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1. Introduction 
1.1 Background 





1.2 Purpose of This Report 







1.3 Scope and Limitations 









































1.4 Subject Site 
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Figure 1 Aerial View of Subject Site 
Base imagery obtained from www.thelist.tas.gov.au © State of Tasmania 

1.5 Referenced Materials 



 Launceston Interim Planning Scheme 2015 

 



 Guide to Traffic Generating Developments Version 2.2, 

 

 Parking Facilities  Part 1: Off-street car 
parking, 

 Parking facilities  Part 2: Off-street commercial vehicle 
facilities, 
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2. Existing Conditions 
2.1 The Site 

Urban Mixed Use Zone






Figure 2 Zoning Map 
Base map obtained from www.thelist.tas.gov.au © State of Tasmania 

2.2 Road Network 











2.2.1 Lower Charles Street (East Tamar Highway) 
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Figure 3 Lower Charles Street Traffic Profile 
Data source: Department of State Growth, June 2017 

2.2.2 Esplanade 
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Figure 4 Esplanade Traffic Profile 
Data source: Department of State Growth, June 2017 

2.2.3 William Street 
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2.3 Road Safety Performance 







Error! Reference source not found.

Table 1 Crash History (2013  2017) 
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Total 117 30  
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Figure 5 Crash Locations 
Base map obtained from Bing
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3. Proposed Development 
3.1 The Proposal 











 

 





Figure 6 Proposed Development Plan 

Source: Site Plan, Dwg No. A0002-sk08  Artas Architects, Rev 08 dated 14/02/02018 

3.2 Site Access 
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3.3 Traffic generation 





























3.3.1 Existing Site Traffic Generation 

























3.3.2 Proposed Site Traffic Generation 







   

  






 


 















GHD

3.3.3 Summary Table 







Table 2 Summary of Traffic Generation Estimates 

 







  

    

    

Total -257 +8 -17 -17 





3.4 Planning Scheme Assessment 



of vehicle movements, to and from a site, using an existing access or junction, in an area 
subject to a speed limit of 60km/h or less, must not increase by more than 20% or 40 vehicle 

 







 






 


 















GHD

4. Site Access 
4.1 Access Arrangements 













Figure 7 Proposed Access Arrangements 
Source: Site Plan, Dwg No. A0002-sk08, Artas Architects, Rev 08 dated 14/02/2018 

 e access providing both 
entry and exit, or two accesses providing separate entry and exit, to roads in an area subject to 

 





must be safe and not unreasonably impact on the efficiency of the road  
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4.2 Access Design 



 of vehicular access no less than the 
requirements in Table E6.2, and no more than 10% greater than the requirements in Table 

 























4.3 Sight Distance Assessment 







Table 3 Safe Intersection Sight Distance 









 

  

  

  

Source: Launceston Interim Planning Scheme 2015 









adequate sight distances to ensure the safe movement of vehicles  
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Figure 8 Available Sight Distance 
Base imagery obtained from www.thelist.tas.gov.au © State of Tasmania 



 





 

 



 



Parking facilities  Part 1: Off-street car parking, 





4.4 Heavy Vehicle Access 







4.5 Pedestrian Access 
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Error! Reference source not found.



Figure 9 Pedestrian Links 
Source: Site Plan, Dwg No. A0002-sk08 Artas Architects, Rev 08 dated 14/02/02018 





aisles, except whe
 







 In parking areas containing accessible 
car parking spaces for use by persons with a disability, a footpath having a minimum width of 
1.5m and a gradient not exceeding 1 in 14 is required from those spaces to the main entry point 

 









Footpaths 
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5. Car parking Assessment 
5.1 Car Parking 









Figure 10 Parking Areas 
Source: Site Plan, Dwg No. A0002-sk08  Artas Architects, Rev 08 dated 14/02/02018 





whichever is the  
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ther than residential uses, must be provided to 
meet th  









 





 







5.2 Special Parking Requirements 

5.2.1 Accessible Car Parking 







spaces for use by persons with a disability for uses that require 6 or more parking spaces must 
be in accordance with Part D3 of the National Construction Code 2014, as amended from time 

 

National Construction Code 2016


 1 space for every 50 car parking 
spaces or part thereof. 











5.2.2 Bicycle Parking 



must be provided on either the site or within 50m of the site in accordance with the requirements 
 

1 
space per 500m² of gross floor area  
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5.2.3 Taxi Spaces 



spaces by Table E6.1 must provide one parking space for a taxi on site, with one additional taxi 
 









5.2.4 Motorcycle Parking 



parking spaces by Table E6.1 must provide one motorcycle parking space on site with one 
 





5.3 Car Park Layout 



manoeuvring and circulation spaces must: (a) provide for vehicles to enter and exit the site in a 

dimensions in accordance with the requirements in Table E6.3; (d) have a combined access 
and manoeuvring width adjacent to parking spaces not less than the requirements in Table E6.3 
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6. Transport Impacts 
6.1 Network Performance 















6.2 Road Safety 





 



 







 



6.3 Pedestrians 
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7. Conclusions 








 





 



 



 

 

 

Parking facilities  Part 6: Off-street parking for people with disabilities, 
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1. Introduction
JMC Group is redeveloping their car dealership in Launceston. The redevelopment includes the 
acquisition of adjacent land and demolition of some existing buildings to create new car sales and 
services area. 

The redevelopment works are occurring on the existing JMC site bounded by The Esplanade, Lower 
Charles Street and Williams Street in the Launceston CBD.

City of Launceston have asked for a contamination management plan (CMP, this document) to 
provide a framework to manage any potential (but unlikely) interception of contaminated soil, 
groundwater or infrastructure during the redevelopment. 

The redevelopment is located adjacent to an historic engineering workshop that is listed on CoL 
records of potential contamination, although CoL have confirmed the redevelopment site itself is not 
thought to be contaminated. 

This document has been prepared by Jemrok Pty Ltd (Douglas Tangney) and Epic Environmental (Mr 
Brad May SCP Certification ID 15029). 

2. Objectives
The objectives of the CMP are:

Provide the demolition and construction team with tools to identify potential contamination;

Provide a framework for the demolition and construction team to manage any potential 
contaminated soil, groundwater or infrastructure if intercepted during the redevelopment; and

Provide guidance on minimising human health exposure to the redevelopment team during 
the works.

This document does not represent an environmental assessment of the site because this is not 
required for the development.

3. Site Location and History

3.1 Location
The site is located in the Launceston CBD, bounded by The Esplanade, Lower Charles Street and 
Williams Street in the Launceston CBD. The site is surrounded by light commercial and large retail 
business.

The existing site contains a large used and new car yard, a maintenance and detailing workshop for 
multiple car manufacturers. The site is currently 15,000 m2 and fully sealed in asphalt. Following the 
redevelopment, the site will be 16,000 m2 through the acquisition of adjacent land.

A site plan and proposed redevelopment is contained in Appendix A.






 


 













3.2 History
The site history was provided by the current owner, Mr Errol Stewart:

In 1996 Mr Errol Stewart purchased the main body of the site from the Green Family who 
controlled the business of Salisbury Foundry Company. By 1996 Salisbury was mainly an 
engineering firm fabricating steel products for general construction.

The main building now the Ford Dealership was a large tin shed from the outside however 
inside was an Oregon structure twelve metres wide than ran eighty metres in a North South 
direction. Built in 1888 the building comprised three levels.

The top floor now the chairman’s lounge of 400m2 was the Pattern Makers store which house 
old disused patterns for the making of steel products.

The second level of 200m2 was the Patter Makers workshop. On the first level in the centre 
of the building was the guillotine and blacksmith shop. To the Northern end was the 
fabrication shop and on the Southern end was the unloading dock and sorting workshop. In 
1996 most of the floor in the fabrication shop was earth with no coverings. The blacksmith 
shop was concrete and the unloading dock was also concrete.

During the depression years of the 1930 the Green family ( a local firm of solicitors) took over 
Salisbury after the foundry became insolvent. The redevelopment of the site occurred shortly 
after Mr Errol Stewart purchased the site from the Green Family in late 1996.

This involved the removal of all the concrete floors and all skillion rooves that existed. It also 
involved washing down the whole Oregon timber structure. This was done was lime blasting 
the Oregon so as not to damage. After this a new concrete floor was poured for the entire 
building, a new roof to the main section and two skillions were added to the East and West.

Internally most of the wheels and pullies remain intact as do all the time floors on level 1 and 
level 2. Blackwood, Myrtle and Ash was sourced locally to cover the concrete floor in the 
showroom. Tiles were added as well as carpet. 

The entire yard space of approximately 9,000m2 was covered with 400mm of compacted 
gravel with 50mm of hotmix. 

At the same time the Heritage brick building which abuts Charles Street was renovated into a 
showroom. This building was reglazed after many of the windows had been bricked in in the 
early party of the 19th century when a window tax was invoked. A concrete floor was added 
again covered with a timber. Amenities were added but this building is largely as it was one 
hundred and thirty years ago.

In 1999 through to 2000 Mr Errol Stewart purchased the balance of the site to the North:

These consisted of:

Holloymans Offices since demolished.                                      Now Car parking and display space.
Marcom Watson offices formerly the a hotel .                           Now the Suzuki Showroom.
A joinery shop.                                                                        Now the VW showroom.
A vehicle repair shop                                                                Now car park and display space.
Embankment Offices ( Dale Lucks Offices)                                  Now the detailing Centre. 

In all 15,000m2 in land space has operated a car operation since 1998.






 


 













Jemrok comment: There is negligible risk the historical activities have caused or likely to cause any 
contamination and this is reflected in regulatory authorities not holding any contamination records for 
the site. Discussions with the owner confirm that no potentially contaminated material has been 
identified during previous redevelopments of the site (as detailed above).

Based on the owners site history and the absence of any records held by CoL, the likelihood of 
intercepting potentially contaminated soil, groundwater or infrastructure is low.

4. Future Use of the Site
The future use of the site is as a car showrooms\service area, professional office space to support the 
dealership and associated staff\customer parking. The finished site surface will be 30 mm asphalt.

5. Demolition and Construction Methodology
The demolition and construction methodology will be to remove buildings to ground level and 
associated footings. in the areas that will be free of building or structures the disturbed ground 
surface will be sealed with asphalt.

The foundations of new buildings will be constructed from screwed concrete piles, with a concrete 
cap. This methodology displaces soil as the ‘pile hole’ is established, rather than mechanical 
excavation which creates a stockpile of soil that needs to be managed on site or disposed off-site 
requiring regulatory permission if contamination is suspected.

The buildings to be demolished were built or substantially renovated after the site was acquired by 
the current owner, therefore the risk of encountering asbestos is low. An asbestos register is available 
on site for review before any demolition occurs.

6. Contamination Management

6.1 Field Indicators of Contamination
The common typical field indicators of potentially contaminated soil or groundwater are listed below 
and should be highlighted during the site inductions to all workers prior to demolition and 
construction commencing on site, to ensure awareness of key indicators:

Black moist discolouration in soil;

Petroleum odour in soil or groundwater;

Soil noticeably different colour, moisture level or texture to the soils above, below or around;

Visible pieces of asbestos in soil; and

Rainbow sheen or brown bubbly scums in groundwater (typically scums cannot be broken or 
disturbed with a stick).

Signs of potentially contaminated infrastructure include:

Underground storage tanks or steel piping ~ 500 mm below ground level (indicating historical 
fuel delivery lines or vent lines);

Underground concrete lined pits, or concrete pipes (maybe historical sewer alignment); and

Fill or rubbish buried underground (e.g. drums, containers, ash etc).






 


 













This infrastructure may contaminate localised soil or groundwater if they are leaking, in poor 
condition or ruptured during excavation. Any excavation around this infrastructure should be carefully 
undertaken using a spotter.

The horizontal or vertical extent of the contaminated soil, ground or infrastructure can only be 
confirmed with careful investigation of the location. See section 6.5 for operational support which 
may assist with further investigations or containment of potentially contaminated soil.

6.2 Contaminated Soil Management
If suspected contaminated soil is intercepted the following steps should be undertaken:

Stop excavation to review what is observed against typical field indicators (section 6.1);

If potentially contaminated soil is suspected (i.e.one or more typical indicators are present), 
identify a temporary secure stockpile area for the soil to be stored;

Placed black builders plastic over the ground surface at the storage area;

Excavate the soil and place on the builders plastic. Excavation should continue with a spotter 
to confirm no underground infrastructure is located under or near the contaminated soil;

Excavation should continue until ‘clean’ soil is observed (i.e. soil that does not have any 
typical field indicators);

A sign should be placed on the soil stockpile indicating it is potentially contaminated and 
should not be disturbed;

The soil should be laboratory tested according to the guidance provided in Information 
Bulletin #105 

The analytical results should be assessed against the criteria provided in IB#105 and 
permission sort for offsite disposal of any soils classified as Level 2 or 3 for disposal at a 
licensed facility.

6.3 Contaminated Groundwater Management
References to groundwater is a general term including any sub surface ponded water or water that 
may discharges from a ruptured tank, drum or any other underground infrastructure.

Experience in the Launceston CBD indicates natural groundwater is likely to be deep (> 10 m below 
existing ground level) so the chance of intercepting regional groundwater during the demolition phase 
or piling is low.

If any potentially contaminated groundwater is intercepted, the following steps should be taken.

Any excavation or works should cease immediately;

Attempt to identify if source of the groundwater i.e. a tank or drum or just ponded or 
captured water underground;

Look for any field indicators; 

If potentially contaminated water is suspected seek operational support (see section 6.5) for 
further guidance;

If the volume is likely to be small (hundreds of litres and not from a tank or drum etc) it can 
be pumped into an IBC and tested or removed from site, so the works can continue; and






 


 


  
 
 








If groundwater is from a tank or drum, the extent of the tanks or drums should be identified 
first before attempts are made to pump out the water. Pumping should be carefully planned 
to avoid any potential explosion risk.

6.4 Potentially Contaminated Solid Waste
If any solid waste is identified during excavation, it should be excavated and disposed of at the 
Launceston Waste Centre.

If any surrounding soils are thought to be contaminated by the solid waste, treat the soil as per 
guidance in section 6.2.

6.5 Operational Support
The following operational support may provide assistance to manage potentially contaminated 
material or the effort to contain contaminated material.

Issue Name Contact Details
Assist to identify or manage 
contamination issues on site

Douglas Tangney 0458 710 098

Fuel or oil removal Hagen Oil Launceston 03 6334 4664
Mobile secure storage for soil 
or groundwater

Veolia Launceston
Coates Hire Launceston

03 6332 6500
03 6335 7100

Vacuum Unit for removing 
small volumes of groundwater

Paneltec 03 6343 2026

Management, testing or 
disposal of soil or groundwater
or temporarily move the 
material off site

Douglas Tangney 0458 710 098

7. PPE and Safety
The following items and guidance can be used or implemented to reduce potential exposure of the 
works crew or local environment to potentially contaminated material:

P2 face masks, chemical resistant gloves and disposable suits should be worn by the works 
crew when dealing with potentially contaminated material to reduce the likelihood of inhaling 
dust or fumes and prevent skin to skin contact with material. Used masks, gloves and suits 
should be thrown away;

Boot covers should be used if workers walk in contaminated soil or groundwater. This will 
prevent potentially contaminated materials transferred into vehicles or site offices. 
Alternatively, footwear should be thoroughly washed if contact with contaminated soil or 
water occurs;

Signage should be placed on any contaminated material that is stored awaiting further 
treatment, to prevent other works parties handling or disturbing the soil;

Any stockpiled soil that is potentially contaminated should have a method to contain any 
runoff and prevent runoff entering site stormwater. Typical options include silt fencing or 
stockpile soil in skip bins;

Stockpile areas should be away from high traffic routes or pedestrian accesses.






 


 



  
 
 







8. Conclusion
This CMP provides a framework and guidance for the to manage the low likelihood of intercepting 
contaminated soil, groundwater or infrastructure during the redevelopment of the JMC car yard in 
Launceston. The potential for intercepting contamination is low based on regulatory records and 
previous works on site, however the CMP includes indicators of potential contamination that can be 
used by the redevelopment team to assist identification of contaminated soil or groundwater.

Measures to protect the works crew during identification and handling of potentially contaminated 
materials should be implemented to limit potential human exposure. Local contacts for operational 
support is included in the CMP to assist managing or containing contaminated waste to ensure the 
works program can proceed in a timely manner, while the contaminated material is controlled and 
contained.
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Tasmanian Heritage Council 
GPO Box 618 Hobart Tasmania 7000 
Level 3, 200 Collins St, Hobart Tasmania 7000 
Tel: 1300 850 332 
enquiries@heritage.tas.gov.au 
www.heritage.tas.gov.au 

PLANNING REF: DA0055/2018 
THC WORKS REF: #5548 
REGISTERED PLACE NO: #3958, #4204  
FILE NO: 09-46-49THC, No File Ref. 
APPLICANT: JMC Automotive & Property Development Group (Errol Stewart) 
DATE OF DECISION: 20 April 2018  
 
 
NOTICE OF HERITAGE DECISION 
(Historic Cultural Heritage Act 1995) 
 
The Place: & Embankment Offices 
 29-31 Charles Street, Launceston. 
Proposed Works: Boundary adjustment, demolition, erection of new building 

structures, and signage. 
 
Under section 39(6)(a) of the Historic Cultural Heritage Act 1995, the Heritage Council 
gives notice that it consents to the discretionary permit being granted in accordance with 
the documentation submitted with Development Application DA0055/2018, advertised on 
28/03/2018. 
 

Advice  

which are both entered in the Tasmanian Heritage Register.  
In relation to works outside the registered areas the applicant is encouraged to 
consider the following: 
(a) retention of the earliest part of the Riverview Hotel; 
(b) investigation of the archaeological potential of the Riverview Hotel site; and  
(c) reducing the size of the blade signage proposed to the sales showroom and 

administration building to reduce its dominance over that building. 
 
Please ensure the details of this notice are included in any permit issued, and forward a 
copy of the permit or decision of refusal to the Heritage Council for our records. 
 
Please contact Mr Chris Bonner on 1300 850 332 if you require clarification of any 
matters contained in this notice. 
 

 
Pete Smith 
Director  Heritage Tasmania 
Under delegation of the Tasmanian Heritage Council  





