
allenj
Line

allenj
Line

allenj
Line

allenj
Line

allenj
Line

allenj
Line

allenj
Line

allenj
Line

norrisl
Typewritten Text
Attachment 5 - 337 Gundagai Road, BagorRepresentations (Pages = 38)



allenj
Line

allenj
Line

allenj
Line

allenj
Line

allenj
Line







 
 
General Manager 
Launceston City Council 
PO Box 396 
LAUNCESTON TAS  7250 
 

3 June 2015 

Dear Sir,  

Representation -  Planning Application, DA 0074/2015, Extractive Industry – quarrying 

activity; expansion to existing quarrying activity from 50,000m3 to 200,000m3 (existing 

level 2 activity), 337 Gundagai Road, Bangor 

I act on behalf of Mr. S. Rawnsley, and provide objection to the currently advertised planning 
application DA 0074/2015 closing 6 June 2015. 
 
My client owns three properties within the vicinity of the subject land: 

1) 228 Gundagai Road, Bangor CT 30934/1 
2) 226 Gundagai Road, Bangor CT 11300/1 
3) 116 Rawnsleys Road, Bangor CT 244377/1 

 

We raise concerns in relation to the extension of the quarry in the effect that this will in turn 

increase the buffer zone further over the above-mentioned properties and will become a 

further burden on the land owner for future uses which may be considered within the Use 

Table of the Rural Resource zone of the Launceston Interim Planning Scheme 2015. 

The buffer zone will also affect at least 7 other dwellings that are closer to the quarry than 

my clients own residence.  The residence on 226 Gundagai Road, Bangor will change from 

being 1000m to the current quarry operations to being within 930m to the proposed quarry 

extension. 

The current and future buffer zone severely restricts my client’s ability to consider sensitive 

uses on his land including the option of “visitor accommodation” which is a discretionary use 

within the Rural Resource zone, but a project which has been worked on over a period of 

time. 

The requirement will be for Mr Rawnsley to ensure that the potential for environmental 

harm or environmental nuisance to a sensitive use if proposed would need to be considered.  

The responsibility for such consideration will be placed on Mr Rawnsley for the reason of a 

use and development (quarry) on nearby land, creating a further impediment and burden to 

Mr Rawnsley.  The application of the Environmental Impacts and Attenuation Code (E11.0 of 

the Launceston Interim Planning Scheme 2015) would apply to more land area owned by Mr 

Rawnsley should the quarry extension be granted approval and therefore require a Site 

Specific Study for any development to be in the expanded buffer zone.  This would be 
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contrary to Part 1(b) of the Objectives of the Resource Management and Planning System of 

Tasmania which provides for the fair, orderly and sustainable use and development of air, 

land and water. 

As the proposal involves both blasting and crushing, both attenuation zones are to be 

expanded.  The proposal not only burdens more of Mr Rawsley’s land within the 1000m 

attenuation zone, but also places more land within the 300-750m distance which is the SRAD 

for crushing (750m).   

Any future planning application for use and/or development of Mr Rawnsley’s properties 

will become more onerous if the proposal is approved, hence increasing the buffer zone. 

Although maybe not a consideration of planning, it should also be noted that this current 

and future burden of an increased buffer zone, if granted approval, will reduce the retail 

value of the land owned by Mr Rawnsley considerably.  

We request that the EPA consider the reduction of the attenuation zones (SRAD’s) for this 

particular existing and future quarrying activity.  We note that SRAD’s are a guideline, and 

are not intended to be used as automatic prohibition zones, but note that Mr Rawnsley will 

be unfairly compromised to undertake further assessment and consideration of the impact 

of the proposed quarry extension to any future uses he may wish to apply for on his land.  

We also note that the 1000m SRAD for blasting is very onerous and not considered the most 

up to date attenuation figure, where Tasmania is still reliant on an outdated Quarry Code of 

Practice.  Tasmania should consider updating the Quarry Code of Practice particularly in 

regards to the SRAD’s to be more in line with the rest of Australia.  Victoria EPA has 

produced an updated Recommended Separation Distances for Industrial Residual Air 

Emissions (Publication number 1518 March 2013).  This document recommends the 

separation distance for a Quarry (with blasting) of 500 metres.  This is half the distance 

currently considered in Tasmania! 

We ask that Council and the EPA consider the information above when making any decision 

in relation to the proposed quarry extension. 

Kind Regards, 

 

Rebecca Green 

B. Env. Des., B. Arch., G.Dip. UrbRegPlan. 
Senior Planning Consultant & Accredited Bushfire Hazard Assessor 
m – 0409 284422 
e – admin@rgassociates.com.au  
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Your Reference:   
 
Our Reference: RAH:TMS 115949 
 
Direct E-Mail: ross.hart@raepartners.com.au 
 
Direct Line: 03 6337 5555 
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5 June 2015 
 
 
 
 
The Manager, Planning/Development 
Launceston City Council 
PO Box 396 
LAUNCESTON  TAS  7250     Attention  Ms Julia Allen 
 
By email only  council@launceston.tas.gov.au  
 
 
Dear Ms Allen 
 
RE: DA 0074/2015 – 337 GUNDAGI ROAD BANGOR   

We act on behalf of Gilbert Leslie Rawnsley who is the registered proprietor of land 

situate 671 South Retreat Road Tunnel.  That property is comprised within Certificate of 

Title Volume 248179 Folio 1.   

We also have instructions from Nathan Scott Rawnsley and Wendy Dianne Rawnsley.  

Nathan Scott Rawnsley is the registered proprietor of 710 South Retreat Road Tunnel 

comprised in Certificate of Title Volume 232609 Folio 2.   

Wendy Dianne Rawnsley is jointly registered with Gilbert Leslie Rawnsley with respect to 

the property at 740 South Retreat Road Tunnel comprised in Certificate of Title Volume 

89486 Folio 1. 

The location of the subject properties is marked on the attached LIST map.   

The proposed development is the subject of DA 0074/2015 which is described as 

“Extractive Industry – Quarrying Activity: Expansion to Existing Quarrying Activity from 

50,000 cubic metres to 200,000 cubic metres”. 

The property is zoned “Rural Resource”.  The purpose of the zone is: 

1. To provide for sustainable use and development of resources for agricultural, 

aquaculture, forestry, mining and other primary industries, including opportunities 

for resource processing. 
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2. To provide for other use or development that does not constrain or conflict with 

resource development uses. 

3. To provide for uses that add value to primary industries. 

4. To provide for uses that support or service rural communities. 

The determination of the development application is discretionary.  

Background 

Whilst there is an existing permit in place with respect to the activities, which are sought to 

be intensified, there is material, not apparent from the development proposal and 

environmental management plan lodged in connection with the development application, 

which should be taken into account in assessing the application.   

In particular the initial application for approval under the former planning scheme was 

refused on 15 September 1998.  In particular the grounds for refusal were “the use and 

development is incompatible with adjoining and surrounding land uses”. 

A copy of the planning refusal of 15 September 1998 is enclosed. 

It is significant to note that the initial disposition of the proponent’s application for 

development approval with respect to the quarry was the subject of decision J4/99, which 

is attached.  Reference is had to paragraph 28 of the decision at page 6, in particular the 

last sentence. 

“The Tribunal finds that those conditions are appropriate conditions to ensure the 

operation of the subject quarry does not unreasonably affect the amenity of the nearby 

residents.  In addition the Tribunal found it inappropriate to use Gundagi Road as an 

access road for the quarry and the access should occur along a road to be constructed over 

the Forestry Tasmania land to the north west consistently with the agreements previously 

referred to in this decision.  The residential amenity of the properties owned by Rawnsley 

and Chugg adjoining Tunnel and Colgraves Road should be properly protected by a 

requirement that those roads been sealed for an appropriate distance near to those 

residences.” 

However, those activities were very minor in scale, in particular when considered against 

the subsequent background. 

The proponent made a further application in DA 0523/2009 which was approved initially 

by Launceston City Council, subject to conditions, on 21 March 2011.  Representations 

were made at that time with respect to whether the further application was “the start of 
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further increases in production and if so had the impact surveys to the area been carried out 

as to the effects to the environment and existing residents”.   

The Council response supplied at that time was “Any development application is presented 

as the proponent expects they require for their particular operation.  No additional 

expansion of the quarry operations are planned by the proponent”. Nevertheless, what has 

occurred can be described as creeping development rather that a proper exercise of 

planning controls. 

Conditions were imposed with respect to the use of Gundagi Road, the sealing of Tunnel 

Road, as required by the EPA and the upgrade and maintenance of public roads.   

Intensification of Use 

The present application constitutes a significant intensification of the use of the subject 

property.  The assessment and submissions made by the proponent in connection with this 

application is silent as to the question of past compliance with the permits issued with 

respect to the operation of the subject quarry and the effect of the use, pursuant to the 

permit on the amenity of the surrounding properties. 

Past Compliance 

It is curious to note that whilst the assessment refers to the existence of a complaints 

register (page 92), there is no material before Council, in connection with the application 

which addresses the present level of compliance with the permit conditions and, in 

particular, whether there have been complaints with respect to existing non-compliance. 

From the representor Gilbert Rawnsley’s perspective, this is significant.  He instructs us 

that he has made multiple complaints each week with respect to noise and dust emissions 

over an extended period of time.   

Further, if there is any suggestion as to recent invention with respect to the representations 

made by our clients, there is significant material on our file in connection with the existing 

permit conditions whereby this firm on behalf of the representors brought to Council’s 

attention apparent non-compliance with permit conditions. 

Copies of the relevant correspondence is enclosed.  That correspondence, together with 

Council’s records of any complaints with respect to noise and dust are relevant matters to 

be considered in exercise of Council’s discretion with respect to the proposed 

intensification of the existing use, particularly in that the complaints of Mr and Mrs 

Rawnsley and their son relate to the compliance with a permit which related to 50,000 

cubic metres, as opposed to a quantity which is four times that previously permitted. 
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Present Compliance –Extracted tonnage 

Further, in the absence of positive material as to compliance with the existing permit 

conditions Council should not exercise its discretion to approve the proposed use 

particularly in that there is no material before Council evidencing the current tonnage or 

cubic metreage of material being extracted from the quarry.   

The representors believe that the current use of the quarry may well be in breach of the 

conditions previously imposed, in particular as to volume.  The representors submit that in 

those circumstances Council should act with extreme caution in approving an increased 

level of production if the proponent has already breached the existing permit. 

Other matters requiring clarification 

There are other inconsistencies within the application and supporting material which 

require clarification.  The application assumes that the storage of fuel on site will be 

limited to 200 litres.  The storage of such a small amount of fuel on site is inconsistent 

with the likely uses of diesel fuel by the heavy machinery currently utilised by the 

proponent.  The representors seek further clarification as to the likely fuel use and fuel 

storage requirements on site, by reference to the machinery to be used on site and the 

likely hourly consumption by those machines. 

Traffic impacts and safety 

The representors also have concerns with respect to the methodology employed with 

respect to the traffic assessment.  The proponent submit that the likely traffic intensity is or 

should be assessed by reference to the peak number of movements when the quarry is in its 

most intensive production phase, but on the basis that this will not amount in any 

additional traffic movements..  The methodology which underpins this assumption must be 

questioned and tested. Surely, unless the production quarry material is completely divorced 

from the delivery of material from the site, an increase in production, without any proposal 

to stockpile, must result in additional activity. The proponent’s own material (page 14 of 

Annexure D does, however concede that there will be more frequent peak activity. This 

does not however, explain why the number of movements will simply peak, and not 

exceed the estimated peak..  

Further, the Tunnel road access is extremely narrow; traffic on that road is required 

effectively to travel in single file. Trucks servicing the quarry have been observed to wait 

on the intersecting road, again queued in single file waiting to enter the quarry access via 

Tunnel Road. As there are no toilet facilities drivers have been observed urinating at the 

roadside. 
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Noise impacts on amenity- Traffic 

Further there is no reference within the material to the fact that whilst the sealing of roads 

under the previous permit has been designed to ameliorate problems with dust, trucks on 

the sealed road generate more noise due to higher speed. 

The representor Gilbert Rawnsley states that under the existing permit conditions he is no 

longer able to load cattle due to truck traffic and noise has also substantially interfered 

with his cattle breeding program.  The intensification of the use as proposed within the 

application demonstrates an incompatibility with the use of the property for primary 

production purposes. 

Yours faithfully 
RAE & PARTNERS LAWYERS 
 

 

R A HART 
Director 
 
Enc LIST map 
 Decision J4/99 
 Correspondence to LCC 
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Your Reference:   
 
Our Reference: RAH:TMS 115949 
 
Direct E-Mail: ross.hart@raepartners.com.au 
 
Direct Line: 03 6337 5555 
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10 August 2015 
 
 
 
 
 
The Manager, Planning/Development 
Launceston City Council 
PO Box 396 
LAUNCESTON  TAS  7250     Attention  Ms Julia Allen 
 
 
By email only  council@launceston.tas.gov.au  
 
 
Dear Ms Allen 
 
RE: DA 0074/2015 – 337 GUNDAGI ROAD BANGOR   

Thank you for the further material supplied in connection with this application for 

development approval. 

We are instructed as follows with respect to the further material. 

1. Trucks of varying size already access the quarry 6 days per week most weeks per 

year creating noise and dust problems as reported in complaints.  It follows that if 

increased truck movements are contemplated under the DPEMP, any issues with 

respect to amenity, that is with noise and dust will exacerbate the present situation. 

2. The single lane access to the quarry is unsafe.  Adding extra volume of trucks will 

make the present situation worse.  We are instructed the present access is unable to 

be widened.   Other access is available and, if available, should be used and should 

be made a condition of the approval. 

3. The application and DPEMP Supplement indicate the truck movements per day 

will not increase.  There is no contemporaneous or recent material as to 

measurement of truck movements per day, particularly addressing the frequency of 

truck movements versus the number of hours worked.  The material supplied thus 

far does not give a realistic indication of the effect of traffic movements by simply 

expressing either peak movements or the average number of movements.  

Comprehensive data might involve the graphing of movements along a time log so 
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as to properly reference the number of movements against the hours worked.     

Yours faithfully 
RAE & PARTNERS LAWYERS 

 

R A HART 
Director 
 




