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Executive Summary 
 

Recycal seek to erect a new building on 256 George Town Road, Rocherlea. The proposed 
building will be in place of the previously approved building 3 (not yet constructed), via 
Planning Permit DA0302/2015 issued on 23 October 2015 by the City of Launceston.  The 
proposed building constitutes a substantial change to the approved permit and therefore 
cannot be facilitated via a minor amendment under section 56 of the Land Use Planning and 
Approvals Act 1993. 

The site is defined by title 155461/1 located on land zoned General Industrial and partially 
within the Bushfire Prone Area overlay.  

Recycal Pty Ltd operates a metal recycling facility, which it is authorised to do so under the 
Planning Permit DA0302/2015 issued by the City of Launceston. Currently approximately 3,000 
tonnes per month (36,000 tonnes per annum) of scrap metal is being processed on site. Currently 
there is approximately 30,000 tonnes of scrap metal stockpiled on site for processing. This 
stockpile is envisaged to be significantly reduced once the commissioning of all scrap metal 
recycling equipment is completed. As the site is processing more than 100 tonnes of scrap metal 
per annum, the site is regulated by the Environment Protection Authority (EPA Tasmania), with 
regulatory limits that must not exceed the following limits: 72,000 tonnes of scrap metal received 
for processing per annum; and storage of more than approximately 30,000 tonnes of scrap metal. 

The proposed shed will be integral to ensuring the site remains a state of the art metal 
recycling facility, accepting material from throughout Tasmania. The proposed development is 
consistent with the approved use of the site for ‘Recycling and Waste Disposal’. 

The proposed Building 3 is the location for the downstream nonferrous recovery equipment 
specifically designed to optimize the recovery of different nonferrous metallics to further reduce 
the amount of waste going to landfill in Tasmania and supports the waste hierarchy.  

The proposed development is for: 

• A processing shed 40m wide x 140m long x 14.5m high; 

• Associated earthworks; and 

• Associated stormwater drainage into the existing on-site drains and inceptor system. 

This application also seeks retrospective approval of the internal sections of the retaining wall 
surrounding the metal processing equipment in the north west of the site. 

The development is located on land zoned General Industrial and the proposed development 
generates the following discretions under the Launceston Interim Planning Scheme 2015: 

• 25.4.1 Building height, setback and siting – Performance Criteria P1; 

• 25.4.4 Site landscaping – Performance Criteria P1 

• E 2.6.2 Excavation – Performance Criteria P1; 

The proposal has been assessed against relevant scheme criteria and is found to either comply 
with Acceptable Solutions or satisfy relevant Performance Criteria. The application is 
considered to be acceptable with respect to the Planning Scheme requirements and therefore 
ought to be supported by the Planning Authority.  

An incident at the site earlier in 2019 triggered the issue of Environmental Protection Notice 
No. 10216/1 by the Environmental Protection Agency (EPA) Tasmania. 

Contact was made with the EPA and an Environmental Effects Report has been prepared for 
assessment by the EPA.  
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1. Introduction 
 

JMG Engineers and Planners have been engaged by Recycal Pty Ltd to prepare a planning 
permit application for a new building at the existing waste and recycling site at 256 
George Town Road, Rocherlea.  

The proposed building will provide the space needed to house additional machinery 
required for processing the material generated by the on-site waste metal shredder. The 
proposed larger building 3 will not change the approved use at the site and will not 
require an increase in staff or associated facilities such as parking. The proposal makes 
no change to the existing vehicle movements to and from the site, access to the site; 
services to the site, signage at the site or existing operating hours as approved via 
DA0302/2015. 

This report serves to provide an assessment of the proposed development and works, and 
retrospective approval of the internal section of the retaining wall surrounding the metal 
processing equipment in the north west of the site, against the provisions of the 
Launceston Interim Planning Scheme 2015 (‘the Planning Scheme’). 

2. Site Location & Context 

The development site is located on industrial land on the northern edge of Rocherlea 
approximately 7 km north of Launceston. The site  is known as 256 George Town Road, 
Rocherlea and is identified as CT 15546/1. The site area is approximately 5.8 ha with a 70 m 
frontage onto George Town Road. Existing access onto George Town Road is provided via two 
Crown Land parcels (Acquired Road identified as Ct 32241/1 and Ct 32241/2). 

The site has been developed with concreted areas, loading and unloading areas, wash down 
areas, off street car parking as well as a number of existing buildings including Office Building 
(providing staff facilities) and Building 2 (Process & Storage).  

The land is zoned General Industrial and is surrounded by industrial land to the north west, 
south and south east. Land further to the north is zoned Rural Resource, with land south of 
George Town Road being a mix of General Industrial and Community Purpose (refer Figure 1). 
The entire area is well serviced by road corridors within the Utilities Zone (yellow areas in 
Figure 1). Land zoned Community Purpose abuts the land along the south east boundary and is 
located between the subject site and land zoned Recreation approximately 200m further to the 
north east. The nearest land zoned General Residential is approximately 400m to the south of 
the proposed development site. 

Title information is provided in Appendix B.  

Table 1 - Titles Subject to Development  

Property Title Reference Owner Notification/Consent 

256 George Town 
Road 

PID 2923028 
CT: 15546/1 

Doubt Free 
Investments Pty Ltd 

Owner notification 
under Section 52(i) 
of LUPAA 
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Figure 1 - Existing land zoning context of the proposed development site (highlighted in blue) 

(Source LISTmap) 

The development site is partially covered by the Bushfire Prone Area Overlay (see Figure 2) and 
the approved use triggers E11.0 Environmental Impacts and Attenuation Code; which generates 
an overlay of 150m from the lot boundary – which is not shown in the LISTmap. 

 

Figure 2 Bushfire Prone Area overlay (hashed area) on subject property (outlined in blue) 

(Source LISTmap) 

The development site is located on TasWater sewer and water serviced land.  
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3. Proposed Use & Development 

The proposal will increase the size of the previously approved building 3 as shown on the 
approved plans associated with DA 0302/2015 issued 23/10/2015. Building 3 was previously 
designed to be 100m long by 30m wide, with a height at the apex of 15.3m from FFL (RL 94.45) 
and 17.48 m above Natural Surface Level. 

A change in supplier of the downstream nonferrous recovery equipment specifically designed to 
optimize the recovery of different nonferrous metallics has resulted in the need to redesign the 
processing equipment layout, requiring additional clearances, which in turn requiring building 3 
to be increased in size. In addition, the recent changes to global arrangements for export of non-
metallic materials, has created the need to process a wider range of metals on site, including 
non-ferrous metals. 

Accordingly, the proposed building 3 is to be increased to 140m long by 40m wide, with a height 
at the apex of 15.3 m from the FFL (RL94.45). Bulk earthworks associated with DA 0302/2015 has 
raised the site surface level to a minimum step-down below FFL. 

The proposed change does not meet the requirements of a s56 Minor Amendment to a Permit 
(Land Use Planning and Approvals Act 1993). A new planning permit application is required, so 
that building 3 can be increased to the proposed dimensions as outlined above and shown in the 
proposal plans in Appendix C. 

The proposal includes the associated stormwater piping into the existing onsite infrastructure, 
which has sufficient capacity to deal with the increase in impervious surface, as per the details 
in Appendix D and Drawing A01 Rev DA dated 8/10/2019 in Appendix C. 

The existing use at the site, is most appropriately described by the ‘Recycling and waste 
disposal’ Use Class and as per 25.2 Use Table, this use class has a Permitted Status within the 
General Industrial Zone. The proposed development continues the existing use at the site.  

The existing use at the site is categorised as a potentially contaminating activity (Disposal Site) 
with the most appropriate sub-category being Transfer Station in Table E11.1 of the Scheme, 
which generates an attenuation distance of 150m from the boundary of the site. The proposal 
is not considered to increase the intensity of the existing use at the site. As the proposal is also 
being assessed by the EPA an assessment against the provisions of E 11.0 Environmental 
Impacts and Attenuation Code is not required as per Clause E11.4.1 (a) Use or Development 
exempt from this code.  

The proposed increase in size to the previously approved building 3 will provide the capacity to 
deal with the current stockpile of metal and return the site to being primarily for the recycling 
and repacking of ferrous and non-ferrous metal ; the site is not intended for long term storage 
of metal or non-metal materials.  

The retaining wall surrounding the processing equipment was shown on the site plan approved 
with DA0302/2015, however the plans did not show the internal sections of the retaining walls 
and the supporting planning report did not specifically assess the structures against the Scheme 
provisions. Council has requested the current application provides this information with a view 
to gaining retrospective approval for the existing structures. 

The proposed development makes no change to any of the existing developments or uses on the 
site (as previously approved by DA 0302/2015). There is no increase in the number of staff at 
the site, vehicle parking spaces, size or number of vehicles or associated movements to and 
from the site, approved landscaping or signage, or hours of operation.  
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4. Launceston Interim Planning Scheme 2015 

The proposed development will increase the size of the previously approved building 3. The 
proposed works and ongoing use have been assessed against the provisions within the General 
Industrial Zone as well as a number of Codes, including: 

• E 1.0 Bushfire Prone Areas Code 

• E.2.0 Potentially Contaminated Land Code; 

• E 4.0 Road and Railway Assets Code; 

• E 6.0 Parking and Sustainable Transport Code; 

• E 9.0 Water Quality Code; and 

• E 11.0 Environmental Impacts and Attenuation Code. 

4.1   General Industrial Zone 

There are no Local Area Objectives or Desired Future Character Statement for this zone. 

The proposed use is a permitted use as per 25.2 Use Table of the Planning Scheme. The 
following section considers the proposed development against relevant sub-clauses of 25.0 
General Industrial Zone. 

 

25.3 Use Standards 

25.3.1 External storage of goods 

Objective:  
To ensure that external storage of goods, materials and waste does not detract from the amenity of the area. 
 

Acceptable Solutions Performance Criteria 

A1 
 
Storage of goods and materials, other than for retail 
sale, or waste must not be visible from any road or 
public open space adjoining the site. 
 

P1 
 
Storage of goods and materials, other than for retail 
sale, or waste must be located or screened to minimise 
its impact on views into the site from any roads or 
public open space adjoining the site, having regard to: 
 
(a) the nature of the use; 
 
(b) the type of goods, materials or waste proposed to be 
stored; 
 
(c) the topography of the site; 
 
(d) the landscaping of the site; and 
 
(e) any screening proposed. 
 

 

Any storage of goods and material at the site is temporary until it can be processed by the non-
ferrous material processing equipment to be installed in building 3. The site operations occur 
on a portion of the lot that is set back behind properties with frontage onto George Town Road 
and at a lower elevation. The existing buildings on 244 and 252 George Town Road as well as 
mature vegetation along George Town Road screen the activities on this portion of the subject 
site (refer Drawing A06 Rev DA dated 10 Oct 2019 in Appendix C). 

The proposal is compliant with Acceptable Solution A1. 
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25.3.2 Emissions impacting sensitive uses 

Objective:  
To ensure that emissions to air, land and water are not detrimental to the amenity of sensitive uses. 
 

Acceptable Solutions Performance Criteria 

A1 
 
Uses must be set back from the site of a sensitive use a 
distance of no less than 100m. 
 

P1 
 
The use must not adversely impact on the amenity of 
nearby sensitive uses, having regard to: 
 
(a) the nature of the proposed use; 
 
(b) the nature of the emissions; 
 
(c) the proximity and number of sensitive uses in the 
area; 
 
(d) the topography of the site; 
 
(e) any mitigating measures proposed; and 
 
(f) the proximity and number of nearby emitting uses. 
 

The scheme defines sensitive use to mean “a residential use or a use involving the presence of 
people for extended periods except in the course of their employment, such as in a caravan 
park, childcare centre, dwelling, hospital or school”; Clause 4.1 Planning Terms and 
Definitions. 

The subject site adjoins a Department of Health and Human Services site located at 3 Archer 
Street, Rocherlea. The proposed building 3 is setback 101m from this adjoining boundary.  

The next nearest sensitive use is located approximately 331m south of the subject site’s 
southern corner as shown in Figure 3 below. The sports ground and recreation centre to the 
north east is approximately 188m distant. 

The proposal is considered compliant with Acceptable Solution A1. 

 

Figure 3 Subject site in context of nearest land potentially containing sensitive uses (Source 

LISTmap) 
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25.4 Development Standards 

25.4.1 Building height, setback and siting 

Objective:  
To ensure that building bulk and form, and siting: 
(a) is compatible with the streetscape and character of the surrounding area; and 
(b) protects the amenity of adjoining residential zones.  
 

Acceptable Solutions Performance Criteria 

A1 
 
Building height must be no greater than: 
 
(a) 10 m or 
 
(b) 1 m greater than the average of the building heights 
on the site or adjoining lots.  
 

P1 
 
Building height must be compatible with the streetscape 
and character of the surrounding area, having regard to: 
 
(a) the topography of the site; 
 
(b) the height of buildings on the site, adjoining lots and 
adjacent lots; 
 
(c) the bulk and form of the existing and proposed 
buildings; 
 
(d) the allowable building heights; 
 
(e) the apparent height when viewed from roads and 
public spaces; and 
 
(f) any overshadowing or adjoining lots or public places. 
 

 

The internal sections of the retaining wall are outlined in red in the proposal plans 
(construction issue 26/10/15) included as Appendix C1 and indicate that the highest 
prefabricated wall panel will be 8.5m above natural ground level and is therefore considered 
compliant with Acceptable Solution A1 (a). 

The elevation drawings, Dwg No. A04 Rev DA (dated 8/10/19) (Appendix C) demonstrate that 
the proposed building 3 has a height of 14.5 m, therefore the Performance Criteria must be 
considered. 

The building is set back approximately 185m from George Town Road. The land elevation at the 
proposed location of building 3 on the subject property is five to six metres lower than the 
adjoining properties to the south, which have frontage onto George Town Road. This results in 
the proposed building being visually compatible with the buildings on these adjoining 
properties. (a) and (e) 

The proposed building will be located within an area containing other large industrial buildings. 
On the subject site itself, buildings 1 and 2 have heights of 5.2m and 12m above natural 
surface level, respectively. building 2 is of similar bulk being 62m long by 42m wide. As shown 
in Figure 4 the industrial buildings on the adjoining lots to the south are of similar bulk and 
scale  (b) and (c). 

With the land being 5m lower than the surrounding industrial land the proposed building at 
14.5m will in effect appear as per the allowable building height of 10m from George Town Road 
(d)(e).  

There is no adjoining residential or public open space land .The shadow from proposed building 
3 will fall predominantly with the subject site, as it is located along the northern property 
boundary (f).  

The proposed development is compatible with the surrounding area and will maintain the 
character of the surrounding area. 

The proposal is able to satisfy Performance Criteria P1. 
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Figure 4 View of industrial buildings of properties with frontage onto George Town Road 

(circa 2015). 

 

Acceptable Solutions Performance Criteria 

A2 
 
Building setback from a frontage must be no less than: 
 
(a) 5.5m; or 
 
(b) the setback of an adjoining building. 
 

P2 
 
Building must be sited to be compatible with the 
streetscape and character of the surrounding area, 
having regard to: 
 
(a) the topography of the site; 
 
(b) the setbacks of surrounding buildings; 
 
(c) the height, bulk and form of existing and proposed 
buildings;  
 
(d) the appearance when viewed from roads and public 
places; 
 
(e)provide adequate opportunity for parking. 

 

The internal sections of the retaining wall closest to the property frontage is setback 
approximately 180m. Building 3 will be setback approximately 60m from the rear boundary of a 
lot with an adjoining frontage; and approximately 180m from the George Town Road.  

The proposal is compliant with Acceptable Solution A2 (a). 
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Acceptable Solutions Performance Criteria 

A3 
 
Buildings can be built up to the side and rear 
boundaries. 

P3 
 
No Performance criteria. 

 

The internal sections of the retaining wall is setback 29m from the western side boundary, 
283m from the eastern side boundary and 19m from the rear boundary. 

Building 3 is setback 24.6m from the rear boundary and over 110m from south eastern and 
north western side boundaries. 

The proposal is compliant with Acceptable Solution A3. 

 

Acceptable Solutions Performance Criteria 

A4 
 
Where the site is located on the boundary of the 
General Residential, Inner Residential and Low Density 
Residential, Rural Living, Environmental Living, Urban 
Mixed Use and Village zones, new buildings or 
alterations to existing buildings, must: 
 
(a) be set back a horizontal distance of no less than 3m 
from the zone boundary; and 
 
(b) have a solid fence no less than 1.8m high on the 
zone boundary. 
 

P4 
 
Buildings must be sited so that there is no unreasonable 
loss of amenity to the occupiers of adjoining residential 
zones, having regard to: 
 
(a) the topography of the site; 
 
(b) the height, bulk and form of proposed buildings; 
 
(c) the solar access of habitable room windows and 
private open space of adjoining dwellings; 
 
(d) the privacy of habitable room windows and private 
open space of adjoining dwellings; 
 
(e) the amenity of adjoining dwellings; 
 
(f) the size and proportions of the lot; 
 
(g) any existing or proposed vegetation or screening; 
 
(h) the location of building openings; and 
 
(i) any external lighting. 

 

The subject site is not located on the boundary of any of the above listed zones. As such this 
clause is not applicable. 

 

25.4.2 Streetscape 

Objective: 
To provide for fences that are appropriate to the site and character of the area. 
 

Acceptable Solutions Performance Criteria 

A1.1 
 
Fences must be no higher than: 
 
(a) 1.8m on a frontage; or 
 
(b) 2.1m on a side boundary that abuts a public reserve; 
or 
 
(c) 3m on a side or rear boundary otherwise.  
 
A1.2 
 
Fences must be 50% transparent above a height of 1.2m. 
 

P1 
 
Boundary fences must not have an unreasonable impact 
on the amenity of the adjoining sites and the 
streetscape, having regard to: 
 
(a) the topography of the site; 
 
(b) the need for security; 
 
(c) materials and finish of the proposed fence; 
 
(d) the need and opportunity for passive surveillance, 
particularly where the fence adjoins a road or public 
reserve; 
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A1.3 
 
Front fences higher than 1.2m must be located no less 
than 1m from the frontage and the setback be 
landscaped between the frontage and the fence. 

 
(e) any overshadowing; 
 
(f) the character of the streetscape; and 
 
(g) the character of the surrounding area. 

 

The proposal does not include any new fencing or propose any changes to the existing fencing. 

This clause is not applicable. 

 

25.4.4 Landscaping 

Objective: 
To ensure that new development improves the amenity of the site and the streetscape. 
 

Acceptable Solutions Performance Criteria 

A1 
 
New buildings or extensions with a gross floor area 
greater than 100m2 or 50% of the existing gross floor 
area, whichever is less, must: 
 
(a) landscape an area within the front setback of no less 
than the 50% of that area; and 
 
(b) provide a minimum of 1 tree capable of growing to a 
height of no less than 10m planted for every 1000m2 of 
site area. Trees must be located within a minimum 3m 
diameter landscaped area.  

P1 
 
Landscaping must improve the amenity and appearance 
of the site and the streetscape, having regard to: 
 
(a) the topography of the site; 
 
(b) the existing vegetation on the site; 
 
(c) shade for users of the site and car parking spaces; 
 
(d) the location, type and growth of the proposed 
vegetation; 
 
(e) the area set aside for landscaping and its suitability; 
 
(f) any proposed screening; and 
 
(g) the character of the streetscape and surrounding 
area 
 

 

The internal sections of the retaining wall do not have a gross floor area, which is a defined 
term that: 

“means the total floor area of the building measured from the outside of the external 
walls or the centre of a common wall.” 

It is more appropriate to consider the internal sections of the retaining wall as part of the 
internal ‘hard’ landscaping, providing spatial separation of various recycling processes on site. 

Building 3 makes no change to the site’s Landscaping previously approved by DA 0302/2015. 

The proposed building 3 will be located in an area of the subject lot – where it is screened by 
buildings on adjoining lots to the south. It is set back approximately 185m from George Town 
Road and 5m lower than George Town Road, consequently the proposal will not negatively 
impact on the existing streetscape (a). 

Implementation of the previously approved landscaping plan (as shown on Drawing A01 Rev DA 
building 3 Processing and Upgrade Site Plan in Appendix C) and maturation of the vegetation 
will provide amenity in keeping with the surrounding area (b), (d) and (e) 

The proposed development requires no additional on-site car parking and (c) is considered not 
applicable. 

There is a 1.8m high rear boundary fence between the subject property and 244 and 250  
George Town Road, the fence in combination with the existing buildings on these sites provides 
screening of the proposed building (f) and (g). 
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The proposed development will create the facilities to ensure there is no build-up of metal 
waste material stored on the site and that in itself will improve the amenity and appearance of 
the site.  

Based on the above the proposal is considered to satisfy Performance Criteria P1. 

 

25.4.5 Lot size and dimensions 

Not applicable the proposal is not for a subdivision. 

25.4.6 Frontage and access 

Not applicable the proposal is not for a subdivision. 

25.4.7 Discharge of stormwater 

Not applicable the proposal is not for a subdivision. 

25.4.8 Water and sewerage services 

Not applicable the proposal is not for a subdivision. 

 

E 1.0 Bushfire-Prone Areas Code 

The internal sections of the retaining wall are fully located within the bushfire prone area 
overlay. The proposed building 3 is partially located within the bushfire prone area overlay, 
which encroaches 50m into the subject site from the rear property boundary. The existing use   
is not a vulnerable use nor a hazardous use. The proposal makes no change to the existing use 
on the site. 

Accordingly, it is considered that the Code is not applicable to the proposed development or 
the retrospective approval for the internal sections of the retaining wall. 

 

E 2.2 Potentially Contaminated Land Code 

The proposed development is associated with the continuation of the existing use on the site 
(Recycling and waste disposal). Table E 2.2 Potentially Contaminating Activities lists scrap 
yards and recycling facilities. Environmental Protection Notice No. 10216/1 was issued by the 
EPA Tasmania on 30 July 2019. (refer Appendix E) 

 

Therefore, the site is a potentially contaminated site based on E2.3 Definition of Terms that 
defines potentially contaminated land: 

 …"land that is, or adjoins, land that the applicant or the planning authority: 

(a) knows to have been used for a potentially contaminating activity by reference to:- 

(i) a notice issued in accordance with Part 5A of the Environmental 
Management and Pollution Control Act 1994; or 

(ii) a previous permit; or 

(b) ought reasonably to have known was used for a potentially contaminating 
activity.” 

The code is applicable to the application as per E2.2.1 (b) development on potentially 
contaminated land. 
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The application is to be referred to the EPA Tasmania to advise whether the application may be 
exempt as per E2.4.2 (b) or E2.4.5. 

A preliminary assessment is provided below: 

2.5 Use Standards 

E 2.5.1 Suitability for intended use. 

Objective: 
To ensure that potentially contaminated land is suitable for the intended use. 
 

Acceptable Solutions Performance Criteria 

A1 
 
The Director, or a person approved by the Director for 
the purpose of this Code: 
 
(a) certifies that the land is suitable for the intended 
use; or 
 
(b) approves a plan to manage contamination and 
associated risk to human health or the environment that 
will ensure the land is suitable for the intended use. 

P1 
 
Land is suitable for the intended use, having regard to: 
 
(a) an environmental site assessment that demonstrates 
there is no evidence the land is contaminated; or 
 
(b) an environmental site assessment that demonstrates 
that the level of contamination does not present a risk 
to human health or the environment; or 
 
(c) a plan to manage contamination and associated risk 
to human health or the environment that includes: 
 

(i) an environmental site assessment; 
 
(ii) any specific remediation and protection 
measures required to be implemented before 
any use commences; and 
 
(iii) a statement that the land is suitable for 
the intended use. 

 

The internal sections of the retaining wall are integral to the previously approved use. 

The proposed building 3 significantly reduces the subject site area on which scrap metal can be 
stockpiled and is considered to maintain the existing approved use and level of intensity. Both 
are therefore considered compliant with the previously approved Environmental Site Assessment 
and Management Plan – part of approved planning permit DA 0302/2015. 

The proposal is compliant with A1 (b). 

 

E2.6 Development Standards 

E 2.6.1 Subdivision 

Not applicable. 

 

E 2.6.2 Excavation 

Objective: 
 
To ensure that works involving excavation of potentially contaminated land does not adversely impact on 
human health or the environment. 
 

Acceptable Solutions Performance Criteria 

A1 
 
No acceptable solution. 

P1 
 
Excavation does not adversely impact on health and the 
environment, having regard to:  
 
(a) an environmental site assessment that demonstrates 
there is no evidence the land is contaminated; or 
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(b) an environmental site assessment that demonstrates 
that the level of contamination does not present a risk 
to human health or the environment; or  
 
(c) a plan to manage contamination and associated risk 
to human health and the environment that includes: 
 
(i) an environmental site assessment; 
 
(ii) any specific remediation and protection measures 
required to be implemented before excavation 
commences; and 
 
(iii) a statement that the excavation does not adversely 
impact on human health or the environment. 

 

As shown in Appendix C1, the internal sections of the retaining wall, have been set into the 
existing surface level of the site to a depth of 0.95m.   

The proposed development will require minimal excavations for building foundations and minor 
levelling of the site as bulk earthworks associated with DA 0302/2015 has formed a compacted 
building pad.  

It is noted that in 2014 Recycal commissioned Geoton Pty Ltd (Geoton) to assess the level of soil 
contamination, if any, at previously noted areas of environmental nuisance and at the site in 
general through an initial screening assessment. Recycal submitted the Geoton report as part of 
their planning approval documentation to Launceston City Council, which subsequently granted 
the planning permit.  

Geoton stated that there were no indications for any requirements for further testing or 
remediation actions required for the site. The Geoton report is included again in Appendix F. 

It is not considered to adversely impact on human health or the environment as per Performance 
Criteria P1. 

 

E 5.0 Road and Railway Assets Code 

The proposed development: 

• does not require a new vehicle crossing, junction or level crossing; or 

• will not intensify the use of the existing access to the site; or 

• does not involve a sensitive use, a building, works or subdivision within 50m metres of a 
Utilities zone that is part of: 

i. a rail network; 
ii. a category 1 – Trunk Road or a category 2 – Regional Freight Road, that is subject to 

a speed limit of more than 60 kilometres per hour. 

Similarly the internal sections of the retaining wall do not trigger an assessment against the 
code. 

It is considered that the code does not apply.  

 

E 6.0 Parking and Sustainability Code 

This code applies to all use and development (Clause E6.2.1) and no use or development is 
exempt from this code (Clause E6.4). 

Neither the internal sections of the retaining wall or the  proposed building 3 impact on any 
elements of the code; they do not: 
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• increase the number of car parking requirements; 

• increase the vehicle movements to and from the site;  

• require any change to the existing site access; 

• impact on the current vehicle manoeuvring areas on the site; and 

• require any additional loading bays. 

The proposed development maintains the current level of intensity of use at the site. 

It is considered that the previously approved plans DA0302/2015 demonstrate that the 
provisions of the code have been met. 

 

E 9.0 Water Quality Code 

The proposed development is approximately 120m south of the nearest watercourse and does 
not directly discharge stormwater onto any adjoining land. All stormwater is captured on site 
and treated prior to discharge into the public stormwater system.  

The proposed development of the larger building 3 includes the associated stormwater piping 
into the existing onsite infrastructure, which has sufficient capacity to deal with the increase 
in impervious surface, as per the details in Appendix D and Drawing A01 Rev DA dated 
8/10/2019 in Appendix C. 

Drawing A01 Rev DA (dated 8/10/19) indicates the location of the Humesceptor STC9 
stormwater treatment facility installed in the north -west corner of the site. The following 
assessment as to the impact of the proposed development was undertaken by Geoff Brayford 
(Senior Civil Engineer). 

…“the functionality of the Humes interceptor relies on removing contaminants from small 
flows. Major flows must bypass the cleansing system. This approach is based on research that 
indicates that up to 90% of contaminates are exported in storm events of 1 year ARI or 
smaller. 

On this basis the change in roof area will not increase but decrease contaminants (as the roof 
is not contaminated). Direct runoff from roofs and sealed areas will be delivered quickly to 
the interceptor and will be processed during low storm events. 

Non direct areas that many include leachates form storage piles (if any) will be delivered 
much more slowly and will likely be fully processed. 

We do note however that the original design considered a catchment area of some 3.9 Ha at 
90%. This is less than the whole site (the rear lot comprises some 4.5 Ha) but is sufficiently 
representative of the operation area of the rear lot. 

No change to this interceptor is considered necessary for the proposed changes in impervious 
area of an extended roof”. 

Additional technical information on the Humesceptor STC9 is provided in Appendix D. 

The internal sections of the retaining wall are already integrated into the existing onsite 
stormwater infrastructure. 

As the proposal will not include development within a wetland or watercourse, is not located 
within 30m of a wetland or watercourse, and will not discharge stormwater or wastewater to 
land within 30m of a watercourse or wetland , it is considered that the proposed development 
does not require assessment against the provision of the code. 
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E 11.0 Environmental Impacts and Attenuation Code 

The existing use at the site can be classified as a Disposal Site (transfer station- except very 
large stations) as per Table E11.1. Neither the internal sections of the retaining wall or the 
proposed building 3 change the existing use at the site and do not alter the existing attenuation 
of 150m that applies to the site. 

 

It is considered that the previously approved plans DA0302/2015 demonstrate that the 
provisions of the code have been met. 

5. Conclusion & Recommendations 

The proposal is to increase the size of building 3 (previously approved by DA 0302/2015, but 
not yet constructed). The proposal makes no change to the existing use at the site and does not 
intensify the existing use at the site. 

The proposed development is located within the General Industrial zone partially within the 
Bushfire Prone Areas overlay. 

The proposed development generates the following discretions under the Planning Scheme: 

• 25.4.1 Building height, setback and siting – Performance Criteria P1; 

• 25.4.4 Site landscaping – Performance Criteria P1; and 

• E 2.6.2 Excavation – Performance Criteria P1; 

The proposal including the existing internal sections of the retaining wall has been assessed 
against relevant scheme provisions and found to comply with either Acceptable Solutions or to 
satisfy associated Performance Criteria. Accordingly, the proposal is considered acceptable 
with respect to the Planning Scheme requirements and therefore ought to be supported by the 
Planning Authority. 

If Council requires any further information or clarification with respect to this application, 
please contact me on 6231 2555 or at planning@jmg.net.au.  

 

Yours faithfully 

JOHNSTONE McGEE & GANDY PTY LTD 

 

Indra Boss 

TOWN PLANNER 
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APPENDIX A 

Owner Advice Letters  
  



 

 

 

JMG Ref:     J192350CL 

 

 

8 October 2019 

 

 

DOUBT FREE INVESTMENTS PTY LTD 
Factory 3,  

81 – 85 Heatherdale Road 

RINGWOOD   VIC  3134  

 

 

To whom it may concern, 

 

ADDRESS – 256 George Town Road, Rocherlea TAS 7248 

 

We advise that JMG Engineers and Planners seeks to make a development application 
on behalf of Recycal Pty Ltd for development of land at 256 George Town Road, to 
erect a building (140m x 40m x 14.5m) in the location of the previously approved 
Building No. 3 (DA 2015/0302) which has not yet been constructed. 

 

Accordingly, we write to notify you of the application, in accordance with our 
statutory obligations under section 52(1) of the Land Use Planning and Approvals Act 
1993.  

 

More information will be available from City of Launceston Council when the 
application is formally advertised. 

 

Yours faithfully 

JOHNSTONE McGEE & GANDY PTY LTD 

 

Mat Clark 

PARTNER/SENIOR TOWN PLANNER 
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