food and beverage and entertainment/leisure tenancies. 

As part of the exemption approval process, council committed to adhere to the sound 
contracting principles detailed in section 104(3) of the Local Government Act 2009, 
specifically through a number of proposed safeguards to ensure openness and transparency 
with regard to the related transactions.  Correspondence from the then Minister of Local 
Government dated 24 September 2019 (refer Attachment 1) confirmed approval of the 
exemption (for both council’s retail and commercial tenancies).  Further, this approval 
conditioned the exemption on compliance with the activities proposed by council to address 
the sound contracting principles as outlined in council’s letter to the then Department of 
Local Government, Racing and Multicultural Affairs dated 10 September 2019 (refer 
Attachment 2).  Specifically, this requires the following condition be met “each 
lease/sublease to be approved by the Economic Development Committee and then full 
council prior to its execution (agendas, papers and minutes all publicly accessible)”.  This 
process will be utilised for each individual retail (and future commercial) lease arrangement. 

This paper is seeking council’s approval to enter into the first agreement for lease for a food 
and beverage tenancy associated with the Nicholas Street Precinct redevelopment utilising 
the process detailed above.  The agreement for lease relates to a sub-lease for one of the 
four ground floor tenancies in the Eats building which fronts Nicholas Street being T1 (78 
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m2).  Council holds the leasehold interest from Queensland Rail (Lease No. 601907098) over 
the Eats Building with the long-term lease expiring on 31 August 2086.  The Eats Building 
impacts three lots: 2RP209886, 3RP212242 (over the rail line) and 1SP300605.  

A lease is a contract by which one party conveys land, property, services, etc. to another for 
a specified term, and in this instance in return for a periodic payment.  The lease agreement 
outlines all of the aspects of the lease arrangement so that each party understands their 
rights and obligations under the lease.  An agreement for lease is necessary when the party 
owning the land is investing significant capital into refurbishing or building new space for the 
potential lessee.  The agreement for lease pre-empts and contractually links to the final 
lease document whilst committing both parties to enter into a lease on occupation and/or 
opening of the space.  Essentially an agreement for lease de-risks the landlord’s capital 
expenditure with a contracted outcome.  

The Nicholas Street Precinct team will be negotiating up to 40 retail, food and beverage and 
leisure deals over the next few years.  During this process and with the desire to drive the 
best financial outcome for council and its constituents, the precinct team need to protect 
this outcome by maintaining a competitive advantage during the negotiations, which can 
only happen with an element of confidentiality.  The lessees will also seek and in most cases 
secure contractual obligations on both parties to maintain a level of confidentiality around 
commercially sensitive material.  This is likely to be around keys terms like rent, term, 
options to extend, landlord’s incentives, sales data access and general operational costs of 
the tenancy.  

The brand names associated with each executed agreement for lease will be released prior 
to the tenant’s opening with the precinct team’s desire being to drive marketing reach 
across relating real estate and retail industry media channels to best serve the leasing 
uptake.  In doing this, the precinct team’s aim is to publicly release the first batch of brands 
within the Eats tenancy in late October/early November 2021, the timing of which aligns 
with their openings later this year.  Announcements relating to Metro B lessees are planned 
to be released again in batches in the new year with reference to the securing of the anchor 
cinema operator within the Venue building.  As a result, the lessee’s details and agreed 
commercial terms to be reflected in the lease documentation are Commercial in Confidence 
A memorandum of advice detailing the Commercial in Confidence nature of the content of 
this report is attached (refer confidential Attachment 3).  Specific details on the lessee, the 
commercial terms and proposed tenure length are contained in confidential Attachments 4 - 
6).  

Council engaged Knight Frank Valuation & Advisory Queensland to provide an independent 
market appraisal of each proposed lease arrangement’s commercial terms as detailed in a 
Heads of Agreement (a precursor to an agreement for lease/Lease detailing agreed 
commercial terms between the parties).  This advice is considered by council prior to the 
Chief Executive Officer endorsing any Heads of Agreement progressing to the preparation of 
related legal documentation including agreements for lease, leases incentive deeds.  Knight 
Frank’s review of Eats tenancy T1 is attached (refer confidential Attachment 5).  Also 
attached is the Lease Deal Approval Report for Eats tenancy T1 which details any material 
changes with commercial terms from the Knight Frank reviews to the preparation of the 
agreements for lease (refer confidential Attachments 6). 
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This paper seeks approval for council to enter into the first agreement for lease for a food 
and beverage tenancy associated with the Nicholas Street Precinct redevelopment.  The 
delegation to the Chief Executive Officer will enable council’s execution of the agreement for 
lease, the lease and the incentive deed for the Eats T1 tenancy and ensure the lessee can 
commence their fit-out works and opening as soon as possible. 

Post the execution of the lease documentation for each tenancy, council will be provided 
with a subsequent report detailing lessee specifics and their offering. 

LEGAL/POLICY BASIS 
 
This report and its recommendations are consistent with the following legislative provisions: 
Local Government Act 2009 
Local Government Regulation 2012 

RISK MANAGEMENT IMPLICATIONS 

The medium to long-term success and viability of both the retail precinct and the overall 
Ipswich Central Redevelopment CBD is heavily dependent on the retail leasing program 
delivering a tenancy mix comprising high-quality, commercially successful tenants.  The 
approval and subsequent execution of the first agreements for lease will send a positive 
signal to the retail leasing market around the precinct’s future success.   

HUMAN RIGHTS IMPLICATIONS 
 

HUMAN RIGHTS IMPACTS 

OTHER DECISION 

  

(a) What is the 
Act/Decision being 
made? 

Recommendation A relates to Council entering into an 
agreement for lease and an incentive deed for Eats T1 tenancy.  
 
Recommendation B relates to Council entering into a lease for 
Eats T1 tenancy. 
 
Recommendation C outlines how Council will apply a ministerial 
exemption to the disposal of a leasehold interest in the Eats 
Building. 
 
Recommendation D delegates to the CEO the power to execute 
related lease documentation.  
 
Recommendation E relates to the provision of an update to 
council. 
 
 

(b) What human rights are affected? No human rights are affected by this 
decision. This is because the prospective 



IPSWICH CENTRAL REDEVELOPMENT COMMITTEE 
MEETING AGENDA 

2 SEPTEMBER 
2021 

 

Page 40 of 51 

lessee is a company (only individuals have 
human rights). 
 

(c) How are the human rights limited? Not applicable. 

(d) Is there a good reason for limiting the 
relevant rights? Is the limitation fair and 
reasonable? 

Not applicable. 

(e) Conclusion The decision is consistent with human 
rights. 

FINANCIAL/RESOURCE IMPLICATIONS 

The retail precinct’s short-term commercial success remains dependent on identifying, 
attracting and securing a commercially viable tenancy mix through executed leases and sub-
leases.  Funding for the retail leasing agent’s payments and any associated tenant incentives 
are incorporated into the project’s budget. 

COMMUNITY AND OTHER CONSULTATION 

 
The contents of this report did not require any community consultation.   

Detailed consultation has occurred with the Department of State Development, 
Infrastructure, Local Government and Planning on the both the conditioned process and the 
content of associated documentation to council for AFL/lease approvals.   

Council’s Legal Services team have been consulted on the form and contents of this report 
and its attachments.   

CONCLUSION 

The flexibility provided by the ministerial exemption over the Regulation’s tender and 
auction provisions allows council to optimise the tenancy mix, the commercial outcomes and 
the long-term success for each tenancy and the project overall.   

As a priority, the focus is to progress the conversion of endorsed Heads of Agreement into 
agreement for leases particularly given the current refurbishment of both the Eats and 
Metro B buildings.  Approval of the first agreement for lease within the Nicholas Street 
Precinct will send a positive message to the Ipswich community and the market that the 
redevelopment is moving forward.   

ATTACHMENTS AND CONFIDENTIAL BACKGROUND PAPERS 
 

1. Ministerial Exemption Approval 24.9.19 ⇩  
2. Ministerial Exemption ICC Clarifications 10.9.19 ⇩  
  
 CONFIDENTIAL 
3. NSP Retail Leases - Legal Advice   
4. Confidential Report - Eats T1   
5. Knight Frank Assessment - Eats T1   

ICRC_20210902_AGN_2862_AT_files/ICRC_20210902_AGN_2862_AT_Attachment_13441_1.PDF
ICRC_20210902_AGN_2862_AT_files/ICRC_20210902_AGN_2862_AT_Attachment_13441_2.PDF
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6. Lease Deal Approval Report - Eats T1   
7. Nicholas Street F&B Strategy Update   

  
Greg Thomas 
PROJECT MANAGER 

I concur with the recommendations contained in this report. 

Sean Madigan 
ACTING GENERAL MANAGER - INFRASTRUCTURE AND ENVIRONMENT 
  

“Together, we proudly enhance the quality of life for our community” 
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