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COUNCIL MEETING
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MEETING CONDUCT

» The conduct of Council Meetings is currently being undertaken in accordance
with the COVID-19 Disease Emergency (Miscellaneous Provisions) Act 2020. This
has necessarily meant that public attendance at meetings has been restricted.
Under these arrangements Council meetings have been undertaken remotely via
online avenues.

= Given the current COVID-19 circumstance in Tasmania, Council has now resumed
face to face meetings at the Council Chambers in Westbury.

»  While COVID-19 restrictions remain in place, Council is mindful of the need to
ensure community safety and compliance with regard to the number of people
who may gather. This obligation is balanced with the need to minimise disruption
to the business of Council. Considering this, Council has determined that limited
public access to Council meetings will be permitted from the 11 August 2020.

= During this first phase, only individuals making representations to planning
applications which are subject to statutory timeframes, will be permitted to pre-
register and attend the meeting for their relevant agenda item. To ensure
compliance with Council’'s COVID-19 Safety Plan, those intending to attend must
register their interest with Council’'s Customer Service Centre by phoning 6393
5300. On arrival, attendees will be required to provide their name, address and
contact number to support COVID-19 tracing in the event it is necessary.

» Overall numbers will be limited to four representors in the Council Chambers at
once. People will be asked to leave the meeting at the conclusion of their
agenda item. If more than four representors have an interest in an agenda item,
people may be asked to leave the meeting room after their representation to
allow others to make their representation to Council.

= Council will continue to ensure minutes and audio recordings of Council
meetings are available on Council's website and will review access for other

people and media in due course.

» These arrangements are subject to review based on any changing circumstance
relating to the COVID-19 Disease Emergency.
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SECURITY PROCEDURES

At the commencement of the meeting the Mayor will advise that:
» Evacuation details and information are located on the wall to his right.
* In the unlikelihood of an emergency evacuation an alarm will sound and
evacuation wardens will assist with the evacuation.
» When directed, everyone will be required to exit in an orderly fashion through
the front doors and go directly to the evacuation point which is in the car park
at the side of the Town Hall.

Meander Valley Council Ordinary Meeting Agenda - 8 September 2020 Page 3



&

Meander Valley Council

Working Together

PO Box 102, Westbury,
Tasmania, 7303

Notice is hereby given that an Ordinary Meeting of the Meander Valley Council will be
held at the Westbury Council Chambers, 26 Lyall Street, Westbury, on Tuesday 8
September 2020, commencing at 4.00pm.

In accordance with Section 65 of the Local Government Act 1993, | certify that with
respect to all advice, information or recommendations provided to Council with this

agenda:

1. the advice, information or recommendation is given by a person who has the
qualifications or experience necessary to give such advice, information or
recommendation; and

2. where any advice is given directly to Council by a person who does not have the
required qualifications or experience, that person has obtained and taken into
account in that person’s general advice, the advice from an appropriately qualified

or experienced person.

John Jordan
GENERAL MANAGER
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Agenda for an Ordinary Meeting of the Meander Valley Council to be held at the
Council Chambers Meeting Room, 26 Lyall Street, Westbury, on Tuesday 8 September
2020 at 4.00pm.

Business is to be conducted at this meeting in the order in which it is set out in this
agenda, unless the Council by Absolute Majority determines otherwise.

PRESENT

APOLOGIES

IN ATTENDANCE

CONFIRMATION OF MINUTES

Councillor xx moved and Councillor xx seconded, “that the minutes of the Ordinary
Meeting of Council held on Tuesday 11 August, 2020, be received and confirmed.”

COUNCIL WORKSHOPS HELD SINCE THE LAST MEETING

Date [tems discussed and tabled:

18 August 2020 e Presentation — Launceston City Deal

e Strategic Planning — Representation of Public Exhibition
of LPS Substantial modifications

e Strategic Planning — Local business Zone Amendment —
2 Panorama Road, Blackstone Heights

e Deloraine Squash Courts

e Bracknell Hall Functional Brief

e Business & Economic Recovery

e Items for Noting:
a) Review of Policy No. 77 — Rates and Charges

1 September 2020 |e¢ Planning Scheme Amendment — Off Neptune Drive,
Blackstone Heights

e Representations to the Draft Meander Valley Local
Provisions Schedule — Substantial modifications

e Planning Templates




e Lifestyle Recovery Grants Update
e NTDC Inc — Performance Outcomes
e Items for Noting
a) Capital Works Budget Adjustment
b) Review of Policy No. 2 — Stock Underpasses on
Council Roads
c) Review of Policy No. 4 — Subsidises Waste Disposal for
community groups
d) Review of Policy No. 72 — Street Dining & Vending

ANNOUNCEMENTS BY THE MAYOR

18 August 2020
Meeting with Football Tasmania & Launceston City representatives
Council Workshop

20 August 2020
Photo opportunity with Launceston City Football Club

23 August 2020
Opening of Junior Gala Day — Launceston City Football Club

1 September 2020
Meeting with Opposition Leader Rebecca White MP
Council Workshop.

2 September 2020
Quarterly Meeting between Mayors

3 September 2020
Meeting with John Tucker MP

ANNOUNCEMENTS BY COUNCILLORS

Councillor Susie Bower

18 August 2020 Mole Creek Progress Association meeting
Council Workshop

23 August 2020 Launceston City Football Club Gala Day

25 August 2020 Bracknell Hall redevelopment

28 August 2020 Photo opportunity at Country Club Avenue/Las Vegas Drive with
Councillor Nott

1 September 2020 Council Workshop
Carrick Hall meeting



Councillor Frank Nott

18 August 2020 Development Assessment Group Meeting
Council Workshop

23 August 2020 Launceston City Football Club Gala Day

25 August 2020 Development Assessment Group Meeting

27 August 2020 Location visits in Prospect Vale with General Manager

28 August 2020 Photo opportunity at Country Club Avenue/Las Vegas Drive with
Councillor Bower

DECLARATIONS OF INTEREST

TABLING AND ACTION ON PETITIONS

A petition was received from the Mole Creek Progress Association requesting
Council support to implement a speed limit reduction and traffic calming on
Pioneer Drive, Mole Creek.

Action
Council have arranged to have traffic counters installed and engaged a traffic

engineer to assist Council with the process of assessment and recommendation of
solutions.

PUBLIC QUESTION TIME

(conducted under the COVID-19 emergency procedures)

General Rules for Question Time:

Public question time will continue for no more than thirty minutes for ‘questions on notice’ and 'questions

without notice’.

At the beginning of public question time, the Chairperson will firstly refer to the questions on notice. The

Chairperson will note any questions on notice asked and answered in the Council Meeting Agenda.

The Chairperson will then ask a Council officer to read questions without notice.

If accepted by the Chairperson, the question will be responded to, or, it may be taken on notice as a
‘question on notice’ for the next Council meeting. Questions will usually be taken on notice in cases
where the questions raised at the meeting require further research or clarification. These questions will

need to be submitted as a written copy to the Chairperson prior to the end of public question time.



The Chairperson may request a Councillor or Council officer to provide a response. A Councillor or Council
officer who is asked a question without notice at a meeting may decline to answer the question.

All questions and answers must be kept as brief as possible. There will be no debate on any questions or
answers.

In the event that the same or similar question is raised by more than one person, an answer may be given
as a combined response.

If the Chairperson refuses to accept a question from a member of the public, they will provide reasons for
doing so.

Questions on notice and their responses will be minuted. Questions without notice raised during public
question time and the responses to them will be minuted, with exception to those questions taken on
notice for the next Council meeting.

Once the allocated time period of thirty minutes has ended, the Chairperson will declare public question
time ended. At this time, any person who has not had the opportunity to put forward a question will be
invited to submit their question in writing for the next meeting.

Notes

® The Chairperson may allocate a maximum time for each question, or maximum number of questions
per visitor, depending on the complexity of the issue, and on how many questions are anticipated to
be asked at the meeting. The Chairperson may also indicate when sufficient response to a question
has been provided.

® Limited Privilege: Members of the public should be reminded that the protection of parliamentary
privilege does not apply to Local Government, and any statements or discussion in the Council
Chamber or any document, produced are subject to the laws of defamation.

PUBLIC QUESTION TIME

1. PUBLIC QUESTIONS TAKEN ON NOTICE — AUGUST 2020

Nil

2. PUBLIC QUESTIONS WITH NOTICE — SEPTEMBER 2020

2.1 Kerin Booth, Meander

Given the decision by a previous Council to lease the Meander School to Teen Challenge
has caused so much conflict in our community and massive legal costs to Council, will
Council now please meet with the Meander Area Residents and Ratepayers Association
(MARRA) to discuss its vision for the community to retain the school?

Response by John Jordan, General Manager:



The implications of Teen Challenge’s decision not to proceed with the
establishment of a rehabilitation centre on the site of the former Meander
Primary School are being worked through by Council.

Teen Challenge retain a current lease (with options) over the site. The Teen
Challenge organisation is yet to formalise its intentions for the site and
ongoing lease. When these intentions are clear and formally settled; Council
will consider its position on the future of the site. In the event the site and
lease is vacated, Council will also consider the most effective way in which to
engage with all members of the community and any parties, such as MAARA,
that may have ambitions for the use of the site.

Overall timeframes will depend at this point on the advice to be received from
Teen Challenge and the need for consideration of matters at a future Council

meeting.

2.1 Emma Hamilton, Westbury

On the 12th August 2020, my husband and | enquired at the Meander Valley
Council office in Westbury as to who was employed by MVC as the Heritage
Consultant for planning issues. We were told that we could make an appointment
with any of the MVC Town Planners, as they all shared the role equally.

Will Council confirm if this is the case?

If this is the case will Council also tell us what professional development they (the
Town Planners) have undertaken on heritage issues, to be able to advise on heritage
issues in planning?

If there is professional development undertaken of heritage issues in planning, will
you explain how often this is undertaken?

And also do the town planners receive any extra remuneration above their standard
salary to act in this capacity of heritage consultant?

Response by Lynette While, Director Community & Development Services:

Meander Valley Council does not employ a Heritage Consultant. There are no
heritage precincts or local heritage places that have been identified within the
Meander Valley Interim Planning Scheme. All development applications
received for properties listed on the State Heritage Register are referred to
Heritage Tasmania in accordance with the Historic Cultural Heritage Act 1995.



3. PUBLIC QUESTIONS WITHOUT NOTICE — SEPTEMBER 2020

COUNCILLOR QUESTION TIME

1. COUNCILLOR QUESTIONS TAKEN ON NOTICE — AUGUST 2020

Nil

2. COUNCILLOR QUESTIONS WITH NOTICE — SEPTEMBER 2020

Nil

3. COUNCILLOR QUESTIONS WITHOUT NOTICE — SEPTEMBER 2020

DEPUTATIONS BY MEMBERS OF THE PUBLIC




NOTICE OF MOTION

Reference No. 167/2020

COUNCILLOR FRANK NOTT - WESTBURY ROAD SIGNALISED PEDESTRIAN
CROSSING

AUTHOR: Dino De Paoli

Director Infrastructure Services

1)

2)

3)

Recommendation (Councillor Frank Nott)

It is recommended that Council investigate and implement the
provision of a designated safe crossing point with pedestrian traffic
lights on Westbury Road within reasonable proximity to Prospect
Market Place.

Introduction (Councillor Frank Nott)

A number of representations have been made to me, and by my own
observations there is a significant need for a safe crossing on Westbury Road,
Prospect Vale, with pedestrian traffic lights.

Background (Councillor Frank Nott)

Currently there is no safe lighted pedestrian crossing in Council's Westbury
Road, Prospect Vale, with a lighted pedestrian crossing operated by Launceston
Council at Ralph Street, Prospect, adjacent to Prospect High School.

Traffic levels in Westbury Road are continually increasing and with proposed
developments at the Casino precinct together with Blackstone Heights,
Panorama Road and Harrison developments in addition to proposed work at
Tyler Village, will add considerably to this traffic in the future.

The suggested pedestrian crossing could be a “stand alone” or be considered as
associated with a current street at Bimbimbi Avenue or Stewart Avenue.

The crossing would benefit all those in the community with mobility issues. It
would be used by those who use mobilised wheelchairs and mobility scooters,



4)

the frail and elderly, mothers with prams and young children and students with
a major aim of promoting of safety and inclusion in the community.

The crossing should be ‘straight through’ with no centre refuge as | believe it is
dangerous to be ‘parked’ in the centre of a very busy arterial road.

With a high traffic volume and 60 kph speed zone this presents a significant
challenge for those attempting to cross Westbury Road.

There are currently a number of ‘stand-alone’ pedestrian lighted crossings in
the Launceston area.
e Charles Street outside the Launceston General Hospital (continual
flashing amber lights).
e Hobart Road, Kings Meadows between ANZ bank and Banjo’s.
e George Town Road, Newnham adjacent to Boland’s IGA Supermarket.

One lighted pedestrian crossing where | had personal input as chair of the
Access Committee at Launceston Council, was in Invermay Road opposite
Aurora Stadium car park. This also provides a bus stop in the median strip
when the centre parking was removed a decade ago.

Such a pedestrian activated lighted crossing in Westbury Road would ensure
the safety for all road users when required and limit delays and minimise the
impact on traffic flow.

Officers Comments

The Westbury Road Transport Study was completed for Council by Midson
Traffic in 2011. This Study provided a number of recommendations for
improvement of the Westbury Road corridor, and Council has allocated funding
in recent years for major works including the Vale Street and Donalds Avenue
roundabouts.

The Study also noted that the level of difficulty for pedestrians to cross
Westbury Road near Prospect Vale Market Place will compound over time. The
increased traffic volume and increased pedestrian movements will result in a
difficult and dangerous location for pedestrians.

A peer review of the Study was undertaken by consultants Pitt and Sherry in
mid 2012 in advance of the commencement of detailed design work on the Vale
Street roundabout, and concept plans for improvement work in the corridor



were prepared for community consultation. The peer review also supported the
recommendation for improvements for pedestrian crossings.

It is noted that if a signalised crossing point was located near Vale Street, it
would need to be a sufficient distance away from the roundabout so that the
traffic queues generated during a crossing phase would not extend back
through the roundabout.

An extract from the Pitt and Sherry plan prepared to show improvements near
the Market Place is provided below. The location of a possible crossing point
between Vale Street and Mace Street is highlighted.
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Figure 1: Extract from Pitt and Sherry drawing LN12038-P111

In light of the significant future land development that is currently in progress
or soon to commence in the Prospect Vale and Blackstone Heights area, and
the time that has passed since the Westbury Road Transport Study was
completed in 2011, Council officers will be considering whether it is timely for
another review to be undertaken of traffic impacts along Westbury. This review
will better inform future works in Westbury Road and on the surrounding road
network, and the changes to traffic flow and pedestrian amenity that are likely
to occur as a result of further growth. It is suggested that this review is
budgeted to occur in 2021-22. The outcomes of the review would be discussed



5)

6)

7)

8)

9)

with Council and allowance made in future capital works programs for
construction of any identified priority works.

There is no question that the recommendation by Councillor Nott for the
installation of a signalised pedestrian crossing on Westbury Road has merit, and
is consistent with previous traffic engineering advice. Approval for installation
of a signalised crossing would need to be provided by the Transport
Commissioner and would be subject to assessment of up to date traffic and
pedestrian data and a design of the proposed installation. Council officers will
soon be installing traffic counters on Westbury Road in the vicinity of Vale
Street.

Council Strategy and Policy

Furthers the objectives of the Council’s Community Strategic Plan 2014 to 2024:

e Future direction (4) — A healthy and safe community
e Future direction (6) — Planned infrastructure services

Legislation

Not applicable

Risk Management

Not applicable

Government and Agency Consultation
Not applicable

Community Consultation

The community was consulted on the previous traffic corridor planning work
undertaken in 2011-12, however, there has been no recent consultation.

10) Financial Consideration

It is noted that the installation of a signalised pedestrian crossing may cost at
least in the order of $60K to $80K for poles, lights and electrical works. The site
selection will determine the extent of civil works required and therefore the
additional cost for that element.



It is proposed that costs to undertake a traffic assessment and preliminary
design work for a signalised crossing are allocated from the existing capital
works project created for the Westbury Road Prospect Transport Study Projects
(PN6276).

11) Alternative Recommendations

Council can elect to amend or not approve the recommendation. Officers
propose an amended recommendation for consideration by Council as follows;

It is recommended that Council;

a) undertakes a traffic and pedestrian movement assessment to inform the
feasibility and preliminary design work for a designated safe crossing
point with pedestrian traffic lights on Westbury Road within reasonable
proximity to Prospect Market Place, and

b) subject to the feasibility work, presents a project proposal to Council for
consideration as part of the upcoming 2021-22 Capital Works Program.

12) Voting Requirements

Simple majority

DECISION:



PLANNING AUTHORITY ITEMS

For the purposes of considering the following Planning Authority items, Council is acting
as a Planning Authority under the provisions of the Land Use Planning and Approvals
Act 1993.

The following are applicable to all Planning Authority reports:

Strategic/Annual Plan Conformance

Council has a target under the Annual Plan to assess applications within statutory
timeframes.

Policy Implications
Not applicable.
Legislation
Council must process and determine the application in accordance with the Land
Use Planning and Approvals Act 1993 (LUPAA) and its Planning Scheme. The
application is made in accordance with Section 57 of LUPAA.
Risk Management
Risk is managed by the inclusion of appropriate conditions on the planning permit.
Financial Consideration
If the application is subject to an appeal to the Resource Management Planning and
Appeal Tribunal, Council may be subject to the cost associated with defending its
decision.

Alternative Recommendations

Council can either approve the application with amended conditions or refuse the
application.

Voting Requirements

Simple majority



PLANNING AUTHORITY 1

Reference No. 168/2020

105 DEN ROAD (LOT 3, DEN ROAD), MOLE CREEK, ACCESSED VIA BIG DEN ROAD

Planning Application: PA\20\0204
Proposal: Resource Processing (Private Abattoir)
Author: Justin Simons

Town Planner
1) Proposal
Application

Council has received an application for the construction of an abattoir on the
land at 105 Den Road, Mole Creek.

Applicant: Tasmanian Consulting Service

Owner: Rowdy Room, Dennis R Durham Holdings &
Charles R Durham Holdings

Property: 105 Den Road, Mole Creek (CT:142267/3)

Zoning: Rural Resource

Existing Land Use: Grazing

Representations: Nine (9)

Decision Due: 8 September 2020

Planning Scheme: Meander Valley Interim Planning Scheme 2013
(the Planning Scheme)

If approved, the application will result in:

a) Use of the land for Resource Processing and the development of an
abattoir with a maximum capacity of 90 tonnes per annum, dressed
weight;

b) A 176m? abattoir building;

c) A 36m? store room;

d) Hardstand parking area;

e) A secondary wastewater treatment system including containerised plant
and extensive irrigation area; and

f) Offsite disposal of solid waste.



An indicative site plan and elevations are included below. Please refer to the
attachment for the full application details and plans.
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Figure 2: Building layout.
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Standards Requiring Discretion

The application relies on the following Performance Criteria:

E11.6.1 Attenuation Distances — P2
E15.5 Use Standards — P2

E15.6.1 Sediment and Pollution - P2
E15.6.2 High Sensitivity Karst — P2

2) Summary of Assessment

The application proposes the use and development of the land at 105 Den
Road, Mole Creek for an abattoir.

The standards of the planning scheme which require assessment of the
Performance Criteria and the application of Council’s discretion to approve or
refuse the application are outlined above and detailed in the Scheme
Assessment in Section 6.



Overview:

e The use is a permitted use in the Rural Resource Zone and complies with
all of the applicable Acceptable Solutions relating to use and
development including setbacks and height.

e The development triggers Performance Criteria in relation to its proximity
to karst features and being an attenuated use in close proximity to
sensitive uses.

e The site provides adequate parking for the use and has sufficient road
access.

e Nine (9) representations were received during the advertising period. The
development is considered acceptable in regard to these aspects (refer
to Section 4 Representations).

e Some matters raised in the representations, including lack of demand,
financial viability and property values are not matters that can be dealt
with under the planning scheme

e Some matters raised in the representations relating to the form of the
building and setbacks relate to elements of the development that are
fully compliant with the Acceptable Solutions and do not rely on
Council’s discretion.

e All of the representations raise concerns regarding the impact of the
proposal on the karst.

e Additional advice was also sought by Council from the Department of
Primary Industries, Parks, Water and the Environment (DPIPWE). DPIPWE
concludes that the proposal does not pose a risk to the conservation
values of the karst and does not warrant further geotechnical studies.
They do raise concerns regarding contamination of water and
environmental health, but accept they do not have expertise in this
regard.

e The impact of the development on the karst and management of
wastewater have been adequately addressed in a report by a qualified
karst expert and a waste water report prepared by a qualified agronomist
and waste water assessor.

e The application proposes the use of buffers to protect surface features
and direct pathways to the karst.

e It is considered that the low volumes of waste water produced will be
treated to a higher standard than those required by domestic properties
in the area and will be dispersed via irrigation in a controlled and limited
manner. Irrigation will make use of moisture deficient soils, such that the
nutrients will be retained within the first 500mm of topsoil to be utilised
by pasture growth and limit downward movement into the karst and
subsurface flows. The measures proposed to treat and manage waste
water are likely sufficient to mitigate environmental impacts.



The use includes a number of attenuated activities. The application
incorporates buffers to mitigate the impacts of the secondary treated
waste water and the abattoir facility. Those sensitive uses within the
attenuation buffer of the facility are owned/partly owned by the
developer.

The risk of odour, noise and disease are considered to be adequately
managed by a combination of setbacks and buffers from sensitive uses,
adherence to guidelines issued by the EPA, and a higher quality
treatment of waste water and the associated irrigation regime.

Offal and other solid wastes will be removed from the site and,
appropriately managed, is unlikely to cause a risk of odour or attract
pests.

A maximum limit of 90 tonnes per annum dressed weight has been
assessed and is considered acceptable.

Conditions have been included in the recommendation for the ongoing
management of waste water, sludge and paunch spreading consistent
with guidelines issued by the EPA and to meet the commitments put
forward in the application.

The facility will be subject to ongoing regulation by Council to manage
the risk associated with the environmental sensitivity of the area. A
monitoring and reporting regime has been proposed by the applicant
and is reinforced by conditions.

Given the scale of the operation, with appropriate conditions to manage the
operation of the plant, waste and waste water treatment, the proposed
development can be managed to comply with all of the applicable provisions of
the Meander Valley Interim Planning Scheme 2013 and is recommended for
approval.

3) Recommendation

It is recommended that the application for Use and Development for Resource
Processing (abattoir), on land located at 105 Den Road, Mole Creek
(CT:142267/3), by Tasmanian Consulting Service Pty Ltd, be APPROVED,
generally in accordance with the endorsed plans:

a)

b)

Tasmanian Consulting Service, P/L; Development Application-
Supporting Information; Revision 2, 14 July 2020, pages 15, 16, 25, -
(including drawing no. 8982, sheets 001, 020, 021, 022, 023, 024 &
025);

Philip Cullen, A Report on the Karst Features in the Vicinity of a
proposed Abattoirs and Associated Infrastructure at Lot 3 Den Road,
Mole Creek, dated January 2018, and addendum dated 22 July 2020;




and
c¢) Macquarie Franklin, Durham Abattoir Waste Reuse Assessment, July
2020.

and subject to the following conditions:

1. 30 days prior to the commencement of any work:

a)

b)

A waste and wastewater management plan is to be submitted to the
satisfaction of Council's Environmental Health Officer. The plan is to
provide practical instruction regarding the operation of the waste water
system and procedures for waste management, including the following:

i. Abattoir Waste (offal, hides, bones and other solids)
A management plan for waste identifying the location and means of
temporary storage prior to collection and removal to a licenced
facility. Temporary waste storage must ensure that waste does not
spoil and give rise to odour nuisance.

ii. Paunch
A management plan complying with the Paunch Contents Land
Spreading Management Guidelines Tasmania prepared by the
Environment Protection Authority, giving particular consideration to
the avoidance of karst features and areas protected by Conservation
Covenant.

iii. Waste Water

A waste water management plan consistent with the Environmental
Guidelines for the Use of Recycled Water in Tasmania (DPIWE, 2002).
The plan must include buffers, from sensitive uses and karst features,
as identified in the waste water assessment submitted with the
application (Macquarie Franklin, 2020). Waste water irrigation is only
to occur in areas demonstrated to have soil coverage of 500mm or
more.

The plan is to incorporate a twice yearly (Autumn and Spring) testing
and reporting regime consistent with the recommendations of the
endorsed waste water assessment. The results of testing, recommended
application rates for waste water and the irrigation area are to be
reported to Council prior to the commencement of irrigation.

A construction soil and water management plan is to be submitted to
the satisfaction of Council’s Town Planner demonstrating how disturbed
and exposed soils will be managed to minimise erosion and prohibit




Note:

sediment from contaminating overland flows and entering the sub-
surface karst. The plan must include provisions for the rehabilitation of
any exposed soils to minimise future erosion.

The management of waste and waste water must be undertaken at all times
in accordance with the management plans approved as per Condition 1.

. With the exclusion of administration, cleaning, maintenance, back of house

tasks and deliveries, the hours of operation are limited to 6:00am to 6:00pm
daily.

The facility is not to process more than 90 tonnes per annum, by dressed
weight, of meat in any 12 month period.

Throughput data confirming the quantity and rate of processing is to be
provided to Council on a half yearly basis.

. An application for a Plumbing Permit will be required at the Building and

Plumbing Permit application stage for the on-site wastewater system
servicing the building. Please note that a comprehensive site specific on-site
wastewater design report by a suitably qualified person, addressing the
following, is required to accompany the application:

. Construction and capacity of effluent drainage pit and pump sump
. Capacity of storage tanks for treated wastewater

. Management of offal and other animal waste (bones, hides etc.)

. Wastewater from staff toilet and washroom

Any other proposed development and/or use, including amendments to
this proposal, may require a separate planning application and assessment
against the Planning Scheme by Council. All enquiries can be directed to
Council’'s Community and Development Services on (03) 6393 5320 or via
email: mail@mvc.tas.gov.au.

This permit does not imply that any other approval required under any
other by-law or legislation has been granted. The following additional
approvals may be required before construction commences:

a) Building approval
b)  Plumbing approval

All enquiries should be directed to Council’s Permit Authority on (03) 6393



mailto:mail@mvc.tas.gov.au

5320 or Council's Plumbing Surveyor on 0419 510 770.
This permit takes effect after:

a) The 14 day appeal period expires; or

b) Any appeal to the Resource Management and Planning Appeal
Tribunal is abandoned or determined; or.

¢)  Any other required approvals under this or any other Act are granted.

A planning appeal may be instituted by lodging a notice of appeal with
the Registrar of the Resource Management and Planning Appeal Tribunal.
A planning appeal may be instituted within 14 days of the date the
Corporation serves notice of the decision on the applicant. For more
information see the Resource Management and Planning Appeal Tribunal
website www.rmpat.tas.gov.au.

If an applicant is the only person with a right of appeal pursuant to section
61 of the Land Use Planning and Approvals Act 1993 and wishes to
commence the use or development for which the permit has been granted
within that 14 day period, the Council must be so notified in writing. A
copy of Council's Notice to Waive Right of Appeal is attached.

This permit is valid for two (2) years only from the date of approval and
will thereafter lapse if the development is not substantially commenced.
An extension may be granted if a request is received.

In accordance with the legislation, all permits issued by the permit
authority are public documents. Members of the public will be able to view
this permit (which includes the endorsed documents) on request, at the
Council Office.

If any Aboriginal relics are uncovered during works:

a) All works are to cease within a delineated area sufficient to protect
the unearthed and other possible relics from destruction; and

b)  The presence of a relic is to be reported to Aboriginal Heritage
Tasmania Phone: (03) 6233 6613 or 1300 135 513 (ask for Aboriginal
Heritage Tasmania) Fax: (03) 6233 5555 Email:
aboriginal@heritage.tas.gov.au; and

c¢) The relevant approval processes will apply with state and federal
government agencies.



http://www.rmpat.tas.gov.au/

4) Representations

The application was advertised for the statutory 14-day period.

Nine (9) representations were received (attached documents). A summary of the
concerns raised in the representations is provided below. While the summary
attempts to capture the essence of the concerns, it should be read in

conjunction with full representations included in the attachments.

Concern - Pollution of Karst

Application does not adequately address karst issues.

Proposal does not cite research done in the Mole Creek area.

Inadequately addresses the nature of the surface and subsurface.

Little evidence regarding infiltration capacity.

Ignores subterranean elements.

Does not address the significance of the site.

New irrigation area has not been surveyed for karst features.

Potential contamination of Mole Creek, impacting the quality of the habitat.
Water accessed by stock, recreational fishers, people for water and for
swimming in summer.

Lack of Geotechnical Survey addressing underlying karst and geological
features.

Karst report is based on surface features and existing geology maps.

High risk associated with any accidents or leaks of onsite storage.
Contamination of groundwater and springs, impacting Mole Creek and
adjoining properties.

Ecosystem already vulnerable due to existing old and inadequate septic
systems in the area.

Impact on flora and fauna.

Concern regarding ongoing monitoring reuse of waste water and paunch.
Underground connections unknown and proposal will have unintended
consequences in other areas.

Sandy soil will not hold nutrients, without leaching.

Comment:

It is not disputed that the karst is a sensitive and highly significant environmental
landscape. The land is located in an area of high sensitivity. This classification
recognises the area has a high concentration of karst features and there is general
potential that the environmental values of the karst landscape could be degraded.

However, an assessment of the karst code is an assessment to determine the
vulnerability of the karst or the actual potential for damage to occur as a result of a
given situation. It is acknowledged that the subject site is within a highly modified




landscape, is subject to a background level of existing agricultural and residential
based contaminates, and is not pristine. The proposed abattoir is small in scale
(maximum of 90 tonnes per annum) and produces a relatively low volume of waste
water (approx. 1000L per day). This water will be treated to a quality significantly
better than standard waste water treatment systems, including those used by the
dwellings in the immediate area, and will be managed to minimise nutrient loading
and contamination of the sub-surface hydrology.

The application includes a karst report prepared by a suitably qualified person that
identifies karst features on the site and recommends a suitable buffer around those
considered to present a risk of allowing direct entry to the karst. Assessment of the
ability of the land to accommodate the development, wastewater and stormwater
management is informed by this report. The report demonstrates that waste water can
be appropriately managed, however the details and specifications of these systems
are a matter dealt with under the Building Act 2076 and will be considered in much
greater detail at the building and plumbing approval stage.

In response to the representations, the waste water consultant engaged by the
developer has provided additional advice confirming that the top soil has sufficient
capacity to absorb and hold the volumes of water being proposed. The consultant’s
advice is based on a site and application specific assessment of the soil type. Further
assessment will need to be undertaken prior to the approval of the waste water
system under the Building Act 20176.

Further geotechnical and hydrogeological investigations are not considered warranted
for a proposal of this scale and level of impact. The proposed waste water treatment
system and management regime is considered sufficient to mitigate the impacts such
that it does not have an overall detrimental impact.

It is noted, however, that the environmental significance and sensitivity also warrants
active regulation and monitoring by Council to ensure that the site is managed in
accordance with the approach that has been described and to ensure that risks are
managed. A monitoring regime has been proposed by the applicant and will need to
be monitored.

Council has the ability and responsibility to manage any offsite impacts in the unlikely
event they occur. This can be done by the issuing of an Environmental Protection
Notice (EPN) the requirements of which override any conditions on the planning
permit.

A number of conditions have been recommended in response to the Performance
Criteria in Part 6 of this report, which will assist with the management and monitoring
of waste and waste water.




Concern - Noise and odour

e Noise and odour will cause a nuisance to neighbours and distress to
neighbouring animals; may impact mental health.

e Neighbours will hear distressed bellows, bleating and squealing of animals
going to slaughter.

e Increase in pests, crows and flies, bringing increased risk during lambing
season from crows.

e Odour from paunch spreading, sludge spreading and waste water reuse.

e Homes within 500m of the abattoir and 300m of the waste water system.

Comment:

The separation distances between the proposed development and nearby residential
uses has been assessed in relation to the Performance Criteria in Part 6 of this report.
It is considered that there are adequate controls in place and sufficient setbacks from
boundaries to mitigate odours and noise. The majority of neighbouring sensitive uses,
not owned by the developer comply with the Acceptable Solutions of the Attenuation
Code.

Noise impacts associated with the proposal will be minimal. The operation proposes a
relatively low rate of production. It does not require large holding pens and animals
will be sourced from the paddock on an as needs basis. Noise associated with animals
is unlikely to be any greater than that normally associated with livestock operations.
Other noise sources, such as saws, pressure cleaning, processing waste water and
refrigeration plant will not generate significant noise, are largely contained within
buildings and are setback sufficient distance to mitigate impacts such that they will
not cause a nuisance.

Waste water will be captured and secondary treated prior to dispersal. Irrigated water
will be treated to a high standard and is unlikely to result in a noticeable odour. Hard
waste and offal will be removed from the site to a waste facility. Drying of hides is
proposed and meets the required setbacks from sensitive uses. With the proposed
setbacks and managed as described the facility is unlikely to cause a nuisance through
odour.

The spreading of waste including paunch and sludge will be managed to minimise the
risk of odour. Quantities of these waste products will be relatively small and will be
dispersed over a significant area in accordance with guidelines issued by the EPA.
These guidelines are considered adequate to minimise odour risks.

An EPN can be used to regulate inappropriate management practices should an
unforeseen source of odour arise.

The volumes of paunch produced by the facility are relatively low and are unlikely to




result in an increase in insect activity or wildlife. Crows are unlikely to be attracted as
the waste will not include any material attractive to crows as a food source.

Concern - Impact to Lifestyle and Property Values
e Impact on lifestyle and unspoilt rural surrounds.
e Mole Creek will become known as an abattoir town rather than for the Caves,
honey, scenery and wildlife.
e Visual amenity and scenic values.
e An abattoir will significantly impact the marketability and value of neighbouring
properties.

Comment:

The subject site is located in the Rural Resource Zone. The purpose of this zone is
specifically to accommodate resource development and processing activities. Primary
Industry and processing activities generally take priority over residential amenity and
lifestyle in this zone. The proposed development is consistent with the purpose of the
zone.

The proposed abattoir is small in scale and unlikely to eclipse the existing natural
values and tourist attractions in the area. Visitors to the area will generally be unaware
of the facility and the appearance will be generally consistent with other sheds and
agricultural buildings in the area. The waste water is unlikely to cause any odour and
the abattoir facility is setback from sensitive uses, not owned by the developer, a
distance generally consistent with the Acceptable Solutions.

While the proposed building will be visible from neighbouring properties, the building
complies with all of the standards of the Rural Resource Zone. The development is
more than 300m from the dwelling at 26 Den Road and the separation is considered
sufficient to mitigate visual impacts. Existing vegetation along the Mole Creek will
provide some existing screening.

Property values are not a matter that can be dealt with under the planning scheme.

Concern - Spreading of Paunch
e Area subject to flooding.
e Requires specialist equipment and guidelines.
e Risk of disease associated with Paunch.

Comment:

Spreading of paunch is proposed to be undertaken in accordance with the Paunch
Contents Land Spreading Management Guidelines Tasmania prepared by the EPA.
These guidelines are designed to minimise the risk of odour and disease. While
paunch spreading is proposed on the flood plain, the quantities are relatively small




and pose an insignificant risk, even during periods of flood. Compliance with the EPA
guidelines are considered to be sufficient to manage paunch spreading.

Concern - Broader Environment
e Application does not account for the conservation covenant on the title.

Comment:

The subject property includes a conservation covenant. The development site for the
abattoir and waste water is not located within the covenanted area. Paunch spreading,
however, has been identified in an area subject to the covenant. While removing the
area subject to the covenant will reduce the area available for paunch spreading, there
remains more than sufficient land to accommodate paunch spreading.

The proposed waste water management regime is also considered sufficient to
minimise the percolation of waste water past the topsoil and into the sub-surface
hydrology. The risk of waste water entering the covenanted area is minimal.

The issuing of a planning permit does not override the management obligations
established by covenants.

Concern - Demand and Local Impacts
e Four (4) existing abattoirs in the region are adequate.
e Insufficient demand and business will not be viable.
e Marginal opportunity for local employment.

Comment:

The demand for a business and the viability of a business is not a planning matter. The
complexities of this particular parcel of land will potentially result in higher
establishment and operating costs, however the financial viability is a commercial
decision for the landowner.

Employment opportunities are not a planning matter.

Concern - Irrigation Buffers
e Inadequate buffers provided between the irrigation areas and adjoining
properties.
e Common ownership of land parcels is insufficient to warrant ignoring required
attenuation distances.
e Lack of buffers from native vegetation as required by the Environmental
Guidelines for the Use of Recycled Water in Tasmania.

Comment:
The setbacks and buffers separating the proposed waste water irrigation from




neighbouring sensitive uses are considered sufficient for the scale of the proposed
facility, the volumes of waste water and the proposed management regime.

Common ownership is not the only factor considered. The degree of encroachment
and the treatment provisions proposed are considered sufficient to mitigate the
impacts.

A condition has been recommended to ensure that a management plan for waste
water reuse be submitted prior to the commencement of any works. This plan will
require greater certainty regarding compliance with the EPA’s Guidelines for the Use
of Recycled Water in Tasmania. However, the area available for waste water reuse far
exceeds the requirements of the proposal and as such minor alterations to
accommodate buffers for native vegetation are not considered to compromise the
ability to manage waste water.

Concern - Capacity Limitations

e No firm quantification of upper limit

e Significant concern the development will exceed 90 tonne proposed
production limit.

e Capacity is significantly greater than 90 tonnes per annum.

e If successful production will need to increase.

e Increases will potentially require a feedlot and yards.

e |Insufficient grazing land, considering waste water and paunch, to support more
animals.

e Will require stock to be brought in.

Comment:

The proposal includes a maximum processing limit of 90 tonnes per annum. The
tonnage has been equated to an aggregate of approximately 250 cattle, 200 sheep
and 100 pigs. For comparison the abattoir at Cressy, Tasmanian Quality Meats,
typically processes 1,700 animals daily, with 60-70 employees.

It is acknowledged by the applicant that this volume is an upper limit and it is unlikely
that production will exceed 50 tonnes. Limiting factors that will dictate the capacity of
the facility include demand, stocking capacity, management of waste water and hard
waste. However, as the cost of establishing the facility is similar regardless of its
capacity, the applicant has opted for the higher tonnage. The impacts of the proposal
have been calculated based on a 90 tonne limit and are considered to be acceptable.

It is considered appropriate that throughput data be provided to Council on a regular
basis along with the results of waste water testing to ensure that annual processing
does not exceed the 90 tonne limit.




Should production need to increase in the future, this would require a new planning
application, advertising and assessment by Council. An increase in production to 100
tonnes or above would also require an assessment by the Environment Protection
Authority (EPA) as a Level 2 Activity.

It is noted that the property has existing stockyards close by the proposed facility.
The application does not include or approve a feed lot. A feed lot is a separate
attenuated activity and would require an additional planning application, advertising
and assessment by the Council.

The application proposes to operate as a private abattoir and does not suggest that
the facility will offer the services of an abattoir on a commercial basis. It is not unusual
for farms to operate a private abattoir and allows them to value add to their existing
products. As a production volume of 90 tonnes per annum will be in place, the actual
source of the animals is not considered to result in any material change in the impacts
of the facility. It is reasonable to expect that livestock from outside the farm will be
purchased for one reason or another from time to time as a normal requirement of
farm operations. Processing of animals external to the site would not result in any
increase in impacts other than a marginal increase in deliveries.

It is recognized that the land required for paunch spreading and waste water will limit
the capacity of the land for grazing. The landowner will need to balance these aspects
in order to comply with the guidelines regarding waste water reuse and paunch
spreading and make a commercial decision regarding the actual volume of cattle
grazed and processed. However, the area required at any one time for these activities
is a very small portion of the land.

Recommended Conditions:

1. The facility is not to process more than 90 tonnes, by dressed weight, of meat
in any 12 month period.

2. Throughput data confirming the rate of processing is to be provided to Council
on a half yearly basis.

Concern - Suitable alternative sites
e The developer owns a significant area of land and there are alternative sites on
the property more suitable for the development.

Comment:
Council must consider the site proposed in the application and determine to approve
or refuse the application on its own merit.




While the applicant is free to choose an alternative location, which may or may not
resolve some of the concerns raised by neighbours, this would require further
assessments specific to that particular location. It is noted that the entire property is
located within the High Sensitivity Karst.

Concern - Application not referred to the EPA
e The application is close to the threshold set for Level 2 Activities.
e High sensitivity of the karst area warrants referral and more in-depth
assessment available to the EPA.

Comment:

The application does not meet or exceed the thresholds requiring a Level 2
assessment by the EPA. The EPA also has the power to call in any Level 1 Activity that
it deems worthy of a Level 2 assessment in accordance with Section 24 (1) and (1A) of
the Environmental Management and Pollution Control Act 1994. The EPA is aware of
the application and did not take any steps to require a referral of the application
during the advertising period.

Concern - Inconsistencies
e A number of concerns are raised regarding inaccuracies in the application as
submitted.

Comment:

Part of undertaking an assessment is to determine the adequacy and accuracy of the
information provided in the application. A perfect application is rare. Where
inaccuracies are considered to be material and relevant to the assessment and
outcome of the proposal, they are assessed. Where appropriate they are corrected
and or subject to conditions to achieve a particular outcome.

Department of Primary Industries, Parks, Water and the Environment (DPIPWE)

e It is not anticipated that the abattoir proposal will impinge on significant
known karst features, including caves on the subject and adjoining property to
the east.

e It is likely that all surface features of interest have been identified by the karst
assessment prepared by Cullen (2018).

e There is some confusion regarding the status of the “potential sinkholes”
identified in the karst assessment, which could provide surface connectivity for
overland runoff, depending on the depth and nature of the covering materials.

e It is noted that the assessment is based on karst features visible at the surface
and no geotechnical survey has been undertaken.

e DPIPWE does not consider a geotechnical investigation is necessary from a

karst values conservation perspective.
A further investigation may be warranted where a buried karst feature may




pose a significant risk to the development or an environmental value, such as
water quality.

e Effluent disposal in karst generally poses an increased risk on groundwater
quality, where openings such as sinkholes and caves provide direct pathways
for transfer of contaminates, depending on the nature and depth of soil cover.

e A further consideration is the fact that ground water can move rapidly in
directions not necessarily predicted by surface contours.

e DPIPWE cannot advise on the adequacy of the waste water treatment method.

e If council has concerns regarding waste water then it may be useful to engage
a suitably qualified hydrogeologist to review the proposal with attention to
karst aspects.

e Conservation covenants not mentioned in the application- Spreading of
Paunch is identified in the covenant area.

e Hydrological advice should be requested to inform the appropriateness of
buffers required from covenanted areas.

Comment:

Advice has been sought from the Policy and Conservation Branch of DPIPWE
regarding the application. This information is not an assessment of the Performance
Criteria Council must consider to make a decision, but is general advice relating to
conservation of karst values.

DPIPWE has concluded that the proposed abattoir does not pose a significant threat
to karst conservation values. The subject property is located in an area subject to
significant agricultural activity and high disturbance.

The advice confirms that the assessment undertaken by Cullen (2018) is accurate in
regard to surface features. Given that the facility has a small footprint, with no
evidence of karst activity and good soil coverage, the risk to the development is low
and further geotechnical assessments are not considered warranted.

The potential sinkholes identified in the karst assessment already include buffers to
the north, south and east similar to those identified for the clearly identified sinkhole.
An additional buffer applied to the south-east could be considered and would not
compromise the proposal. However, soil coverage exceeds 500mm and does not
provide a direct pathway to the karst. The soil coverage and irrigation regime are
considered adequate to retain treated water within the topsoil.

DPIPWE has raised that the subsurface connectivity of the landscape may result in
unpredictable movement of water and this should be taken into account when
assessing the suitability of the waste water treatment system. DPIPWE acknowledges
that they are not in a position to comment on the adequacy of the wastewater
treatment system. This aspect of the proposal is better informed by the qualified




assessment by the waste water designer and Council’s Environmental Health Officers.

The application proposes a specialised system designed specifically to accommodate
operation when soils have a moisture deficit. This incorporates a significant volume of
storage for extended periods of time where weather does not allow for irrigation.
Deficit irrigation is only undertaken when the soil has the capacity to absorb the
water. Managed appropriately at the rates recommended in the waste water
assessment the system is unlikely to result in pooling or infiltration past the top soil.
Using this process the risk of leaching will be significantly reduced. The management
plan also highlights the volume of nutrients contained within the waste water as the
primary factor limiting the quantity of water that can be dispersed. Waste water is
proposed only to be applied at rates which are equivalent to the rate of removal by
pasture growth. Soil and waste water testing is proposed in order to determine
appropriate levels of application. The large area of land available for waste water
irrigation allows enormous potential for relocation of the irrigation area as required.

The proposed regime will significantly limit the downward movement of waste water
into the karst such that further hydrogeological studies are not considered necessary
to avoid contamination.

5) Consultation with State Government and other Authorities
Advice has been sought from the Policy and Conservation Branch of the
Department of Primary Industries, Parks, Water and the Environment. The advice
is considered in the representations and the assessment below.

6) Scheme Assessment
Use Class: Resource Processing
Performance Criteria
Those aspects of the development which require Council to exercise discretion
are outlined and addressed in the following tables. The Performance Criteria

outlines the specific things that Council must consider in determining whether
to approve or refuse the application.

Environmental Impacts and Attenuation Code

E11.6.1 Attenuation Distances

Objective

To ensure that potentially incompatible use or development is separated by a distance
sufficient to ameliorate any adverse effects.




Performance Criteria

P2

Uses with the potential to create environmental harm and environmental nuisance
must demonstrate by means of a site specific study that there will not be an
environmental nuisance or environmental harm having regard to:

a) the degree of encroachment; and

b) the nature of the emitting operation being protected by the attenuation area; and

¢) the degree of hazard or pollution that may emanate from the emitting operation;
and

d) use of land irrigated by effluent must comply with National Health and Medical
Research Council Guidelines

Response

The attenuation distances established by the planning scheme include:
e Abattoirs (primary)-Large animals less than 100 tonnes/year — 300m
e Disposal Sites — Spray irrigation of liquid wastes of animal or vegetative origin
(secondary treated) — 200m
e Smallgoods Manufacture — 100m
e Storage — wet salted or unprocessed hides — 300m

The attenuation distance is measured from the edge of the activity to the boundary
of any neighbouring sensitive use.

There are four (4) properties with sensitive uses within the attenuation area of the
land subject to spray irrigation. Three (3) of these properties, 57 Den Road, 150 Den
Road and 20 Den Road, are partly or wholly owned by the developer. The titles are
relatively large and are managed in conjunction with the subject title as a single
farm. The degree of encroachment is relatively low and buffers in excess of 100m are
maintained between the irrigation area and the actual dwellings and their immediate
curtilage.

Advice from a suitably qualified waste water assessor has been submitted with the
application. Waste water is a matter that is generally dealt with under the Building
Act 2016 and is highly regulated, with minimum setbacks prescribed for specific
treatments systems, including spray irrigation. It is noted that a correctly functioning
waste water treatment system such as that proposed will produce little to no odour.
The system proposed is a specialised, lower impact, secondary treated waste water
system. The outputs do not include any solid materials. The setbacks prescribed by
the Acceptable Solutions of the planning scheme exceed the design setbacks
required under the Building Act 2016, which have been designed specifically to
minimise odour and disease risk to adjoining properties. The quantity of waste water
used by the facility at full capacity is approximately 1000L per day, marginally more
than the design standard for a 4 bedroom dwelling. The risk of odour associated




with the spray irrigation is considered to be minimal and the setbacks are considered
sufficient to contain impacts within the site.

Considering the consistent ownership and contiguous management regime,
additional buffers other than those prescribed by the Building Act 2016 are not
considered warranted for the irrigation of waste water.

The abattoir building is setback less than 300m and spray irrigation less than 200m
from the east side boundary, shared with 28 Camerons Road. While this property
does include a dwelling and a sensitive use, the property is made up of two titles
(CT:177063/1 & CT:177063/2). The title closest to the abattoir (CT:177063/1) is vacant
and provides a 500m, vegetated buffer between the subject site and the title
containing the dwelling. This title is largely covered by a conservation covenant, has
minimal clearing and has not been developed. While it could be argued that the
residential use/sensitive use covers both titles, the dwelling, its curtilage, access and
infrastructure are entirely contained within CT:177063/2, furthest from the abattoir.
The distance separation is considered to adequately mitigate the impacts of the
proposal.

While the impacts of the abattoir are considered to be minor, it is appropriate that
steps are taken to manage solid waste such that it does not cause an unnecessary
nuisance. The proposal does not include an offal pit and solid waste will be
predominately transported offsite. It is recommended that a management plan for
storage and removal of solid waste be submitted to the satisfaction of Council’s
Environmental Health Officer to ensure temporary storage of waste does not give
rise to an odour nuisance.

The application also includes the spreading of paunch. This includes the undigested
stomach contents of processed animals. It is difficult to categorise the paunch into a
particular attenuated activity. Generally Council would not require a planning permit
for the spreading of plant or animal waste as part of an agricultural use, although an
Environmental Protection Notice has been employed in instances where there is
potential for environmental impacts. In this instance it is considered that the volume
of paunch produced by the facility is low and would be dispersed as produced in
small applications throughout the year. The area required annually to disperse this
quantity of material is small and well within the capacity of the site.

The Environment Protection Authority has developed guidelines for the spreading of
paunch, these are included in the Paunch Contents Land Spreading Management
Guidelines (2017). These guidelines include recommended buffers.




Feature Buffer zone (m)
Surface water bodies other than farm dams 100

Farm dams 30

Drinking water bores 250

Other bores 50

Farm driveways, access roads and fence lines 10

Native forests and other native vegetation types | 10

Animal enclosures 50

Occupied dwelling 100

Residential zone, urban areas 500

Table 1: Minimum buffer distances for Paunch Spreading

Taking these buffers into consideration, the area available for paunch spreading on
the subject property exceeds 46ha. The area available is significantly greater than
required. Given the small quantity of paunch, the area available for spreading and
adherence to the EPA Guidelines, there is little risk of paunch accumulating in
quantities which would cause increased odour or a noticeable increase in nutrients
entering the water table. Additional buffers exceeding those developed and
published by the EPA are not considered warranted.

The application also proposes the spreading of sludge from the waste water
treatment system. The EPA has developed the Tasmanian Biosolids Reuse Guidelines
for the reuse of bio-solids, including sludge from waste water treatment systems.

Feature Buffer Zone

Open watercourse flat >50

Open Watercourse upslope >10

Occupied dwellings >100

Residential zones >250

Public roads and adjoining properties >50

Water bores >50 (>250 if
drinking water
bore)

Native forests or significant vegetation >10

Property access roads >5

Table 2: Minimum buffer distances for sludge spreading

The land has significant area available for the spreading of sludge and can comply
with the buffers required. Given the area available, the small quantity of waste
involved and the low frequency of spreading, additional buffers above those
established by the guidelines are not considered necessary in order to manage
odour and disease risks for adjoining land owners.




In order to ensure the management of paunch, waste water reuse and sludge is
undertaken in accordance with the guidelines issued by the EPA, it is recommended
that a waste and waste water management plan be submitted to the satisfaction of
Council’s Environmental Health Officer. The plan will incorporate the EPA guidelines
and must include sufficient practical instruction for the operation of the waste water
irrigation system, paunch spreading, sludge spreading and the storage and removal
of solid wastes.

It is further noted that ongoing regulation of these activities can be undertaken via
the issuing of an Environment Protection Notice under the Environmental
Management and Pollution Control Act 1994, should at any time the measures put in
place fail to manage offsite impacts.

With appropriate conditions the environmental impacts of the proposal can be
managed such that there is sufficient separation from sensitive uses to ameliorate
any adverse effects. The proposal complies with the Performance Criteria and is
consistent with the objective.

Recommended Condition:

1. 30 days prior to the commencement of any works, a waste and wastewater
management plan is to be submitted to the satisfaction of Council's
Environmental Health Officer. The plan is to provide practical instruction
regarding the operation of the waste water system and procedures for waste
management, including the following:

a) Abattoir Waste (offal, hides, bones and other solids)
A management plan for waste identifying the location and means of
temporary storage prior to collection and removal to a licenced facility.
Temporary waste storage must ensure that waste does not spoil and
give rise to odour nuisance.

b) Paunch
A management plan complying with the Paunch Contents Land
Spreading Management Guidelines Tasmania prepared by the
Environment Protection Authority, giving particular consideration to
the avoidance of karst features and areas protected by Conservation
Covenant.

c) Waste Water
A waste water management plan consistent with the Environmental
Guidelines for the Use of Recycled Water in Tasmania (DPIWE, 2002).
The plan must include buffers, from sensitive uses and karst features,




as identified in the waste water assessment submitted with the
application (Macquarie Franklin, 2020).

The plan is to incorporate a twice yearly (Autumn and Spring) testing and
reporting regime consistent with the recommendations of the endorsed
waste water assessment. The results of testing, recommended application
rates for waste water and the irrigation area are to be reported to Council
prior to the commencement of irrigation.

2. The management of waste and waste water must be undertaken at all times in
accordance with the management plan approved as per Condition 1.

E15 Karst Management Code

E15.5 Use Standards

Objective
a) To ensure that use managed to minimise adverse impacts on the Karst System.

Performance Criteria

P2

Wastewater disposal fields must be located at a suitable distance from sinkholes and
caves to:

a) avoid an increase in potential for ground surface or land instability;

b) avoid pollution of subterranean waterways as a result of runoff directly entering the
karst system.

Response

The proposed waste water irrigation system is unlikely to increase the potential for
ground surface or land instability and will not result in runoff directly entering the
karst system. This is consistent with the view of the DPIPWE, that the proposal does
not pose a significant risk to karst conservation values and further geotechnical
studies are not required.

The application proposes to include buffers surrounding clearly identified sinkholes
to the north of the abattoir facility. These setbacks are consistent with those
prescribed by the Acceptable Solutions. Two (2) potential sinkholes have been
identified to the west of the facility. While it is proposed that these features be
avoided, they have not been afforded the same buffers as the clearly identified
sinkholes to the north. In this instance the proposal is considered to be satisfactory.

The volumes of water produced by the facility are not considered to be significant
and will be dispersed over a large area. Irrigation is only proposed to be undertaken
when the soil is in moisture deficit. This will result in a significant decrease in soil




saturation and overland flow, with water being absorbed and held in the top 500mm
of soil. It is not anticipated that sufficient water will be applied to cause soil
saturation or surface runoff. Land upslope of these features to the north, north-east
and west has been included in the existing buffers proposed.

The permanent perennial pasture cover will minimise surface erosion and siltation.
All waste water will be biologically filtered in the top-soil and, due to the volume,
depth of top-soil and moisture deficit irrigating practices, will rarely, if ever, percolate
through to the groundwater table and underlying karst during periods of
application. Management practices for the irrigation are also designed such that the
rate of application of waste water will match the nutrient reuse of the pasture. A
testing regime will be applied to ensure that nutrient application does not exceed
reuse and loading is unlikely to occur to a level that would cause detriment.

The waste water report submitted with the application recommends ongoing
monitoring of the contents of waste water and the suitability of the irrigation area to
accommodate additional nutrients. It has been recommended that a waste water
management plan be submitted prior to the commencement of any works including
adequate direction for operators regarding a monitoring regime. It is further
recommended that test results be submitted to Council to assist with monitoring.

The application is proposed to be managed such that adverse impacts on the karst
system will be managed consistent with the objectives.

E15 Karst Management Code

E15.6.1 Sedimentation and Pollution

Objective
To ensure that the impacts of development are managed to minimise erosion and to
prevent sediment and pollution entering the Karst System.

Performance Criteria

P2

Sediment and pollutant loss into the karst system is to be minimised through:

a) the use of sediment control measures;

b) the avoidance of karst features and subterranean cavities in the construction of
subsurface infrastructure;

c) vegetation retention or permanent perennial ground cover between the
development and karst features;

d) improvement of vegetation cover in critical areas for soil conservation, such as steep
slopes, unstable soils and riparian areas;

e) directing on-site effluent disposal away from Karst features; and

f) the use of specialised, lower impact on-site effluent disposal systems.




Response

The application is not considered to pose a significant threat to erosion and
sedimentation.

Soil disturbance will be limited to the footprint of the abattoir facility and the
associated access track. The waste water irrigation system comprises light weight
surface infrastructure and will not result in surface disturbance. There are no direct
entry points to the subterranean karst within the footprint of the building, however,
rainfall and overland flow while soils are disturbed may give rise to sediment
entering the system. It is recommended that a soil and water management plan be
put in place during construction to ensure that exposed soils are managed and
stabilised appropriately.

Irrigation from the waste water is unlikely to give rise to erosion and sedimentation.
The volumes of water produced will be low and will be dispersed over a significant
area on established perennial pastures. The land subject to irrigation is not steep and
does not contain evidence of surface erosion. Adequate riparian buffers have been
incorporated in the irrigation plan. The volumes of water and moisture deficit
irrigation regime is unlikely to result in overland flows or transportation of sediment.
As such, the buffers proposed for surface features are adequate to protect access
points from sediment intrusion.

The application includes minimal sub-surface infrastructure. Irrigation of effluent will
be via a k-line irrigation system already in use at the property. This is a relocatable
surface mounted system. Excavations will be undertaken for the footings and sub-
surface infrastructure associated with the abattoir building. Excavations undertaken
in the vicinity of the facility show that soil coverage exceeds 1m in depth, with no
bedrock evident. It is extremely unlikely that footings for the proposed building and
any associated piped infrastructure will extend to or past this depth.

The application proposes the use of a specialised, lower impact onsite effluent
disposal system. The system includes a modular, secondary treated waste water
system. Correctly functioning, the system will produce relatively high quality waste
water, suitable for irrigation onto pasture. The Building Act 2016 includes the
minimum standards required for the design, location and quality of outputs from
waste water treatment systems. The most significant risk to the environment created
by the proposal is through nutrient loading of the soil and potentially subterranean
hydrological systems. The application proposes to limit infiltration of waste water
through moisture deficit irrigation and will manage nutrient levels through regular
monitoring.




Recommended Conditions:

1. Prior to the commencement of works a construction soil and water
management plan is to be submitted to the satisfaction of Council's Town
Planner demonstrating how disturbed and exposed soils will be managed to
minimise erosion and prohibit sediment from contaminating overland flows
and entering the sub-surface karst. The plan must include provisions for the
rehabilitation of any exposed soils to minimise future erosion.

E15 Karst Management Code

E15.6.2 High Sensitivity Karst Features

Objective
To ensure that the environmental values of the higher sensitivity karst systems are
protected through the appropriate location and treatment of development.

Performance Criteria

P1

A report prepared by a suitably qualified person must demonstrate that that the
development does not result in the following impacts:

¢) damage to sites of scientific significance;

d) damage to karst features;

e) blockage of sinkholes or caves;

f) induce unacceptable levels of surface soil erosion and sedimentation into the karst
system;

g) creation of a safety hazard;

h) increase potential for ground surface or land instability;

{) pollution of surface or subterranean waterways;

J) adversely lower the water table;

k) adversely increase subterranean water flow;

|) significant alteration of the surface hydrology.

The report is to include any measures for the location of development or treatment of
development that will mitigate adverse impacts on the Karst system.

Response

The application includes a report prepared by a suitably qualified karst consultant
and from a qualified waste water designer. Council has also received advice from the
DPIPWE. These documents conclude that the proposed abattoir does not pose a
significant threat to the conservation values of the karst. A representation has also
provided a response from a qualified karst expert, which has been considered in the
assessment of this Performance Criteria.

The proposal does not include direct damage of karst features. The volume of waste




water to be dispersed is small and will be applied over a significant area of perennial
pasture. Application to surface features are avoided and buffers are provided where
features provide a direct entry point for water. The risk of soil erosion, sedimentation
and blockage of caves and sinkholes is considered to be insignificant. It is
recommended that a soil and water management plan be submitted for the
construction of the facility.

While it is acknowledged that the karst system typically exhibits a strong relationship
between surface activities and sub-surface hydrology and that the sub-surface
hydrology is unpredictable, adequate management practices are proposed to
minimise the risks. The waste water treatment system proposed is a specialised
secondary treatment system and will result in waste water of a much higher quality
than standard waste water treatment systems, including those normally associated
with the many dwellings in the area. The depth of soil coverage in areas identified for
irrigation and moisture deficit irrigation practices avoid soil saturation and overland
flows and ensure that absorption and biological treatment of nutrients and
pathogens will occur in the top soil during periods where connectivity to the water
table is minimised. The method of application has been designed to allow for
pasture reuse at a rate which will minimise nutrient loading. Sludge and paunch
spreading will also occur on the site, however, the volumes resulting from the facility
and adherence to the guidelines issued by the EPA for the regulation of these
activities are considered sufficient to mitigate the risks.

The proposal will not adversely lower or increase subterranean water flow. Water for
the facility will be captured onsite via rooftops. This represents a very small portion
of the site and an insignificant portion of the annual rainfall. The capture of water for
the facility and reapplication will have negligible impact on water flow rates.

Water will be dispersed via irrigation of pastures and does not result in any new
point source discharge. The volumes of water passing through the facility are
relatively low. With an appropriate regime in place the water will be dispersed over a
large area and relocated as appropriate. It is not anticipated that this will result in a
noticeable increase in underground water flows or solution of limestone.

Surface hydrology will not be significantly altered, except within the footprint of the
abattoir facility. It is not anticipated that the physical structure will have any adverse
impacts on the surface hydrology.

The proposed development complies with the Performance Criteria and protects the
environmental values of the high sensitivity karst through appropriate treatment of
development.




Acceptable Solutions

The following tables include an assessment of compliance against all of the
applicable Acceptable Solutions of the Planning Scheme.

Rural Resource Zone

Scheme Comment Assessment
Standard

26.3.1 Uses if not a single dwelling

Al Resource Processing is a permitted use | Complies

where directly associated with produce
from the subject site.

A2 Resource Processing is a permitted use | Complies
where directly associated with produce
from the subject site.

A3 Resource Processing is a permitted use | Complies
where directly associated with produce
from the subject site.

A4 Resource Processing is a permitted use | Complies
where directly associated with produce
from the subject site.

A5 Resource Processing is a permitted use | Complies
where directly associated with produce
from the subject site.

26.3.2 Dwellings

A1.1 N/A
A1.2 N/A
A1.3 N/A
26.3.3 Irrigation District

A1l Land is not within a proclaimed N/A

irrigation district.

26.4.1 Building Location and Appearance

A1 The development is 4.6m in height. Complies

A2.1 All development are setback more than | Complies
50m from a boundary.

CODES

E1 Bushfire-Prone Areas Code

Scheme Comment Assessment
Standard

E1.2 Application of this Code

Code not applicable




E2 Potentially Contaminated Land Code

Scheme Comment Assessment
Standard
E2.2 Application of this Code

Code not applicable

E3 Landslip Code
Scheme Comment Assessment
Standard
E3.2 Application of this Code
The use and development is not located | Code not applicable
on land subject to landslip.

E4 Road and Railway Assets Code

Scheme Comment Assessment
Standard

E4.6.1 Use and road or rail infrastructure

A1 N/A

A2 N/A

A3 Development will result in less than 10% | Complies

increase in the use of the access. The
abattoir will be used 1-2 days a week.
Stock deliveries are from internal.

The increase in movements is
anticipated to be less than 10% of the
movements currently associated with
the farm, dwellings and other land uses
which share the current access.

E4.7.1 Development on and adjacent to Existing and Future Arterial Roads and
Railways

A | N/A

E4.7.2 Management of Road and Accesses and Junctions

A1 N/A

A2 No new access Complies

E4.7.3 Management of Rail Level Crossings

A | | N/A

E4.7.4 Sight Distance at Accesses, Junctions and Level Crossings

Al Sight distance as existing, straight onto | Complies

the end of Big Den Road, views for the
full length of the road.




E5 Flood Prone Areas Code
Scheme Comment Assessment
Standard
E5.5.1 Use and Flooding
Application of organic based fertiliser is | Code not applicable
considered to be part of an agricultural
use and is exempt from the code.
E6 Car Parking and Sustainable Transport Code
Scheme Comment Assessment
Standard
E6.2 Application of this Code
E6.2.1 Code applies to all use and Code is applicable
development.
E6.6.1 Car Parking Numbers
A1 ‘ Two (2) parking spaces are provided ‘ Complies
E6.6.3 Taxi Drop-off and Pickup
Al ‘ Sufficient space for taxi parking ‘ Complies
E6.6.4 Motorbike Parking Provisions
AT ‘ Sufficient space for motorbikes ‘ Complies
E6.7.1 Construction of Car Parking Spaces and Access Strips
AT ‘ Car park will be sealed and line marked ‘ Complies
E6.7.2 Design and Layout of Car Parking
Al Parking is behind the building line. Complies
A2 The gradient of the parking area is less | Complies
than 10%.
Access width is existing and is within the
parameters of Table E6.2.
All vehicles can enter an exit in a forward
direction.
7m of access and manoeuvring adjacent
to parking spaces in accordance with
E6.3.
E6.7.3 Car Parking Access, Safety and Security
AT ‘ Less than 20 paces provided. ‘ N/A
E6.74 Parking for Persons with a Disability
AT Parking is close to the main access. Complies
A2 Parking is in accordance with AS2890.1 Complies
E6.7.6 Loading and Unloading of Vehicles, Drop-off and Pickup
Al Loading bay is provided suitable for the | Complies

proposal.




E6.8.1

Pedestrian Walkways

A1 Less than 11 parking spaces are N/A

provided.
E7 Scenic Management Code
Scheme Comment Assessment
Standard
E7.2 Application of this Code
E7.2.1 Code not applicable
E8 Biodiversity Code
Scheme Comment Assessment
Standard
E8.2 Application of this Code

‘ ‘ Code not applicable

E9 Water Quality Code
Scheme Comment Assessment
Standard
E9.2 Application of this Code

All development, including the waste Code not applicable

water dispersal area is more than 50m

from an identified watercourse.

Application of organic based fertiliser,

such as paunch, is considered to be part

of an agricultural use and is exempt

from the code.
E10 Recreation and Open Space Code
Scheme Comment Assessment
Standard
E10.2 Application of this Code
E10.2.1 ‘ Not a subdivision ‘ Code not applicable
E11 Environmental Impacts and Attenuation Code
Scheme Comment Assessment
Standard

|

E11.6.1 Attenuation Distances
A1 No acceptable solution N/A
A2 There are dwellings on neighbouring Relies on Performance




titles within the 300m attenuation area | Criteria
of the abattoir and within 200m of the
waste water.
E12 Airports Impact Management Code
Scheme Comment Assessment
Standard
E12.2 Application of this Code
Code not applicable
E13 Local Historic Heritage Code
Scheme Comment Assessment
Standard
E13.2 Application of this Code
E13.2.1 A,B,C) There are no local heritage Code not applicable
precincts, places or archaeological
significant sites within the planning
scheme
E14 Signage Code
Scheme Comment Assessment
Standard
E14.4 Use or Development exempt from this Code
The only signage proposed is incidental | Exempt
signage which is exempt from this code.
E15 Karst Management Code
Scheme Comment Assessment
Standard
E15.2 Application of this Code
‘ ‘ Code applicable
E15.5 Use Standards
A1l No forestry N/A
A2 Waste water dispersal will occur within Relies on performance criteria
40m of identified sinkholes.
A5 No access to caves is proposed. Complies
A6 Hard waste will be disposed of offsite. Complies
A7 No abstraction of groundwater is Complies
proposed.
E15.6.1 Sedimentation and pollution
AT No forestry N/A
A2 Development is less than 100m from the | Relies on Performance




karst system. Criteria
A3 No vegetation removal is proposed. Complies
A4 Development does not propose to fill Complies
caves or sinkholes.
E15.6.2 High Sensitive Karst Features
Al Ground coverage exceeds Tm in depth Complies
and the karst assessor has not identified
any karren, caves or sinking streams at
the site of development.
E16 Urban Salinity Code
Scheme Comment Assessment
Standard
E16.2 Application of this Code
E16.2.1 Land not located within the Greater Code not applicable
Launceston Urban Salinity Management
Area shown on the planning scheme
maps.
F1 Birralee Road Industrial Precinct Specific Area Plan
Scheme Comment Assessment
Standard
F1.2 Application of Specific Area Plan
F1.2.1 Land located outside the designated Code not applicable
Birralee Road Industrial Precinct Specific
Area Plan
Conclusion

It is considered that the application for Use and Development of an abattoir is
acceptable in the Rural Resource Zone, can be managed by appropriate
conditions and is recommended for approval.

DECISION:
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1. Property Description

Address:
Property ID:
Title Reference:

Planning Instrument

Scheme Zone

Scheme Overlays:

Lot 3 (105) Den Road, Mole Creek
2567705
CT 142267-3

Meander Valley Interim Planning Scheme 2013

26 T Rural Resource

Karst Management Area

Location Plan: 20 Den Road, Mole Creek
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2. Site and Surrounds

The abattoir is proposed to be situated on a relatively shallow graded section of cleared grazing land
with access off an existing private road. The site has been selected in conjunction with the Karst
consultant to avoid potential Karst features and also to provide a minimum 300m buffer distance to
adjacent property boundaries to the south and east with dwellings owned by others.

There is rising ground and a ridge line to the north and east of the site. Mole Creek and flatter land is
located to the south west. The development is around 250m from Mole Creek.

The abattoir is approximately 100m from the eastern property boundary. However, there is no
residential dwelling on this property, and it is densely vegetated with mature trees.

The nearest residences (owned by others) are located 350m to the south and 500m to the west.

The farm property is comprised of several titles owned by the developer and associated entities. The
title on which the abattoir is located adjoins three other titles on which dwellings owned by the
developer are situated:

57 Den Rad T owners residence 100m uphill from waste water irrigation area

150 Den Road T 2 fishing shacks 200m on the other side of a ridge from the waste water irrigation
area

20 Den Road T dwelling situated 480m from the waste water irrigation area

Cadastral parcel information and plan of title are included below.

Tasmanian Consulting Service p: 03 6424-9085
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3. Existing Use & Zoning

The land is currently used for grazing. The property is within zone 26 T rural resource under the
Meander Valley Interim Planning Scheme 2013. All land within 1.5km minimum of the abattoir is
within the rural resource zone. A section of the northern boundary of the property adjoins the Mersey
River and environmental management zone. The rural living zone of Mole Creek adjoins a small
corner of the eastern boundary (over 1.5km from the abattoir site).

Included below is the Zoning Map for the property and adjacent areas.
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4. Proposed Development

It is proposed to construct a private abattoir to service livestock on this farm only. No livestock will be
transported from other farms. The maximum production applied for is 90 tonnes per annum. However,
it is anticipated that initial production will likely only be 50 tonnes per annum or less. A mix of cattle,
sheep and pigs will be processed at the facility. Production will depend on demand for sales and farm
capacity with respect to sustainable livestock numbers but at the maximum production applied for, the
equivalent number of animals processed would be in the order of 250 cattle, 200 sheep and 100 pigs.
It is highly unlikely that the farm or sales could sustain this number. However, the cost of establishing
a facility to process 90 tonnes is not significantly different to 50 tonnes and provides future flexibility.
Meat will be sold at a new butcher shop and café in the Mole Creek village (separate development
application) and potentially to other restaurants and retail outlets.

The facility comprises a nominal 16m x 11m x 5m maximum height steel framed, colorbond clad
abattoir building with concrete floor and insulated panel internal walls and ceiling. The abattoir
building contains a:

Kill room

Skinning and gutting room

Carcass cool room

Boning and packing room

Small goods processing room

Product cool room

Dispatch area

Entry/washroom

Office

Toilet

= —a _—_a _a _a_a_a_=a_2=a_2

In addition to the abattoir building, a 6m x 6m x 5m maximum height storeroom will be constructed
with a concrete floor slab, steel framing and colorbond cladding. A containerised waste water
treatment system will be installed adjacent to the storeroom.

Access to the site will be off the existing gravel private road, approximately 150m from the entrance
off Big Den Road crossing Mole Creek. A new gravel access road will be constructed at the current
intersection to the stock yard and continue to the new abattoir. Truck turning provisions along with a
dispatch bay and two car parking spaces are proposed.

It is anticipated that the abattoir will be operated one day per week, possibly two in the future between
the hours of 6am and 6pm. One butcher and potentially and assistant would be employed on a
contract basis as required to meet demand. Traffic to and from the site would be minimal. The butcher
would have one or two visits per week in a single unit truck. Transport of meat products to the butcher
shop or other retail outlets would be one or two times per week in single unit refrigerated trucks.

Solid waste will be transported by a licensed operator to a rendering plant (Western Tiers Proteins)
once per week, this will include any unused off cuts and offal. Skins and hides will be transported to
Dulverton Waste Managementis licensed landfill at Railton. Alternatively, skins may be salted and
dried.

Waste water will be coarse screened in the abattoir at the drainage points and transferred to solid
waste for transport to the rendering plant.

Remaining waste water (Including from small goods processing) will be collected in a buffer
tank/pump well and transferred to the treatment plant. The proposed treatment plant is an Enviro
Concepts EL water recycling plant which is a containerised unit consisting of a solids filtration unit,
flocculator, oil waste separator, DAF plant, polisher and dosing system. Details of the system are
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included in appendix (Bi. Treated water will be irrigated on pasture in the areas indicated on the
drawings in accordance with the Karst and Waste Water report recommendations. A buffer tank will
be provided to enable storage of treated effluent if conditions are not suitable for irrigation (e.g.
saturated soils due to heavy or extended rain periods). Sludge from the treatment plant and paunch
contents will also be spread over pasture areas.

Dry cleaning methods will be utilised as much as possible to collect solid waste and to minimise wash
water usage. Water will be sourced from storage tanks supplied by roof drainage and make up as
required. Water use will be further minimised by the use of efficient high pressure cleaners.

A separate envirocycle or similar treatment system will be installed for the minimal amount of
domestic waste water.

Additional details and assessment of the proposed waste water, sludge and paunch disposal are
included in appendix (Ci demonstrating the suitability of the proposal and outlining control measures
to be implemented.

The waste water assessment indicates an additional irrigation area to the north west of the abattoir
that was not assessed in the original karst report. This additional area was subsequently reviewed by
Phillip Cullen and assessed as being acceptable provided that a suitable buffer around the sinkhole is
maintained and that any land draining towards the sinkhole is excluded. A supplementary report is
included in Appendix (Al and the areas indicated on the drawings.
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5. Planning Scheme Compliance

5.1 Scheme Reference
This application is made in accordance with the Meander Valley Interim Planning Scheme 2013.

5.2 Zone
The existing property is zoned rural resource zone 26.

5.3 Zone Compliance

Section 26.2 Use Table

Use Class Qualification This Application
Compliance
Permitted Use If directly associated with produce from the subject Yes

Resource processing | site.

26.3 Use Standards

16.3.1 Uses if not a single dwelling

Objective

a) To provide for an appropriate mix of uses that support the Local Area Objectives and the location of
discretionary uses in the rural resources zone does not unnecessarily compromise the consolidation
of commercial and industrial uses to identified nodes of settlement or purpose built precincts.

b) To protect the long term productive capacity of prime agricultural land by minimising conversion of
the land to non-agricultural uses or uses not dependent on the soil as a growth medium, unless an

overriding benefit to the region can be demonstrated.

¢) To minimise the conversion of non-prime land to a non-primary industry use except where that land
cannot be practically utilised for primary industry purposes.

d) Uses are located such that they do not unreasonably confine or restrain the operation of primary
industry uses.

e) Uses are suitable within the context of the locality and do not create an unreasonable adverse
impact on existing sensitive uses or local infrastructure.

f) The visual impacts of use are appropriately managed to integrate with the surrounding rural
landscape.
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Requirements

This Application

A1l If for permitted or no permit required uses.

Complies T permitted use.

A2 If for permitted or no permit required uses.

Complies T permitted use.

A3 If for permitted or no permit required uses.

Complies T permitted use.

A4 If for permitted or no permit required uses.

Complies T permitted use.

A5 The use must:
a) be permitted or no permit required; or
b) be located in an existing building.

Complies T permitted use.

26.3.3 Irrigation Districts

Objective

To ensure that land within irrigation districts proclaimed under Part 9 of the Water Management Act
1999 is not converted to uses that will compromise the utilisation of water resources.

Requirements

This Application

A1 Non-agricultural uses are not located within
an irrigation district proclaimed under Part 9 of
the Water Management Act 1999.

Complies T development is not located within a
proclaimed irrigation district.

26.4 Development Standards
26.4.1 Building Location and Appearance
Objective

To ensure that the:

a) ability to conduct extractive industries and resource development will not be constrained by conflict

with sensitive uses; and

b) development of buildings is unobtrusive and complements the character of the landscape

Requirements

This Application

A1 Building height must not exceed:
a) 8m for dwellings; or
b) 12m for other purposes.

Complies T maxmimum building height less than
6m.

A2.1 Buildings must be set back a minimum of:
a) 50m where a non sensitive use or extension
to existing sensitive use buildings is proposed;
or

b) 200m where a sensitive use is proposed; or

c) the same as existing for replacement of an
existing dwelling.

Complies T the development is not a sensitive
use and the minimum boundary set back (to the
east) is approximately 100m.

Tasmanian Consulting Service

Engineering. Design. Planning. Management. Construction.

PO Box 1047; 74 Oldaker St. Devonport Tasmania 7310
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26.4.2 Subdivision

Objective

To ensure that subdivision is only to:

a) improve the productive capacity of land for resource development and extractive industries; or

b) enable subdivision for environmental and cultural protection or resource processing where
compatible with the zone; or

c) facilitate use and development for allowable uses by enabling subdivision subsequent to
appropriate development

Requirements This Application
A1l No acceptable solution Not applicable T no subdivision

5.4 Bushfire-Prone Areas - Code E1
E1.1 Purpose of the Bushfire-Prone Areas Code
E1l.1.1 The purpose of this code is to ensure that use and development is appropriately designed,

located, serviced, and constructed, to reduce the risk to human life and property, and the cost to the
community, caused by bushfires.

E1.2 Application of this Code

This code applies to: Not applicable T development is not a
(a) subdivision of land that is located within, or partially subdivision and is not a vulnerable or
within, a bushfire-prone area; and hazardous use.

(b) a use, on land that is located within, or partially within,
a bushfire-prone area, that is a vulnerable use or
hazardous use.

5.5 Potentially Contaminated Land - Code E2
E2.1 Purpose of the Code
E2.1.1 The purpose of this provision is to:

a) ensure that use or development of potentially contaminated land does not adversely impact on
human health or the environment.

E2.2 Application of this Code

This code applies to use or development of land for a Not applicable T development not on a
sensitive use to be undertaken on a site previously used | site known to be previously used for a
for an activity listed in Table E2.1 Potentially potentially contaminating activity listed
Contaminating Activities. in table E2.1.
Tasmanian Consulting Service p: 03 6424-9085
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5.6 Landslip T Code E3
E3.1 Purpose of the Code
E3.1.1 The purpose of this provision is to:

a) ensure that use and development subject to risk from land instability is appropriately located and
that adequate measures are taken to protect human life and property; and

b) ensure that use and development does not cause or have the cumulative potential to cause an
increased risk of land instability.

E3.2 Application of this Code

This code applies to use or development of land: Not applicable T development not in a

a) mapped as landslip hazard area on the planning potential landslip area.

scheme maps; or

b) even if not mapped under subparagraph (a) if:
i) it is potentially subject to a landslip hazard; or
ii) it is identified in a report prepared by a suitably
qualified person in accordance with the
development application which is lodged or
required in response to a request under Section
54 of the Act as actually or potentially subject to a
landslip hazard.

5.7 Road and Railway Assets T Code E4
E4.1 Purpose of Code
E4.1.1 The purpose of this provision is to:

a) ensure that use or development on or adjacent to a road or railway will not compromise the safety
and efficiency of the road or rail network; and

c) maintain opportunities for future development of road and rail infrastructure; and c) reduce
amenity conflicts between roads and railways and other use or development.

E4.2 Application of Code

This code applies to use or development of land that: This code applies as the development
a) requires a new access, junction or level crossing; or intensifies the use of an existing
b) intensifies the use of an existing access, junction or access.

level crossing; or
c) involves a sensitive use, a building, works or
subdivision on or within 50 metres of a railway or land
shown in this planning scheme as:
i) a future road or railway; or
i) a category 1 or 2 road where such road is
subject to a speed limit of more than 60
kilometres per hour.
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E4.5 Requirements for a Traffic Impact Assessment (TIA)

Traffic assessment not required T development complies with acceptable solution criteria outline

below.

E4.6 Use Standards
E4.6.1 Use and road or rail infrastructure

Objective

To ensure that the safety and efficiency of road and rail infrastructure is not reduced by the creation of
new accesses and junctions or increased use of existing accesses and junctions.

Requirements

This Application

A1l Sensitive use on or within 50m of a category
1 or 2 road, in an area subject to a speed limit of
more than 60km/h, a railway or future road or
railway, must not result in an increase to the
annual average daily traffic (AADT) movements
to or from the site by more than 10%.

Not applicable T Den Road is not a category 1
or 2 road.

A2 For roads with a speed limit of 60km/h or
less the use must not generate more than a total
of 40 vehicle entry and exit movements per day

Complies T anticipated vehicle entry and exit
movements 3 per day. On average 2 days per
week.

A3 For roads with a speed limit of more than
60km/h the use must not increase the annual
average daily traffic (AADT) movements at the
existing access or junction by more than 10%

E4.7 Development Standards

Complies T the AADT on Den Road would be
greater than 30 as it services the Unimin lime
site and several other properties.

E4.7.1 Development on and adjacent to Existing and Future Arterial Roads and Railways

Objective

To ensure that development on or adjacent to class 1 or 2 roads (outside 60km/h), railways and future

roads and railways is managed to:

a) ensure the safe and efficient operation of roads and railways; and

b) allow for future road and rail widening, realignment and upgrading; and

d) avoid undesirable interaction between roads and railways and other use or development.

Requirements

This Application

A1l The following must be at least 50m from a
railway, a future road or railway, and a category
1 or 2 road in an area subject to a speed limit of
more than 60km/h:

Not applicable T development more than 50m
from any public road.
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a) new road works, buildings, additions and
extensions, earthworks and landscaping works;
and

b) building areas on new lots; and

c) outdoor sitting, entertainment and childrenis
play areas

E4.7.2 Management of Road Accesses and Junctions

Objective

To ensure that the safety and efficiency of roads is not reduced by the creation of new accesses and
junctions or increased use of existing accesses and junctions.

Requirements

This Application

A1 For roads with a speed limit of 60km/h or
less the development must include only one
access providing both entry and exit, or two
accesses providing separate entry and exit.

Complies T single existing access to be utilised.

A2 For roads with a speed limit of more than

60km/h the development must not include a new

access or junction.

Not applicable T no new access proposed.

E4.7.3 Management of Rail Level Crossings

Objective

To ensure that the safety and the efficiency of a railway is not unreasonably reduced by access

across the railway.

Requirements

This Application

A1l Where land has access across a railway:

a) development does not include a level
crossing; or

b) development does not result in a material
change onto an existing level crossing.

Not applicable T no access across a railway
required.
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E4.7.4 Sight Distance at Accesses, Junctions and Level Crossings
Objective

To ensure that use and development involving or adjacent to accesses, junctions and level crossings
allows sufficient sight distance between vehicles and between vehicles and trains to enable safe
movement of traffic.

Requirements This Application

A1 Sight distances at Complies T the property access is at the end of
Big Den Road (straight through access T no

a) an access or junction must comply with the intersection). At the intersection of Big Den

Safe Intersection Sight Distance shown in Table | Road and Den Road, sight distance to the south

E4.7.4; and is 210m and to the north is 310m. For a typical
vehicle speed of 80km/hr, the minimum site

b) rail level crossings must comply with distance required is 175m.

AS1742.7 Manual of uniform traffic control
devices - Railway crossings, Standards
Association of Australia; or

c) If the access is a temporary access, the
written consent of the relevant authority has
been obtained.

5.8 Flood Prone Areas T Code E5

E5.1 Purpose of the Code

E5.1.1 The purpose of this provision is to:

a) ensure that use or development subject to risk from flooding is appropriately located and that
adequate measures are taken to protect human life and property and to prevent adverse effects on

the environment.

b) determine the potential impacts of flooding through the assessment of risk in accordance with the
Australian Standard.

E5.2 Application of this Code

This code applies to use or development of land: | Not applicable T the property is not mapped as
a) mapped as flood risk on the planning scheme | flood risk or coastal inundation. The

maps; or development is located approximately 10m
b) even if not mapped under subparagraph (a) if | above the level of Mole Creek and not subject
it is: to flooding at a 1% annual exceedance
)] potentially subject to flooding at a probability.
1% annual exceedance probability;
or
i) less than the height indicated on
the coastal inundation risk height
map; or

i) identified in a report prepared by a
suitably qualified person in accordance
with the development application which is
lodged or required in response to a
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request under Section 54 of the Act as
actually or potentially subject to flooding at
a 1% annual exceedance probability.

5.9 Car Parking and Sustainable Transport T Code E6
E6.1 Purpose of Code
E6.1.1 The purpose of this provision is to:

(a) ensure that an appropriate level of car parking facilities are provided to service new land use and
development having regard to the operations on the land and the nature of the locality; and

(b) ensure that cycling, walking and public transport are encouraged as a means of transport in urban
areas; and

(c) ensure access for cars and cyclists and delivery of people and goods is safe and adequate; and

(d) ensure that parking does not adversely impact on the amenity of a locality and achieves high
standards of urban design; and

(e) ensure that the design of car and bicycle parking space and access meet appropriate design
standards; and

(f) provide for the implementation of parking precinct plans.

E6.6 Use Standards

E6.6.1 Car Parking Numbers

Objective

To ensure that an appropriate level of car parking is provided to service use.
Requirements This Application
A1l The number of car parking spaces must not | Complies T 2 spaces provided.
be less than the requirements of: a) Table E6.1;

or b) a parking precinct plan contained in Table | Required spaces:
E6.6: Precinct Parking Plans

Resource processing = 2 spaces per 3
employees.

(one casual butcher and possible assistant).
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E6.6.3 Taxi Drop-off and Pickup

Objective

To ensure that taxis can adequately access developments.

Requirements

This Application

A1l One dedicated taxi drop-off and pickup
space must be provided for every 50 car spaces
required by Table E6.1 or part thereof (except
for dwellings in the General Residential Zone.

Complies T ample space is available but not
relevant.

E6.6.4 Motorbike Parking Provisions

Objective

To ensure that motorbikes are adequately provided for in parking considerations.

Requirements

This Application

A1l One motorbike parking space must be
provided for each 20 car spaces required by
Table E6.1 or part thereof.

Complies T with maximum 2 people working at
the facility, 1 space can be utilised or there is
ample additional unmarked space available.

E6.7 Development Standards

E6.7.1 Construction of Car Parking Spaces and Access Strips

Objective

To ensure that car parking spaces and access strips are constructed to an appropriate standard.

Requirements

This Application

A1 All car parking, access strips maneuvering
and circulation spaces must be:

a) formed to an adequate level and drained; and

b) except for a single dwelling, provided with an
impervious all weather seal; and

e) except for a single dwelling, line marked
or provided with other clear physical
means to delineate car spaces.

Complies T carpark will be graded at 1:100
minimum to a table drain and discharged to the
pasture to the south. The carpark and
maneuvering areas around the facility will be
sealed with a 2 coat bitumen seal and line
marking provided.
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E6.7.2 Design and Layout of Car Parking

Objective

To ensure that car parking and maneuvering space are designed and laid out to an appropriate

standard.
Requirements

This Application

A1.1 Where providing for 4 or more spaces,
parking areas (other than for parking located in
garages and carports for dwellings in the
General Residential Zone) must be located
behind the building line

Not Applicable T less than 4 parking spaces.

A2.1 Car parking and maneuvering space must:
a) have a gradient of 10% or less; and

b) where providing for more than 4 cars, provide
for vehicles to enter and exit the site in a forward
direction; and

¢) have a width of vehicular access no less than
prescribed in Table E6.2, and not more than
10% greater than prescribed in Table E6.2; and

d)have a combined width of access and
maneuvering space adjacent to parking spaces
not less than as prescribed in Table E6.3 where
any of

the following apply:

i) there are three or more car parking spaces;
and

i) where parking is more than 30m driving
distance from the road; or

i) where the sole vehicle access is
to a category 1, 2, 3 or 4 road;
and

Complies

a) gradient will be less than 10%.

b) Not applicable but car park layout enables
forward entry and exit.

¢) Width of vehicle access is 3.3m

d) Width of access and maneuvering is 7m
minimum adjacent parking spaces.

A2.2 The layout of car spaces and access ways
must be designed in accordance with Australian
Standards AS 2890.1 - 2004 Parking Facilities,
Part 1: Off Road Car Parking

Complies T layout designed in accordance with
AS2890.
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E6.7.3 Car Parking Access, Safety and Security

Objective

To ensure adequate access, safety and security for car parking and for deliveries.

Requirements

This Application

A1l Car parking areas with greater than 20
parking spaces must be:

a) secured and lit so that unauthorised persons
cannot enter or;

b) visible from buildings on or adjacent to the
site during the times when parking occurs.

Not applicable T less than 20 spaces.

E6.7.4 Parking for Persons with a Disability

Objective

To ensure adequate parking for persons with a disability.

Requirements

This Application

A1 All spaces designated for use by persons
with a disability must be located closest to the
main entry point to the building.

Complies T disability parking space located
immediately adjacent the entry.

Accessible car parking spaces for use by
persons with disabilities must be designed and
constructed in accordance with AS/NZ2890.6 T
2009 Parking facilities T Off-street parking for
people with disabilities.

Complies T design in accordance with
AS2890.6.

E6.7.6 Loading and Unloading of Vehicles, Drop-off and Pickup

Objective

To ensure adequate access for people and goods delivery and collection and to prevent loss of

amenity and adverse impacts on traffic flows.

Requirements

This Application

A1l For retail, commercial, industrial, service
industry or warehouse or storage uses:

a) at least one loading bay must be provided in
accordance with Table E6.4; and

b) loading and bus bays and access strips must
be designed in accordance with Australian
Standard AS/NZS 2890.3 2002 for the type of
vehicles that will use the site.

Complies

a) A 10m long x 5m wide loading/unloading bay
is provided at the side of the facility.

b) Loading bay complies with AS2890.3.
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E6.8 Provisions for Sustainable Transport
E6.8.1 Pedestrian Walkways
Objective

To ensure pedestrian safety is considered in development

Requirements This Application

A1 Pedestrian access must be provided for in Complies T only 2 spaces required. No separate

accordance with Table E6.5. footpath is required (pedestrians can use
driveway).

5.10 Scenic Management T Code E7
E7.1 Purpose of the Code
E7.1.1 The purpose of this provision is to:

a) ensure that siting and design of development protects and complements the visual amenity of
defined tourist road corridors; and

¢) ensure that siting and design of development in designated scenic management areas is
unobtrusive and complements the visual amenity of the locality and landscape.

E7.2 Application of this Code

This code applies to: use or development | Not applicable T development not located within the
of land within the scenic management T | scenic management T tourist road corridor or a local
tourist road corridor and local scenic scenic management area.

management areas.

5.11 Biodiversity T Code E8

E8.1 Purpose of the Code

E8.1.1 The purpose of this provision is to:

a) protect, conserve and enhance the regionis biodiversity in consideration of the extent, condition
and connectivity of critical habitats and priority vegetation communities, and the number and status of

vulnerable and threatened species; and

b) ensure that development is carried out in a manner that assists the protection of biodiversity by:

i) minimising vegetation and habitat loss or degradation; and

i) appropriately locating buildings and works; and

iii) offsetting the loss of vegetation through protection of other areas where appropriate
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E8.2 Application of this Code

This code applies to use or development
of land:

a) within the area identified as
priority habitat on the planning
scheme maps;

b) or b) for the removal of native
vegetation

Not applicable T not priority habitat area and no native
vegetation is being removed.

5.12 Water Quality T Code E9
E9.1 Purpose of the Code

E9.1.1 The purpose of this provision is to:

a) consider the impacts of development to limit adverse effects on the following:

i) wetland and watercourse ecosystems; and

i) flow regimes, water levels, biological activity and physical characteristics; and

iif) the variety of flora and fauna; and

iv) the role of wetlands and watercourses for water supply, flood mitigation, environmental
protection, water regulation and nutrient filtering, as resources for recreational activities
and as attractive features in the landscape; and

b) improve the sustainable management of surface water through development.

E9.2 Application of this Code

This code applies to use or development
of land:

a) within 50 metres of a wetland or
watercourse; or

b) within a Ben Lomond Water catchment
area 1 inner or outer buffer

Not applicable T the development is more than 200m
from Mole Creek. The proposed irrigation area for
treated waste water disposal is 50m from Mole Creek.

5.13 Recreation and Open Space T Code E10

E10.1 Purpose of the Code

E10.1.1 The purpose of this provision is to:

a) consider the requirements of open space and recreation in the assessment of use or development

with emphasis upon:

i) the acquisition of land and facilities through the subdivision process; and
i) implementation of local open space strategies and plans to create quality open spaces; and
iii) the creation of a diverse range of recreational opportunities via an integrated network of

public open space commensurate with the needs of urban communities and rural areas; and
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iv) achieving an integrated open space network which provides for a diversity of experiences;
and
V) providing for appropriate conservation and natural values within recreation and open space.

E10.2 Application of this Code

This code applies to use or development | Not applicable T no subdivision proposed.
of land for subdivision in the General
Residential, inner residential, general
industrial, light industrial, central
business, commercial, local business,
general business, low density residential,
village and urban mixed use zones.

5.14 Environmental Impacts and Attenuation T Code E11
E11.1 Purpose of the Code
E11.1.1 The purpose of this provision is to:

a) ensure appropriate consideration of the potential for environmental harm or environmental
nuisance in the location of new sensitive uses; or

b) ensure the environmental impacts of new development are considered to eliminate, reduce or
mitigate potential for environmental harm or environmental nuisance.

E11.2 Application of the code

The code applies to use or development | This code is applicable T abattoir and spray irrigation of
of land for: liquid waste listed in E11.6.2.

a) sensitive use located within the
attenuation distance of existing or
approved uses with the potential to
create environmental harm and
environmental nuisance or within a buffer
area shown on the planning scheme
map; and
b) uses listed in E11.6.2
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E11.6 .1 Attenuation Distance

Objective

To ensure that potentially incompatible use or development is separated by a distance sufficient to

ameliorate any adverse effects.

Requirements

This Application

A1l No acceptable solution.

Not applicable T proposed development not a
sensitive use.

A2 Uses listed in Tables E11.1 and E11.2 must
be set back from any existing sensitive use, or a
boundary to the General Residential, Low
Density Residential, Rural Living, Major
Tourism, Environmental Living, Urban Mixed
Use and Village zones, the minimum attenuation
distance listed in Tables E11.1 and E11.2 for
that activity

Complies with buffer distances for adjacent
properties not owned by the developer or related
entities T abattoir is 300m from adjacent
property boundary with a sensitive use
(minimum required by table E.11.1). secondary
treated spray irrigation of liquid wastes is
minimum 200m from adjacent property
boundary with sensitive use.

P2 Uses with the potential to create
environmental harm and environmental
nuisance must demonstrate by means of a site
specific study that there will not be an
environmental nuisance or environmental harm
having regard to:

a) the degree of encroachment; and

b) the nature of the emitting operation being
protected by the attenuation area; and

c) the degree of hazard or pollution that may
emanate from the emitting operation; and

d) use of land irrigated by effluent must comply
with National Health and Medical Research
Council Guidelines.

Applies to the dwellings owned by the developer
T Refer to Appendix D.

5.15 Airports Impact Management T Code E12

E12.1 Purpose of the Code

E12.1.1 The purpose of this provision is to:

(a) ensure that use or development within identified areas surrounding airports does not unduly
restrict the ongoing security, development and use of airport infrastructure; and

(b) provide for management of the land use implications of those areas relevant to use and

development under the scheme.
E12.2 Application of this Code

This code applies to use or development
of land:

(a) within Australian noise exposure
forecast contours on the maps; and

(b) within prescribed air space.

Not applicable T not within exposure forecast contours
or prescribed air space.
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5.16 Local Historic Heritage T Code E13
E13.1 Purpose
E13.1.1 The purpose of this provision is to:

a) protect and enhance the historic cultural heritage significance of local heritage places and heritage
precincts; and

b) encourage and facilitate the continued use of these items for beneficial purposes; and

c) discourage the deterioration, demolition or removal of buildings and items of assessed heritage
significance; and

d) ensure that new use and development is undertaken in a manner that is sympathetic to, and does
not detract from, the cultural significance of the land, buildings and items and their settings; and

e) conserve specifically identified heritage places by allowing a use that otherwise may be prohibited
if this will demonstratively assist in conserving that place.

E13.2 Application of the Code

This code applies to use or development | Not applicable T not within a heritage precinct, a local
of land that is: heritage place or place of identified archaeological

a) within a Heritage Precinct; significance.

b) a local heritage place;

¢) a place of identified archaeological
significance.

5.17 Signage T Code E14

E14.1 Purpose of the Code

E14.1.1 The purpose of this provision is to:

a) allow adequate and effective signs appropriate to each locality;

b) provide for the orderly and safe display of signs;

) ensure signs do not cause loss of amenity or adversely affect the natural or built environment;

d) ensure that signs do not adversely affect the safety or efficiency of a road or pedestrian pathway;
f) promote the economic growth of the municipal area by providing for images which are conducive

to attracting new business and industrial development through appropriate advertising and
information display.
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E14.2 Application of this Code

This Code applies to:
a) a new sign; and
b) the renewal or replacement of an existing sign
where:
i) the sign is enlarged,;
i) the advertisement is to be renewed or
replaced with an animated or internally
illuminated sign; or
iif)the renewal or replacement is for a
different type of sign.

Each sign must be categorised into one of the
definitions listed and described in Clauses E14.3
orl14.4,

a) If a sign fits a definition of more than one
defined sign, the most specific defined sign
applies.

b) If a sign does not readily fit any defined sign, it
must be categorised as the most similar defined
sign.

Not applicable T no signage proposed.

5.18 Karst Management T Code E15
E15.1 Purpose of the Code

E15.1.1 The purpose of this provision is to:

a) ensure development proposals minimise adverse impact on groundwater dependant ecosystems.

b) ensure appropriate protection of sensitive karst features.

¢) ensure erosion of sediments within the karst area is managed to minimise adverse impacts on karst

features and the karst system.

E15.2 Application of this Code

This code applies to use or development
of land identified on the planning scheme
map located within the Karst Catchment
Area.

This code applies T refer to Appendix (Aj for Karst
assessment report.
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5.19 Urban Salinity T Code E16
E16.1 Purpose of the Code
E16.1.1 The purpose of this provision is to:
a) protect property, infrastructure and the environment from the potential adverse effects of

salinity by ensuring that on-site and off-site salinity hazard risks arising from new
developments are identified and appropriately managed.

E16.2 Application of this Code

This Code applies to use and Not applicable T not within the greater Launceston
development on land within the Greater urban salinity management area.

Launceston Urban Salinity Management
Area shown on the planning scheme
maps.
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Appendix A T Karst Assessment Report
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A report on the karst features in the vicinity of a proposed
abattoirs and associated infrastructure at Lot 3 Den Road, Mole
Creek.

Prepared by Philip Cullen

11 Salvator Rd., West Hobart, Tasmania. Ph. 0428108434
January 15, 2018

Summary
A survey was conducted to identify karst features on and adjacent to the site of a proposed
abattoirs. The address of this proposed development is Lot 3 Den Rd., Mole Creek.

A field survey, including excavations to investigate soils, revealed that there are karst outcrops
and an active sinkhole within 100 m of the area proposed for the location of the abattoirs and
associated infrastructure. However, these features are separated from the site of the proposed
development by ridge lines and construction of the developments will not concentrate runoff
towards these features.

Soils in the area are at least 1 m deep and excavations associated with the developments are not
expected to impact on any underlying karst bedrock. Runoff from around the proposed
infrastructure and associated driveways should be directed away from two shallow depressions
that may be inactive sinkholes.

Runoff from around the proposed infrastructure and associated driveways should be directed
away from two shallow depressions that may be inactive sinkholes.

An area for the dispersal of treated waste water has been identified. At this stage it is not
certain whether the area is large enough to cater for the volumes of water to be generated.

It should be noted that this report is based on a survey of surface features and existing geology
maps. Apart from 2 shallow soil pits no sub-surface investigations were undertaken. A detailed
geo-technical survey would be required to investigate the nature of underlying karst and
geological features.

Proposed works

The development proposal is for an abattoirs. A building, waste water treatment plant, and associated
access are included in the proposal. It is proposed that water from the treatment plant is dispersed as
irrigation water onto pasture. The development is at Lot 3 Den Road, Den Plain Mole Creek, Title
Reference 142267/3, PID 2567705. The property is private freehold land (Figure 1). The proponents
of the project have indicated an area on the property where they would prefer the development to be
located (Figure 2). Within this general area two sites where identified, one for the abattoirs and one
for the waste treatment plant.

Purpose and scope of this assessment
The scope of the current assessment is to:

1. Identify any Kkarst or other geoheritage features associated with, or adjacent to, the proposed
developments from online and other published sources that could be impacted by
development.

2. Undertake a field survey of the karst features associated with and adjacent to the proposed
developments.

3. ldentify an area of pasture that is sufficiently distant from karst features that can act as a
waste water dispersal (irrigation) area.
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Quialification to provide expert advice

Philip Cullen is a geomorphologist, botanist, and landscape ecologist. He has a BSc. in Forestry and a
MSc. in ecology. He has worked for universities, local and State government, and the private sector.
He has been working as a consultant, in Tasmania and elsewhere in Australia, for the past 27 years.

Location

Lot 3 Den Road is located approximately 3 km northwest of the township of Mole Creek (Figure 1).
The lot lies within the Meander Valley Shire and falls within the High Sensitivity Karst Management
Zone as defined in the Meander Valley Interim Planning Scheme 2013. A more detailed plan of the
portion of the property that is under consideration, showing the topography, geology, and adjacent
infrastructure, is presented in Figure 3.

Figure 1. Lot 3 Den Rd., Mole Creek, Tas., 7304.1

lot3DenRd [ North T

1 Source: Land Information System Tasmania, www.thelist.tas.gov.au
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Figure 2. The preferred location of the proposed abattoirs.

Definitions

Study Area: the area as indicated by the proponents as the preferred location for the abattoirs on Lot 3
Den Road and immediately adjacent areas that fall within specified set back distances from karst
features for developments in the High Sensitivity Karst Area (Meander Valley Interim Planning
Scheme 2013).

Project locality: the area within 5 kilometres of the study area. This is consistent with the extent of
database searches.

Desktop Assessment
The following databases were interrogated to compile a list of geoheritage features for the study area,
and within 5 kilometres of the study area.

 Geoheritage
The Natural Values Atlas (Natural VValues Atlas: Authoritative, comprehensive information on
Tasmania's natural values Version 3.3.0.10) was searched for geoheritage features that could be
impacted by the proposal in the study area and within 5 km.

f Matters of national environmental significance
The Protected Matters Search Tool (Department of Environment 2013) was used to identify any
wetlands protected under the EPBC Act 1999), known to occur or likely to occur within 5
kilometres of the study area.

Field Assessment

A field assessments were conducted on the 14/11/2019 and on the 4/12/2019 to gain knowledge of the
extent of karst features, drainage and other aspects of geomorphology at the study area. A hand held
GPS was used to determine the location of these features. GPS and grid references for any features
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identified have an estimated accuracy of +/- 6m. Soils were investigated at two sites to determine the
nature and potential depth of the regolith (layer of loose, heterogeneous superficial material covering
solid rock).

Results

Desk-top Review
There are no Commonwealth listed wetlands (EPBC Act, 1999) within 5 km of the study area.

The study area lies within or adjacent to two listed geo-conservation sites (Natural Values Atlas
Version 3.3.0.10). These are: the Mole Creek Karst (id 2685); and the Mole Creek Gordon
Stratigraphic Sections (id 2691). Mole Creek Karst has significance at a continental scale and Mole
Creek Gordon Stratigraphic Sections have significance at a regional scale. Mole Creek Gordon Group
Stratigraphic Sections are of a robust nature and unlikely to have been impacted upon to any
significant extent by the proposed developments. The Mole Creek Karst is a geoheritage feature of
regional scale, comprised of many features that are highly sensitive to local scale impacts. Geology
maps indicate that the preferred location of the development is located on areas composed of dolomite
(karst) bedrock. Field investigations reveal colluvial (hill slope deposits) material derived from
Silurian sandstone which outcrops nearby on the ridge crest (see geology and soil sections below) and
therefore will not in be direct contact with karst bedrock. The proposed structures lie within the ¢High
Sensitivity Karst Management Zoned (Meander Valley Interim Planning Scheme 2013).

Field Surveys

Geology and geomorphology
The underlying bedrock at the study area is Ordovician dolomite (Figure 3). However, the surficial
material at the preferred site of the development is Quaternary alluvium.

Karst features

Karst outcrops to the south and south east of the site on lower slopes and along drainage lines
including Mole Creek (Figure 4). The closest karst outcrop is over 90 m from the preferred location
of the development. There are small caves in this limestone where it outcrops in the bed of Mole
Creek over 200 m to the south.

There closest active sink hole to the preferred site of the development is about 60 m to the northwest.
A ridge separates this sinkhole from the development (Figure 4). There is another active sinkhole
about 130 m to the east. This sinkhole is also separated from the preferred location of the
development by a ridgeline. There are a two shallow depressions about 100 m to the west of the
proposed development (Figure 4). The underlying karst may have influenced the formation of these
depressions and they may represent sinkhole features in the bedrock. Neither of these features show
signs of being active.
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Figure 3. Topography and Geology.?

Geology codes: Oloc- Unfossiliferous dolomitic micrite, dolomitic siltites, dolomicrite and
dolosiltites (karst)

Oldf -Ordovician dark grey limestone, dolomite, calcareous mudstone and
minor sandstone (with outcropping karst)

SDgc- Silurian pale grey fine-grained quart sandstone

Jd- Jurassic dolerite

Qpat- Quaternary alluvial gravel, sand, and clay

Qpte- Pleistocene scree, talus and colluvium derived from sandstone

Water- Mole Creek

2 Image Source: Google Earth
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Soils

The soils were investigated at two sites (Figure 4). Soil pits were dug with an excavator at the
preferred location of the abattoirs and the waste treatment plant. The soil at both sites is developed on
colluvium (slope deposits) that overlies dolomite bedrock (see Figure 3). This colluvial material is
largely derived from the sandstone higher on the ridge.

Pit 1 was located at the preferred site of proposed abattoirs. The soil is formed from colluvium
derived from Silurian sandstone that outcrops on the ridge to the north and limestone and dolomite
that occurs beneath this sandstone. The soil is as follows: 0-25 cm, A horizon of brown, loam; 25-45
cm, B1 horizon of strong brown, clay loam; 45-100+ cm, B2 horizon of brownish yellow, sandy clay,
with sub-rounded to angular pebbles and cobbles of sandstone and limestone. This soil is moderately
well drained due to the relatively light nature (low to moderate clay content) and the presence of
pebbles and cobbles. Bedrock or weathered bedrock rock was not evident in the soil pit.

Pit 2 was located at the site of a waste-water treatment associated with the proposed abattoirs. The
soil was very similar to that of Pit 1, exhibiting the similar horizons, textures and course fragments.
Pit 2 was excavated to 150 cm. Bedrock or weathered bedrock rock was not evident in the soil pit.

Figure 4. Location of sinkholes, karst outcrop and soil pits recorded during field surveys
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Plate 1. Location of soil pits.
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Plate 2. Soil pit 1. 1 m deep.
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Location of the proposed developments in relation to karst features.

Acceptable Solutions and Performance Criteria

The Meander Valley Interim Planning Scheme 2013 requires that there is either a 100m set-back from
karst features for excavation, buildings, access ways and subsurface drainage or that a number of
performance criteria are met (Table 1) (section E15.6.1, Meander Valley Interim Planning Scheme
2013, Karst Management Code). The set-backs for waste water disposal fields from karst features
range between 40 and 70 m for slopes ranging from <5°to 20° when upslope of the features, and 40 m
when downslope (section E15.5, Meander Valley Interim Planning Scheme 2013, Karst Management
Code). These set-backs apply to vegetation retention around sinkholes and caves (section E15.6.1,
Meander Valley Interim Planning Scheme 2013, Karst Management Code). A number of other
acceptable solutions for developments in high sensitivity karst areas are set out in the code and where
it is not possible to strictly adhere to these, alternatives are presented (see also Table 2, from section
E15.6.1, Meander Valley Interim Planning Scheme 2013, Karst Management Code).

Table 1 (from section E15.6.1, Meander Valley Interim Planning Scheme 2013, Karst Management
Code).
15.6.1 Sedimentation and Pollution

Obijective:
To ensure that the impacts of development are managed to minimize erosion and to prevent
sediment and pollution from entering the Karst System.

Acceptable solution Performance criteria

A2.1 Excavation, building, access ways and P2 Sediment and pollutant loss into the Karst
sub-surface drainage (not including forestry and | System is to be minimised through:

plantation forestry) must be located a minimum | a) the use of sediment control measures;

of 100 m from Karst features. b) the avoidance of karst features and
subterranean cavities in the construction of
A2.2 Run-off from buildings and access ways subsurface infrastructure;

(not including forestry and plantation forestry) C) vegetation retention or perennial ground
does not concentrate water flows into cover between the development and the karst
groundwater systems. features;

d) improvement of vegetation cover in critical
areas for soil conservation, such as steep slopes,
unstable soils and riparian areas;

e) directing on-site effluent disposal away from
karst features;

f) the use of on-site lower impact effluent
disposal systems.

A3 Vegetation must be retained surrounding P3 Clearance of vegetation must not result in an
sinkholes and caves for the following distances | increase of sediments entering the karst system
(not including forestry and plantation forestry): | or increased instability of the karst features

Upslope having regard to:

<5° 40 m. a) the type of vegetation on the site;
5-10° 50 m. b) the type of soil on the site;

10-15° 60 m. C) existing structure of the sinkhole
15-20° 70 m. d) proposed treatment of the cleared area
Add 10 m for each additional 5°0f slope. including replacement vegetation.
Downslope

All slopes 40 m.

A4 Developments must not fill caves or P4 No performance criteria.

sinkholes.
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Table 2 (from section E15.6.2, Meander Valley Interim Planning Scheme 2013, Karst Management
Code).
E15.6.2 High Sensitivity Karst Features

Objective: To ensure that the environmental values of the higher sensitivity karst systems are
protected through the appropriate location and treatment of development.
Acceptable Solution Performance Criteria
Al Where located within the High P1 A report prepared by a suitably qualified
Sensitivity Area: person must demonstrate that that the
a) Forestry and plantation development does not result in the
forestry is in accordance with following impacts:
a certified Forest Practices c) damage to sites of scientific
Plan; or significance;
b) the site does not contain the d) damage to karst features;
following: e) blockage of sinkholes or caves;
i) karren; f) induce unacceptable levels of
ii) caves; surface soil erosion and
iii) sinking streams; sedimentation into the karst system;
iv) less than 500mm soil g) creation of a safety hazard,;
coverage over the area of h) increase potential for ground surface
development. or land instability;
i) pollution of surface or subterranean
waterways;
j) adversely lower the water table;
k) adversely increase subterranean
water flow;
) significant alteration of the surface
hydrology.
The report is to include any measures for
the location of development or treatment
of development that will mitigate adverse
impacts on the Karst system.

Proximity to identified karst features

The Meander Valley Interim Planning Scheme 2013 requires that there is either a 100m set-back from
karst features for excavation, buildings, access ways and subsurface drainage or that a number of
performance criteria are met (Table 1) (section E15.6.1, Meander Valley Interim Planning Scheme
2013, Karst Management Code).

Nearly all outcrops of karst are over 100 m from the proposal. The closest outcrops are about 93 m
away. However, these outcrops are effectively in an upslope position in relation to the proposed
developments as there is a ridge line separating them from the development site and runoff from the
site of the development will not be concentrated towards these features (Acceptable Solution A2.2
Table 1, and Figure 5).

There is one active sinkhole about 60 m to the northwest from the proposed developments (figure 5).
This sinkhole is also separated from the developments by a ridge line and drainage from around the
developments will be away from this sink hole. Runoff from the site of the development will not be
concentrated towards this sinkhole (Acceptable Solution A2.2 Table 1, and Figure 5). There is
another active sinkhole is about 130 m to the east.

Two shallow depressions have been recorded in this area (Figures 4 and 5). Underlying karst may
have influenced the formation of these depressions and they may represent sinkhole features in the
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bedrock. There is no evidence that these depressions are active sinkholes. The access road should
avoid these features. Waste water and runoff from the proposed developments, including the access
road, should be directed away from these features.

The proposed developments will not require the removal of any vegetation, other than pasture
between the site and the karst features described above.

The site is located in a High Sensitivity Karst Area (see Table 2, section E15.6.2, Meander Valley
Interim Planning Scheme 2013, Karst Management Code), however, the site does not contain any
karren, caves, or sinking streams. The area proposed for development has in excess of 1 m of soil and
alluvial material overlying karst bedrock (see soil section above). Excavations associated with the
developments are not expected to encounter bedrock.

Waste water dispersal zone

The proposal includes a waste water treatment plant. The proponent has indicated that effluent from
this plant will be used to irrigate pasture adjacent to the development. An area suitable for waste
water dispersal is identified in Figure 6. Slopes in the area vary from 1 to around 10°. The effluent
should not be directed towards any sinkholes or karst outcrop and discharged no closer than 50 m
from drainage lines as these contain karst features. It should be noted that this set back is based on
performance criteria in the Karst management Code. No information has been provided with regards
to the volumes of waste water to be dispersed via irrigation in the proposed development. It is beyond
the scope of this report to determine whether or not the proposed dispersal area is adequate to deal
with the volume of water produced.
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Figure 5. The location of the developments in relation to nearby karst outcrops. Drainage lines are
shown in blue. Ridges are shown as red lines, and the approximate direction of overland flow away
from these ridges is shown by the black arrows. Soil pit 1 is at the site of the abattoirs and soil pit 2 at

the waste water treatment plant.
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Figure 6. The location of an area suitable for waste water dispersal via irrigation of pasture. Drainage
lines are shown in blue. Ridges are shown as red lines, and the approximate direction of overland
flow away from these ridges is shown by the black arrows. Soil pit 1 is at the site of the abattoirs and
soil pit 2 at the waste water treatment plant. The dispersal area is shaded pink.

Conclusion

A field survey, including excavations to investigate soils, revealed that there are karst outcrops and an
active sinkhole within 100 m of the area proposed for the location of the abattoirs and associated
infrastructure. However, these features are separated from the site of the proposed development by
ridge lines and construction of the developments will not concentrate runoff towards these features.
Soils in the area are at least 1 m deep and excavations associated with the developments are not
expected to impact on any underlying karst bedrock. Runoff from around the proposed infrastructure
and associated driveways should be directed away from two shallow depressions that may be inactive
sinkholes. An area suitable for dispersing waste water has been identified. This area should be taken
as a taken as a guide only and does not take into consideration the volume of water to be dispersed on
to the pasture.

It should be noted that this report is based on a survey of surface features and existing geology
maps. Apart from 2 soil pits no sub-surface investigations were undertaken. A detailed geo-
technical survey would be required to investigate the nature of any underlying karst and other
geological features.
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Comments on the proposed irrigation zones for waste water derived from a
proposed abattoirs at the Den (with additional comments on a newly
proposed 2" waste water disposal zone).

Philip Cullen, July 22, 2020
Extension to proposed irrigation area.

The report (Durham Abattoir Waste Reuse Assessment, Francis 2020), outlines two irrigation areas
for the disposal of effluent from the waste water treatment plant associated with the abattoirs. The
first area includes the area proposed for this purpose YA report on the karst features in the vicinity
of a proposed abattoirs and associated infrastructure at Lot 3 Den Road, a2{S /iSS10 (Cullen 2020),
plus an extension of this area to the east. Cullen (2020) proses an area of around 1.9 ha and the
extension proposed in Francis (2020), increases this area to 2.6 ha. The area outlined in Cullen
(2020) has been chosen on the basis of set-backs (detailed in the Karst Management Code, Meander
Valley Interim Planning Scheme 2013) and the topography and drainage of the site. Most
importantly, a buffer zone of 50 m was applied to Mole Creek (the stream) and a tributary that flows
to Mole Ck. from the north east. This water course is mapped on 1: 25.000 mapping for the area.
Although there is no defined water course in the valley floor where the water course crosses the Den
itis likely that considerable flows are experienced across these flats in times of high rainfall. The
total area for the catchment of this creek is about 48 ha (CFEV mapping, available on the List
website, https://www.thelist.tas.gov.au). Karst bedrock outcrops on the valley floor and although
there are no apparent sinkholes or caves, the potential for water to infiltrate the karst system is
high. A ridge on the property (see Figure 1 below) more or less corresponds with the boundary of
the set-back applied to the creek. If waste water irrigation is confined to the area to the west of this
ridge then there will be no opportunity for excess nutrients to enter the karst system where it is
exposed in the valley floor (Figure 1).

The area delineated as suitable for waste water irrigation by Cullen (2020) is covered with a
considerable layer of Quaternary colluvium. This colluvium can serve to buffer karst bedrock lying
beneath from the impact of treated effluent, provided that irrigation rates are not excessive and
irrigation is timed to coincide with dry periods. Therefore it is recommended that irrigation of
treated waste water be restricted to the area outlined in Figure 1.

New irrigation area.

Francis (2020) identifies a 4 ha area to the west and northwest of the proposed abattoirs. This area
contains one relatively large, active sinkhole. Apart from this sinkhole, the surface of this area
appears to be comprised of Quaternary colluvium. | (Cullen 2020) did not survey the area beyond
this sinkhole in detail as the proposed abattoirs was upslope and out of the 100 m setback distance
that generally applies to developments in the High Sensitivity Karst Area. However | have identified
extensive areas of colluvium to the south, west and north. These are detailed in this report and
other reports completed for proposed developments elsewhere on the Den (Cullen 2018, 2020b).
CUl-yOia Y 8K264 |- nn Y 66FFSI T2yS MiZdzyR (KS &y (K280 | G20zR 4633540 K1 (Kia odATSN T2yS
include all land that drains towards the sinkhole. The available contour mapping does not allow this
area to be drawn without on ground mapping.

Subsequent to Francis (2020) and the above, a revised boundary for this waste water disposal area
has been proposed (see Figure 2 below). The active sinkhole and a 50 m buffer around this feature
is also mapped. 50 m is considered a suitable buffer in which vegetation is to be maintained around


https://www.thelist.tas.gov.au/

karst features (Table 1 (from section E15.6.1, Meander Valley Interim Planning Scheme 2013, Karst
Management Code. 15.6.1 Sedimentation and Pollution). Based on 10 m contour mapping slopes in
the area approach 10°. Unless further mapping is conducted, | would consider this buffer to be the
minimum required to protect the feature. This can be achieved with a minor adjustment to the
south-eastern boundary of the waste water disposal zone.

Figure 1. The location of an area suitable for waste water dispersal via irrigation of pasture.
Drainage lines are shown in blue. Ridges are shown as red lines, and the approximate direction of
overland flow away from these ridges is shown by the black arrows. Soil pit 1 is at the site of the
abattoirs and soil pit 2 at the waste water treatment plant. The dispersal area is shaded pink.



Figure 2. The location of a second waste water disposal area in relation to an active sinkhole and a
50 m buffer around this karst feature.
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Durham Abattoir

Waste Reuse Assessment

1. Introduction

Durham Holdings Pty Ltd. is proposing to construct a level 1 abattoir at 20 Den Road, Mole Creek (PID
2567705). It is proposed to reuse wastewater and paunch on the land surrounding the abattoir. Macquarie
Franklin was engaged to assess whether the abattoir could establish a wastewater and paunch reuse scheme
on the property. The maximum production nominated in the development approval application is 90 tonnes
per annum. Although, it is anticipated that initial production will only be 50 tonnes per annum. A mix of
cattle, sheep and pigs will be processed at the facility.

Wastewater will be coarse screened in the abattoir at the drainage points, with the solid waste transported
to an off-site rendering plant. The remaining wastewater will be collected in a sump and transferred to the
on-site treatment plant. The proposed treatment plant is an Enviro Concepts EL water recycling plant which
is a containerised unit consisting of a solids filtration unit, flocculator, oil waste separator, DAF plant, polisher
and dosing system.

It is proposed that treated water will be irrigated on pasture to the south and north of the abattoir. A storage
tank will provide additional storage of treated effluent if conditions are not suitable for irrigation (e.g.
saturated soils due to heavy or extended rain periods). Paunch from the abattoir and (pending quality
analysis) sludge from the treatment plant, are also proposed to be spread on the property.
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Durham Abattoir

Waste Reuse Assessment

2. Wastewater quantity and quality

The volume of wastewater to be produced by the proposed abattoir is unknown. A Meat and Livestock
Australia (MLA) review of abattoir water usage found that most small domestic abattoirs used 3kL-5kL per
tonne (MLA 2008). However, a study in 2003 found that the range was from 3.8kL to 17.9kL per tHSCW
(tonnes hot standard carcase weight) produced (MLA 2007) across both small and large abattoirs. Based on
the figures stated by MLA, it is estimated that 360kL (4kL/tHSCW) of wastewater will be generated annually
by the abattoir and small goods production based on the MLA study into small domestic abattoirs. This is
based on 4kL of wastewater generation per tHSCW and an annual production of 90 tHSCW/yr.

Whilst small goods production will not increase the volume of meat processed, an allowance for the forecast
small goods production is included in this estimate. The small goods production is estimated to be less than
5% of the abattoirs production. The abattoir is not expected to be at (or approaching) licenced capacity in
the short term and therefore the water and nutrient balances should be reassessed once actual wastewater
and nutrient data is available from the operational abattoir.

The potential for reuse of wastewater from the abattoir will not limited by its volume. Water balance
calculations indicate the annual irrigation requirement of pasture in the Mole Creek area is in excess of
3ML/ha. Therefore, less than 1ha is required to irrigate the approximate 360kL/annum of wastewater
(Appendix B). The water balance calculation indicates that only 1500m? of pasture would be required
annually to match the wastewater generated (360kL) with water demand of pasture in the local climate
conditions. Over 100ha of pasture is owned by the proponent.

Irrigation should typically only occur when a moisture deficit exists within the soil. The water balance
calculations, utilising local Bureau of Meteorology data (Dunorlan for rainfall and Deloraine for evaporation,
Mole Creek has insufficient weather data available), indicate that this is usually between October and April
in the Mole Creek area. For this to be achievable on-site, storage for approximately 120kL of wastewater
during times when the soil is saturated (possibly May to September) would be required. However, due to the
assumed low volume of wastewater generated, irrigation is likely possible during this period as the site is
elevated and well drained. There is also sufficient land available for low rates of application over larger areas
during this period. Therefore, a storage of be 40-60kL is likely sufficient, assuming a 4-6mm irrigation
application can occur over 1ha at least once every 2-3 months.

A contingency strategy (in the event that tanks fill and conditions are unsuited to irrigation), would be
tankering of wastewater offsite (by a licenced waste transport operator) to a TasWater sewage treatment
plant. If lengthy storage times lead to odour risk, offsite transport remains the contingency.

The limiting factor of the reuse of wastewater from the abattoir is the mass of nutrients in the wastewater
and management of soil nutrient levels. A nutrient balance has been undertaken using average wastewater
quality from a study undertaken by Mittal (2004). This is to be used as a guide, with wastewater analysis and
a nutrient balance undertaken when the abattoir is operational.

Average wastewater quality for abattoirs is summarised in
Table 2 (Mittal, 2003).

Table 2 shows the estimated mass of nutrients applied per annum through wastewater irrigation based on
the abattoir average. In this case, where wastewater is to be treated by a Dissolved Air Flotation (DAF)
process, it is expected that the wastewater nutrient content will be lower than that shown in

Table 2. Table 1 shows the approximate annual nutrient removal rates for best practice pasture management.

It is recommended to match the application of nutrients to the annual removal. On this basis, phosphorus is
likely to be the limiting nutrient according to industry wastewater quality data and therefore the ~360kL of
wastewater should be irrigated on 3ha annually. Theoretically, irrigation can continue year on year on the
same 3ha, providing nutrients are removed through grazing or harvesting. However, annual soil monitoring
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is recommended to monitor nutrients and to ensure they do not accumulate. An alternate option is to spread
the wastewater over a larger area as a fertiliser alternative.

The proposed nutrient application through wastewater irrigation at 360kL per 3ha, should result in the annual
phosphorus applications matching the pasture removal rates. However, the potassium (30kg/ha of a 60kg/ha
removal rate) and nitrogen (30kg/ha of a 150kg/ha removal rate) applications will be below the pasture
removal rates. Application of fertiliser (nitrogen and potassium) may be required to maintain a productive
pasture. Annual soil monitoring will help to advise the nutrient balance and to determine if a larger irrigation
area is required or if fertiliser applications are required. The calculated low nutrient application rates through
the wastewater irrigation indicates nutrient leaching or runoff from the proposed wastewater reuse should
not occur providing the system is operated as described in this document.

A map of the property showing the wastewater irrigation buffers from the Environmental Guidelines for the
Use of Recycled Water in Tasmania, 2002, is shown in Figure 1. The property has sufficient land available to
move (and/or rotate) wastewater irrigation areas if annual soil monitoring indicates nutrient accumulation.

The wastewater irrigation should not be directed towards any sinkholes or karst outcrops, with no irrigation
closer than 50 m from drainage lines of these contain karst features (Cullen 2018). It should be noted that
this set back is based on performance criteria in the Karst management code (Meander Valley 2013). A 200m
buffer from the boundary of any properties containing a residence is required by Meander Valley Council,
this is included in Figure 1.

The 200m buffer to property ID 2567692 required by the Meander Valley Council Planning Scheme has not
been applied to the wastewater irrigation, as the property is owned by the proponent. The wastewater
irrigation buffers from the Environmental Guidelines for the Use of Recycled Water in Tasmania (2002) have
been applied to the residence on the property (Property ID 2567692), as recommended by the Wastewater
Management Guidelines for Intensive Animal Husbandry Activities (DPIWE 2001).

Table 1 Approximate annual nutrient removal rates for best practice pasture management

Nitrogen Phosphorus Potassium Sulphur
150kg/ha 30 kg/ha 60 kg/ha 10 kg/ha

Table 2 Average wastewater composition from abattoirs (Mittal 2003)

Abattoir Average mass  Application per
wastewater* per ML (kg) annum? (kg/ha)
pH 7.3
SS mg/L 2000
TDS mg/L 3500
Nitrogen, Total mg/L 100-150 125 15
Total mg/L 100-400 250 30
Phosphorus
K mg/L 100-400 250 30
Na mg/L 20-150 70 8.4
BOD mg/L 1300-7500
* Mittal 2004

# based on irrigating 360kL over 3ha
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2.1.Animal health controls

Recommended stock grazing withholding periods, in areas irrigated with wastewater, are dependant upon
water quality.

Advice on livestock withholding has been sought from the Tasmanian Chief Veterinary Officer. Due to the
risks associated with Taenia sp. (tapeworm), pigs and cattle should be excluded for 42 days from sites
irrigated with wastewater (Chief Veterinary Officer 2020, Pers. Com. 26™ May). Any fodder removed from
wastewater irrigation areas should not be removed until the 42-day withholding period is complete. The risk
of Taenia sp. in abattoir wastewater is low providing human waste is not included.

A minimum five-day withholding period for other grazing stock (sheep, horses etc.) is required.

2.2.Wastewater irrigation infrastructure

The existing K-line irrigation system used by Durham Holdings is ideal for irrigation of the small volume of
wastewater likely to be generated by the abattoir. It is recommended to continue irrigating fresh water
through the system to flush the sprinklers.

2.3. Soils

Three soil samples were collected by Roberts Rural Supplies on 20 November 2019 from the proposed
location of the abattoir and reuse area (Appendix A). The results show that the soils of the area have a low
pH, low electrical conductivity and a low cation exchange capacity (CEC). The low CEC results in low levels of
nutrients in the soils. The soil analysis shows that the area would benefit greatly from application of the
nutrient rich wastewater. Ongoing soil monitoring of the irrigation area is recommended to advise of
potential nutrient accumulation or nutrient deficiencies.

Table 3 Soil analysis summary for the proposed reuse area.

Analyte Range Guideline ‘ Interpretation ‘

pH (1:5 CaCl2) 46¢5.1 52¢74 Slightly low
CEC 5.43¢7.23 12¢c40 Low

EC (us/cm 0.02 - 0.05 09¢3 Very low
Nitrate (ppm) 2-10 15¢ 70 Very low to low
Phosphorus (ppm) (Olsen) 13-18 20¢ 70 Low
Potassium (meg/100g) 0.26-0.44 05¢l.2 Low

Calcium (meq/100g) 4.18 ¢ 5.67 6¢15 Slightly low
Magnesium (meq/100g) 0.5¢0.93 1¢45 Slightly low
Sulphur (ppm) 6-11 7-20 Low to normal
Sodium (meqg/100g) <0.1-0.1 0.3-3 Low

Chloride (ppm) 18-22 200-1100 Very low
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Figure 1 Wastewater irrigation buffer zones
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3. Paunch

It is proposed by Durham Abattoir to also spread paunch contents from the abattoir and sludge from the
wastewater treatment on to land. Paunch contents is the undigested food contained in the stomach of
ruminant animals. It consists mainly of undigested grass, hay, other feed products such as grain, and water
as well as body fluids, including saliva. Paunch contents do not include the stomach (rumen) itself.
Approximately 2m?® of dewatered paunch contents is produced per 100 head of cattle slaughtered (EPA,
2017). Based on the proposed 90tHSCW/yr production, at 54% yield, approximately 165 head of cattle (or
equivalent) will be slaughtered, resulting in approximately 3.3m?® of dewatered paunch contents produced
annually.

Land application of paunch by Level 2 abattoirs is regulated by the EPA Tasmania through imposition of
conditions (via permits or Environment Protection Notices (EPNs)) issued under the Environmental
Management and Pollution Control Act 1994 (EMPCA). Level 1 abattoirs, regulated by local government, may
also be subject to conditions imposed via permits and EPNs under EMPCA.

It is estimated that the abattoir will generates less than 4 dry/t of paunch contents per year, at full
production, equating to approximately 30wet/t of paunch contents per year (EPA 2017). The paunch content
guidelines (EPA 2017) recommend completing a nitrogen limiting application rate (NLAR) to establish the
appropriate application rate. The NLAR calculations are shown in Table 4 and demonstrate that
approximately 175 wet t/ha of paunch can be applied to match nitrogen removal rates. This results in less
than 1000m? of land being required to spread approximately 30 wet t/ha/yr of paunch from the abattoir at
full production.

It is recommended to spread paunch in areas away from watercourses, houses and wastewater reuse areas.
The paunch reuse guidelines outline the required buffers for spreading paunch to land and are shown in
Table 5, with all available paunch spreading areas shown in Figure 2. Paunch can be spread in wastewater
reuse areas if they are not currently being irrigated. Paunch has a high percentage of carbon which can help
improve the soil structure and soil nutrient composition.

A 42-day withholding period is required for paunch spreading before the pasture it is applied to can be grazed
by stock (EPA 2017).

Table 4 Paunch content NLAR

NLAR Unit Assumption
Nitrogen utilisation rate 100 kg N/ha/yr Pasture

Available N 0.525 kg available N/wet tonne  Paunch guidelines
NLAR (dry) 35 Dry t/ha

NLAR (15% solids) 350 Wet t/ha

50% NLAR 175 wet t/ha

Table 5 Minimum buffer distances for paunch spreading (EPA 2017)

Feature Buffer Zone (m)

Surface water bodies other than farm dams 100
Farm Dams 30
Drinking water bores 250
Other bores 50
Farm driveways, access roads and fence lines 10
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Native vegetation 10
Animal enclosures 50
Occupied dwelling 100
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Figure 2 Areas available for paunch spreading
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4. Wastewater management practices

4.1.Permitted and non-permitted uses

4.1.1. Permitted uses
Wastewater from the Durham Abattoir is suitable for the following purposes:
f Irrigating pasture and fodder crops for consumption by livestock, in adherence to the withholding
periods stated in section 4.2 .
I Irrigating industrial processing crops where the produce is industrially processed prior to
consumption such as poppies or canola oil crops.
I Irrigating industrial non-edible crops such as trees.

4.1.2. Non permitted uses
Wastewater from the abattoir cannot be used for the following purposes:
' Human drinking water.

I Stock drinking water.
I Irrigating crops where the produce is consumed directly by humans.
' Irrigating pasture or fodder crops to be grazed poultry.

4.2.Withholding periods

The following withholding periods apply to the use of wastewater for irrigation:
A minimum five-day withholding period for any grazing by livestock.

f The withholding period for pigs and cattle extends to a minimum of 42 days.
I 42-day withholding period between irrigation and harvesting of fodder crops.
4 hours or until dry between irrigation and harvest of industrial processing or non-edible crops.

4.3.Buffer zones

To manage the risk of runoff beyond the property boundaries and into sensitive areas, the following buffer
distances are to be implemented:
f 50m buffer distance to property boundaries.

50 m buffer distance to buildings (houses, factory facilities, workshops etc.).
50m to Mole Creek.

40m upslope from sinkholes and caves <5°

50m upslope from sinkholes and caves 5°-10°

30m to waterways and dams.

= —a _—a _—_a _a

These buffer zones are shown in Figure 1.

In addition, irrigation will not occur when wind conditions are such that there is a risk of spray drift leaving
the property boundaries or entering a sensitive area (e.g. houses, factory facilities, workshops).

4.4.Sighage
Signs will be installed to warn people that wastewater water is being used on the properties, with appropriate
signs installed at the following locations:

f Entry gate to the property where wastewater is being applied.
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I  External boundary fences.

f  Around wastewater storage.

I Outlets and taps where wastewater can be accessed (these should also be painted purple to indicate
recycled water).

Examples of warning signs are shown in Figure 3.

RECYCLED RECYCLED WATER
WATER FOR
AGRICULTURAL

IRRIGATION ONLY
RECYCLED WATER USED

DO FOR IRRIGATION
NOT
DRINK DO NOT DRINK

DO NOT DRINK PEDESTRIAN ACCESS

Agricultural fence signage NOT PERMITTED

Tap signage

Public access area signage

Figure 3 Examples of wastewater warning signs

4.5.Fencing

The property only has an external boundary fence to prevent unauthorised access to the site. Stock fencing
is well maintained on the property.

4.6.Preventing contact with wastewater

Contact with wastewater will be avoided by implementing the following practices:
I Access to irrigation areas is to be restricted when irrigation with wastewater is in operation.

f To prevent inhalation of wastewater particles, maintenance of irrigation infrastructure will not be
conducted when the irrigation system is pressurised.

f Before conducting maintenance on irrigation infrastructure, the relevant equipment will be flushed
with fresh water.

f Where there is risk of direct contact of wastewater, appropriate personal protective equipment will
be worn (e.g. breathing mask and/or waterproof gloves).

I After handling irrigation equipment or wastewater infrastructure, hands should be washed with
soapy water or antimicrobial solution.
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6. Monitoring
Monitoring of wastewater quality, paunch and soils within the reuse area is recommended.

6.1.Wastewater

Wastewater monitoring should be undertaken biannually (autumn and spring) to advise the nutrient
budgeting, fertilizer requirements and to allow for the wastewater application rates to be adjusted annually.
Wastewater analysis should include the analytes in Table 6.

Table 6 Recommended wastewater sampling analytes and frequency

Parameter Unit Frequency
Total Suspended Solids mg/L Biannual
Electrical Conductivity pS/cm Biannual
pH pH units Biannual
Biochemical Oxygen Demand  mg/L Biannual
Calcium mg/L Biannual
Magnesium mg/L Biannual
Sodium mg/L Biannual
Potassium mg/L Biannual
Bicarbonate mg/L Biannual
Sulphate mg/L Biannual
Sodium Absorption Ratio mg/L Biannual
Ammonia Nitrogen mg/L Biannual
Nitrate Nitrogen mg/L Biannual
Nitrite Nitrogen mg/L Biannual
Total Nitrogen mg/L Biannual
Dissolved Reactive mg/L Biannual
Phosphorus

Total Phosphorus mg/L Biannual
Thermotolerant Coliforms cfu/100ml Biannual
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6.2.Soil

Soil samples should be collected and analysed for a range of chemical parameters annually. A single sampling
transect is sufficient for the proposed wastewater irrigation and paunch reuse areas, a 100m transect line is
used for sample collection. Soil samples are to be collected at 10 points along the transect. Samples are
collected from 0-10cm, with the samples collected bulked and mixed in a clean bucket. A 500g composite
sample from each depth is taken for laboratory testing. The recommended analysis suite is shown in Table
7.

Table 7 Soil monitoring analytes

Parameter Units

pH

Electrical conductivity (ECse) dS/cm
Exchangeable calcium (Ca) meq/100g
Exchangeable magnesium (Mg) meq/100g
Exchangeable potassium (K) meq/100g
Exchangeable sodium (Na) meq/100g
Cation exchange capacity (CEC) meq/100g
Calcium/Magnesium Ratio

Sulfur (KCI) mg/kg
Chloride (CI) mg/kg
Exchangeable Aluminium (Al) meqg/100g
Aluminium mg/kg
Copper (Cu) mg/kg
Iron (Fe) ma/kg
Boron (B) ma/kg
Manganese (Mn) ma/kg
Zinc (Zn) ma/kg
Nitrate as N mg/kg
Ammonium as N mg/kg
Total kjeldahl nitrogen as N mg/kg
Exchangeable Sodium Percentage %
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7. Conclusion

The assessment of the potential for reuse of wastewater and paunch from the proposed level 1 abattoir at
20 Den Road, Mole Creek has determined that Durham Holdings has sufficient land available (outside of
Karst areas) for reuse of wastewater and paunch. The area available and soils are ideally suited to
wastewater reuse, however key management practices are required to prevent environmental harm. These
are:

f  Wastewater quality and quantity should be monitored once the abattoir is operational to
recalculate the water and nutrient balances.

I Ongoing monitoring of wastewater volumes, and tank storage levels, be implemented. This would
inform the need to transport wastewater offsite in the vent that tanks are approaching capacity in
any period where irrigation cannot occur.

I Buffers and livestock withholding periods should be adhered to as per guidelines for use of recycled
water (EPA, 2002) and paunch (EPA, 2017).

f Ongoing monitoring should be implemented to ensure nutrients within the soils are managed to
avoid accumulation and to match pasture production.
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9. Appendices

Appendix A - Soil analysis results
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Appendix B z Water Balance
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE
C/- ROBERTS DELORAINE 71 EMU BAY RD
DELORAINE
TAS
7304
Sample Ref 3 AROUND STOCKYARD Date Received 20/11/2019 ( Date Issued: 26/11/2019)
Sample No B113095A / SCH3581
Crop PASTURE
Analysis Result Guideline Interpretation Comments

pH [1:5 H20] 6.1 5.8-8.0 Normal Ideal range = 5.8 - 8. pH is in the normal range.

Ideal range = 5.2 - 7.4. This pH is marginal. Low pH can
. . limit the availability of potassium, calcium, magnesium and

PH [1:5 CaClZ] 51 52-174 Stz ot ey molybdenum. Consider appropriate lime applications to

raise the pH to a more suitable level.
a0 - .

Organic Matter (%) 6.4 30-80 Normal Irgﬁglerange 3 - 8%. Organic matter level is in the normal
Ideal range = 12 - 40 meqg/100g. Indicates a soil with poor
nutrient holding capacity. Regular (annual) fertilizer

CEC (meq/100g) 7.23 12.00 - 40.00 el applications will help reduce leaching. Addition of organic
matter will help.

. Ideal range = 0.9 - 3.0. No problems of salinity expected
Low level indicates possible leaching of nitrate-nitrogen. If

NO3-N (ppm) 5.0 15.0-70.0 Low soil sampled at around 15cm, consider deeper sampling to
ascertain subsoil nitrogen level.

Phosphorus [Olsen] (ppm) 18 20-70 Slightly Low Slightly low level of phosphorus is recorded.

Potassium[Am. Acet.] ) . Slightly low level of potassium is recorded.

(meq/100g) 0.33 0.50-1.20 Slightly Low
Slightly low level of calcium is recorded. Calcium is

Calcium[Am. Acet.] . essential for normal crop development and plays an

(meq/100g9) 5.67 6.00 - 15.00 Stz oty ey important role in ensuring quality and storability of many
crops.

Slightly low level of magnesium is recorded. Magnesium is

M iumiAm. Acet an essential part of chlorophyll and deficiency severely

agn/iggm[ m. Acet] 0.93 1.00 - 4.50 Slightly Low affects crop development and performance. Most common

(meq 9) symptom is yellowing between veins starting on the older
leaves.

Sulphur [MCP] (ppm) 11 7-20 Normal Level of sulphur recorded is in the normal range.

Low level of boron recorded. Boron is essential for normal
crop development. Deficiency most often affects growing

Boron[CaCl2] (ppm) 0.2 1.0-50 =B points causing stunting or mis-shapen plants. Flowering
and pollination are commonly reduced.

Low level of copper recorded. Copper is essential for

Copper [DTPA] (ppm) 0.5 2.5-20.0 Low normal crop development. Deficiency affects
photosynthesis and reduces yield and quality of production.

. Level recorded is high and may cause interference with the

Iron [DTPA] (ppm) 186 5-120 el availability of phosphorus.
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Customer DURHAM Distributor ROBERTS LTD - DELORAINE
C/- ROBERTS DELORAINE 71 EMU BAY RD
DELORAINE
TAS
7304
Sample Ref 3 AROUND STOCKYARD Date Received 20/11/2019 ( Date Issued: 26/11/2019)
Sample No B113095A / SCH3581
Crop PASTURE
Analysis Result Guideline Interpretation Comments
Manganese [DTPA] (ppm) 25.6 5.0-60.0 Normal Level of manganese recorded is in the normal range.
Very low level of zinc recorded. Zinc is essential for normal
Zinc [DTPA] (ppm) 1.3 5.0-15.0 crop development and often results in stunted crops with
small leaves.
Sodium[Am. Acet.] 0.1 03-30 Low No problem.Low levels are desirable.
(meqg/100q)
Aluminium[KCI] No problem.Low levels are desirable.
(meq/100g) 0.19 1.00 - 2.50 Low
Chloride (ppm) 22 200 - 1100 _ No problem.Low levels are desirable.
. . Calcium base saturation is high (desired range is 50-75%).
Ca base saturation (%) 78.5 50.0 - 75.0 High Check base saturations for K. Mg & Na.
K base saturation (%) 4.5 20-5.0 Normal Potassium base saturation is in desirable range (2-5%).
Mg base saturation (%) 12.9 5.0-15.0 Normal Magnesium base saturation is in desirable range (5-15%).
Na base saturation (%) 15 1.0-2.0 Normal Sodium base saturation is in desirable range (1-2%).
Al base saturation (%) 2.70
) . . Ca/Mg ratio provided for reference only. High level
Ca:Mg Ratio 6.1 25-30 High indicates no need for addition of gypsum.
Aluminium (ppm) 17.0
Sodium (ppm) 24.0
Calcium (ppm) 1134.0
Magnesium (ppm) 112.0
Potassium (ppm) 127.0
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE

Sample Ref 3 AROUND STOCKYARD Date Received 20/11/2019 ( Date Issued: 26/11/2019 )
Sample No B113095A / SCH3581

Crop PASTURE

Additional Comments

You should consult your localagronomist/consultant before deciding upon any course of action based on this report. Soil analyses
performed and reported on samples dried at 40°C and sieved to <2mm; Plant tissue analyses performed and reported on samples
dried at 70°C and ground (NB/ Fruit, Fruitlet & Tuber reported on fresh weight basis);Organic Matter(%) equals 1.72 x Organic
Carbon(%);Calcium (Ca): 1 meqg/100g equals 200ppm; Magnesium (Mg): 1 meg/100g equals 120ppm; Sodium (Na): 1 meqg/100g
equals 230 ppm; Potassium (K): 1 meqg/100g equals 390 ppm; Aluminium (Al): 1 meq/100g equals 90 ppm;

This report has been generated by Yara's MegalabE software.

This laboratory has been awarded a Certificate of Proficiency for specific soil and plant tissue analyses by the Australasian Soil and Plant Analysis
Council (ASPAC). Tests for which proficiency has been demonstrated are highlighted in this report with an asterisk.
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE
C/- ROBERTS DELORAINE 71 EMU BAY RD
DELORAINE
TAS
7304
Sample Ref HILL TOP Date Received 20/11/2019 ( Date Issued: 26/11/2019 )
Sample No B113095B / SCH3582
Crop PASTURE
Analysis Result Guideline Interpretation Comments
Ideal range = 5.8 - 8. This pH is marginal. Low pH can limit
. . the availability of potassium, calcium, magnesium and
PH [1:5 H20] 57 58-80 Sty e molybdenum. Consider appropriate lime applications to
raise the pH to a more suitable level.
Ideal range = 5.2 - 7.4. This pH is marginal. Low pH can
. ) . limit the availability of potassium, calcium, magnesium and
PH [1:5 CaCl2] 46 52-74 Ul ey molybdenum. Consider appropriate lime applications to
raise the pH to a more suitable level.
Ideal range = 3 - 8%. High levels of organic matter can
Organic Matter (%) 9.1 3.0-8.0 High reduce the availability of essential micronutrients. Check
levels of manganese, copper and zinc.
Ideal range = 12 - 40 meq/100g. Indicates a soil with poor
nutrient holding capacity. Regular (annual) fertilizer
CEC (meq/1009) 6.34 12.00 - 40.00 =B applications will help reduce leaching. Addition of organic
matter will help.
. Ideal range = 0.9 - 3.0. No problems of salinity expected
EC [1:5 H20] (dS/m) 0.02 0.90 - 3.00 with this soil.
Very low level indicates possible leaching of nitrate-
NO3-N (ppm) 2.0 15.0-70.0 nitrogen. If soil sampled at around 15cm, consider deeper
sampling to ascertain subsoil nitrogen level.
Phosphorus [Olsen] (ppm) 17 20-70 Slightly Low Slightly low level of phosphorus is recorded.
Potassium[Am. Acet.] ) Low level of potassium is recorded.
(meq/100g) 0.26 0.50-1.20 Low
Slightly low level of calcium is recorded. Calcium is
Calcium[Am. Acet.] ] essential for normal crop development and plays an
(meq/1009) 4.99 6.00 - 15.00 Sl ey important role in ensuring quality and storability of many
crops.
Slightly low level of magnesium is recorded. Magnesium is
M umiAm. Acet an essential part of chlorophyll and deficiency severely
agr}i(s)lgm[ m. Acet] 0.52 1.00 - 4.50 Slightly Low affects crop development and performance. Most common
(meq 9) symptom is yellowing between veins starting on the older
leaves.
Slightly low level of sulphur recorded. Sulphur is essential
Sulphur [MCP] (ppm) 6 7-20 Slightly Low for normal crop development. Deficiency affects
photosynthesis and reduces yield and quality of production.
Low level of boron recorded. Boron is essential for normal
) crop development. Deficiency most often affects growing
Boron[CaCl2] (ppm) 0.2 1.0-50 =B points causing stunting or mis-shapen plants. Flowering
and pollination are commonly reduced.
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE
C/- ROBERTS DELORAINE 71 EMU BAY RD
DELORAINE
TAS
7304
Sample Ref HILL TOP Date Received 20/11/2019 ( Date Issued: 26/11/2019)
Sample No B113095B / SCH3582
Crop PASTURE
Analysis Result Guideline Interpretation Comments
Very low level of copper recorded. Copper is essential for
Copper [DTPA] (ppm) 0.3 2.5-20.0 normal crop development. Deficiency affects
photosynthesis and reduces yield and quality of production.
. Level recorded is high and may cause interference with the
Iron [DTPA] (ppm) 147 5-120 High availability of phosphorus.
Manganese [DTPA] (ppm) 23.3 5.0-60.0 Normal Level of manganese recorded is in the normal range.
Very low level of zinc recorded. Zinc is essential for normal
Zinc [DTPA] (ppm) 11 5.0-15.0 crop development and often results in stunted crops with
small leaves.
Sodium[Am. Acet.] No problem.Low levels are desirable.
(meq/100q) <0.1 0.3-3.0
Aluminium[KCI] ) . No problem.Low levels are desirable.
(meq/100g) 0.51 1.00 - 2.50 Slightly Low
Chloride (ppm) 19 200 - 1100 _ No problem.Low levels are desirable.
. . Calcium base saturation is high (desired range is 50-75%).
Ca base saturation (%) 78.6 50.0 - 75.0 High Check base saturations for K, Mg & Na.
K base saturation (%) 4.0 2.0-5.0 Normal Potassium base saturation is in desirable range (2-5%).
Mg base saturation (%) 8.2 5.0-15.0 Normal Magnesium base saturation is in desirable range (5-15%).
Na base saturation (%) 1.2 1.0-2.0 Normal Sodium base saturation is in desirable range (1-2%).
Al base saturation (%) 8.00
. . . Ca/Mg ratio provided for reference only. High level
Ca:Mg Ratio 96 25-30 High indicates no need for addition of gypsum.
Aluminium (ppm) 45.0
Sodium (ppm) <184
Calcium (ppm) 997.0
Magnesium (ppm) 62.0
Potassium (ppm) 100.0
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE

Sample Ref HILL TOP Date Received 20/11/2019 ( Date Issued: 26/11/2019 )
Sample No B113095B / SCH3582

Crop PASTURE

Additional Comments

You should consult your localagronomist/consultant before deciding upon any course of action based on this report. Soil analyses
performed and reported on samples dried at 40°C and sieved to <2mm; Plant tissue analyses performed and reported on samples
dried at 70°C and ground (NB/ Fruit, Fruitlet & Tuber reported on fresh weight basis);Organic Matter(%) equals 1.72 x Organic
Carbon(%);Calcium (Ca): 1 meq/100g equals 200ppm; Magnesium (Mg): 1 meg/100g equals 120ppm; Sodium (Na): 1 meq/100g
equals 230 ppm; Potassium (K): 1 meq/100g equals 390 ppm; Aluminium (Al): 1 meq/100g equals 90 ppm;

This report has been generated by Yara's MegalabE software.

This laboratory has been awarded a Certificate of Proficiency for specific soil and plant tissue analyses by the Australasian Soil and Plant Analysis
Council (ASPAC). Tests for which proficiency has been demonstrated are highlighted in this report with an asterisk.
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE
C/- ROBERTS DELORAINE 71 EMU BAY RD
DELORAINE
TAS
7304
Sample Ref 1ST OVER BRIDGE PL Date Received 20/11/2019 ( Date Issued: 26/11/2019)
Sample No B113095C / SCH3583
Crop PASTURE
Analysis Result Guideline Interpretation Comments

pH [1:5 H20] 5.9 5.8-8.0 Normal Ideal range = 5.8 - 8. pH is in the normal range.

Ideal range = 5.2 - 7.4. This pH is marginal. Low pH can
. . limit the availability of potassium, calcium, magnesium and

PH [1:5 CaCl2] 50 52-74 Ul ey molybdenum. Consider appropriate lime applications to

raise the pH to a more suitable level.
a0 - .

Organic Matter (%) 48 30-80 Normal Irgtrs]glerange 3 - 8%. Organic matter level is in the normal
Ideal range = 12 - 40 meqg/100g. Indicates a soil with poor
nutrient holding capacity. Regular (annual) fertilizer

CEC (meq/100g) 5.43 12.00 - 40.00 Ly applications will help reduce leaching. Addition of organic
matter will help.

. Ideal range = 0.9 - 3.0. No problems of salinity expected
Slightly low level indicates possible leaching of nitrate-

NO3-N (ppm) 10.0 15.0-70.0 Slightly Low nitrogen. If soil sampled at around 15cm, consider deeper
sampling to ascertain subsoil nitrogen level.

Phosphorus [Olsen] (ppm) 13 20-70 Slightly Low Slightly low level of phosphorus is recorded.

Potassium[Am. Acet.] ) . Slightly low level of potassium is recorded.

(meq/100g) 0.44 0.50-1.20 Slightly Low
Slightly low level of calcium is recorded. Calcium is

Calcium[Am. Acet.] . essential for normal crop development and plays an

(meq/100g9) 4.18 6.00 - 15.00 Syt ey important role in ensuring quality and storability of many
crops.

Slightly low level of magnesium is recorded. Magnesium is

M iumiAm. Acet an essential part of chlorophyll and deficiency severely

agr}iggm[ m. Acet] 0.50 1.00 - 4.50 Slightly Low affects crop development and performance. Most common

(meq 9) symptom is yellowing between veins starting on the older
leaves.

Sulphur [MCP] (ppm) 10 7-20 Normal Level of sulphur recorded is in the normal range.

Very low level of boron recorded. Boron is essential for
normal crop development. Deficiency most often affects

Boron[CaCl2] (ppm) 0.1 1.0-50 growing points causing stunting or mis-shapen plants.
Flowering and pollination are commonly reduced.

Low level of copper recorded. Copper is essential for

Copper [DTPA] (ppm) 0.4 25-20.0 Low normal crop development. Deficiency affects
photosynthesis and reduces yield and quality of production.

. Level recorded is high and may cause interference with the

Iron [DTPA] (ppm) 170 5-120 el availability of phosphorus.
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE
C/- ROBERTS DELORAINE 71 EMU BAY RD
DELORAINE
TAS
7304
Sample Ref 1ST OVER BRIDGE PL Date Received 20/11/2019 ( Date Issued: 26/11/2019)
Sample No B113095C / SCH3583
Crop PASTURE
Analysis Result Guideline Interpretation Comments
Manganese [DTPA] (ppm) 34.2 5.0-60.0 Normal Level of manganese recorded is in the normal range.
Very low level of zinc recorded. Zinc is essential for normal
Zinc [DTPA] (ppm) 1.1 5.0-15.0 crop development and often results in stunted crops with
small leaves.
Sodium[Am. Acet.] 01 03-30 Low No problem.Low levels are desirable.
(meqg/100q)
Aluminium[KCI] No problem.Low levels are desirable.
(meq/100g) 0.20 1.00 - 2.50 Low
Chloride (ppm) 18 200 - 1100 _ No problem.Low levels are desirable.
. . Calcium base saturation is high (desired range is 50-75%).
Ca base saturation (%) 76.9 50.0 - 75.0 High Check base saturations for K. Mg & Na.
. . Potassium base saturation is high (desired range is 2-5%).
K base saturation (%) 82 20-50 High Check base saturations for Ca, Mg & Na.
Mg base saturation (%) 9.2 5.0-15.0 Normal Magnesium base saturation is in desirable range (5-15%).
. . Sodium base saturation is high (desired range is 1-2%).
Na base saturation (%) 2.0 1.0-20 High Check base saturations for K, Mg & Ca.
Al base saturation (%) 3.70
. . . Ca/Mg ratio provided for reference only. High level
Ca:Mg Ratio 83 25-30 High indicates no need for addition of gypsum.
Aluminium (ppm) 18.0
Sodium (ppm) 25.0
Calcium (ppm) 836.0
Magnesium (ppm) 60.0
Potassium (ppm) 173.0
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Analysis Results (SOIL)

Customer DURHAM Distributor ROBERTS LTD - DELORAINE

Sample Ref 1ST OVER BRIDGE PL Date Received 20/11/2019 ( Date Issued: 26/11/2019 )
Sample No B113095C / SCH3583

Crop PASTURE

Additional Comments

You should consult your localagronomist/consultant before deciding upon any course of action based on this report. Soil analyses
performed and reported on samples dried at 40°C and sieved to <2mm; Plant tissue analyses performed and reported on samples
dried at 70°C and ground (NB/ Fruit, Fruitlet & Tuber reported on fresh weight basis);Organic Matter(%) equals 1.72 x Organic
Carbon(%);Calcium (Ca): 1 meq/100g equals 200ppm; Magnesium (Mg): 1 meg/100g equals 120ppm; Sodium (Na): 1 meq/100g
equals 230 ppm; Potassium (K): 1 meq/100g equals 390 ppm; Aluminium (Al): 1 meq/100g equals 90 ppm;

This report has been generated by Yara's MegalabE software.

This laboratory has been awarded a Certificate of Proficiency for specific soil and plant tissue analyses by the Australasian Soil and Plant Analysis
Council (ASPAC). Tests for which proficiency has been demonstrated are highlighted in this report with an asterisk.
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Appendix D T Sensitive Uses on Developers Property

Neighboring properties not owned by the developer and which have an existing sensitive use
(dwelling) are separated from the development by the minimum buffer distances specified in the
Planning Scheme. i.e. 300m between the abattoir and adjoining property boundary and 200m
between the waste water irrigation area and adjoining property boundary.

The developeris farm property is comprised of several separate titles owned by the developer and
associated entities. Three of the titles adjoining the title on which the abattoir is situated have an
existing dwelling classified as a sensitive use. The development is not set back from the boundary of
these titles by the buffer distance specified in the Planning Scheme.

Given that the three land titles are effectively part of the property owned and controlled by the
developer, assessment based on separation distances to the existing sensitive use (dwelling) rather
than the boundary appropriate.

For each of the adjoining titles, the buffer distances to the existing dwellings are as follows.

Address | Distance to Abattoir | Distance to Waste water Irrigation
57 Den Road 430m 100m
150 Den Road 500m 200m
20 Den Road 550m 480m

The existing sensitive uses are greater than the Planning Scheme buffer distance from the abattoir.

The dwellings on 150 Den Road and 20 Den Road have a separation from the waste water irrigation
areas greater than the Planning Scheme buffer distances. The dwellings on 150 Den Road are also
separated by a significant ridge line. The closest dwelling is the owners residence at 57 Den Road
with a separation of 200m from the irrigation area.

This separation distance complies with the State Government iEnvironmental Guideline for the use of
recycled water in Tasmaniat as recommended by the iWaste water Management Guidelines for
Intensive Animal Husbandry Activitiesd. Compliance with these guidelines has been specified and
referenced in the waste water assessment prepared by Macquarie Franklin (Appendix C)

The buffer distances in the guidelines have been specified to control the impact of odour, spray drift
and run off, whichever is the critical aspect (or aspects) for the type of activity. The applicable buffer
distance to the nearest dwelling for high pressure spray irrigation is 100m. Note that the K-line
irrigation system in use would not be considered fihigh pressuret and hence reduced buffer distances
may even be acceptable.

Controls will be put in place not to irrigate during adverse wind conditions as per the guidelines and as
recommended in the waste water assessment by Macquarie Franklin.

Based on the above, and recommendations by Macquarie Franklin in in their waste water assessment
and compliance with accepted State Government Guidelines, it is considered that the separation
distances to existing dwellings owned by the developer are suitable to attenuate any potential
environmental harm or nuisance with respect to these sensitive uses.

Tasmanian Consulting Service p: 03 6424-9085
Engineering. Design. Planning. Management. Construction. f: 03 6424-5709

mail@tascon.com.au
PO Box 1047; 74 Oldaker St. Devonport Tasmania 7310 ABN: 40 009 579 453





















































































































































































































































































PLANNING AUTHORITY 2

Reference No. 169/2020
AMENDMENT 1/2020 — WESTBURY URBAN RESIDENTIAL EXPANSION

AUTHOR: Jo Oliver
Senior Strategic Planner

1) Recommendation

It is recommended that Council:

1. Confirms Section 1 of the attached report ‘Meander Valley Interim
Planning Scheme Draft Amendment 1/2020 - Urban Residential
Growth at Westbury' as Council’s local strategy for urban residential
growth at Westbury, noting that the report in total constitutes Draft
Amendment 1/2020.

2. Pursuant to Section 34(1)(b) of the former provisions of the Land Use
Planning and Approvals Act 1993, initiate Draft Amendment 1/2020
to the Meander Valley Interim Planning Scheme 2013.

3. In accordance with Section 35, certify the draft amendment as being
in accordance with Sections 300 and 32 of the Land Use Planning
and Approvals Act 1993.

2) Officers Report
This item was discussed at Council workshop on 4 August 2020.

There are three parts to Council’s consideration of this draft amendment:

1) Confirm the strategy for urban residential growth at Westbury in identifying land
suitable for rezoning to enable the creation of additional urban lots;

2) Initiate the draft amendment for rezoning of land to facilitate the strategy for urban
residential growth, including consequential rezoning of adjacent land; and

3) Certify that the draft amendment is in accordance with the Land Use Planning and
Approvals Act 1993.

The report detailing the Urban Residential Growth Strategy for Westbury and  Draft

Amendment 1/2020 is attached.



The strategy considers the current urban land supply relative to demand and
concludes that there is insufficient supply of land to accommodate future urban
residential growth at Westbury. Analysis of serviceable land contiguous to the existing
urban extent of Westbury has identified 15 hectares to the north that is currently in the
Rural Resource Zone and 3.8 hectares to the south that is currently in the Low Density
Residential Zone as suitable for rezoning to provide for a total of approximately 200

urban residential lots.

Rezoning the northern area of land however, gives rise to consequential rezoning of
adjacent land to the north western edge of the settlement, as the current Rural
Resources Zone becomes isolated and is an inappropriate outcome for the small

number of residential properties affected.

The draft amendment proposes:

Amendment Reason Outcome Report
Component Reference
Rezoning of land | To facilitate the | e Subdivision of land e Section 1
bound by Lyttleton, | urban residential will create Strategy for
William, Taylor and | growth strategy for approximately 170 Urban
Waterloo streets | Westbury. urban sized lots, Residential
from Rural Resource new roads and Growth at
Zone to General pedestrian Westbury
Residential Zone. walkways. e Pages 53-54
¢ Development of * Page 53

land for houses and

units.
Rezoning of land | To facilitate the | e Subdivision of land e Section 1
bound by Dexter, | urban residential will create Strategy for
Jones, Taylor and | growth strategy for | approximately 33 Urban
Shadforth streets | Westbury. urban sized lots, Residential
from Low Density new road and Growth at
Residential Zone to pedestrian Westbury
General Residential walkways. e Page55
Zone. e Development of * Page>9

land for houses and

units.




Amendment Reason Outcome Report
Component Reference
Rezoning of land at Consequential Two hectare lot size e Pages 53-55
12 Lyttleton Streetl zoning adjacent to | will enable the e Page 60
from Rural Resourcel proposed  General | creation of two
Zone to Rural Living| Residential Zone at | additional lots for
Zone. Lyttleton St, | houses on large lots.
reflecting current
rural residential use
of land.
Rezoning of land at | Consequential Zone will provides for |e Pages 53-55
1 William Street, 9 | zoning between | uncomplicated e Pages 59-60
and 10 Quamby | William St and the | approvals for:
Street and 113A Qt,!amby Brook, |, Additions and
Meander Valley | adjacent to .
alterations to
Road from Rural | proposed  General . .
! . existing dwelling.
Resource Zone to | Residential Zone at
Low Density | William St. e Home based
Residential Zone. Reflects current business.
residential use of
properties.
The rezoning of land | Consequential e Additions and |e Pages 53-55
at 115 Meander | zoning between alterations to |[e Pages 59-60
Valley Road from | William St and the existing dwelling.
Rura] Resource Zone | Quamby Brook. e Potential for
to Village Zone. Reflects current commercial  and
residential use of retail uses.
property and the
location within the
strip of mixed uses
along Meander
Valley Rd that will be
Village Zone under
the Tasmanian
Planning Scheme.
Consequential Consequential Subject to flooding - |e Pages 53-55
rezoning of parcel of | zoning of a small | No use or |[e Pages 60-61

Crown land from
Rural Resource Zone
to Village Zone.

strip of Crown land
along the Quamby
Brook, between 115
Meander Valley
Road and the Sewer
Treatment Plant title.

development
potential.




Amendment Reason Outcome Report
Component Reference
Most likely to be
maintained in
conjunction with

adjoining residential
title.

Consequential
rezoning of parcels
of Crown land Rural
Resource Zone to
Low Density
Residential Zone.

Consequential

zoning of a small
strip of Crown land
along the Quamby
Brook, between 9

and 10 Quamby
Street and 113A
Meander Valley

Road and the Sewer
Treatment Plant title.

Most likely to be
maintained in
conjunction with
adjoining residential
title.

Subject to flooding -
No use or
development
potential.

e Pages 53-55
e Pages 60-61

Consequential
rezoning of two
parcels of Crown
land to Utilities Zone
adjacent to the Bass
Highway.

Correction of the
zoning of the State
road casement for
the Bass Highway
which is required to
be zoned Utilities
Zone in accordance
with the Tasmanian
Planning Scheme.

Consequential

zoning of a small
strip of Crown land
along the Quamby
Brook between the
corrected Bass
Highway title and 12
Lyttleton Street.

Utilities zoning of the

State road corridor
provides for road
maintenance and
works.

Quamby Brook parcel
is subject to flooding -
No use or
development
potential.

e Pages 53-55
e Pages 60-61

A Specific Area Plan
applied to the land
bound by Lyttleton,
William, Taylor and
Waterloo streets.

To manage the
future location of
roads in a
subdivision.

All new roads must be

accessed through
junctions with
Lyttleton Street.

Pedestrian pathways

Pages 56-58

Appendix C —
Traffic  Impact
Assessment




Amendment Reason Outcome Report
Component Reference

may link through to
Taylor, Waterloo or
William streets.

Figure 1 shows the future zoning arrangement with the applicable planning scheme

overlays.

Corrected

road; \;,, _ ‘

casement &

Rural Living
Zone
12 Lyttleton St
1 William St
e o o g Low

=y
SIE : *  Density
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|
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Figure 1: Proposed future zoning arrangement with planning scheme overlays.

Figure 2 shows land in the northern area proposed for rezoning in the context of the

current zoning under the Meander Valley Interim Planning Scheme 2013.

Figure 3 shows land in the southern area proposed for rezoning in the context of the

current zoning under the Meander Valley Interim Planning Scheme 2013.



Bass Highway road
casement
Quamby
Brook
1 Crown land

north
\ Residential propertyat

12 Lyttleton St

Residential properties off William St,
Quamby St and Meander Valley Rd

Urban residential
growth area

Quamby
Brook * ... Quamby St
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Figure 2: Current Meander Valley Interim Planning Scheme 2013 zoning with
subject area for rezoning in blue outline.

] GENERAL RESIDENTIALZONE
LOW DENSITY RESIDENTIAL ZONE
COMMUNITY PURPOSE ZONE

Figure 3: Current Meander Valley Interim Planning Scheme 2013 zoning of land
with subject area for rezoning in blue outline.



3)

4)

Upon initiation and certification of the amendment, Council is required to forward the
amendment to the Tasmanian Planning Commission (TPC), which will assess the
proposal and determine whether to approve or reject the amendment. The TPC may
also request additional information.

The attached report - Meander Valley Interim Planning Scheme 2013 Draft
Amendment 01/2020 - Urban Residential Growth at Westbury, describes the
strategy and draft amendment in detail and addresses the requirements of the Land
Use Planning & Approvals Act (LUPAA) 1993. The report is the principal document for
Council's consideration of the draft amendment.

The draft amendment complies with the requirements of the LUPAA 1993.

The amendment certification documents are included at Appendix F.

Council Strategy and Policy

The recommendation seeks Council’'s endorsement of a strategy for urban residential
growth at Westbury. The strategy complements and furthers the Meander Valley
Community and Strategic Plan 2014 -2024.

Furthers the objectives of the Council's Community Strategic Plan 2014 to 2024:

Future Direction (1): A sustainable natural and built environment
Future Direction (2): A thriving local economy

Future Direction (3): Vibrant and engaged communities

Future Direction (6): Planned infrastructure services

Legislation

Under Section 34(1)(b) of the LUPAA 1993, Council may, of its own motion, initiate and
certify an amendment to the planning scheme.

In certifying a draft amendment to the planning scheme, Council must demonstrate
that the amendment is in accordance with Sections 32 and 30(O) of the LUPAA. To do
this Council must:

e provide the strategic rationale for the proposed amendment;

e describe the site and the surrounding uses;

e provide a full description of the proposed rezoning of land and any provisions to
be inserted into the Scheme;

e demonstrate that the application does not revoke or amend overriding local
provisions or common provision of the Scheme;



5)

6)

7)

8)

e demonstrate that the proposal is in accordance with the State Policies made under
section 11 of the State Policies and Projects Act 1993;

e demonstrate that the proposal is in accordance with the Regional Land Use
Strategy of Northern Tasmania and consider the impact on the region as a whole;

e demonstrate that the amendment furthers the objectives set out in Schedule 1 of
the Act; and

e consider the safety requirements