Development Assessment Report	Civic and Cultural Centre
Client: Queanbeyan-Palerang Regional Council	Date: 01 September 2020





Contact:	Liz Densley	Liz.densley@elton.com.au	9387 2600	
CANBERRA02 9387 2600	Level 1, 121 Marcus Clarke Street, Canberra ACT 2600	
	www.elton.com.au	consulting@elton.com.au	Sydney | Brisbane | Canberra | Darwin | Melbourne | Perth	ABN 56 003 853 101	
Prepared by	Claire Adams and Will Pearson
Reviewed by	Sophie Butcher and Liz Densley 
Date	1 September 2020
Version	1.2
	










Contents
1.	Executive Summary and Recommendation	4
1.1	Application Description	4
1.2	Summary	5
1.3	Recommendation	6
2	Site Context	7
2.1	The site	7
2.2	Description of existing development	8
2.3	Surrounding development	9
3	Proposed development	10
3.1	Landscaping and Public Domain Improvements	10
3.2	Vehicular Parking, Access, and Loading	11
3.2.1	Parking	11
3.2.2	Access	11
3.3	Internal Referrals	11
3.4	External referrals	15
4	Assessment	16
4.1	Environmental Planning Instruments	16
4.1.1	State Environmental Planning Policies	16
4.1.2	Queanbeyan Local Environmental Plan 2012	19
4.2	Development Control Plans	26
4.3	Planning Agreements	32
4.4	Development Contributions	32
4.5	Submissions	32
4.5.1	Community consultation	32
4.6	Public Interest	33
5	Environmental Assessment	34
5.1.1	Built form and streetscape	34
5.1.2	Traffic and parking	35
5.2	Suitability of the site for Development	36
6	Conclusion	37
6.1	Recommendation	37

Figures
Figure 1	Aerial photograph of the subject site	7
Figure 2	Site Context Plan	8
Figure 3	Surrounding development character	9
Figure 4	Streetscape elevation	11
Figure 5	Proposed signage	17
Figure 6	LEP height controls	21
Figure 7	Former fire station	24
Figure 8	Basement plan and stormwater main location	25
Figure 9	Civic Square landscape plan	28

Tables
Table 1	Existing development at subject site	8
Table 2	Internal Referrals	11
Table 3	External Referrals	15
Table 4	Consistency with SEPP 64	17
Table 5	QLEP Assessment	20
Table 6	QDCP Assessment	26
Table 7	QDCP Assessment	35

Appendices

A	DCP Compliance Assessment	40
B	Draft Conditions of Consent	41



1. [bookmark: _Toc48230297]Executive Summary and Recommendation
Elton Consulting has been commissioned by the Queanbeyan-Palerang Regional Council (Council) to undertake an assessment of the Development Application (DA) for a civic and cultural precinct in Queanbeyan.
The development is categorised as regionally significant development under the State Environmental Planning Policy (State and Regional Development) 2011 (SRD SEPP). Schedule 7 of the SRD SEPP provides that any development where Council is the applicant and has a Capital Investment Value (CIV) of more than $5 million is to be determined by the relevant planning panel, in this instance, the Southern Regional Planning Panel (SRPP) (refer to Schedule 4A(4) of the EP&A Act).
The assessment has been prepared pursuant to section 4.15 of the Environmental Planning and Assessment Act 1979 (EP&A Act) and provides recommendations for determination of the DA.
[bookmark: _Toc48230298]Application Description
	Panel Reference
	PPSSTH-31

	DA Number
	DA.2020.1022

	LGA
	Queanbeyan-Palerang Regional Council (QPRC)

	Proposed Development
	Demolition of an existing substation that serviced the previous Council Administration building at 257 Crawford Street 
Decommissioning and removal of existing substation adjacent to the previous Council Administration building 
Construction of two new substations 
Partial demolition relating to Bicentennial Hall & The Q Foyer / Link 
Demolition of existing structures and buildings at 10 and 12 Rutledge Street 
Construction of a seven-storey public administration building at 257 Crawford Street (including basement) 
Establishment of a new service lane from Crawford Street 
Construction of new ground floor linkage Bicentennial Hall / The Q Foyer 
Construction of mezzanine level from Bicentennial Hall to the new public administration building 
Establishment and landscaping of a Crawford Street Plaza 
Establishment and landscaping of The Q Plaza 
Subdivision of the site to reconfigure the current lot alignment from six allotments into two allotments.  

	Street Address
	257 Crawford Street, Queanbeyan

	Applicant
	SMEC prepared the DA documentation on behalf of QPRC

	Owner 
	QPRC

	Date of DA lodgement
	12 December 2019

	Integrated Development
	No

	Number of submissions
	Nil

	Recommendation
	Approval

	Regional Development Criteria (Schedule 7 of the SEPP (State and Regional Development) 2011)
	CIV of over $5 million
The development is to be carried out by Council.

	List of all relevant s4.15(1)(a) matters
	State Environmental Planning Policy (State and Regional Development) 2011
State Environmental Planning Policy No.55 – Remediation of Land
State Environmental Planning Policy No.64 – Advertising and Signage
Queanbeyan Local Environmental Plan 2012
Queanbeyan Development Control Plan 2012

	List all documents submitted with this report for the Panel’s consideration
	Conditions of Consent
Assessment Report
Proposed Architectural Plans
DCP Compliance Assessment

	Report prepared by
	Will Pearson, Elton Consulting

	Report date
	28 August 2020



	Summary of s4.15 matters
Have all recommendations in relation to relevant s4.15 matters been summarised in the Executive Summary of the assessment report?
	
Yes 

	Legislative clauses requiring consent authority satisfaction
Have relevant clauses in all applicable environmental planning instruments where the consent authority must be satisfied about a particular matter been listed, and relevant recommendations summarized, in the Executive Summary of the assessment report?
e.g. Clause 7 of SEPP 55 – Remediation of Land, Clause 4.6(4) of the relevant LEP
	
Yes

	Clause 4.6 Exceptions to development standards
If a written request for a contravention to a development standard (clause 4.6 of the LEP) has been received, has it been attached to the assessment report?
	
Yes

	Special Infrastructure Contributions
Does the DA require Special Infrastructure Contributions conditions (S7.24)?
Note: Certain DAs in the Western Sydney Growth Areas Special Contributions Area may require specific Special Infrastructure Contributions (SIC) conditions
	
No

	Voluntary Planning Agreements
Does the DA propose a VPA?
	N/A

	Conditions
Have draft conditions been provided to the applicant for comment?
Note: in order to reduce delays in determinations, the Panel prefer that draft conditions, notwithstanding Council’s recommendation, be provided to the applicant to enable any comments to be considered as part of the assessment report
	
Yes


[bookmark: _Toc48230299]Summary
The proposed development comprises the following:
Demolition of an existing substation that serviced the previous Council Administration building at 257 Crawford Street 
Decommissioning and removal of existing substation adjacent to the previous Council Administration building 
Construction of two new substations 
Partial demolition relating to Bicentennial Hall & The Q Foyer / Link 
Demolition of existing structures and buildings at 10 and 12 Rutledge Street 
Construction of a seven-storey public administration building at 257 Crawford Street (including basement) 
Establishment of a new service lane from Crawford Street 
Construction of new ground floor linkage Bicentennial Hall / The Q Foyer 
Construction of mezzanine level from Bicentennial Hall to the new public administration building 
Establishment and landscaping of a Crawford Street Plaza 
Establishment and landscaping of The Q Plaza 
Subdivision of the site to reconfigure the current lot alignment from six allotments into two allotments.  
The development will result in a new office building, comprising 8,466m2 Gross Floor Area (GFA), for the accommodation of QPRC staff (200 staff +10% future growth) and a lettable or saleable area for occupation by a third party. The building will also accommodate the QPRC shopfront/customer service interface, library, smart hub facilities, public meeting spaces, basement car parking, building plantroom, relevant amenities and a rooftop recreation space.
Alterations and additions to the existing Bicentennial Hall are proposed to expand the facility’s functional capability to support conferencing events and provide both the Bicentennial Hall and “The Q” Performing Arts Centre with an expanded foyer visible and accessible from Crawford Street.  The embellishment of a new community open space area erected over basement carparking in the forecourt of The Q is also proposed as is a landscaped entry plaza off Crawford Street.
[bookmark: _Toc48230300]Recommendation
That the Southern Regional Planning Panel (SRPP) approve DA.2020.1022 for the construction of a public administration building, parking, landscaping, roads, demolition and subdivision at the site located at 257 Crawford Street, Queanbeyan, pursuant to Section 4.16(1)(a), and 4.16(4)(a) of the Environmental Planning and Assessment Act (EP&A Act) 1979 subject to the draft conditions of consent detailed at Appendix B of this report.
[bookmark: _Toc48230301]Site Context
[bookmark: _Toc48230302]The site
The site is located at 257 Crawford Street, Queanbeyan, within the Queanbeyan-Palerang Regional Council (QPRC) Local Government Area (LGA).  The site is currently occupied by several public buildings including The Q Queanbeyan Performing Arts Centre, Bicentennial Hall, the historical administration building a car park and a number of former residential buildings now utilised as Council offices. The site has a frontage to Crawford Street, although site access for vehicles is currently provided via public lanes from Rutledge Street to the southeast and Lowe Street to the southwest. The site is shown in Figure 1 below. 
[bookmark: _Ref35524224][bookmark: _Toc48230334]Figure 1	Aerial photograph of the subject site 
[image: ]
Source: SMEC 2020
The site currently comprises six lots, as follows:
Lot 1 Deposited Plan (DP) 1179998
Lot 2 DP 1179998
Lot 5 DP 1179998
Lot 1 DP 748338
Lot 2 DP 748338
Lot 18 DP 548244
The subject site also comprises part of an unnamed public lane, connecting Rutledge Street to the surface car park.
[bookmark: _Toc48230303]Description of existing development
The subject site contains several existing buildings and uses as follows:
[bookmark: _Toc48230343]Table 1	Existing development at subject site
	Lot
	Buildings and uses

	Lot 1 DP 1179998
	Former School of Arts building, a historical building with a frontage to Crawford Street. It is currently used as the Council Chambers and Executive Offices.
Bicentennial Hall, a community centre located at the rear of the former School of Arts building with no direct street frontage. It hosts large public and private gatherings and is effectively the City’s Town Hall.
The Q Queanbeyan Performing Arts Centre, located at the rear of the Bicentennial Hall and with no direct street frontage. The building contains a theatre, function spaces and exhibition spaces.

	Lot 2 DP 1179998
	Former fire station, a historical building with frontage to Crawford Street.
Dutton’s Cottage, a historical building with frontage to Crawford Street. 
Former dwellings converted into offices.

	Lot 5 DP 1179998
	Lowe Street Car Park

	Lot 1 DP 748338
	No structures

	Lot 2 DP 748338
	Two storey building, used for offices

	Lot 18 DP 548244
	Former two storey residential building, converted into offices (Queanbeyan Multilingual Centre)


[bookmark: _Toc48230335]Figure 2	Site Context Plan
[image: ]
Source: Oxigen, 2019
[bookmark: _Toc48230304]Surrounding development
The subject site is located within the southeast corner of the Queanbeyan Central Business District (CBD). Monaro Street, the main street within the Queanbeyan CBD, is located to the northwest and northeast.  Monaro Street contains various commercial uses such as offices and retail premises, as well as pubs, restaurants and cafes. Development along Monaro Street is generally two storeys, with buildings built to lot boundaries. 
Crawford Street, on which the site is located, contains commercial and community uses such as banks, churches, offices and the existing Council administration building. Crawford Street contains lower density development compared to Monaro Street, with a greater mix of single storey buildings, greater separation between buildings and wider footpaths with street trees. 
Surrounding development further south and east is increasingly residential and includes additional community uses such as the Queanbeyan Uniting Church and Saint Benedict’s Community Centre.
[bookmark: _Toc48230336]Figure 3	Surrounding development character 
[image: ]Source: Oxigen 2019

[bookmark: _Toc48230305]Proposed development
The DA proposes the construction of a seven-storey office building, referred to as the Civic and Cultural Centre, as well as ancillary development, including public realm improvements, roadworks, demolition works, and subdivision. 
The proposed development comprises the following:
Demolition of an existing substation that serviced the previous Council Administration building at 257 Crawford Street 
Decommissioning and removal of an existing substation adjacent to the previous Council Administration building 
Construction of two new substations 
Partial demolition relating to Bicentennial Hall & The Q Foyer / Link 
Demolition of existing structures and buildings at 10 and 12 Rutledge Street 
Construction of a seven-storey public administration building at 257 Crawford Street (including basement) 
Establishment of a new service lane from Crawford Street 
Construction of new ground floor linkage Bicentennial Hall / The Q Foyer 
Construction of a mezzanine level from the Bicentennial Hall to the new public administration building 
Establishment and landscaping of a Crawford Street Plaza 
Establishment and landscaping of The Q Plaza 
Subdivision of the site to reconfigure the current lot alignment from six allotments into two allotments.  
The development will result in a new office building, comprising approximately 8,466m2 GFA, for the accommodation of QPRC staff (200 staff +10% future growth) and a lettable or saleable area for occupation by a third party. The building will also accommodate the QPRC shopfront/customer service interface, library, smart hub facilities, future provision for the public meetings, basement car parking, building plantroom, relevant amenities and a rooftop recreation space.
Alterations and additions to the existing Bicentennial Hall are proposed to create a new foyer to expand the facility’s functional capability to support conferencing events and provide both the Bicentennial Hall and “The Q” Performing Arts Centre with an expanded foyer visible and accessible from Crawford Street.  A mezzanine level of the proposed building will connect to the existing Bicentennial Hall structure.  The embellishment of a new community open space area erected over basement carparking in the forecourt of The Q is also proposed as is a landscaped entry plaza of Crawford Street
The proposed building footprint only impacts Lots 1, 2 and 5 DP1179998, although a component of the DA proposes a consolidation of the six lots into two new lots.


[bookmark: _Toc48230306]Landscaping and Public Domain Improvements
A Landscape Plan was prepared by Oxigen and includes a site analysis incorporating design principles and design intent/desired character for the landscape area and public realm, including the identification of three precincts, as follows:
an entry forecourt, which fronts Crawford Street.
a ‘Civic Square’, which is located to the rear of the proposed building and forms a public square with the Q Theatre.
passages and laneways, which link the forecourt to the civic space and provide access for pedestrians and vehicles.
A rooftop garden is also proposed, which will be accessible to building occupants. 
[bookmark: _Toc48230307]Vehicular Parking, Access, and Loading
[bookmark: _Toc48230308]Parking
The proposal includes construction of a basement car park comprising 108 parking spaces, and the upgrade of an existing street level car park to the west of the proposed building, known as the Lowe Street Car Park. Overall, more than 200 parking spaces will be provided between the basement and upgraded surface car park.
[bookmark: _Toc48230309]Access
The subject site has several entry points; a driveway from Rutledge Street provides entry and exit for the basement as well as access to the Lowe Street surface car park. This carpark can also be accessed via the Lowe Street entrance, which remains unchanged as part of the proposed works. A new service laneway is proposed from Crawford Street to provide access for service vehicles, including waste collection vehicles, goods loading and delivery vehicles. The service lane will be one way off Crawford Street and have restricted access via a boom gate. 
[bookmark: _Toc48230337]Figure 4	Streetscape elevation
[image: ]
Source: SMEC 2019
[bookmark: _Toc48230310]Internal Referrals
[bookmark: _Toc48230344]Table 2	Internal Referrals 
	Authority
	Comment

	Environmental Health
	Referral response dated June 2020.
The referral considered the proposal in terms of issues relating to construction activities (including noise impacts), operation of food premises, public health, waste/trade waste and contamination. 
The proposal was supported subject to the following recommended conditions:
Preparation of a Construction Management Plan prior to commencement of works, which should also be updated prior to the release of any Construction Certification (Building).
Preparation of a sustainability schedule to ensure that the intended 5 Star Green Star rating is achieved.
Provision of a kitchen layout plan for the proposed café to be provided to support the release of any Construction Certification (Building).
Proper disposal of construction waste and excavated material.
Preparation of an acoustic report following building occupancy.
Replacement of proposed Eucalypt species with endemic species to the Queanbeyan region.
The conditions have been considered and incorporated into the recommended conditions of consent.

	Heritage
	The QPRC Heritage Advisory Service provided its referral response on 27 February 2020.
The proposal was supported subject to the following recommendations:
Realignment of western boundary to provide additional space around the heritage fire station.
Separation of vehicles between the fire station wall and service laneway to be kept to 1.2m at a minimum.
Preparation of a dilapidation report on adjacent heritage buildings to determine existing condition and determine extent of any potential damage caused by the proposed construction. 
Garden beds/raised planter beds around existing trees on Crawford Street to be installed in accordance with advice from suitably qualified arborist.
External cleaning of adjacent heritage building to be undertaken following completion of construction.
Interpretation signage to be installed to provide information on the social and architectural history of Crawford Street. 
The conditions have been considered and incorporated into the recommended conditions of consent.
The proposal was also discussed at the Heritage Advisory Committee meeting on 20 February 2020, noting the following:
That the Committee supports measures 5 – 9, 11 and 13 of the Heritage Impact Statement in regards to measures proposed to reduce heritage impact on the surrounding area, and that these be included as conditions as part of the consent of the DA.
That the Committee’s preference arising out of the measure 2, was for the laneway immediately to the north of the fire station to be pedestrian only with access for emergency vehicles only.
It is noted that some of the recommendations from the Heritage Advisory Committee have implications for the functionality of the proposed building, particularly the operations of the service lane on the eastern boundary of the site, between the proposed building and the heritage fire station. A separation of 1.2m between the fire station wall and the kerb of the laneway is not practical and would not enable sufficient laneway width for the types of vehicles required to use it (e.g. delivery vehicles and garbage trucks). The laneway is approximately 4.5m wide. Shifting it off the boundary with the fire station is expected to restrict the operational service functions that are proposed to open on to the pedestrian portion of the laneway. Service functions include fire stairs and building plant, such as the hydrant booster room and waste enclosure. Further, shifting the laneway would impact the easternmost street tree of Crawford Street (identified as tree No. 5 on the Landscape Plans), likely necessitating its removal. It is intended that this tree will be retained.
Restricting the use of the laneway to emergency vehicles and pedestrians only is not supported as a condition of approval. The laneway is proposed as a service vehicle path for deliveries and waste collection. We note the use of access control from the Crawford Street entrance will prevent its use as a thoroughfare for private vehicles. Similarly, restricting the service lane to one way access will reduce the impacts of the lane on the tree.

	Engineering
	Referral response dated 28 July 2020.
Water
The referral noted that several potable water connections are available to service the proposed development and that several other existing connections will become redundant as a result of the proposal. The size of the proposed water service required for the multi-level building is to be calculated by a specialist hydraulic consultant specifying the required service size suitable for functionality and firefighting abilities.
Sewer
The referral noted that several potable sewerage connections are available to service the proposed development and that that several other existing local sewerage mains will become redundant as a result of the proposal. The proposed provision of a new 150mmsewer main to service the development is considered adequate. 
Storm water
The referral noted that the proposed development is considered to likely increase runoff, thus a stormwater management plan demonstrating the proposed development can maintain pre-development runoff flow for both 20% and 1% storm events is required. 
The Portfolio General Manager for Community Connections in his letter dated 2 December 2019 (Doc Set ID: 518408) has provided specific dispensations regarding building over stormwater, water and sewer mains. 
Erosion and Sediment Control 
An Erosion and Sediment Control Plan should be submitted with the construction certificate. A Soil and Water Management Plan will be required to be implemented for any works causing cover disturbance.  
Traffic and Parking 
The referral noted that the provision of parking exceeds the requirements under the Queanbeyan DCP by an additional 14 parking spaces, and that the basement car park includes 2 accessible parking spaces located opposite the lifts. 
The referral also noted that further information was provided by the applicant on 26 June 2020, after Transport for NSW (TfNSW) expressed concern regarding the accuracy of the original Traffic and Parking Assessment lodged with the application.
The Local Development Committee reviewed the Traffic and Parking Assessment on 17 June 2020, prior to receiving the applicant’s updated report. The Committee made the following recommendations:
The busy Pedestrian Crossing on Lowe Street (in front of St Gregory’s Catholic School) should be modified to a flagged pedestrian crossing and create a ‘Keep Clear’ zone in front of the Lowe Street car park access.
The existing traffic study lacks detail; clarification and modelling as to how recommendations were reached, as well as existing and DA traffic generation data calculations, with a 10 year scenario.
Numerous traffic issues in the last 12 months.
The Lowe Street car park is currently used for parents and carers due to it being an infant school requiring adult accompanied drop off.
There was a question about the loss of 60 car parks, but it was confirmed that there should only be a temporary reduction during the construction phase.  The total car park capacity will actually increase as a result of this development.
Left turn only into Lowe Street to minimise the school pedestrian crossing exposure to cars
Ellendon Drive extension (EDE) is due to open in July and will likely reduce some traffic in the area.  However, it was noted that this will not reduce the school related traffic.
RMS main concern is the resultant impact to traffic flow from Lowe Street to Canberra Avenue.
The referral notes that the additional information received from the applicant is sufficient to address all concerns from the Committee. 
Entrance and Access
The referral notes that the underground car park demonstrates two way access and egress, as required under the Queanbeyan DCP 2012. Access provides appropriate manoeuvrability for passenger/private vehicles, including functionality of car parking areas, and can accommodate B99 vehicles. The delivery access (service lane) from Crawford Street has demonstrated appropriate access and manoeuvrability for a heavy rigid 12.5m vehicle.
The referral also noted potential impact on the Lowe Street pedestrian crossing adjacent to Saint Gregory’s Primary School. However, the additional information from the applicant regarding traffic impacts (e.g. movement, volume, generation) is understood.
Bushfire
Not applicable.
Flooding
The referral notes that the subject site is located in the Flood Planning Area and acknowledged that the proposed building had been designed with a ground floor level of RL567.02 to comply with the flood planning level and 500mm freeboard. The access restrictions and hydraulic system to manage potential flooding in the basement car park was also noted, but the referral officer was unable to locate the stormwater pump out details on the car park design. 
A dispensation was provided by the Portfolio General Manager for Community Connections exempting the basement car park from achieving floor levels more than 2m below the flood planning level. 
Section 64 Contributions
Based on the gross floor area for the proposed building, the following Section 64 contributions were calculated with reference to the NSW Water Directorate Determinations of Equivalent Tenements – April 2017 for office/administration developments on page 32.  Before applying any credit, 51.51 E.T.s were calculated for this development.  Factoring the 5.22 E.T. credit, the water and sewer headworks contributions for Queanbeyan are calculated at 46.28 E.T. and 46.28 E.T. respectfully for the following amounts;
Water – Queanbeyan Zone for 46.28 E.T.s = ($4,475.26 x 46.28) = $207,115.
Sewer – East Zone for 46.28 E.T.s = ($1,501.47 x 46.28) = $69,488.

	Contamination 
	Referral response dated 6 April 2020.
The proposal includes a Preliminary (Phase 1) Site Investigation and Soil Contamination Assessment which were assessed by Council as part of this referral. It was considered that the proposed use of the site for a public administration building is consistent with previous use of the site for commercial purposes, and the proposal is satisfactory in terms of remediation and contamination, subject to the recommended conditions of consent.

	Trade Waste 
	Referral response dated 10 February 2020.
The referral noted the proposed café will require a grease arrestor and must submit a Liquid Trade Waste application as part of the building approval. 

	Tree Management 
	Referral response dated 20 February 2020.
Council’s Tree Protection Officer provided a Construction Impact Report that was commissioned by Council in September 2019. It includes a Tree Protection Plan. The Report includes recommendations for the retention of the two pin Oaks in Crawford Street (trees 1 and 2 in the report) and the London Plane tree (tree 4 in the report).  Conditions of consent will be included to ensure the protection of these trees.
It is also noted that access via the lane has been made one way off Crawford Street.  This will prevent left turns from the lane into Crawford Street which will significantly reduce the impact on tree no.1.


[bookmark: _Toc48230311]External referrals
The following external referrals were also undertaken:
[bookmark: _Ref40823579][bookmark: _Toc48230345]Table 3	External Referrals 
	Authority
	Comment

	NSW Police (CPTED)
	Referral response dated 13 March 2020.
The referral was generally supportive and included general advice and recommendations for materials, finishes and operation of the building post-construction, as follows:
Consideration of graffiti resistant paint or materials.
Shatter resistant glass.
Installation of bollards or similar structures on the Crawford Street frontage to prevent vehicle movement onto the forecourt area.
Installation of skate stoppers on the street furniture or other structure to prevent skateboarders using them.
Installation of ‘Alcohol Free Zone’ signs in the outdoor area.
Use of street lighting and surveillance (e.g. CCTV monitoring) 

	TfNSW
	Referral response dated 3 March 2020.
TfNSW noted that it was unclear how the traffic generation volumes in Table 3 and Table 4 of the Traffic and Parking Assessment Report have been calculated. Further information was requested to provide a detailed description of existing and predicted traffic movements, including traffic modelling if there is a likely to be an increase in traffic generated by the proposed development (e.g. SIDRA modelling). 
The applicant provided further information on 26 June 2020 which was referred to TfNSW for comment. On 10 August 2020, TfNSW confirmed it had reviewed the further information and was satisfied that the proposed development and associated traffic generation and movements will not have a significant impact on State roads. 

	Essential Energy
	Referral response dated 27 August 2020.
An email response was received providing  comments  that ‘Strictly based on the documents submitted and provided that the existing powerlines are relocated to a location suitable to Essential Energy in accordance with the usual Contestable Works process, Essential Energy has no comments to make as to potential safety risks arising from the proposed development.’ but has provided general comments.  
Comments provided from Essential Energy will be placed on the development consent (if granted) as advisory notes.




[bookmark: _Toc48230312]Assessment
The proposed development has been assessed in respect of the relevant matters for consideration under section 4.15 of the EP&A Act.
[bookmark: _Toc48230313]Environmental Planning Instruments
The following sections assess the proposal against the relevant provisions of applicable Environmental Planning Instruments (EPIs), Development Control Plans (DCPs), Planning Agreements and matters prescribed by the Regulation in accordance with Section 4.15(1)(a) of the EP&A Act 1979.
[bookmark: _Toc48230314]State Environmental Planning Policies
State Environmental Planning Policy (State and Regional Development) 2011
Part 4 Regionally Significant Development of the SEPP SRD provides that development specified in Schedule 7 is declared to be regionally significant development for the purposes of the EP&A Act 1979.
Schedule 7(3) provides that the development with a capital investment value of more than $5m is regional development if:
(b) the Council is the owner of any land on which the development is to be carried out or 
(c) the development is to be carried out by the council.  
As the proposed development has a CIV of approximately $74m, Council is the owner of the subject land and the development is to be carried out by Council, the development is regionally significant development. It therefore requires consent by the SRPP under Section 2.12 of the EP&A Act 1979. 
State Environmental Planning Policy No.55 (SEPP 55) Remediation of Land
According to clause 7 of State Environmental Planning Policy No. 55 Remediation of Land (SEPP 55) Council may not consent to the carrying out of any development on land unless it has considered whether the land is contaminated, and if the land is contaminated, it is satisfied that the land is suitable in its contaminated state (or will be suitable after remediation) for the purpose for which the development is proposed to be carried out.
A Preliminary (Phase 1) Site Investigation (PSI) and Soil Contamination Assessment (SCA) were undertaken as part of the application. Both reports found that there is low potential risk to human health or the environment of the site, from soil or groundwater contamination.
The potential site contamination was considered by Council as part of the internal referrals.  It was considered that the proposed use of the site for a public administration building is consistent with previous use of the site for commercial purposes, and the proposal is satisfactory in terms of remediation and contamination, subject to the recommended conditions of consent.
[bookmark: _Hlk18583423]State Environmental Planning Policy No.64 – Advertising and Signage
Any proposed signage will need to demonstrate consistency with the assessment criteria included in Schedule 1 of State Environmental Planning Policy No. 64 – Advertising and Signage (SEPP 64). The proposal includes signage for the proposed public administration building (e.g. Council logos), signage for proposed commercial uses (e.g. tenant signage) and promotional and advertising signage related to the ‘The Q’ Performing Arts Centre. Signage will be located at the Crawford Street forecourt and the public plaza at the rear of the building. Proposed signage types are shown in Figure 5.
[bookmark: _Ref40782039][bookmark: _Toc48230338]Figure 5	Proposed signage
[image: ]
Source: SMEC 2019
[bookmark: _Toc48230346]Table 4	Consistency with SEPP 64
	Assessment Criteria
	Applicant Response
	Compliance/Response

	1 Character of the Area

	Is the proposal compatible with the existing or desired future character of the area or locality in which it is proposed to be located? 
	The proposed signage is compatible with the existing and likely future character of the area which is primarily commercial. 
	Complies.
Proposed signage is compatible with the surrounding desired character of locality (based on Queanbeyan CBD Master Plan) and appropriate to the proposed use of the site.

	Is the proposal consistent with a particular theme for outdoor advertising in the area or locality?
	
	Complies.
Proposed signage is consistent with existing commercial signage in the immediate vicinity and greater CBD area. 

	2 Special Areas

	Does the proposal detract from the amenity or visual quality of any environmentally sensitive areas, heritage areas, natural or other conservation areas, open space areas, waterways, rural landscapes or residential areas?
	The signage is integrated into the design of the building and will not detract from the heritage character of the surrounding streetscapes. 

	Complies. 

	3 Views and Vistas

	Does the proposal obscure or compromise important views? 
	The signage does not dominate the skyline or compromise views. 

	Complies. 
Proposed signs are located on building facades and are not considered to comprise or obscure important views.   

	Does the proposal dominate the skyline and reduce the quality of vistas? 
	
	Complies. 

	Does the proposal respect the viewing rights of other advertisers? 
	
	Complies. 

	4 Streetscape, setting or landscape

	Is the scale, proportion and form of the proposal appropriate for the streetscape, setting or landscape? 
	The scale of signage is in scale with the building and clearly identifies each tenant. By integrating signage and key corporate colours into the materials and finishes (e.g. face brick building base), signage clutter is reduced and the intended tenant/services are clearly communicated. 

	Complies. 
Sizes of proposed signage are considered proportionate to the building and the intent of information displayed.  

	Does the proposal contribute to the visual interest of the streetscape, setting or landscape? 
	
	Complies. 

	Does the proposal reduce clutter by rationalising and simplifying existing advertising? 
	
	Complies. 

	Does the proposal protrude above buildings, structures or tree canopies in the area or locality? 
	
	Complies. 

	5 Site and building

	Is the proposal compatible with the scale, proportion and other characteristics of the site or building, or both, on which the proposed signage is to be located? 
	The proposed signage is compatible with the scale, proportion and character of the proposed building. The signage does not dominate the character of the building however works to clearly define the uses of the site. 
The signage is not particularly innovative however it incorporates the key defining colours of the key tenant and reduces the need for large areas of signage. 
	Complies. 
Sizes of proposed signage are considered proportionate to the building and the intent of information displayed.  

	Does the proposal respect important features of the site or building, or both? 
	
	Complies. 

	Does the proposal show innovation and imagination in its relationship to the site or building, or both? 
	
	Complies. 

	6 Associated devices and logos with advertisements and advertising structures

	Have any safety devices, platforms, lighting devices or logos been designed as an integral part of the signage or structure on which it is to be displayed? 
	There are no safety devices required. 

	Complies.

	7 Illumination

	Would illumination result in unacceptable glare? 
	The proposed signage is to be internally illuminated to assist with wayfinding. The illuminated signage is proposed on facades facing the civic public plaza, with the proposed illumination to be adjustable to ensure there is no nuisance to nearby residential properties. 

	Complies. 

	Would illumination affect safety for pedestrians, vehicles or aircraft? 
	
	Complies. 
Signage is designed to assist pedestrians in wayfinding. 
Signage is setback from roadways and is not expected to impact vehicles or aircraft. 

	Would illumination detract from the amenity of any residence or other form of accommodation? 
	
	Complies. 

	Can the intensity of the illumination be adjusted, if necessary? 
	
	Complies. 


	Is the illumination subject to a curfew? 
	
	Not applicable
There is no curfew.  

	8 Safety

	Would the proposal reduce the safety for any public road? 
	The signage will not adversely impact pedestrian and vehicular safety. The signage will assist with wayfinding to these public administration uses. 

	Complies. 

	Would the proposal reduce the safety for pedestrians or bicyclists? 
	
	Complies. 

	Would the proposal reduce the safety for pedestrians, particularly children, by obscuring sightlines from public areas? 
	
	Complies. 


Based on the table above it is considered that the proposal complies with the SEPP 64. 
[bookmark: _Toc48230315]Queanbeyan Local Environmental Plan 2012
The provisions of the Queanbeyan Local Environmental Plan (QLEP) 2012 apply to the development.  
The land is zoned B3 Commercial Core zone under the QLEP.  The development can be characterised by the dominant use as a public administration building under the QLEP.  
Public administration building means a building used as offices or for administrative or other like purposes by the Crown, a statutory body, a council or an organisation established for public purposes, and includes a courthouse or a police station.
The proposal includes community space and a library and ground floor retail premises as secondary uses.  All of these secondary uses are permissible in the B3 Commercial Core zone.
The objectives of the B3 Commercial Core zone are:
To provide a wide range of retail, business, office, entertainment, community and other suitable land uses that serve the needs of the local and wider community. 
To encourage appropriate employment opportunities in accessible locations. 
To maximise public transport patronage and encourage walking and cycling. 
To recognise the Queanbeyan central business district as the main commercial and retail centre of Queanbeyan and to reinforce its commercial and retail primacy in Queanbeyan. 
To encourage some high density residential uses in conjunction with retail or employment uses where appropriate
The development is consistent with the objectives of the B3 Commercial Core zone.
Following, is a summary table indicating the performance of the proposal against relevant statutory standards.
[bookmark: _Toc48230347]Table 5	QLEP Assessment
	Control
	Comment
	Compliance

	Zoning 
	The proposal includes a public administration building and various ancillary uses such as commercial premises (café and office premises) and information and educational facility (library).
All proposed uses are permitted in the B3 zone.
[image: ]
	Complies 

	Clause 2.6 Subdivision – consent requirements 
	The proposed Subdivision Plan includes the consolidation of lots as follows:
Lots 1, 2 (part) and 5 DP1179998 and Lot DP748338
Lot 18 DP548244 and part Lot 2 DP748338.
The overall intent of the Subdivision Plan is supported, noting the heritage implications under Clause 5.10.
It is noted that there is no minimum lot size for the subject site. 
	Complies 

	Clause 2.7 Demolition requires development consent
	The proposal includes demolition of the following structures:
Demolition of an existing substation that serviced the previous Council Administration building at 257 Crawford Street 
Decommissioning and removal of existing substation adjacent to the previous Council Administration building 
Partial demolition relating to Bicentennial Hall & The Q Foyer / Link including removal of stairs on the southern side of the Bicentennial Hall and removal of the entrance ramp at The Q Theatre foyer
Demolition of all structures and buildings on Lot 2 DP748338 (10 Rutledge Street)
Demolition of structure on Lot 18 DP548244 (Land 12 Rutledge Street)
Development consent for the demolition can be provided as part of this application.
	Complies 

	Clause 4.1 Minimum subdivision lot size
	There is no minimum lot size. 
	Complies

	Clause 4.3 Height of buildings
(show on Figure)
	The proposed building has two maximum heights (HOB):
25m HOB along Crawford Street, to a depth of approximately 40m.
Beyond the 40m line (mid-bock), the HOB increases to 30m. 
The variation in the HOB in the LEP reflects the desire to ensure that buildings with a zero front setback within the CBD are designed with some articulation in height to reduce the overall bulk of the development.
[bookmark: _Toc48230339]Figure 6	LEP height controls
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The proposed building has a maximum height of 32.97m and while this is only a minor encroachment on that part of the site with a 30m HOB limit, part of the building, at this height, is within the 25m HOB limit.  The exceedance here is 32%.
The highest point of the building is the central services core. 
The proposal seeks justification to exceed the height limit using Clause 4.6 to vary the development standard which has been considered as part of this assessment. 
The proposed building is intended to be a landmark building for the CBD and demonstrates a significantly taller structure than the surrounding development, despite the 25m and 30m height limit. 
The proposed 32.95m building is considered consistent with the Clause 4.3 objectives as follows:
1. The building design at street level complements the historical Crawford Street streetscape character, as discussed in Clause 5.10. The building is setback from Crawford Street and behind the building lines of the adjacent Heritage Items. 
1. The building materials and urban realm improvements complement the adjacent Heritage Items, such as the Former School of Arts and Former Fire Station, as discussed in Clause 5.10. Building materials include brickwork similar to the surrounding buildings. The public forecourt and retention of the street trees serves to create a visual break between the ground level character elements and the contemporary structure on the upper levels. 
1. The building transitions in bulk and scale as it rises to avoid dominating the subject site. The overall design appears as two buildings, a seven storey northern tower and a four storey southern tower, connected by a services core. The smaller southern tower is adjacent to two Heritage Items and reflects the lower density of the lower character of the southern end of Crawford Street. The taller northern tower creates an elegant structure that reflects its proximity to the Monaro Street and bulkier buildings of the Bicentennial Hall and The Q Theatre. 
	Variation justified under Clause 4.6 variation 

	Clause 4.4 Floor Space Ratio
	The subject site has a maximum Floor Space Ratio (FSR) of 3:1 in accordance with Clause 4.4 and the FSR map.
The subject site includes several lots that will be partially redeveloped as part of the construction of the proposed building. As a result, it is difficult to determine a precise area from which to calculate the FSR. The proponent has based the lot area on the proposed Subdivision Plan (DA-10-02), which creates a consolidated lot (Lot A) with a total area of 13,748m2. This lot area was used to calculate the FSR.
The GFA Schedules plan (DA-90-01 Rev.7) states a total GFA of 8,466m2. Based on the lot area of 13,748m2, the proposed development has a total FSR of 0.62:1 which is acceptable under Clause 4.4.
It is noted that the SEE states a FSR of 0.798:1 (10,004m²) based on a site area of 12,533m², however these figures do not relate to the Subdivision Plan or GFA Schedules. The area on the Subdivision Plan prevailed for the purpose of calculations.  
	Complies

	Clause 4.6 Exceptions to Development Standards 
	As noted in Clause 4.3, the proposed development exceeds the maximum height. The proposal seeks to justify an exceedance to the maximum height limit using Clause 4.6 to vary the development standard.
Under clause 4.6, the applicant is required to make a written request to vary the development standard which was received with the DA.
In accordance with Clause 4.6(1)(b), the proponent has demonstrated the proposed variation to building height creates a better outcome for the building. The overall scale and balance of the building would be diminished if it were to comply with the height limits. This is particularly relevant to the 25m height limit, which would result in a staggered building height that would not effectively achieve the overall landmark building design intention. In essence, it would not be as visually interesting if the proposed building were to comply with the height controls as per Clause 4.3.
The Clause 4.6 Variation Request has been addressed (3)(a) and the proposal has demonstrated that it is unreasonable or unnecessary to comply with the standard given the circumstance. It incorporated the relevant principles identified in LEC judgements, notably Whebe v Pittwater Council [2007] NSW LEC 827, which established the following tests for ‘unreasonable or unnecessary’ development standards:
1. The objectives of the standard are achieved notwithstanding the non-compliance with the standard; 
1. The underlying objective or purpose of the standard is not relevant to the development and therefore compliance is unnecessary; 
1. The underlying object or purpose would be defeated or thwarted if compliance was required and therefore compliance is unreasonable; 
1. The development standard has been virtually abandoned or destroyed by the Council’s own actions in granting consents departing form the standard and hence compliance with the standard is unnecessary and unreasonable; 
1. The zoning of the particular land is unreasonable or inappropriate so that a development standard appropriate for that zoning is also unreasonable and unnecessary as it applies to the land and compliance with the standard would be unreasonable and unnecessary. That is, the particular parcel of land should not have been included in the particular zone. 
The assessment against Clause 4.3 demonstrates the proposal has met the objective of the clause, as per Test 1.
Similarly, for Test 2, the proposal has demonstrated that the objectives of Clause 4.3 are met, and compliance with the height control is unnecessary and/or unreasonable in this circumstance. The intent of achieving a consistent height limit with the surrounding area is not relevant as the surrounding development has not yet taken advantage of the height limits, or are Heritage Items that will not be redeveloped to realise additional height.
The Clause 4.6 Variation Request has been addressed (3)(b) and the proposal has demonstrated that there are sufficient environmental planning grounds to justify contravening the development standard. The visual impact of the building height has been considered in the context of the surrounding Heritage Items. The proposed ground floor and mezzanine design has consciously reduced the size of the building footprint compared the upper floors to enable greater provision of public space and separation between surrounding buildings. The overall building design includes visually separate elements of the two towers and central core to give the appearance of multiple buildings to reduce the overall scale and bulk of the development. Further, the solar diagrams demonstrate that the additional building height does not create unreasonable overshadowing to new public spaces, such as the proposed public plaza at the rear of the building. 
The Clause 4.6 Variation Request is considered to have sufficiently addressed (4)(a). The argument presented in the Variation Request is accepted, and, based on the above discussion, the proposal has demonstrated that the building height exceedance is in the public interest. The proposed building seeks to become a landmark of the Queanbeyan CBD and will serve as the city’s main public administration building. It is consistent with the overall character of the Queanbeyan CBD, and provides an example for future activation of redevelopment sites. The proposal meets the intent of the subject site as per the CBD Master Plan. It will contribute to a broader civic precinct that incorporates public spaces, social services, entertainment and recreation. 
	Complies

	Clause 5.10 Heritage Conservation
	The Site is adjacent to three Heritage Items, all of which front Crawford Street: 
Former School of Arts building (Item I47)
Former fire station, a historical building with frontage to Crawford Street (Item I50) – see Figure 7
Dutton’s Cottage, a historical building with frontage to Crawford Street (Item I51)
The proposed development successfully integrates architectural styles that respect the surrounding heritage items at ground level whilst also achieving a contemporary style for the upper floors, with glazed facades and off-form concrete, as well as metal trim and louvres. The overall design merit of the building is acknowledged, and it is considered to provide a high-quality built form outcome. The prominent nature of the building, both in terms of height and design, is considered appropriate for its purpose as a public administration building, and will provide a positive contribution to the redevelopment of the CBD in association with the public plaza. 
[bookmark: _Ref40944608][bookmark: _Toc48230340]Figure 7	Former fire station 
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At the ground level, the proposed building attempts to achieve a pedestrian scale in terms of materials, setback and overall building form. The ground floor and mezzanine level feature external brickwork to tie in with adjacent heritage items. The building entrance on Crawford Street is setback from the building line of the adjacent heritage items to provide a public forecourt which retains street trees and provides relief for the height of the upper floors. The overall visual impact on adjacent Heritage Items is considered acceptable.
The proposed Subdivision Plan seeks to consolidate several lots to create a large lot that will contain the Former School of Arts, Bicentennial Hall, Q Theatre, Lowe Street Car Park and the subject proposed building and public plaza. A second consolidation will occur which includes the Former Fire Station, Duttons Cottage and creates a lot taking in the corner of Crawford and Rutledge Streets.
The proposed consolidated lot containing the proposed building has a frontage to Crawford Street that occupies approximately half the length of the street. Despite this, individual buildings are broken up by laneways to create legibility and human scale. The overall impact of the proposed subdivision on the adjacent Heritage Items is considered acceptable. 
It is noted that the proposal includes a Statement of Heritage Impact which was generally accepted by the Heritage Committee, subject to conditions which have been considered as part of this assessment.  
	Complies

	Clause 7.1 Earthworks
	The proposal includes bulk excavations to construct the basement, which requires consent in accordance with Clause 7.1.
The Civil Works package includes details of site preparation, including bulk excavations for the proposed basement.  Based on the information in the Civil Works package, including the Site Management Plan, Erosion and Sediment Control Plan, Bulk Excavation Plan, and Site Works Plan, the proposal is considered to have met the requirements under Clause 7.1
The proposal includes ancillary earthworks in regards to the excavation of basement car parking and requires consideration under Clause 7.1 of the QLEP 2012. Measures will be in place during excavation works to minimise impact on nearby development and to maintain existing drainage. As discussed in the SEPP 55 assessment above, testing of soil will be undertaken prior to works commencing to ensure excavated soil is suitably classified for disposal off-site in accordance with NSW EPA requirements.
	Complies

	Clause 7.2 Flood planning
	The subject site is identified in the Flood Planning Area on the Flood Planning Map and must be assessed against Clause 7.2. The associated flood planning level is RL575.51. The proposed building has been designed to provide a 500mm freeboard to the ground floor level to RL576.02. 
The proposed basement carpark will be lower than the flood level, although the basement entrance is above the 1 in 100 year ARI plus a 500mm freeboard, and a flood gate is proposed to restrict flood water entering the basement. 
Council granted an exemption to permit the proposed development to construct its basement more than 2m below the flood planning level. 
The proposal includes an Upstream Stormwater Diversion Plan which demonstrates stormwater management around the proposed building and public plaza. Stormwater is diverted to the pipes around the perimeter of the subject site. 
The proposal has located the building footprint around the Council stormwater main that traverses the subject Site. The shape of the proposed basement follows the line of the stormwater pipe and is conscious of the surrounding exclusion zone, as shown in Figure 8. The portion of the building over the stormwater pipe comprises the building core. An exclusion zone around the existing stormwater main is proposed to protect this asset whilst allowing construction over it.
[bookmark: _Ref40820059][bookmark: _Toc48230341]Figure 8	Basement plan and stormwater main location
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	Complies

	Clause 7.8 Active Street Frontages
	This clause was not directly addressed in the proposal.
The subject site is identified on the Active Street Frontages Map. 
The ground floor includes uses that promote an active frontage, including the proposed Council shopfront, a cafe and a smart hub. 
The proposed forecourt provides an area to encourage pedestrian activity, and includes a ticket kiosk for the nearby Q Theatre.
	Complies 

	7.9 Essential Services
	This clause was not directly addressed in the proposal.
The proposal includes a Services Plan demonstrating sewerage infrastructure and a Concept Stormwater Management Plan. 
The proposal includes the provision of a new substation, located on the southern side of the building.
	Complies


[bookmark: _Toc48230316]Development Control Plans
The proposal has demonstrated consistency with the Queanbeyan Development Control Plan (QDCP) 2012, as shown in Table 6. A full assessment indicating the performance of the proposal against relevant non-statutory standards of the QDCP 2012 is included at Appendix A. 
[bookmark: _Ref40947860][bookmark: _Toc48230348]Table 6	QDCP Assessment 
	Control
	Comment
	Compliance

	2.2 Car Parking 
	The car parking associated with the original DA documentation has been updated and clarified through the the Traffic Report dated 26 June 2020 and prepared by Taylor Thompson Whittling (refer also section 5.1.2 Traffic and parking).
Based on the characterisation of land uses in the QDCP being a public administration building and community facilities, the development generates demand for 70 additional car parking spaces.  The proposal will result in the provision of 161 spaces including basement parking for 108 vehicles and car parking that will be reinstated in the Lowe Street Car Park and additional parking provided at basement level in the building. Bicycle Parking
The proposed development demonstrates a commitment to reducing car dependency and includes a bike storage area with capacity for 68 bicycles. End of trip facilities are also provided to encourage ridership.
Summary
The development generates the need for an additional 67 car parking spaces.  The proposal will deliver a total of 75 spaces which is 8 more than required in the QDCP.  The operation of the community aspect of the development will include the use of the facility outside the peak demand period 9am-5pm Monday to Friday and 9am to 1pm Saturday for typical parking in the CBD.  A combination of the parking proposed in addition to the public parking that is already available in the vicinity of the development is considered more than adequate.

	Partially Complies 

	2.3.3 Energy Efficiency and Conservation 
	The building has been designed to achieve a 5-star Green Star energy rating and has been designed with consideration to the NABERS Energy (Base Building) Commitment Agreement.  
	Complies 

	2.3.5 Waste and Recycling 
	Relevant plans include an Operational Waste Management Plan (Drawing SK004) and Site Management Plan (C020).
Waste room accommodates five 1110L recycling bins and four 1500L waste bins. All bins are noted as being collected twice weekly. 
Sweep paths provided via further information demonstrate that the proposed waste enclosure and associated service lane provides adequate access and manoeuvrability for a garbage truck (HRV 12.5m). The proposed location of the waste enclosure on the southern side of the building ensures it is out of site when viewed from Crawford Street. It is at grade with the service lane.
A response to the internal referral to Council’s Waste Officer has not yet been received. 
	Not Determined 

	2.3.5 Noise and Vibration
	The proposed development is not considered to be a noise generating use. The location of the plant on the rooftop is appropriate. 
The proposal integrates with the existing entertainment venue of The Q but does not expand these facilities.
	Complies

	2.4 Contaminated Land Management 
	A PSI and SCA were undertaken as part of the application. Both reports found that there is low potential risk form soil or groundwater contamination to human health of environment on the Site.
The potential site contamination was considered by Council as part of the internal referrals.  It was considered that the proposed use of the site for a public administration building is consistent with previous use of the site for commercial purposes, and the proposal is satisfactory in terms of remediation and contamination, subject to the recommended conditions of consent.
	Complies

	2.5 Flood Management 
	Refer to assessment against Clause 7.2 of the LEP.
	Complies

	2.6 Landscaping
	The proposed development includes significant landscaping to create a new public plaza on the western side of the building, adjoining ‘The Q’ Performing Arts Centre, and a new public forecourt on the Crawford Street frontage on the eastern side of the building. These spaces are connected by a public laneway on the northern side of the proposed building, which also forms part of the link from the proposed building to the existing Bicentennial Hall. Consistent use of the same hard paving style is noted as contributing to the overall sense of shared public spaces. 
Associated soft landscaping is considered to be a substantial improvement to the existing landscape, and the Civic Square will serve to create a new landscape feature in the CBD, as shown in Figure 9. The Landscape Plan also includes tree planting in the redesigned Lowe Street Car Park, as well as a rooftop garden which is considered to provide good vantage point to view the surrounding area.
The proposed development requires the removal of 7 trees.  The Landscape Plan identifies 12 trees, of which 5 will be retained. The retained species are pin oaks and one London Plane tree on the Crawford Street frontage and they will be integrated into the proposed forecourt. 
[bookmark: _Ref40821711][bookmark: _Toc48230342]Figure 9	Civic Square landscape plan
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 Council commissioned a Construction Impact Report, which included a Tree Protection Plan that will be incorporated into approval conditions. 
The Sustainability Report (Appendix H) indicates that the landscape irrigation will comply with drip irrigation with moisture sensor override or use non potable water.The Landscape Plan does not include specific waste management plan for public realm, however, given the location of the development and its context in the CBD, the waste management will be undertaken as part of the existing civic waste management program.
	Complies

	2.7 Erosion and Sediment Control
	The Civil Works Package includes all relevant details and plans such as Erosion and Sediment Control Plan, Construction Management Plan and an Upstream Stormwater Diversion Plan 
	Complies

	2.9 Safe Design
	The proposal has been referred to the NSW Police for CPTED assessment and has been determined to be acceptable with some recommendations for conditions of approval.
The proposal demonstrates appropriate provision of landscaping, urban design and external lighting to promote safety and casual surveillance for pedestrians and cyclists. The Crawford Street forecourt and new pedestrian plaza at the rear of the building will be overlooked by building occupants during the day time. 
Public and private spaces are clearly defined in terms of urban design, landscaping and physical access control.
	Complies

	2.12.6 Controls - Land Zoned Residential (R1 to R4 and RU5), Business (B1 to B5), Industrial (IN1 to IN3), Special Use (SP1 to SP3) and RE1 Public Recreation 
	Insufficient detail is included to determine heights and canopy spread of trees proposed for removal. Pear tree adjacent to Bicentennial Hall appears to have a canopy spread greater than 3m.
Council’s Tree Protection Officer provided a Construction Impact Report that was commissioned by Council in September 2019. It includes a Tree Protection Plan. The Report included recommendations for the protection and retention of the trees fronting Crawford Street, including the London Plane tree that is within the site boundary. 
	Not Determined

	4.4.13 Signage Panels 
	Council logo signage is proposed, facing into the forecourt and within the above building overhang. The proposed signage location is not considered to have a negative impact on the heritage character of surrounding buildings or the Crawford Street streetscape.
Commercial signage is proposed for parts of the windows of commercial tenancies at the rear of the building, facing the public plaza. 
This location, size and semi-transparent nature of signage is considered appropriate.
	Complies 

	4.5 Alterations and Additions to Heritage Items and to All Places in the Heritage Conservation Area and the Vicinity 
	The proposal does not propose any alterations or additions to heritage items. It does propose works in the immediate vicinity of two heritage items. 
The proposed office building is linked via a mezzanine pavilion which connects to the Bicentennial Hall, which is not a heritage item.
Ground floor materials include red brick to reference the surrounding heritage items. The intent and treatment of the proposed forecourt, to setback the proposed building and include softer urban design works, is considered an appropriate measure to reduce visual dominance at street level. The original form of the adjacent heritage items remains clearly identifiable and physically separated from the proposed building. 
The proposed structure is significantly larger in terms of scale, height and bulk when compared to adjacent heritage items. However, it has been assessed as not having adverse impacts on the adjacent heritage items as discussed in Clause 5.10 of the QLEP 2012.
The proposal includes a Statement of Heritage Impact which was generally accepted by the Heritage Committee. The request for greater separation from the fire station and restricted use of the service lane is noted.
	Complies

	4.6 New buildings in the vicinity of a Heritage Items
	The proposed building has been assessed against the controls of Part 4.6 and is considered consistent, noting the following:
The proposed structure is significantly larger in terms of scale, height and bulk when compared to adjacent heritage items. However, it has been assessed as not having adverse impacts on the adjacent heritage items as discussed in Clause 5.10 of the QLEP 2012.
The proposed consolidation of blocks and large frontage across Crawford Street is balanced with the width of existing and proposed structures. The proposed building has a similar width to the adjacent School of Arts building and includes visual breaks to punctuate the streetscape and identify separate buildings.  
The proposal includes a Statement of Heritage Impact which was generally accepted by the Heritage Committee. The request for greater separation from the fire station and restricted use of the service lane is noted.
	Complies 

	4.9 Subdivision of land 
	The proposed consolidation of blocks and large frontage across Crawford Street is balanced with the width of existing and proposed structures. The proposed building has a similar width to the adjacent School of Arts building and includes visual breaks to punctuate the streetscape and identify separate buildings. 
The Heritage referral is noted requesting greater separation from the fire station and restricted use of the service lane.
	Justified inconsistency 


	6.2.1 Site Design and Sense of Place
	The proposed building has a high-quality design that responds to its prominent location and role. The main role of the proposed building is public administration and a hub for community activities. It proposes to establish a central civic square and forecourt to provide spaces for people to engage in public life, and creates a high level of pedestrian amenity.
The subject site is not identified for a ‘gateway’ development. However, the proposal is considered to represent outstanding architectural merit. 
	Complies

	6.2.2 Building Height Limits and Setbacks Design for Buildings
	The proposal provides sufficient environmental grounds and demonstrates cohesiveness with the objectives of Clause 4.3 of the QLEP 2012 as discussed in the LEP assessment, including the Clause 4.6 variation request.
The QDCP includes setbacks to Crawford Street based on the number of storeys of the building from zero for up to two storeys to 20m for buildings with 3-8 stories.
The proposal includes a variable front setback ranging from 4.93m at the closest point of to 14.7m to create the civic forecourt and entry to the building. The fire station adjoins the site to the east and Council Chambers to the west are both at a zero setback.  Only a small portion (less than 10%) of the Crawford Street frontage is setback at 4.93m.  The remainder of the built form achieves a setback of at least 14.7m at ground level.
 The reduced setback is considered appropriate given the associated public realm enhancements and overall architectural merit. 
	Complies 

	6.2.3 Architectural Character 
	The proposal includes horizontal articulation between windows to indicate level changes. Windows are generally on the same plane as the main façade, but are broken up with frames, louvres and sunshades.
The proposed building includes a several roof levels which incorporate visually interesting elements such as a rooftop garden, screening for rooftop plant, and the potential for photo voltaic plates.
A variety of materials and texture have been incorporated into the design including brick, off form concrete, glass and steel. Materials and finishes selection include appropriate low maintenance materials.
	Complies 

	6.2.4 Floor Space 
	As per the QLEP 2012 assessment, the proposed development has a total FSR of 0.66:1 which complies with the maximum 3:1 FSR for the subject site. 
	Complies 

	6.2.5 Robust Building Design
	The proposed development is considered a landmark building and will be prominent in terms of height and scale. It is a purpose built public administration building that is intended to service the needs of Council and the public in terms of the services shopfront and smart hub. 
It is conceivable that building could accommodate general office use in the future, and alternative ground floor uses. 
	Complies

	6.2.7 Awnings and Verandahs
	The proposed development does not have a continuous street frontage and its adjacent buildings do not incorporate verandahs and awnings as part of the streetscape. However, the building design incorporates overhangs to provide weather protection for pedestrian entrances.
	Complies 

	6.2.8 Active Street Frontages
	The proposal has been assessed against Clause 7.8 of the QLEP 2012 and is considered to comply.
The proposal includes a large public forecourt on the Crawford Street frontage to encourage pedestrian activity. It includes a ticket kiosk associated with ‘The Q’ theatre. 
The ground floor of the proposed building includes angled walls to direct pedestrians towards the entrance which includes active uses such as the Council shopfront and a café.
	Complies 

	6.2.9 Colour and Materials 
	The External Finished Schedule includes neutral colours for metal and concrete finishes. Red brick and dark metal cladding provide contrast accents.
The proposal  includes form cast concrete for some feature walls and the structural columns. These materials are considered consistent with the overall palette of the building and contribute to the contemporary architectural character of the building.
	Partially complies

	6.2.11 Open Space and Civic Spaces
	The proposed development includes the provision of a public forecourt on Crawford Street and the public plaza at the rear of the site. 
The Shadow Diagram demonstrates minimal overshadowing of the public plaza on the winter solstice. The proposed forecourt benefits from a north east orientation and has minimal overshadowing.
The creation of the Civic Square is consistent with the intent of the CBD Spatial Master Plan. 
	Complies 

	6.2.12 Streetscape s and Frontage Works 
	Kerb and gutter treatments along the service lane are unclear in the Civil Works package. Further, the proposal utilises an existing unnamed lane from Rutledge Street for general vehicle access. Pedestrian movement and footpaths are unclear. 
The proposed service lane from Crawford Street has access control to manage vehicle movements but details are unclear from the DA package.
	Partially complies 

	6.2.13 Advertisements and Signage 
	The proposed signage has been assessed against SEPP 64 and is considered to comply.
	Compiles 

	6.2.14 Heritage Sites
	The proposal is considered to have an acceptable impact to Heritage Items as per the assessment of Clause 4.10 of the QLEP 2012, and is considered to be consistent with Part 4 of the QDCP 2012. 
	Complies 

	6.2.15 Connectivity
	The proposal has maintained the existing pedestrian laneway from Crawford Street through to the Lowe Street Car Park. Laneways are integrated into the urban design approach and Landscape Plan.
The proposed pedestrian laneway has a minimum width of approximately 5m.
	Complies


	6.2.16 Safety and Security
	The proposal complies with CPTED principles as considered by the NSW Police.
	Complies 

	6.2.17 Buildings Near Public Places
	The proposal establishes a major public plaza adjacent to the Lowe Street Car Park.
The Shadow Diagram demonstrates minimal overshadowing of the public plaza on the winter solstice.
	Complies 

	6.2.19 Solar Access and Overshadowing
	The Shadow Diagram demonstrates minimal overshadowing of the public plaza on the winter solstice. The proposal features curtain glass to maximise solar access into the building. 
	Complies

	6.3.4 Pedestrian Access and Mobility
	The proposal demonstrates consideration for pedestrian movement and access at the ground floor and throughout public spaces. The public realm works include wayfinding, lighting and suitable paving and grades for people with limited mobility. 
Floor plans include annotations for AS1242 (stairs and ramps) and AS1735 (lifts).
	Complies


	6.3.5 Site Facilities and Services
	Regarding communications structures, air conditioners and service vents, all building plant and equipment is located in a rooftop plant room which has been integrated into the built form and incorporates visually interesting features so as not to detract from the façade. 
Regarding waste and recycling storage and collection, the proposal, including the provision of further information, has demonstrated adequate access and manoeuvrability for a garbage truck (HRV 12.5m) through the associated service lane. The proposed location of the waste enclosure on the southern side of the building ensures it is out of site when viewed from Crawford Street. It is at grade with the service lane.
	Complies 


[bookmark: _Toc48230317]Planning Agreements
The proposed development is not subject to a planning agreement under Section 7.4 of the EP&A Act. 
[bookmark: _Toc48230318]Development Contributions
Non-residential development is generally excluded from the application of the Queanbeyan Section 94 Contributions Plan.
The proposed development is not expected to generate additional demand for public facilities or services. It is acknowledged that the proposed development includes significant public realm improvements and will upgrade the Lowe Street Car Park while also providing basement parking to be used by building tenants.
[bookmark: _Toc48230319]Submissions
Pursuant to Section 4.15(1)(d) of the EP&A Act, any public submissions made in accordance with the Act or Regulation have been considered. The application was then publicly notified for 28 days from 18 February to 17 March 2020 on Council’s website. No public submissions were received.
[bookmark: _Toc48230320]Community consultation 
While not forming part of the development assessment process, the Concept Plan for the proposed development was placed on public exhibition between 28 October and 29 November 2019. The following engagement activities were then undertaken by Council to promote awareness and seek feedback on the Concept Plan:
Documentation on Council’s Your Voice engagement hub 
Documentation available at Council’s Customer Service Centres and Libraries 
Media release 
Included in Council’s fortnightly advertisement in Queanbeyan Age/Chronicle, Braidwood Times and Bungendore Weekly 
Mentions in the Mayor’s Column in local newspapers 
Coverage in QPRC News which is delivered to 30,000 households 
Various social media posts 
Distribution via various e-newsletter lists, including economic development list and general Council e-newsletter subscribers 
Information stall in Riverside Plaza on 7-8 November (approx. 100 interactions) 
Community information session on 20 November 
Discussion at Council’s Community Meetings on 19 November (Braidwood), 26 November (Queanbeyan) and 3 December (Bungendore – after comments had closed). 
Staff information sessions and staff-focused content 
Over the course of this consultation period a total of 37 submissions were received by Council, including nine submissions from internal stakeholders within Council. General feedback from the public was positive, and comments can be summarised as follows:
Support for the architectural style of the building as modern contribution to the Queanbeyan CBD. 
Support for the creation of new public spaces, including the rooftop garden.
Concern over the provision of parking, and loss of surface parking in the Lowe Street Car Park.
Concern about the impact to surrounding heritage buildings.
Encouragement for public art, murals and the like to reflect the unique character and culture of Queanbeyan.
It is understood that the proposed design as submitted in the development application is consistent with the Concept Design as exhibited as part of the community consultation period.
[bookmark: _Toc48230321]Public Interest
In accordance with Section 4.15(1)(e) of the EP&A Act, the consent authority is required to consider whether the proposed development is in the public interest. The public interest is an overarching requirement which includes consideration of the matters discussed in this report. Implicit to the public interest is whether the proposed development adequately responds to and respects the desired outcomes expressed in relevant EPIs and whether, on balance, the impacts of the development can be appropriately mitigated or managed.
The proposed development is considered to be in the public interest as it will provide for a high-quality, visually prominent and well-designed public administration building and cultural centre for Queanbeyan residents. The building is complemented by proposed public realm improvements including a new public plaza and forecourt to Crawford Street. The public realm connects with the surrounding buildings including the Bicentennial Hall and Queanbeyan Performing Arts Centre to create a cultural precinct and centralised location for engaging in public life. It represents a major upgrade to an underutilised site in Queanbeyan’s CBD and is generally in accordance with the provisions of the QLEP 2012 and QDCP 2012, whilst minimising adverse environmental impacts on the surrounding built form and natural environment, including heritage items.



[bookmark: _Toc48230322]Environmental Assessment 
The following subsections assess the key impacts of the development in accordance with Section 4.15(1)(b) of the EP&A Act to the extent they have not been addressed elsewhere in this assessment report.
[bookmark: _Toc48230323]Built form and streetscape
The proposal will not have an adverse impact on the streetscape of Crawford Street as follows:
Creation of a pedestrian forecourt provides a positive contribution to public realm and streetscape.
The proposal includes ground floor uses, which are consistent with achieving active frontages and encouraging pedestrian activity. 
Existing trees are to be retained and enhanced with additional hard and soft landscape treatments. 
The proposal will not have an adverse impact on the surrounding built form as follows:
It will provide a new high-quality public building comprising a public library, a Council shopfront and customer service centre, publicly accessible smart hub facilities, administrative offices for up to 200 staff, and public meeting spaces. 
The ground plane of the development is visually permeable and encourages access through and around the building to the public plaza at the rear of the development. 
The proposed development will create a new built form for the Queanbeyan CBD, reflecting its image as a contemporary regional city. 
The scale and height of the building is considered appropriate considering its role of public administration and provision of community services. 
The proposed building presents as two different towers and creates diversity in height and architectural style of the Queanbeyan skyline.
The architectural style of the building is respectful of surrounding heritage items while still representing a modern, functional and visually interesting building.
Queanbeyan CBD Spatial Master Plan 
The CBD Spatial Master Plan (the Master Plan) was completed in May 2019. It establishes a strategic framework for decision making, urban design and redevelopment of the Queanbeyan CBD over a 10 year period. The Master Plan identifies the Lowe Street Car Park as the preferred location for mixed use redevelopment, including a redeveloped Council Headquarters and Civic Square.
The proposed development is considered to be consistent with the intentions of the Master Plan.
Building Height 
The proposal has been designed as a prominent public building for the Queanbeyan CBD and will be taller than the surrounding development. The height of the building extends beyond the permitted height limit for the site for part of the site as discussed above, as prescribed by the QLEP 2012, by approximately 3m at its highest point. However, the scale of the building is not considered out of character or overbearing in context with surrounding development, including heritage items. 
The proposal seeks to alter the development standard relating to height (Clause 4.3), pursuant to Clause 4.6(b) of the QLEP 2012, as follows:
Over the 25m portion of the site, the proposed building envelope has a maximum height of 32.97m, resulting in a maximum non-compliance of approximately 8m or 32%. 
Over the 30m portion of the site, the proposed building envelope has a maximum height of 32.97m, resulting in a maximum non-compliance of approximately 3m or 10%. 
The justification to alter the development standard is considered acceptable and the proposal has demonstrated that the impact of the bulk and scale of the development on the surrounding area, is minimised, particularly in term of solar access and overshadowing. 
The proposed design has sought to locate higher elements, such as the lift overrun, towards the centre of the northern town to reduce potential overshadowing on the public plaza to the south and west. By locating the lift overrun towards the centre of the building, it is acknowledged that the proponent has also sought to minimise the visual impact of the increased height when viewed from the surrounding streets. It is accepted that the increased height above the maximum permitted allows the proposed building to create an elegant and proportionate design that would otherwise not be achieved by complying with the height control. 
[bookmark: _Toc48230324]Traffic and parking
Traffic
A Traffic and Parking Assessment was provided by Taylor Thomson Whitting and details the provision of car parking, service vehicle movements and the expected peak traffic generation and volumes for the surrounding streets. 
The Traffic and Parking Assessment was referred to TfNSW and comments were received on 3 March 2020.
TfNSW noted that it was unclear how the traffic generation volumes in Table 3 and Table 4 of the Traffic and Parking Assessment Report have been calculated. Further information was requested to provide a detailed description of existing and predicted traffic movements, including traffic modelling if there is a likely to be an increase in traffic generated by the proposed development (e.g. SIDRA modelling). 
The applicant provided further information on 26 June 2020 which was referred to TfNSW for comment. On 10 August 2020, TfNSW confirmed it had reviewed the further information and was satisfied that the proposed development and associated traffic generation and movements will not have a significant impact on State roads.
Parking
A Traffic and Parking Assessment (including further information provided 26 June 2020) was provided by Taylor Thomson Whitting and including assessment of parking requirements. 
The proposal will deliver 161 parking spaces as follows:
[bookmark: _Toc48230349]Table 7	QDCP Assessment 
	Description 
	GFA (m2)
	Provision Rate 
	Spaces required
	Spaces provided 

	Community facility 
	1,442
	Individual assessment (1 space per 140m2)
	Individual assessment
	11

	Public administration 
	5,602
	1 space per 100m2
	56
	56

	Service vehicles
	8,466
	1 space per 4,000m2
	2.2
	3

	Replacement of existing public parking spaces 
	N/A
	1 for 1 replacement 
	91
	91

	TOTAL
	150
	161


The proposed basement can accommodate all parking generated by the proposed development, with additional space to absorb some of the loss of surface parking from the Lowe Street Car Park. Of the 91 public parking spaces being replaced, 52 will be located as new surface parking in the redesigned Lowe Street Car Park.
The proposed parking arrangement utilises a basement to locate approximately half of the required parking. This is considered an efficient use of space, and enables the proposal to create a public plaza which enhances public amenity and is considered a positive contribution to the surrounding environment with the introduction of landscaped areas to replace a portion of surface car parking. 
[bookmark: _Toc48230325]Suitability of the site for Development 
Pursuant to Section 4.15(1)(c) of the EP&A Act, the Site is considered to be suitable for the proposed development as the site is being redeveloped to accommodate existing uses.
The Site is zoned B3 Commercial Core and the proposed development is consistent with the zone objectives as listed in the QLEP 2012. 
The Site is centrally located within the Queanbeyan CBD, and located immediately adjoining the existing Council Chambers. It is accessible for pedestrians, cyclists and vehicles from the Crawford Street frontage and the Lowe Street Car Park at the rear. The Site is surrounded by complementary public buildings, such as the Bicentennial Hall and Queanbeyan Performing Arts Centre, both of which will be integrated in the proposed development with physical connections and public realm improvements. 
[bookmark: _Toc48230326]Conclusion
Approval is being sought for a civic and cultural precinct in Queanbeyan.  The proposed development has been characterised as a public administration building and has a capital investment value of $75.7 million. It will be developed by Council, therefore it is deemed to be regionally significant development pursuant to 7(3) of SRD SEPP.  The Southern Regional Planning Panel is the determining authority. 
This assessment has been undertaken under section 4.15 of the EP&A Act and taken into consideration the submitted plans, Statement of Environmental Effects, additional information and all other documentation supporting the application. The assessment concludes that the development will not result in any unreasonable impacts on surrounding, adjoining, adjacent and nearby properties subject to the conditions contained within the recommendation.
The proposal is considered to be consistent with the:
objects of the EP&A Act 1979
objectives of the relevant EPIs
aims of the LEP and objectives of the B3 zone
objectives of the DCP
The proposed development represents an appropriate design response in consideration of the site constraints and local heritage context. It is considered that the proposed development satisfies the appropriate controls and that all processes and assessments have been satisfactorily addressed.
[bookmark: _Toc48230327]Recommendation 
The proposal is recommended for approval subject to the Draft Conditions of Consent at Appendix B.



Appendices

A	DCP Compliance Assessment
B	Draft Conditions of Consent



Elton Consulting

	Development Assessment Report	2



[bookmark: _Toc48230329][bookmark: _Toc48230332]DCP Compliance Assessment
Provided under separate cover.
[bookmark: _Toc48230330][bookmark: _Toc48230333]Draft Conditions of Consent 
Provided under separate cover.
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