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Report of Development Application

Pursuant to Section 4.15 of the Environmental
Planning and Assessment Act 1979

DA20/0080

N/A

D/2020/0080

17/02/2020

Amelia Parkins

NSW Public Works - Wagga

2 Coleman St

TURVEY PARK NSW 2650

Change of Use to Educational Establishment
(Riverina Conservatorium of Music) with internal
and external alterations and signage.

N/A

$7,209,977.00

Amanda Gray

Officer Delegation 7.39

Nil

Development Application

No

Internal Referral Groups

18 June - 2 July 2020

18 June - 2 July 2020

yes

On the south-eastern corner of the junction of
Simmons Street and Johnston Street.

1 Simmons St WAGGA WAGGA NSW 2650
Lot 1 DP 775220
Government Property NSW

This application is for the change of use of from a public administration building to an
educational establishment. The building is to be used by the Riverina Conservatorium of Music
for music lessons and recitals. The property is owned by Government Property NSW and the
applicant is NSW Public Works Advisory, accordingly the application is made by and on behalf

of the Crown and is to be determined as a Crown Development Application.
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The Conservatorium will operate as an educational and administration centre from Monday to
Friday between 7am and 8pm. A maximum of 20 concurrent music lessons will occur on
weekday afternoons, with weekly meetings of musical groups of up to 50 people. Additional
teaching lessons will occur between 9am-8pm at the weekends with additional and occasional
rehearsal and student performances that would finish no later than 10pm. There will be
occasional recitals and group auditions for up to 150 people.

The change of use will include the following works:-

¢ An addition to the south-western corner of the building to raise the roof, creating a void
above the rehearsal space that allows for increased volume and improved attenuation.

o Refurbishment works to the building and fagcade upgrades to include new aluminium
framed windows, perforated metal sun-shading panels, replacement of fascia panels
and new pre-finished cladding panels with integrated vertical fins to the extended area
of the building.

e New mechanical plant area on the raised roof area to be screened by new building
facade.

¢ Minor demolition works including removal of link to adjacent building on site, demolition
of existing external egress staircase, removal of roller doors to plant rooms and
removal of temporary internal partitioning.

¢ Reconfiguration of rooms to provide teaching and learning studios across both levels,
three rehearsal spaces, storage areas, new foyer, reception and administration offices
and amenities.

o New ramp and front stairs with handrails to front entry; new footpath from car-park
(with pedestrian gateway) to main entrance; new lift, new external (egress) staircase.

The existing total GFA of the office building is 1301m2. Due to the nature of the proposed
internal works, the total GFA increases slightly to 1431m2, an increase of 130m?2.

The proposed site plan identifies 38 car parking spaces of which two are accessible parking
spaces with a centralised shared zone. Twenty spaces will be reserved for staff and six spaces
are specifically assigned as short term drop off spaces adjacent to a pedestrian footpath that
leads directly into the front entrance of the building. The remaining ten spaces are available
for visitors, students and parents as required throughout the afternoons and evening. A loading
dock is proposed to the rear of the building and includes suitable manoeuvring areas.

The application seeks an amendment to the existing on-street parking restrictions to the front
of the site. Currently the frontage to the building on Simmons Street includes a loading zone
between 8.30am-6.00pm with the remainder being unrestricted parking. It is proposed that
this whole frontage area be amended to a no parking zone between 3pm and 7.30pm to allow
for drop off and pick up to occur exclusively to the conservatorium during this time period.
Outside of these hours there would be unrestricted parking. This matter has been addressed
by referral to Council’s traffic officers and is reviewed within the body of the report.

New signage is proposed in the form of building identification sign(s). There will be one sign
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to the Johnston Street elevation that consists of laser cut lettering attached to the metal screen
that is proposed to wrap around the corner elevations of the building. The lettering will be at
the upper level of the building, at its highest point 6.2 metres above ground level. The second
sign is to the Simmons Street elevation and also consists of individual letters that will be fitted
to the balustrade wall of the access ramp. Both signs will be illuminated from below by in-
ground lighting.

A preliminary site investigation has identified the presence of underground fuel storage tanks.
The removal of the tanks is defined as remediation works requiring consent under SEPP 55.
A deferred commencement condition is recommended that allows for the required remediation
works to be completed prior to any consent becoming operational.

The Site and Locality

The subject site is legally identified as Lot 1 DP775220 and is known as 1 Simmons Street.
The lot is irregular in shape extending to 4804sg.m and is located on the south-eastern corner
of the junction of Simmons Street and Johnston Street.

The premises consists of one two storey building previously used as a public administration
building (by the former Roads and Maritime Authority.) The building which has frontage to both
Johnston Street and Simmons Street was built during the 1970s and is inconsistent with
surrounding buildings in the heritage streetscape. The site also includes a former laboratory
building and a single storey former conference/IT room building with attached carport, both of
these buildings front onto Johnston Street. The subject application only relates to the two-
storey building that fronts Simmons Street.

There is vehicular access to the site from the southern most-point of Simmons Street, this
leads to a large car-parking area that currently has 44 spaces. There is a secondary entry to
the site from Johnston Street but this is not utilised in association with this development. There
are footpaths to both street frontages.

The site is generally surrounded by residential properties however directly to the north on the
opposite side of Johnston Street is a public school. Directly to the south is a lagoon beyond
which is a tree lined walkway and residential and commercial properties. The site is within
close proximity of the commercial core.

The site is within the heritage conservation area.

Easements and Covenants

The land is not subject to any known easements or covenants.

Previous Development Consents

DAG67/79 - New office block two storey brick construction. Approved 14.3.1979.

DA155/86 - Proposed subdivision, demolition of shed and construction of car parking facilities.
Approved 18.9.1986

DA256/89 - Proposed demolition of existing brick storage building, extension to existing

laboratory building. Approved 14.12.19189
DA98/0135 - Painting of building in Conservation Area. Approved 18.9.1998

MATTERS FOR CONSIDERATION PURSUANT TO SECTION 4.15(1)

Document BARDHDR80:= Assessing Officer: Amanda Gray 3 of 40
Version: 1, Version Date: 16/10/2020



« . Notice of Determination
. City of

A Wagga Wagga Development Application No. DA20/0080

Section 4.15(a)(i) - The provisions of any environmental planning instrument (EPI)
Wagga Wagga Local Environmental Plan 2010

Under the provisions of the WWLEP 2010 the land is zoned B3 Commercial Core. The
objectives of the B3 zone are:

o 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.

o To encourage appropriate employment opportunities in accessible locations.
To maximise public transport patronage and encourage walking and cycling.

e To ensure the maintenance and improvement of the historic, architectural and
aesthetic character of the commercial core area.

The development will serve the needs of both the local and wider community providing
education to a range of children and adults from different areas. The use will provide
employment for the educators and is in an accessible location that allows for students to walk,
cycle and catch the bus to utilise this service. The proposed changes to the building will
enhance the aesthetic character of the heritage area. Based on the above the development is
seen to be consistent with the listed zone objectives.

Part 2 Permitted or prohibited development Land Use
The Riverina Conservatorium is predominantly funded by the NSW Department of Education
and is dedicated to providing the best possible music education in the region. Whilst not a
traditional ‘school’ the proposed use of the premises is best defined as an Educational
Establishment as follows:
educational establishment means a building or place used for education (including
teaching), being:
(a) a school, or
(b) a tertiary institution, including a university or a TAFE establishment, that provides
formal education and is constituted by or under an Act.
Educational Establishments are permitted with consent in the B3 zone.
2.7 Demolition

The demolition of a building or work may be carried out only with development consent.
By lodging this application the applicant has complied with this clause of the LEP.

Part 3 Exempt & Complying Development

The proposed development is not Exempt or Complying Development. The application is
seeking consent.

Part 4 Principal development standards

There are no principal development standards that apply to this development.

Part 5 Miscellaneous provisions
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5.10 Heritage Conservation
(1) Objectives:
The objectives of this clause are:
(a) to conserve the environmental heritage of Wagga Wagga
(b) to conserve the heritage significance of heritage items and heritage conservation areas
including associated fabric, settings and views
(c) to conserve archaeological sites,
(d) to conserve Aboriginal objects and Aboriginal places of heritage significance.

The proposal does not adversely affect the significance of the heritage area in this locality due
to the existing building being a modern bulky structure that does not contribute to the heritage
streetscape and that is not characteristic of the conservation area. The upgrades to the fagade
of the building will improve the streetscape, furthermore the views to and from the site within
the conservation area are improved as a prominent building is upgraded with a more
contemporary and amenable design.

(2) Requirement for consent:
Development consent is required for any of the following:
(a) demolishing or moving a heritage item or a building, work, relic or tree
within a heritage conservation area,
(b) altering a heritage item or a building, work, relic, tree or place within a
heritage conservation area, including (in the case of a building) making
changes to the detail, fabric, finish or appearance of its exterior

This proposal includes demolition and new building work within a conservation area and
therefore requires consent from Council. The lodgement of this application satisfies this
clause.

(4) Effect on heritage significance
The consent authority must before granting consent under this clause, consider the
effect of the proposed development on the heritage significance of the heritage item or
heritage conservation area concerned. This subclause applies regardless of whether
a heritage impact statement is prepared under subclause (5) or a heritage conservation
management plan is submitted.

Consideration has been given to these provisions. It is considered that the proposal meets
with the objectives of the clause, has met the requirements for consent in submitting the
application and in principal, does not detrimentally affect the significance of the conservation
area. Council has therefore considered the effect of the proposed development on the heritage
significance of the heritage conservation area and assessed that the effect is acceptable.
Part 6 Urban Release Areas

The proposal is not within an Urban Release Area.

Part 7 Additional Local Provisions

7.2 Flood Planning

The site is within the central area and is identified as being flood prone during the 1:100 flood
event, this clause therefore applies.
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(3) Development consent must not be granted to development on land to which this clause
applies unless the consent authority is satisfied that the development:

(a) is compatible with the flood hazard of the land, and

(b) will not significantly adversely affect flood behaviour resulting in detrimental increases in
the potential flood affectation of other development or properties, and

(c) incorporates appropriate measures to manage risk to life from flood, and

(d) will not significantly adversely affect the environment or cause avoidable erosion, siltation,
destruction of riparian vegetation or a reduction in the stability of river banks or watercourses,
and

(e) is not likely to result in unsustainable social and economic costs to the community as a
consequence of flooding.

The site is within the area protected by the main city levee and thus is only impacted upon by
very large flood events. The community has accepted the risk associated with continuing
development of the central area in the face of this flood risk due to the substantial economic
impacts that would result should development be halted or curtailed. The city levee is currently
being upgraded to provide protection against floods up to the 1 in 100 year flood level, plus
500mm freeboard.

Notwithstanding, it is considered that the proposed development is compatible with the flood
hazard of the land, will not significantly affect flood behaviour and will not result in
unsustainable social and economic costs to the community as a result of flooding.

7.3 Biodiversity

A significant part of the site is covered by the biodiversity layer and therefore this clause
applies. The objectives of this clause are to protect, maintain or improve the diversity of the
native vegetation. There is no vegetation on the site and the layer is likely associated with the
proximity to the lagoon and vegetation that exists along the waterside. There is no vegetation
being removed as part of the development and no impact upon any habitats. The development
is consistent with the clause.

7.6 - Groundwater Vulnerability

Clause 7.6 of the WWLEP 2010 relates to groundwater vulnerability. The subject site is
identified as sensitive on the Water Resources Map and as such this clause applies. The
objective of this clause is to protect and preserve groundwater sources. It is not anticipated
that there will be any adverse impacts on groundwater as the use is not identified under this
clause as impacting on groundwater sources and the works are all associated with an existing
building.

7.9 - Primacy of Zone B3 Commercial Core

Clause 7.9 states that development consent must not be granted to development on any land
unless the consent authority is satisfied that the development maintains the primacy of Zone
B3 Commercial Core as the principal business, office and retail hub of Wagga Wagga. The
subject site is zoned as B3 and located at the edge of the CBD. The proposed use will
contribute to the viability and vitality of the central area by introducing a compatible land use
that does not detract from the primacy of the CBD and therefore satisfies this control.

State Environmental Planning Policies (SEPPs)
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SEPP 55 Remediation of Land

Clause 7 of SEPP 55 states the following:

(1) A consent authority must not consent to the carrying out of any development on land
unless-

(a) it has considered whether the land is contaminated, and

(b) 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, and

(c) if the land requires remediation to be made suitable for the purpose for which the
development is proposed to be carried out, it is satisfied that the land will be remediated before
the land is used for that purpose.

(2) Before determining an application for consent to carry out development that would involve
a change of use on any of the land specified in subclause (4), the consent authority must
consider a report specifying the findings of a preliminary investigation of the land concerned
carried out in accordance with the contaminated land planning guidelines.

(3) The applicant for development consent must carry out the investigation required by
subclause (2) and must provide a report on it to the consent authority. The consent authority
may require the applicant to carry out, and provide a report on, a detailed investigation (as
referred to in the contaminated land planning guidelines) if it considers that the findings of the
preliminary investigation warrant such an investigation.

(4) The land concerned is-

(a) land that is within an investigation area,

(b) land on which development for a purpose referred to in Table 1 to the contaminated land
planning guidelines is being, or is known to have been, carried out,

(c) to the extent to which it is proposed to carry out development on it for residential,
educational, recreational or child care purposes, or for the purposes of a hospital-land-

(i) in relation to which there is no knowledge (or incomplete knowledge) as to whether
development for a purpose referred to in Table 1 to the contaminated land planning guidelines
has been carried out, and

(i) on which it would have been lawful to carry out such development during any period in
respect of which there is no knowledge (or incomplete knowledge).

Under part 2 of this clause Council is required to consider whether land is contaminated prior
to granting consent for the change of use. The history of land uses that was included in the
SEE identified potentially contaminating land uses such as a brewery, laboratory, hospital and
the RTA depot. Given that the proposed use is for an Educational Establishment a Preliminary
Site Investigation (PSI) was requested and prepared.

The report was prepared by a suitably qualified person and includes the findings of both desk-
top research and a site visit. The report referenced the findings of both a PSI and DSI that
were carried out in 2016 and noted that the site conditions since that time are un-changed. A
Geo-technical report was prepared in 2018 that included the drilling of boreholes and collection
of soil samples with subsequent laboratory analysis for a general suite of contaminants of
concern. Sampling and analysis of soil for potential contaminants of concern was based on
potential future classification of soil for off-site disposal as “excavated natural material”, rather
than for the purpose of contaminated land assessment.
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The key findings from the analysis relate to the presence of underground fuel storage tanks
(USTs) on site. There are historical plans and records confirming the presence of tanks on
site, it is considered that there were up to five tanks on site at one time. There is also a record
of the removal and decommissioning of some of the tanks however the accuracy as to which
tank was removed and whether they have all been removed is uncertain.

Following further investigation and sampling of material from the site an updated PSI was
prepared that confirmed that there are no remaining underground storage tanks at the subject
site. Furthermore, the report concludes that the site in its current condition is suitable for the
intended land use.

No remediation works are required, it is recommended that a management plan is developed
that outlines procedures for addressing unsightly fill material during construction of the
proposed development and during any future maintenance works. The aim of this plan would
be to ensure readily accessible soils at the Site remain free of unsightly or potentially
dangerous solid waste in fill and that wastes generated during works are disposed
appropriately. Conditions of consent will secure the preparation of the required plan.

The requirements of the SEPP have been addressed and satisfied.

State Environmental Planning Policy No 64 - Advertising and Signage

The SEPP provides a series of objectives and assessment criteria against which signage must
be assessed, with consent only to be granted if the development is consistent with these. This
assessment is as follows:

Clause 3 - Aims and obijectives of the policy
(1) This Policy aims:
(a) to ensure that signage (including advertising):

(i) is compatible with the desired amenity and visual character of an area, and

(ii) provides effective communication in suitable locations, and

(iii) is of high quality design and finish,
(2) This Policy does not regulate the content of signage and does not require consent for a
change in the content of signage.
The proposal is for business identification signage, the assessment of the signs throughout
this report concludes that they are compatible with the amenity of the area, provide effective
communication in a suitable location and are of a high quality design and finish.

Clause 7 - Relationship with other environmental planning instruments

In the event of an inconsistency between this Policy and another environmental planning
instrument, whether made before or after this Policy, this Policy prevails to the extent of the
inconsistency.

The State Environmental Planning Policy prevails over the Wagga Wagga Development
Control Plan 2010.

Clause 8 - Granting of consent to signage
A consent authority must not grant development consent to an application to display signage
unless the consent authority is satisfied:

(a) that the signage is consistent with the objectives of this Policy as set out in clause 3
(1) (a), and

(b) that the signage the subject of the application satisfies the assessment criteria
specified in Schedule 1.
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The proposed sign is considered consistent with clause 3(1)(a) and has been assessed
against the assessment criteria specified in Schedule 1 below.

Schedule 1 - Assessment criteria

1 Character of the area

o |s the proposal compatible with the existing or desired future character of the
area or locality in which it is proposed to be located?

o |s the proposal consistent with a particular theme for outdoor advertising in the
area or locality?

The building on which the signs are to be located is within an area of mixed character and
includes residential properties, recreational open areas, a public school that is a listed heritage
item and the subject site. There is no theme for advertising in the area with the closest other
signage being at the school and including an illuminated pylon sign.

2 Special areas

e 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 subject site is within the conservation area. The signs will not detract from the character
of the area as they are incorporated into the upgraded facade works to the building.

3 Views and vistas

e Does the proposal obscure or compromise important views?
e Does the proposal dominate the skyline and reduce the quality of vistas?
o Does the proposal respect the viewing rights of other advertisers?

The signs are incorporated into the building elevations and will therefore not detract from
existing vistas and views. The bulk of the building is existing and already dominates the skyline
from certain viewpoints.

4 Streetscape, setting or landscape

o s the scale, proportion and form of the proposal appropriate for the
streetscape, setting or landscape?

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

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

o Does the proposal screen unsightliness?

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

o Does the proposal require ongoing vegetation management?
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The proposed facade treatments to the building will modernise the appearance and screen
the existing plain elevations that are not contributory to the heritage area or the streetscape.
The signs will form a part of the new elevations and their scale is appropriate to the size of the
building. The signs will not protrude above existing buildings or structures and will not require
ongoing vegetation management.

5 Site and building

e s 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?

e Does the proposal respect important features of the site or building, or both?
e Does the proposal show innovation and imagination in its relationship to the
site or building, or both?

6 Associated devices and logos with advertisements and advertising structures

e 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?

7 Illumination

o Would illumination result in unacceptable glare?

o Would illumination affect safety for pedestrians, vehicles or aircraft?

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

e Can the intensity of the illumination be adjusted, if necessary?

e |s the illumination subject to a curfew

o Would the proposal reduce the safety for any public road?
Would the proposal reduce the safety for pedestrians or bicyclists?

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

Based on the above assessment against the schedule 1 criteria the signs are consistent with
the SEPP and considered acceptable in this location.

Conditions of consent will ensure the signs are erected in a safe and secure manner and given
the location will have no impact on public or road safety.

State Environmental Planning Policy (Educational Establishments and Child Care Facilities)
2017

The aim of this Policy is to facilitate the effective delivery of educational establishments and
early education and care facilities across the State.
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The Riverina Conservatorium is predominantly funded by the NSW Department of Education
and is dedicated to providing the best possible music education in the region. The NSW
Conservatorium of Music Education Programs offer a wide range of music education, training,
performance and engagement opportunities for schools, students, teachers and community
members in regional, rural and remote areas by catering for learners, performers and
audiences of all ages, interests and abilities.

Whilst the development is clearly for an educational establishment the controls within this
SEPP relate more to the construction of new primary and high school developments. However
the following controls are of relevance to this particular application:-

Part 4 Schools - specific development controls

35 Schools-development permitted with consent

(1) Development for the purpose of a school may be carried out by any person with
development consent on land in a prescribed zone.

The B3 zone is a prescribed zone and an application has been lodged.

(6) Before determining a development application for development of a kind referred to in
subclause (1), (3) or (5), the consent authority must take into consideration:

(b) whether the development enables the use of school facilities (including recreational
facilities) to be shared with the community.

The facilities of this educational establishment are open to all ages and predominantly for use
during afternoons and evenings by all members of the community.

The applicable sections of the SEPP have been considered and raise no concerns.

State Environmental Planning Policy (State and Regional Development) 2011

Under Section 4.5(b) of the Act a regional planning panel is identified as the consent authority
for development of a kind that is declared by an environmental planning instrument as
regionally significant development.

Development specified in Schedule 7 of the SEPP is declared to be regionally significant
development for the purposes of the Act and includes (of relevance to this application):-

Crown development over $5 million
Development carried out by or on behalf of the Crown (within the meaning of Division 4.6 of
the Act) that has a capital investment value of more than $5 million.

Section 4.15(1)(a)(ii) - Any proposed instrument that is or has been the subject of public
consultation under this Act and that has been notified to the consent authority

Draft State Environmental Planning Policy - Remediation of Land
The Draft SEPP was placed on exhibition until 31 March 2018. The SEPP will replace SEPP
55. The Explanation of Intended Effects outlines that the key operation framework of SEPP

55 will remain. Changes in the SEPP relate primarily to land undergoing remediation work.

As there are no remediation works required there are no parts of the SEPP applicable to the
development.

Section 4.15(1)(a)(iii) - The provisions of any development control plan
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Wagga Wagga Development Control Plan 2010

The proposed development complies with the development standards of the Wagga Wagga
Development Control Plan 2010 as follows:

Section 1 - General
1.10 Notification of a Development Application

The application was advertised and notified to adjoining neighbours from 18 June - 2 July
2020 in accordance with the provisions of the DCP. Three submissions were received during
the notification period. The submissions are addressed under section (d) of this report.

Section 2 - Controls that Apply to All Development
2.1 Vehicle access and movements

C1 Access should be from an alternative secondary frontage or other non-arterial road where
possible.

Access to the site is from Simmons Street which is a non-arterial road. The vehicle access at
the south-western corner of the site remains as existing.

C2 A Traffic Impact Study may be required where adverse local traffic impacts may result from
the development. The traffic impact study is to include the suitability of the proposal in terms
of the design and location of the proposed access, and the likely nature, volume or frequency
of traffic to be generated by the development.

A traffic and parking impact assessment was prepared in support of the application.

C3 Vehicles are to enter and leave in a forward direction unless it can be demonstrated that
site conditions prevent it.
The movement of vehicles to and from the site will all be in a forward direction.

C4 Provide adequate areas for loading and unloading of goods on site. The loading space and
facilities are to be appropriate to the scale of development.

There is a new loading area proposed within the site, the dock is sited to the southern side of
the building and utilises an existing vehicle movement area that can accommodate medium
rigid vehicles up to 8.8m in length. Deliveries to and from the site are not anticipated to be
significant and the scale of the loading area is considered suitable for the development.

As a result of the new loading dock it is proposed to remove the on-street loading zone area
at the front of the building. There is no objection to the removal of this loading zone.

C5 Access driveways are to be located in accordance with the relevant Australian Standard
at the time of lodgement of an application.
There are no changes proposed to the location of the driveway.

C6 Ensure adequate sight lines for proposed driveways.

The access driveway exits onto the head of cul-de-sac, visibility of all vehicles approaching or
leaving the site is very clear.

2.2 Off-street parking
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The following controls of this section are relevant to this development:

C1 Parking is to be provided in accordance with the table below. For uses not listed, similar
land uses should be used as a guide in assessing car parking requirements.

The traffic impact assessment includes an analysis of parking and vehicle movements at the
existing conservatorium and uses this data to assess the provision of parking at the proposed
subject site.

The SEE notes that the conservatorium will have a maximum of 20 staff members during peak
times and anticipates that staff will drive to the site. It is also noted that at the existing premises
prior to 5:00pm, a maximum of 12 cars park and wait on site during lessons and that the peak
parking accumulation occurs at approximately 7:30pm.

On the basis of the above data from the existing comparable premises, the applicant has
concluded that the proposed development requires the provision of 32 car parking spaces,
comprising of 20 staff spaces and 12 medium stay spaces for visitors. The proposed car
parking design provides 38 car parking spaces comprising of 20 staff parking spaces, 12
medium stay spaces for visitors and six (6) short term spaces for visitors, satisfying and
exceeding the expected demand during the afternoon operating hours of the conservatorium.

The surplus of six (6) short term visitor spaces allows additional capacity for drop-off and pick-
up of students before/after lessons. This is in addition to the proposed drop-off zone that is
proposed along the Simmons Street frontage of the site. A review of the drop-off zone by
Council’'s traffic officer has concluded that whilst there is no objection to the removal of the
loading zone on Simmons Street the loss of on-street parking for other users in this locality
cannot be supported. It is recommended that the loading zone be changed to a drop-off zone
only between 2pm and 8pm Monday to Friday to assist in providing a safe spot for drop-offs
to the Conservatorium. This recommendation requires endorsement by the Traffic Committee
and this is secured by condition.

Many of the classes in the afternoon are for school aged children who have the ability to travel
directly to the site from other schools via school bus services into the central area. The ability
for students to travel independently to the site via school bus is an improvement to the existing
conservatorium that is not located within the central area and that is therefore not as well
served by school buses.

On-street parking in the surrounding area of the proposed site experiences a sharp drop in
demand after 4:30pm and any additional short-term demands for parking after this time can
be accommodated on street without adversely affecting surrounding residents or businesses.

Based on the above analysis and conclusions drawn within the traffic impact assessment the
proposed on-site parking provision is considered acceptable to meet the demands of the
development.

C7 Variations to the parking requirements may be considered where minor alterations and
additions are proposed and the changes do not encroach or reduce the current off-street
parking spaces.

As there is no specific parking standard for this land use there is no variation sought. The
proposed alterations and additions to the premises do result in a reduction in the number of
off-street parking spaces however the parking numbers have been justified based on existing
vehicle numbers and vehicle movements at the existing conservatorium and are considered
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acceptable in this location.

C8 A traffic and parking study may be required for certain proposals, including but not limited
to proposals for schools and other education uses including child care centres, business parks,
hospitals, cinemas and gyms.

A traffic and parking assessment has been provided in support of the application. The report
analyses data collected from the existing conservatorium including on site car counts and
surveys of staff and students. The data has been used to determine the car parking demand
as noted above and concludes that the proposed number of spaces is acceptable.
Furthermore a loading zone has been incorporated into the site design and allows for the on-
street loading zone area to be deleted. The request to use the whole of the site frontage as a
restricted drop-off zone only between 3pm and 7.30pm is not supported but the incorporation
of a drop-off zone for two vehicles at the front of the premises is proposed and a condition is
recommended that this be endorsed by Traffic Committee.

2.3 Landscaping

There is no landscaping proposed or existing at the subject site.
24 Signage

General controls for signage and structures

1. All signage and structures must relate directly to the lawful approved or exempt land
use being conducted on the land to which the signage or structure is to be displayed.
Complies.

2. Any sign or structure should reflect the architectural style of the building.
The proposed signage will not detract from the architectural style of the building, the metal
lettering is consistent with the proposed upgrades to the fagade of the building.

3. Signs should not obscure decorative forms or moulding and should observe a
reasonable separation distance from the lines of windows, doors, parapets, piers and the like.
The signs will not obscure decorative forms or mouldings and are clear of windows, doors and
parapets.

4. Signs should be of a size and proportion, which complement the scale of the existing
building as well as surrounding buildings and signs. Signs should not significantly affect the
presentation of the existing fagade of the building.

The new signs are consistent with the size and proportion of the existing two storey building.

5. The scale of lettering should also be proportioned to the area of the signage panel to
which it will be applied.

The lettering is proportionate to the signs.

6. Must be securely fixed and maintained in a structurally adequate and safe manner.
The sign is incorporated within the building facade works and will b