














Land Use & Buffers

As part of the GHD report ‘Cranbourne East & Casey Central — Assessment of Buffer Distances Final Report, July
2004' which informed the preparation of the Cranbourne East Development Plan and associated planning
scheme amendment C77, a site-specific buffer assessment of the Wagstaff abattoir was undertaken and
identified that a 1150m buffer was appropriate. However, the Panel to C77 was advised that a subsequent
assessment undertaken for Stockland in 2005 using odour emission rates specific to the type of tfreatment plant
used at Wagstaff identified a reduced buffer of 660m. The Panel was also advised that if connected to sewer,
with the associated reduction of odour from the wastewater management system aerobic pond, the buffer
could be further reduced to as little as 280m.

The uncertainty regarding the buffer and impact of potential connection to sewer resulted in the land within
500m of the aerobic treatment pond being retained within the Farming Zone and excluded from the Cranbourne
East Development Plan, and land within 700m of that point being subject to further assessment where the
Development Plan requires that permit applications should be referred to the EPA. The Cranbourne North
Development Plan similarly adopted a 500m separation distance from the abattoir and a 700m separation
distance from the wastewater tfreatment system. It is further noted that the wastewater treatment system and its
proposed upgrades were the subject of VCAT proceedings, which confirmed the buffers and allowed the works.

Despite this adopted 700m buffer, we understand that a site specific buffer study prepared for the 'E>ST' estate
(formerly known as 280 Narre Warren Cranbourne Road) to the south of the powerline easement and submitted
to Council concluded that the buffer requirement was significantly less than the default 500m, such that dwellings
have now been approved approximately 430m from the Wagstaff wastewater treatment system. If is not known if
the EPA were referred the assessment. Wagstaff have not seen these assessments or been provided the
opportunity to comment on this encroachment and remain concerned regarding the potential impacts these will
have in ongoing operations.

Wagstaff reiterate that they do not infend to cease operations at the site, and that operations will continue for
the foreseeable future. In fact, the abattoir has approved plans to further expand the facility. An abattoir can
coexist comfortably in an industrial setting, and in fact will benefit from the industrial buffers that a well planned
commercial and industrial precinct provides, as well as from the potential for surrounding land to be developed
for supporting and associated industries. Wagstaff submits that it is important to ensure that the necessary buffers
are maintained in the planning of the precinct to protect existing industries such as the abattoir and future
industrial uses.

The VPA's background report which considers the necessary buffer requirements, Croskell PSP Land Capability
Assessment (Kleinfelder, March 2023) advises the default 500m buffer for sensitive uses from the abattoir should be
adopted. It does not appear to consider the previous conclusions of the Planning Panel for C77 and has not
undertaken any site specific assessment of the buffer requirements. This is a significant omission, given that the
extent of land remaining in the FZ was so specifically due to the buffer constraints.

The Kleinfelder report does recommend further investigation info the water tfreatment activities and general
operating processes at the Wagstaff abattoir and highlights that it may be possible to reduce the buffer
depending on wastewater flows and activities undertaken at the site.

Wagstaff have engaged GHD Pty Ltd to undertake a site specific buffer assessment to confirm the necessary
extent of the buffer. A copy is attached at Appendix C.

From the information provided, two separation distances apply to the site in accordance with the EPA Separation

Distance Guideline (August 2024):

» 700 metres from the aerobic pond in accordance with Appendix B Separation distances for odour emissions
from wastewater treatment plants for Aerobic pondage system (determined from the envelope of the
aerobic pond)

* 1,000 metres from the abattoir operations in accordance with ‘Land used to slaughter animals with outdoor or
exposed animal holding and loading areas > 10,000 standard animal units (SAU)/day’ (scribed from the
envelope of the abattoir building and outdoor animal holding areas)
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The separation distances are based on the provided 20,000 equivalent population for the wastewater system and
maximum SAU process figure of 12,000 over two shifts. Given the possibility of the two shifts then the larger
separation distance would apply to account for maximum operations. If only one shift is considered i.e. 6000 SAU
then the distance for the abattoir component would reduce to 790 metres (based on a linear interpolation of EPA
categories).

Wagstaff submits that it is critical that a buffer of at least 707m be maintained in the PSP from the wastewater
management aerobic pond and 1000m from the abattoir, and not be reduced from those currently reflected in
the planning scheme as established for the Cranbourne East Development Plan. Wagstaff submits that the
‘sensitive use buffer — abattoir’ shown on the plans should be updated accordingly to incorporate these buffers for
the plant and aerobic pond.

The proposed planning scheme amendment requires a planning permit for any accommodation within the
buffer to the abattoir, and also includes the following requirement:

“While the abatfoir af 1500 Thompsons Road, Cranbourne continues to operate, an application to use or
subdivide land, or to constfruct a building or construct and carry out works on land for a sensitive use (including
accommodation, education centre place of assembly or public open space) located within ‘sensitive use buffer
- abattoir buffer' identified on Plan 1 of this Schedule and Plan 1 — Place Based Plan in the incorporated Croskell
(Employment) Precinct Structure Plan must be accompanied by an Odour Environmental Risk Assessment
prepared by a suitably experienced and qualified person to the satisfaction of the responsible authority, in
consultation with the Environment Protection Authority. The Odour Environmental Risk Assessment must be
prepared in accordance with EPA Publication 1883 Guidance for assessing odour (June 2022) and EPA
Publication 1881 Guidance for field odour surveillance (May 2021) and acknowledge existing abattoir operations
and assess the potential adverse amenity impacts of the abattoir on the future proposed sensitive use of the
land.

If the responsible authority determines that there are likely to be odour levels arising from an abattoir which would
have a detrimental impact on the amenity of the sensitive use, the land must not be developed for sensifive
uses.”

It is noted that despite a similar requirement existing in the Cranbourne East Development Plan, dwellings have
been approved just 430m to the southwest of the lagoon.

Wagstaff opposes the decision to locate proposed residential land within the statutory buffers and submits that
appropriate land use designation in the PSP and application of appropriate land use zoning should be utilised to
manage the necessary transition.

The proposed approach in the draft PSA is consistent with the State government's ‘agent of change’ principle
applied to existing industry. This principle puts the onus on the applicant proposing a new use or development
that encroaches within buffers of an existing industry to take measures to mitigate any impacts from those existing
or planned activities. However, it is inherently difficult fo mitigate odour, except through appropriate land use
planning and application of appropriate land use zones, to prohibit sensitive uses.

The PSP as currently drafted proposes large areas of residential land and mixed use land well within the previously
adopted and proposed buffers. The trigger of a planning permit for accommodation within the abattoir buffer is
acknowledged by Wagstaff, along with the requirement for an application for a sensitive use to provide an Odour
Environmental Risk Assessment. However, it is submitted that the draft PSP and associated draft PSA must be
amended to prohibit sensitive uses within the abattoir buffer.
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