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Purpose

This report relates to a planning permit application for the use and development of the land for industry
at 798 Tall Tree Road, Lethbridge (Lot 1 on PS629459R). The application has been referred to the
Planning Committee for determination as six objections to the application have been received. This
report provides a background to the application, a summary of the relevant planning considerations and
an officer recommendation.

Proposal

The application proposes the use and development of the land for industry, this will be for an in-vessel
enclosed composting facility (refer Attachment 4). The purpose of the facility is to produce organic
fertiliser within 24 hours from organic sources (ie chicken waste and spent hens). The proposed facility
would be purpose built to treat approximately 1250 tonnes of waste per month, this will consist
predominantly of poultry waste namely manure, dead chickens, and green waste.

The composting process uses the digester to undertake an aerobic digestion process with added
accelerants to produce a compost substance readily available for plant use. Trucks enter the site and
unload into the storage area provided within the shed, this area is fully enclosed to reduce the spread
of odour and bio-hazards from the site. The waste product is moved into the digester via a front end
loader with the compost additive added to the mix. The digester accelerates the aerobic digestion of
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the raw material, and converts it into organic fertiliser. The process takes place in a 24 hour period with
70% of the input material being converted to organic fertiliser, with 30% being lost as water vapour and
carbon dioxide. No other bi products are produced during this process. Once the material is converted
to fertiliser, the material is cooled within the cooling area inside the shed, it is then packed, loaded onto
trucks, and distributed.

The temperature of the digester is retained at 80 degrees Celsius for two reasons:

- To eliminate all pathogens and harmful bacteria so that the product meets the Australian Standard
specifications; and

- To activate the relevant enzymes within the additive which decompose the organic matter in a
shorter timeframe.

The proposal consists of a single shed which will contain the digester/composter, cooling area, office,
storage area, packaging area, and loading area. The proposed shed will be 100 metres x 40 metres
and 13.5 metres to the highest point and constructed out of colourbond. Bio-filters will be installed on
the roof to eliminate pollutants and odour emanating from the shed.

An open area abutting the eastern wall of the proposed shed will be used in association with the facility,
this area will be 100 metres x 40 metres and will be used for loading and unloading area, truck wash,
water tanks, and car parking. Four LPG gas storage tanks are also proposed.

The proposal will employ 4-5 people onsite with production of the fertiliser being undertaken daily in a
24 hour period. The facility will produce approximately 60 tonnes per day. Truck movements to the site
will include the depositing of chicken waste to the site and the collection of the organic fertiliser.

The site will contain a car wash facility that will require all empty trucks entering or exiting the site to be
thoroughly cleaned.

Vehicle access to the site will be from Tall Tree Road with a low rate of truck movements to and from
the site due to the low rate of receive/dispatch numbers to and from the site.

Site Description

The subject land is located on the northern side of Tall Tree Road within the Farming Zone, with an
area to the north of the proposal being zoned Special Use Zone 1. The land abutting the western
boundary is zoned Public Conservation and Resource Zone. All other surrounding land is zoned
Farming Zone. The proposed facility is located to the south east corner of the lot within the Farming
Zone just outside the Special Use Zone.

The parks grassland reserve is located to the west of the site within the Public Conservation and
Resource Zone. The Department of Environment, Land, Water, and Planning have been advised of the
application through the notification stage of the application.
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The proposed facility will be located approximately 194 metres from the Tall Tree Road boundary and
90 metres from the eastern boundary.

Previous applications have been approved for animal cremation and medical waste incineration on this
lot towards the south west corner of the Special Use Zone. The pet cremation facility and landfill have
been in operation since 1993. The pet cremation facility is used to incinerate deceased animals and the
landfill (licensed by the EPA) is used for disposal of animal bodies and veterinary waste.

The medical waste incinerator was approved in 2007 at the same site, this facility is used for the
incineration of any medical waste in accordance with the approved EPA works approval and licence.

The surrounding area is predominantly used for agricultural purposes. Access to the site is from Tall
Tree Road which is a sealed road. There are broiler farms within the surrounding area with the nearest
being in excess of 1.8 kilometres from the site.

History

Previous Applications

Planning permit PP389 was issued in 1993 by the Leigh Shire for the operation of a Pet Cremator. The
cremation facility is for individual cremation of small animals. Planning Permit 05-302 was issued in
2006 to add another pet cremator to the facility, limited organic animal waste only.

In 2007, Amendment C32 was applied to alter the wording of Schedule 1 of the Special Use Zone to
allow for the incineration of medical waste. Advice was received at a later date that advised the zone
purpose did not exclude the consideration of medical waste incineration, this amendment was
subsequently abandoned. A planning permit was issued in 2007 for the use and development of the
land for a medical waste incinerator.

Current Application

This application was received by on Council 4 August 2015, at the time a preliminary assessment of
the application was undertaken.

The application was referred to the Environmental Protection Authority (EPA) on 6 August 2015 as a
determining referral authority. The EPA have responded and advised that the applicant has submitted
a Research, Development and Demonstration (RD&D) application to the EPA. This process enables
projects that are typically limited in scale, duration and environmental impact, and allows the proponent
to demonstrate and monitor how the technology works. The operator will be required to obtain a works
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approval pursuant to section 19A of the Environment Protection Act. The applicant will be required to
submit a works approval application on completion of the RD&D project. The potential environmental
impacts will be fully assessed by the EPA through the works approval application.

Given the aforementioned considerations, the EPA do not object to the issuing of the planning permit
subject to conditions being included in the planning permit.

The application was also internally referred to Council’s Works Unit in regards to access to the site and
the use of Tall Tree Road.

Communications

The application was advertised in accordance with the Planning and Environment Act 1987.

Notice of the application was given in accordance with Section 51(1)(a) of the Planning and
Environment Act 1987. Notice was provided by mail to adjoining land owners and occupiers of the site.
Notice was also carried out by placing a sign on the site. As a result of public notice six objections have
been received.

The objectors and the applicant were invited to a consultation meeting held on the 22 February 2016.
There was no resolution or agreement reached as a result of the meeting. It should be noted that three
objections were received after the consultation meeting. It was determined that Council would not be
conducting another consultation meeting in lieu of these objections being received as the issues
contained within the new objections were discussed in the consultation meeting without resolution.

Summary of Objections

The main grounds of objections are summarized as follows:

Biosecurity issues on farms from transportation of waste to the site;
Biosecurity impacts of the facility on nearby poultry farms;

Potential for power failure

Increase in traffic;

Odour from the site;

Stormwater runoff from the site;

Fire management;

Energy usage onsite.
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These issues will be discussed in further detail within this report.

Only one of the objectors attended the consultation meeting. The main points of discussion were the
biosecurity around transportation of waste to the site, the biosecurity onsite to nearby poultry farms,
emergency management, and potential for power failure.

Golden Plains Planning Scheme
State Planning Policy Framework (SPPF)

Clause 11.05 Regional Development

The State Planning policy for regional development includes particular policies related to Melbourne’s
hinterland areas and rural productivity. The policy for Melbourne’s hinterland areas (Clause 11.05-2)
applies to the area within 100 kilometres of Melbourne’s Central Activities District and aims to manage
growth by preventing dispersed settlement and providing for development in selected settlements
having regard to, among other things, agricultural activities

in the area. The policy for rural productivity (Clause 11.05-3) aims to manage land use change and
development in rural areas to promote agriculture and rural production.

Clause 13.04 Noise and Air
The objective of the State Planning Policy for noise abatement (Clause 13.04-1) is to assist the control

of noise effects on sensitive land uses. The policy seeks to ensure that amenity is not reduced by noise
emissions, using a range of design and land use separation techniques as appropriate to the land use
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functions and character of the area. Planning must consider as relevant the Interim Guidelines for
Control of Noise from Industry in Country Victoria, EPA 1989.

The state planning policy for air quality (Clause 13.04-2) aims to assist the protection and improvement
of air quality by ensuring that there is suitable separation between land uses that reduce amenity and
sensitive land uses. Planning must consider as relevant the State Environment Protection Policy (Air
Quality Management).

Clause 14.01 Agriculture

The State Planning Policy for agriculture includes particular policies for the protection of agricultural
land and sustainable agricultural land use. The policy for the protection of agricultural land (Clause
14.01-1) seeks to ensure that the State’s agricultural base is protected from the unplanned loss of
productive agricultural land due to permanent changes of land use. The policy for sustainable
agricultural land use (Clause 14.01-2) supports effective agricultural production. Given the existing uses
on the same lot within close proximity to this proposal, it is deemed that there would be minimal loss of
agriculture as a result.

Clause 14.02 Water

The objective of the State Planning policy for catchment planning and management (Clause 14.02-1)
is to assist the protection and, where possible, restoration of catchments, waterways, water bodies,
groundwater, and the marine environment. This policy seeks to retain natural drainage corridors with
vegetated buffer zones at least 30m wide along each side of a waterway to maintain the natural drainage
function, stream habitat and wildlife corridors and landscape values, to minimise erosion of stream
banks and verges and to reduce polluted surface runoff from adjacent land uses. It also seeks to
undertake measures to minimise the quantity and retard the flow of stormwater runoff from developed
areas, encourage measures to filter sediment and wastes from stormwater prior to its discharge into
waterways, including the preservation of floodplain or other land for wetlands and retention basins. The
policy also seeks to ensure that works at or near waterways provide for the protection and enhancement
of the environmental qualities of waterways and their instream uses and require the use of appropriate
measures to restrict sediment discharges from construction sites.

Local Planning Policy Framework (LPPF)
Clause 21 Municipal Strategic Statement

The Municipal Strategic Statement (MSS) recognises maintaining and encouraging viable agricultural
industries as a key affecting the Shire’s land use planning and development (Clause 21.02). Agriculture
is the major land use in the Shire and whilst the Shire does not have a substantial amount of high quality
agricultural land there has been growth of intensive agriculture including specialist livestock industries.
The strategic direction and vision statement for the Golden Plains Shire (Clause 21.03) states that the
opportunities for agricultural diversity are limited. Opportunities to allow this agricultural diversity should
be developed in areas that will not detrimentally impact on agricultural uses on the land or existing uses
surrounding the land. Council will work, among other things, to facilitate productive agricultural
activities. The Council Plan contains objectives and actions to encourage economic development and
recognizes a prosperous agricultural industry supporting sustainable practices.

The agricultural policy (Clause 21.05-2) emphasises the economic importance of agricultural industries
to the Shire, and emphasizes agricultural industries and recognizes that an important land use
management issues is the potential for conflict between sensitive uses and agricultural practices. The
objectives of agriculture policy seeks to ensure that the use and development of rural land is both
compatible and complementary to agricultural activities and to encourage agricultural diversity and
promote opportunities for new farming enterprises.

The Golden Plains Rural Land Use Strategy is a reference document to the planning scheme. The
Strategy is designed to guide future land use and development across the Shire’s rural areas. The
Strategy recognises that there has been significant growth in intensive animal industries in the Shire.
The Strategy found that the industry has been attracted to the region by extensive areas of large farms
in the central and south east areas where settlement is dispersed and substantial buffers to rural
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dwellings exist. The objectives of the Strategy include, among other things, to provide for value adding
rural industries, including intensive animal industries, where they can be sited so as to avoid conflicts
and impacts on towns and settlements, residential uses, other agricultural uses and identified
environmental values.

Zone Provisions

The site and surrounding land is located in the Farming Zone (FZ). The primary purpose of the Farming
Zone is to provide for the use of land for agriculture. Industry is a Section 2 use (Permit required)
subject to a condition that it meets the requirements of Clause 52.31 of the planning scheme. Before
deciding on an application Council must consider the relevant decision guidelines of the farming Zone
which include the following:

General Issues:

= The State Planning Policy Framework and the Local Planning policy Framework, including the
Municipal Strategic Statement and local planning policies.

= Any Regional Catchment Strategy and associated plan applying to the land;

= The capability of the land to accommodate the proposed use or development, including the disposal
of effluent.

= How the use or development relates to sustainable land management.

= Whether the site is suitable for the use or development and whether the proposal is compatible with
adjoining and nearby land uses.

= How the use and development makes use of existing infrastructure and services.

Agricultural issues and the impacts from non-agricultural uses:

=  Whether the use or development will support and enhance agricultural production.

=  Whether the use or development will adversely affect soil quality or permanently remove land from
agricultural production.

= The potential for the use or development to limit the operation and expansion of adjoining and
nearby agricultural uses.

= The capacity of the site to sustain the agricultural use.

= The agricultural qualities of the land, such as soil quality, access to water and access to rural
infrastructure.

= Any integrated land management plan prepared for the site.

Environmental issues:

= The impact of the proposal on the natural physical features and resources of the area, in particular
on soil and water quality.

= The impact of the use or development on the flora and fauna on the site and its surrounds.

= The need to protect and enhance the biodiversity of the area, including the retention of vegetation
and faunal habitat and the need to revegetate land including riparian buffers along waterways,
gullies, ridgelines, property boundaries and saline discharge and recharge area.

= The location of on-site effluent disposal areas to minimise the impact of nutrient loads on waterways
and native vegetation.

Particular Provisions

Clause 52.10 Use with adverse amenity impacts

Uses with adverse amenity potential must be assessed against the relevant particular provision of the
planning scheme. The purpose of this provision is to determine those types of industries that need to
be setback a minimum distance from sensitive land uses. Given that there are no sensitive zonings
surrounding the land, this provision will not impact on the development.

Clause 52.06

Under the car parking provisions of the planning scheme, a total of 11.6 car parking spaces should be
provided onsite. Given minimal amount of staff onsite and the minimal need for visitor parking. It has
been determined that the nine parking spaces as proposed be approved.
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Discussion

The application is considered to satisfy the provisions of the State Planning Policy Framework, the Local
Planning Policy Framework, Farming Zone, particular provisions and Clause 65 of the Victorian
Planning Provisions (VPPS). The proposed use and development is consistent with state and local
agriculture policies and the rural land use strategy which seeks to facilitate the agricultural industries in
suitable locations.

Objections
Biosecurity issues on farms from transportation of waste to the site

A works approval is required for the proposal under Section 19A of the Environment Protection Act
1970. The EPA have jurisdiction over environmental protection through the Environment Protection Act
1970. The EPA manage proposals such as this through the works approval and licencing mechanisms
in which they investigate, assess proposals and apply appropriate requirements and standards if
approved.

Transport of waste to the site is controlled by the EPA who will consider the biosecurity issues as
outlined in their referral response. The EPA in their written response advise that this proposal is required
to obtain a Research, Development, and Demonstration licence, this allows projects such as this that
are limited in scale, duration and environmental impact to demonstrate and monitor how the technology
works. The works approval will be required to be applied for through the EPA after a planning permit is
issued.

Biosecurity impacts of the facility on nearby poultry farms

The proposed facility is fully enclosed and will contain all waste storage and production within the shed,
the nearest poultry farm is located approximately 1.8 km from the proposed development. The proposal
would not impact upon any existing biosecurity buffers related to an existing intensive farming operation
on other land.

Again this matter is required to be addressed by the EPA within an EPA licence after a planning permit
is issued.

There are no codes or policies specified for separation distances that will ensure protection from the
spread of disease. However, it is generally considered that the greater the distance, the lower the risk.
The biosecurity guidelines for poultry farms suggest that a bio-security buffer of 1 kilometre between
broiler farms should be maintained where practicable to minimise the potential for the spread of disease,
Given the separation distance of this proposed facility from the nearest broiler farm will be approximately
1.8kms, there should be no impacts created on the existing farms in the surrounding area.

Power Failure

For occasions where there is a power failure, the applicant advised that it is a requirement of the EPA
that there be backup generators onsite to provide ongoing power supplies.

For occasions where the facility breaks down, the applicant advised that they will contact drivers and
halt deliveries to the site. The two machines onsite will continue to process the materials already onsite,
to limit the potential for adverse amenity impacts.

An emergency management plan is required as a condition of the planning permit.

Increase in traffic

The application was referred to Council’s works department for review and comment. The overall
increase in traffic movements to and from the facility has been deemed to be minimal and the current

standard of the road would be suitable for this proposal. The works department have not required any
conditions in relation to the proposed facility.
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Odour from the site

As the shed will be enclosed the majority of the odour will be contained within its walls. The application
proposes to deal with odour by installing a filtration system, including Bio Filters. The Environmental
Risk Assessment submitted with the application outlines that the facility will adopt best practice bio-filter
controls. No odour should be detectable outside a 500 metre buffer distance.

Continual monitoring and testing of odour emanating from the site will be required as part of the EPA
works approval and licence.

Stormwater runoff from the site

The building will be enclosed, with a concrete floor and bunded at the perimeter walls. The bunding size
will allow the capture of at least 110% of the digester volume within the bunding. This will ensure that
no waste product can escape from the shed.

No surface water will be discharged from the site. All wash down water and the like will be collected
within a sump and re-used as make-up water within the digester.

Water from the roof will be directed to water tanks onsite.
Fire management

The applicant advised during the consultation meeting that a fire suppression system is installed within
the facility, this includes sprinklers being installed into the roof.

A fire prevention and management plan is required as a condition of the planning permit
Energy usage onsite

The site will be required to be connected to power at the applicant’s cost. They will need to negotiate
directly with Powercor for this connection to the facility.

Cultural Heritage Implications

The proposed development is not located within an area of Cultural Heritage Sensitivity.

No Cultural Heritage Management Plan is required.

Financial & Risk Management Implications

It is considered there are no financial implications..

Economic, Social & Environmental Implications

It is considered that there are no economic, social, or environmental implications.
Conclusion

The application satisfies the provisions of the State and Local Planning Policy Frameworks, the Farming
Zone and the decision guidelines of the planning scheme. The site is considered to be appropriate as
it will facilitate the establishment of an important agricultural industry in a manner that is consistent with
the orderly planning and protection of the environment. The proposed industry will be consistent with
the existing uses of the land for incineration. It is therefore considered that the grant of a permit will not
cause material detriment to any person.

Recommendation

That the Planning Commiittee resolve to Issue a Notice of Decision to Grant a Permit for the use
and development of the land for Industry in accordance with the endorsed plans at Lot 1 on Plan
of Subdivision 629459R, 798 Tall Tree Road, Lethbridge subject to the following conditions:
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10.

11.

12.

13.

14.

15.

The use and development as shown on the endorsed plans must not be altered without
the written consent of the responsible authority.

The use approved by this permit must not commence prior to the issue of a works
approval and licence by the EPA. The use must thereafter comply with all conditions of
the works approval and licence.

The landscaping as currently located onsite must not be altered or removed for the life of
this application.

Before the development commences, a Fire Prevention and Management Plan must be
prepared and be submitted to and approved by the responsible authority. Once approved,
the plan will be endorsed and form part of the planning permit.

Before the development commences, an Emergency Management Plan must be prepared
and be submitted to and approved by the responsible authority. Once approved, the plan
will be endorsed and form part of the planning permit.

External lighting must be designed, baffled and located so as to prevent any adverse effect
on adjoining land to the satisfaction of the responsible authority.

All buildings must be constructed in materials which are non-reflective and which do not
detract from the landscape values of the area.

The storage of all materials, waste, and other goods related to the use must be contained
within the building to the satisfaction of the responsible authority.

The loading and unloading of goods from vehicles must only be carried out within the
designated loading and unloading area as shown on the endorsed plans. All loading and
unloading of organic materials must be conducted within the approved shed.

No polluted and/or sediment laden run-off is to be discharged directly or indirectly into
any drain or watercourse.

The use and development must be managed so that the amenity of the area is not
detrimentally affected, through the:

transport of materials, goods or commodities to or from the land

appearance of any building, works or materials

emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, soot,
ash, dust, waste water, waste products, grit or oil

presence of vermin.

moowm>»

The applicant must ensure that appropriate measures be implemented throughout the
construction stage of the development to rectify and/or minimise mud, crushed rock or
other debris being carried onto public roads from the subject land, to the satisfaction of
the responsible authority.

The applicant must ensure that throughout the construction stage of the development
dust suppression is undertaken to ensure that dust does not cause a nuisance to
surrounding properties to the satisfaction of the responsible authority.

Prior to the commencement of use a vehicle entrance must be provided to the subject site
in accordance with Council Infrastructure Design Manual Standard Drawing SD 265 to the
satisfaction of the responsible authority.

The permit holder must require all contractors, suppliers or any other delivery driver to
access the site from the Midland Highway via Lower Plains Road, Laird Road and Tall Tree
Road. The permit holder must use their best endeavours to ensure that no truck traffic
uses Russell Street, Lethbridge or Tall Tree Road from the Meredith Shelford Road to
access the site.
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16.

17.

18.

19.

20.

21.

22,

23.

24.

25.

Before the use commences area for car parking necessary to service employees and
visitors must be provided. The area set aside for the parking of vehicles and access lanes
must be:

A. Constructed

B. Properly formed to such levels that they can be used

C. Surfaced with an all weather surface and where required sealed, and

D. Drained

to the satisfaction of the responsible authority. Car spaces, access lanes and driveways
must be kept available for these purposes at all times.

No fewer than nine car spaces must be provided on the land for the use and development,
including one spaces clearly marked for use by disabled persons.

A sign to the satisfaction of the responsible authority must be provided directing drivers
to the area set aside for car parking and must be maintained to the satisfaction of the
responsible authority. The sign must not exceed 0.3 square metres in area.

The loading and unloading of goods from vehicles must only be carried out on the land
within the designated loading area(s) as shown on the endorsed plans and must not
disrupt the circulation and parking of vehicles on the land.

Before the development commences, engineering plans and details for the design of the
car parking, access roads, driveway access and drainage shall be prepared and submitted
to the responsible authority for approval.

Before commencement of any road and drainage works associated with the development
detailed construction plans to the satisfaction of the responsible authority must be
submitted to and approved by the Responsible Authority. When approved, the plans will
be endorsed and will then form part of the permit. All works constructed or carried out
must be in accordance with those plans.

No polluted or sediment laden runoff is to be discharged directly or indirectly into any
drain or watercourse.

Prior to the commencement of use, the discharge from the site shall be retarded on site
to less than the pre developed discharge rate for the 10% AEP storm event to the
satisfaction of the responsible authority.

All stormwater runoff from buildings and truck wash on the site shall be stored in
appropriate storage tanks and be held for usage for the use permitted onsite.

This permit will expire if one of the following circumstances applies:

A. the development has not started within two years of the date of this permit.

B. the development is not completed and use has not commenced within four years of
the date of this permit.

C. the works approval issued by the EPA is made void or expires

The responsible authority may extend the periods referred to if a request is made in writing

before the permit expires, or within six months afterwards.

Environmental Protection Authority

26.

27.

28.

Development and Operation of the site must be in accordance with EPA approval at all
times.

Offensive odours must not be discharged from the boundaries of the premises.

Noise emitted from the premises must not exceed the recommended level as set out in
Noise from Industry in Regional Victoria (NIRV; EPA Publication 1411, 2011).
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29. A secondary containment system must be provided for liquids which if spilt are likely to
cause pollution or pose an environmental hazard. In accordance with the EPA Publication
347 Bunding Guidelines 1992 or as amended.

30. Process chemicals and wastes must be stored in secure bunded areas in accordance with
EPA Publication 347 Bunding Guidelines 1992 or as amended.

Note: A works within road reserve permit must be obtained from the responsible authority
prior to the carrying out of any vehicle crossing works.

Moved Crs Phelan/Kirby
That the Planning Committee suspend Standing Orders to hear submissions.

Carried

It was recorded that Standing Orders were suspended at 10.20am to allow Mike Govers to address the
Planning Committee.

Moved Crs Vaughan/Kirby
That the Planning Committee resume Standing Orders.
Carried

It was recorded that Standing Orders resumed at 10.29am.

Moved Crs Phelan/Cameron

That the Planning Committee resolves to issue a notice of Refusal to Grant a Permit for the use
and development of the land for Industry in accordance with the endorsed plans at Lot 1 on Plan
of Subdivision 629459R, 798 Tall Tree Road, Lethbridge as the proposed use and development
of the land, if allowed to proceed, presents an unacceptable risk to farms in the area from a bio
security perspective.

Carried





