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Figure 20 – Looking left along Davis St. from the proposed road.

  

 

4.7 Davis Street Lots 1 to 11 

 

4.7.1 Lots 1 to 5 

Figures 21 – 24 show sight distance for lots 1& 4, lots 2, 3 & 5 have similar sight distance. 

Figure 21 – Proposed Lot 1 access  looking right along Davis Street.

 

Sight distance 

left is 223m with 

tree trimming. 

Sight distance 

right is > 100m. 
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Figure 22 – Proposed Lot 1 access  looking left along Davis Street.

 

Figure 23 – Proposed Lot 4 access  looking right along Davis Street.

 

Figure 24 – Proposed Lot 4 access  looking left along Davis Street.

 

Sight distance 

right is > 100m. 

Sight distance 

left is 100m 

with tree 

trimming. 

Sight distance 

left is > 100m. 
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4.7.2 Lots 6 to 11 

Lots 6 -9 are close to the proposed junction with similar sight distances. 

Figures 25 – 26 show sight distance for lot 11 which is similar for lot 10. 

Figure 25 – Proposed Lot 11 access  looking right along Davis Street.

 

Figure 26 – Proposed Lot 11 access  looking left along Davis Street.

  

 

4.8 Soldier Settlement Road Lots 12 to 18 

 

4.8.1 Lots 12 to 16 

Proposed accesses to lots 12 & 16 are shown in Figures 27-30. Lots 13 & 14 & 16  are beside 

these lots with similar sight distances. 

Sight distance 

right is >100m. 

Sight distance 

left is >100m 

with tree 

trimming. 
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Figure 27 – Proposed Lot 12 access  looking right along Soldier Settlement Road.

 

Figure 28 – Proposed Lot 12 access  looking left along Soldier Settlement Road.

 

Figure 29 – Proposed Lot 15 access  looking right along Soldier Settlement Road.

  

Sight distance 

right is 50m. 

Sight distance 

left is 70m. 

Sight distance 

right is  70m with 

shrub removal. 
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Figure 30 – Proposed Lot 15 access  looking left along Soldier Settlement Road.

 

 

4.8.2 Lots 17 & 18 

Sight distances for proposed access to Lot 18 are shown in Figures 31 – 32. Lot 17 is beside 

with similar sight distances. 

Figure 31 – Proposed Lot 18 access  looking right along Soldier Settlement Road.

  

 

 

 

 

 

Sight distance 

left is 130m. 

Sight distance 

right is 100m. 
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Figure 32 – Proposed Lot 18 access  looking left along Soldier Settlement Road.

 

 

4.9 Internal Road Lots 19 to 40 

The internal lots are encapsulated within the Beechford 40 km/h Area Speed Limit with 

adequate access sight distance, see Figure 42 for details.  

 

4.10 Beechford Road 

Beechford Road continues East of Davis Street then South to Lefroy, Figure 33 shows the 

start of Beechford Road, East  of Beechford.  

Figure 33 – Eastbound on Beechford Road departing Beechford

  

Source: Google Maps 

 

 

100km/h Speed limit on 

Beechford. 

65km/h Advisory Speed 

sign Dusk to Dawn 

Sight distance 

left is 100m. 
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4.11 Traffic Activity 

From TCS traffic observations, see Appendix B, estimated traffic activity at Beechford is 

summarised as follows: 

Soldier Settlement Road (Beechford): 

• 240vpd and 24 vph (2023) 

• 264vpd and 26 vph (2033) 

Davis Street (at Soldier Settlement Road): 

• 160vpd and 16 vph (2023) 

• 176vpd and 18 vph (2033) 

 

4.12 Crash History 

The DSG is supplied with reported crashes by Tasmania Police. The DSG maintains a crash 

database from the crash reports which is used to monitor road safety, identify problem areas 

and develop improvement schemes.  

The 5-year reported crash history for  Davis Street records no crashes as advised by DSG 13th 

June 2023. 

 

4.13 Road Safety Review 

From Road Safety Review, the bends  in  Soldier Settlement Road some 50 to 150m South of 

the  Davis Street intersection excessively limits forward sight distance due to bushes / trees 

growing in the road reservation, see Figures 34 and 35. 

Figure 34 – Soldier Settlement Road bend 50 to 150m South of  Davis Street.

 

Limited forward sight 

distance due to bushes / 

trees within the road 

reservation. 
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Figure 35 – Soldier Settlement Road bend 50 to 150m South of  Davis Street.

  

4.14 Safe Systems Assessment 

Davis Street ( Soldier Settlement Road to Butler Street) has been assessed in accordance with 

the Austroads Safe System Assessment framework. This framework involves consideration of 

exposure, likelihood and severity to yield a risk framework score. High risk crash types and 

vulnerable road user crash types are assessed for each site and aggregated to provide an 

overall crash risk.  Crash risk is considered in terms of three components: 

• Exposure (is low where low numbers of through and turning traffic) i.e.1 out of 4 

• Likelihood (is low where the infrastructure standard is high) i.e. 1 out of 4 

• Severity (is low where the speed environment is low) i.e. 1 out of 4 

The Austroads Safe System Assessment process enables the relative crash risk of an 

intersection or road link to be assessed. Vulnerable road users are considered along with the 

most common crash types.  

 

Crash risk scores indicate how well the infrastructure satisfies the safe system objective which 

is for a forgiving road system where crashes do not result in death or serious injury.  

 

The SSA crash risk was assessed as 22/448 which is a very low crash risk score. See 

Appendix C for the assessment details. Figure 36 indicates the severity of the SSA score. 

 

Figure 36 – Austroads Safe System Assessment alignment between crash score and risk

 

Limited forward sight 

distance due to bushes / 

trees within the road 

reservation. 
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5. Traffic Generation and Assignment 

This section of the report describes how traffic generated by the proposal is distributed within 

the adjacent road network now (2023) and in ten years (2033). 

5.1 Traffic Growth  

A compound annual growth rate for Beechford traffic of 1 % has been assumed. 

 

5.2 Trip Generation 

Applicable rates are sourced from the RTA Guide to Traffic Generating Developments 2002.  

 

Applicable traffic generation rates for Village Zoning: 

o 3-bedroom dwellings: 6vpd with 0.6 vph at peak times. 

Traffic Generation: 

o All proposed Lots: 40 * 3-bedroom dwellings units per lot: 240 vpd & 24vph 

 

5.3 Trip Assignment 

It is estimated that the proposed development at Beechford would attract some permanent 

residents 10% and 90% shack owners / rentals from the state population centroid South of 

Launceston. 

o 40% of shack / rental traffic will arrive from the South via Dalrymple Road and 

Beechford Road being the most direct link between the South and Beechford. 

o 10% of shack / rental traffic will arrive from the South via East Tamar Highway / 

Bridport Main Road and Beechford Road. 

o 10% of shack / rental traffic will arrive from the East via Bridport Main Road & 

Beechford Road 

o 40% of shack / rental traffic will arrive from the West & South via George Town and 

Soldier Settlement Road and have local movements for work, shops, and schools etc. 

Figure 37 shows the assignment assumptions. 
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Figure 37 – Traffic assignment assumptions for the traffic generated by the proposal.

 

Based on the assumptions shown above traffic has been assigned to the Davis Street / Soldier 

Settlement Road junction, see Figure 38 and the Davis Street / Proposed Road junction, see 

Figure 39. 
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Figure 38 - Assigned traffic at the Davis Street / Soldier Settlement Road intersection. 
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Figure 39 - Assigned traffic at the Davis Street / proposed junction. 
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6. Impact on Road Network  

 

6.1 Impact on Traffic Capacity 

This section considers the performance of the proposed intersection  in 2033 based on 

assumed background traffic growth of  1% and the traffic generated by the proposed 

development.  The proposal is estimated to increase traffic on Davis Street 160vpd (2023) to    

416vpd (2033)either side of the proposed junction.  

 

6.1.1 Davis Street / Proposed Road 1 Junction  
The proposal will generate an estimated 240 vpd at the proposed junction however Davis 

Street  with 160vpd (2023) )can easily absorb this traffic and is estimated to operate at Level 

of Service A, the highest  level. LOS definitions are attached in Appendix E.  

 

6.1.2 Soldier Settlement Road / Davis Street  Junction  
The proposal will contribute an estimated  100 vpd  to this junction  which can  be easily 

absorbed. The junction is estimated to operate at Level of Service A, the highest  level. LOS 

definitions are attached in Appendix E.  

  

 

6.2 Austroads Junction Warrants 

Junction layout requirements are based on Austroads Guidelines which take into account the 

standard of the road, speed limit and volume of through and side road traffic 
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6.2.1 Davis Street / Soldier Settlement Road intersection. 

Figure 40 provides evidence that by 2033 a simple intersection layout is adequate. 

The existing junction has a simple layout. 

 

Figure 40 – Austroads Junction Warrant – Davis St. / Soldier Settlement Rd.  junction
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6.2.2 Proposed Davis Street junction. 

Figure 41 provides evidence that by 2033 a simple intersection layout is adequate. 

The proposed junction has a simple layout. 

 

Figure 41 – Austroads Junction Warrant – Proposed  Davis St. junction
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6.3 Sight Distance requirements (Figure 42) 

 

Figure 42 – Sight distance requirements summary 

 

6.4 Property access standard 

In rural residential zones property accesses should be constructed in accordance with the 

LGAT Standard Drawing for Rural Road Driveways TSD-R03 & R04 available online: 

https://www.lgat.tas.gov.au/__data/assets/pdf_file/0027/813735/Tasmanian-Municipal-

Standards-Drawings-v3-December-20202.pdf. 

Accesses to Soldier Settlement Road i.e lots 12 to 18 should be fitted with driveable culvert 

headwalls type 1, see Appendix F, due to the higher speed environment on approach to 

Beechford. 
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6.5 Liveability, Safety and Amenity Guidelines 

Guidelines for the safety and amenity of a residential areas include: 

• Residential precincts need to be bounded by traffic routes and/or natural barriers to 

minimise conflict. 

• Direct vehicular and pedestrian access should be avoided from single dwelling units 

onto road with over 2,000 vehicles per day. 

• Effective street lengths should be less than 200-250m in order to achieve typical 

vehicle speeds of 40km/h. 

• Cyclist and pedestrian demands should be catered for separately using path or cycle 

networks.  

To maximise the liveability, safety and amenity of the local area, road and street network 

layout should be such that: 

• A minimum of 60% of lots should abut residential streets with less than 300vpd 

passing traffic. 

• A minimum of 80% of lots should abut residential streets with less than 600 vpd 

passing traffic. 

• A maximum of 5% of single dwelling lots should abut residential streets with 

between 1,000-2,000 vpd passing traffic. 

• A maximum of 1% of single dwelling lots should abut local streets or collectors with 

less than 3,000 vpd passing traffic, and 

• No single dwelling lot should abut a route with > 3,000 vpd passing traffic. 

These guidelines are from TE&M Chapter 2.2: Design of New Urban Networks. 

The proposal satisfies the liveability, safety and amenity targets described above. 
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6.6 George Town Interim Planning Scheme 2015 
 

Road & Railway Assets Code E4   

E4.5.3 Use and road or rail infrastructure 

A TIA must be accompanied by a written advice as to the adequacy of the TIA from the: 

a) Road authority in respect of a road. See Appendix G for Council advice on 

adequacy of this TIA. 

b) Rail authority in respect of a railway. No railway is impacted by the proposal. 

 

E4.6.1 Use and road or rail infrastructure 

Acceptable solution A2: For roads with a speed limit of 60km/h or less the use must not 

generate more than a total of 40 vehicle entry and exit movements per day. 

 

A2 is not satisfied, the proposal is estimated to increase traffic activity at: 

o Davis Street / Proposed Road junction by 240 vpd and 24 vph. 

o Davis Street / Soldier Settlement Road junction by 100 vpd and 10 vph 

. 

 Performance criteria P2: For roads with a speed limit of 60km/h , the  level of use , number , 

location, layout and design of accesses and junctions must maintain an acceptable level of 

safety for all road users including pedestrians and cyclists. 

Soldier Settlement Road with estimated traffic of 240 vpd (2023) and Davis Street junction 

with estimated traffic of 160vpd (2023) have ample capacity to absorb the 240vpd generated 

by the proposal. Soldier Settlement Road and Davis Street are operating at some 2% of 

capacity and are estimated to operate at Level of Service A beyond 2033. 

The impacted junctions are considered safe: 

o 5 year reported crash history reveals no reported crashes on Davis Street. 

o From on-site road safety review no roadside hazards or traffic safety issues were 

detected on Davis Street. Limited forward sight distance on the bends in Soldier 

Settlement Road near Beechford, see Figures 34 & 35 can be improved with 

vegetation removal. 

o From Austroads Safe System Assessment Soldier Settlement Road and Davis Street 

have a very low crash risk. 

o The proposed junction standard is safe and efficient for the speed environment and 

volume of through and turning traffic, see Figures 40 & 41. 

P2 is satisfied. 

 

E4.6.2 - Road accesses and junctions 
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Acceptable solution A2: No more than one access providing both entry and exit, or two 

accesses providing separate entry and exit, to roads in an area subject to a speed limit of 

60km/h or less. 

• One two-way junction is proposed at the Davis Street / Proposed Road junction. 

• One two-way access is proposed for each proposed lot. 

A2 is satisfied. 

 

 

E4.6.4  - Sight distance at accesses, junctions and level crossings 

Acceptable solution A1: Sight distances at: 

(a) an access or junction must comply with the Safe Intersection Sight Distance shown in 

Table E4.6.4; and 

(b) rail level crossings must comply with AS1742.7. 

A1 is not satisfied as shown in  Figure 42 as some proposed lot accesses do not meet Table 

E4.6.4 SISD requirement for 50km/h. 

Performance Criteria P1: The design, layout and location of an access, junction or rail level 

crossing must provide adequate sight distances to ensure the safe movement of vehicles. 

All proposed lot accesses comply with  AS / NZS 2890.1 Sight Distance Requirements at 

Access Driveways (Figure 3.2 of the standard), see Figure 42. P1 is satisfied.  

 

6.7 Other requirements 
 

6.7.1 Environmental 
No adverse environmental impact is anticipated in relation to: 

• Noise, Vibration and Visual Impact    

• Community Severance and Pedestrian Amenity   

• Hazardous Loads, Air Pollution  and Dust and Dirt    

• Ecological Impacts and Heritage and Conservation 

  

6.7.2 Street Lighting and Furniture 

There is no need for additional street furniture. Street lighting should be provided consistent 

with Council policy. 

 

6.8 Tasmanian Subdivision Guideline Considerations  

No issues. 
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6.9 Transport Planning Considerations   

 

6.9.1 Proposed Road  1& Cul-De-Sac (200m) 

In accordance with LGAT Rural Sealed Roads standard drawing TSD-R02 . The road should 

be constructed to a sealed width of  6.0m with Rural Type Cul-De-Sac – TSD-R08. 

 

6.9.2   Proposed Road 2 & Cul-De-Sac (180m) 

In accordance with LGAT Rural Sealed Roads standard drawing TSD-R02 . The road should 

be constructed to a sealed width of  6.0m with Rural Type Cul-De-Sac – TSD-R08. 

 

6.10 Provisions for all road users 

 

6.10.1 Light Vehicles 

Traffic safety and capacity requirements for light vehicles have been considered and the 

proposed junction layout is considered suitable in terms of traffic safety and capacity. 

6.10.2 Heavy Vehicles 

Once fully developed the largest vehicles accessing the subdivision will be light rigid trucks 

e.g. garbage collection or fire trucks. Short term access by semitrailers delivering equipment 

and materials is assumed. The proposed road is adequate for these purposes. 

6.10.3 Public Transport 

School Bus service  operates between George Town, Beechford, and Lefroy. The proposal 

does not disaffect school bus services. 

6.10.4 Pedestrians 

The proposed roads include footpaths along the proposed roads. There are  no footpaths along 

Davis Street or Soldier Settlement Road at Beechford. The  proposal does not disaffect 

pedestrians.  

6.10.5 Cyclists 

The  proposal does not disaffect cyclists.  

 

6.10.6 Motorcyclists 

The proposal does not disaffect motorcyclists. 
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6.11 Services 

There are power poles along the North side of Davis Street. 

 

6.12 Bushfire Prone Area 

The whole subdivision is within a bushfire prone area and a  bushfire hazard  report has been 

prepared, see Appendix H for extract from the report summarising property access 

requirements. 
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7. Recommendations and Conclusions 

This traffic impact assessment has been prepared to assess the proposed 40 Lot  subdivision  

of  Lot 1 Davis Stret, Beechford. 

 It has been prepared following a review of available traffic and crash data, existing 

conditions, Road Safety Review, Austroads Safe System Assessment, future growth 

projections for Soldier Settlement Road and Davis Street, relevant traffic standards and 

Austroads guidelines.   

From Road Safety Review and Safe System Assessment Main Road in the vicinity of the 

development site was determined to have a very low crash risk. The 5-year reported crash 

history for Davis Street at Beechford indicates no reported crashes. 

The proposal is estimated to generate traffic as follows: 

o Davis Street – 240vpd with peak hour activity of 24 vph. 

o Soldier Settlement Road – 100 vpd with peak hour activity of 10 vph. 

 

From review of Austroads junction warrants: 

o Soldier Settlement Road / Davis Street junction is adequate with the existing layout. 

o Proposed Davis St / Road 1 junction is adequate with the proposed simple layout. 

o Proposed  Road 1 / Road 2 junction is adequate with the proposed simple layout. 

 

Evidence provided demonstrates  requirements of the George Town Interim Planning Scheme 

2015 - Road & Railway Assets Code E4 are satisfied. 

 

Recommendations: 

• Construct the new  road 1 and cul-de-sac consistent with LGAT TSD - R02 & R08 

with sealed pavement width of  6.0m. Clear vegetation on West side of junction 

limiting sight distance, see Figure 20 and 12m minimum radius Cul-De-Sacs, see 

Appendix H  - Bushfire Hazard Report Extract. 

 

• Construct the new  road 2 and cul-de-sac consistent with LGAT TSD - R02 & R08 

with sealed pavement width of  6.0m20 and 12m minimum radius Cul-De-Sacs, see 

Appendix H  - Bushfire Hazard Report Extract. 

 

•  Construct driveways consistent with LGAT TSD DWG TSD- R03& R04 with 

driveable culvert headwalls Type 1 for Lots 12-18 accessing Soldier Settlement Rd 
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with 4m wide driveways with 20 tonne load bearing capacity and  sealed passing 

bays to suite property access requirements, see Appendix H  - Bushfire Hazard 

Report Extract. 

 

• Construct driveways to other lots consistent with LGAT TSD DWG TSD- R03& R04  

with 4m wide driveways with 20 tonne load bearing capacity and sealed passing bays 

to suite property access requirements, see Appendix H  - Bushfire Hazard Report 

Extract. 

• Clear vegetation limiting sight distance either side of proposed accesses to lots 11, 

15, 18  see Figures 26, 29 & 31. 

• Clear vegetation along East side of the bends in Soldier Settlement Rd, Beechford, 

see Figures 34 & 35.    

• Provide streetlighting consistent with  George Town Council policy for the area. 

 

Subject to the above recommendations, the proposed subdivision will not disaffect traffic 

safety and efficiently on Davis St. or Soldier Settlement Rd and is supported on traffic 

grounds. 
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Appendices 
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Appendix A - Site Layout Plan 
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Appendix B - 2023 Traffic Count Data 

 

Soldier Settlement Road  

(Davis St. junction) 

• AADT - 240 vpd  

• Peak Hours – 24vph 

 

Davis Street  

(Soldier Settlement Rd junction) 

• AADT - 160 vpd 

• Peak Hours – 16vph 
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Appendix C - Safe Systems Assessment 
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Appendix D - Tas. 26m B Double Network 
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Appendix E - Level of Service Descriptions 
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Appendix F - Driveable Culvert Endwall Spec  
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Appendix G - Council advice on TIA adequacy 
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Appendix H - Bushfire Hazard Report Extract 

A report has been prepared by Scott Livingston (Livingston Natural Resources Services) 25th 

July 2023. The following extracts from the report are attached for roads & property accesses. 
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Bushfire Hazard Management 

Report: Subdivision  
 

 

Report for:  MBBO Pty Ltd 

 Property Location: Lot 1 Davis Street, Beechford 

 

Prepared by: Scott Livingston 

Livingston Natural Resource Services  
 

Date:   25th July 2023 

Version    1 
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 Page ii  
 

Client: MBBO Pty Ltd 

 
 

Property identification: 

Lot 1 Davis Street, Beechford, CT 184622/1, PID 9221732.  

Current zoning: Village, George Town Interim Planning Scheme 

2013 

 

 
 

  
Proposal: 40 Lot subdivision from 1 existing title. 

Assessment  
A field inspection of the site was conducted to determine the 

Bushfire Risk and Bushfire Attack Level. 

  

 
 

Assessment by: Scott Livingston 

Master Environmental Management, Natural Resource Management Consultant. 

Accredited Person under part 4A of the Fire Service Act 1979: Accreditation # BFP-105. 
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LIMITATIONS 

This report only deals with potential bushfire risk and does not consider any other potential 
statutory or planning requirements.  This report classifies type of vegetation at time of 
inspection and cannot be relied upon for future development or changes in vegetation of 
assessed area. 
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DESCRIPTION 
 

A 40 lot subdivision in 3 stages is proposed from existing title CT 184622/1 at Lot 1 Davis Street, 

Beechford.   The property is mapped as Bushfire Prone in Planning Scheme Overlays. The 
property is vacant pasture. Surrounding land to the north is Davis Street with residential 
development on the northern side. Land to the east is partially residential and grassland with 
coastal scrub to the northeast. Land to the south is grassland, land to the west is Soldier 
Settlement Road with larger lots further west a mosaic of low threat grassland and woodland 
patches. Stage 1 lots have frontage to Davis Street or Soldier Settlement Road, Stage 2 & 3 
lots will require internal roads. The area is not serviced by a reticulated water supply. 

 
 

BAL AND RISK ASSESSMENT 
 

The land mapped as Bushfire Prone Area in planning scheme overlays.  

VEGETATION AND SLOPE 

Lot   North East South West 

1 

Vegetation 
within 100m 
lot 
boundaries 

0-100m low 
threat 

0-36m low threat, 
36 100m 
grassland 

0-100m 
grassland (on 
lots)  

0-100m grassland 
(on lots)  

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope 

BAL Rating: 
existing 
vegetation 

BAL Low BAL 12.5 BAL FZ BAL FZ 

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 
 

2~10 

Vegetation 
within 100m 
lot 
boundaries 

0-100m low 
threat 

0-60+m grassland 
(on lots), 60+-
100m low threat 

0-100m 
grassland (on 
lots)  

0-20+m grassland 
(on lots) 20+m- 
100m low threat 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL Low BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

11 

Vegetation 
within 100m 
lot 
boundaries 

0-100m low 
threat 

0-100m grassland 
(on lots), 

0-100m 
grassland (on 
lots)  

0-100m low threat  

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

George Town Council
2024 03 26 ORDINARY COUNCIL MEETING ATTACHMENTS

Agenda

Attachment 7.2.2 Advertising Plans - DA 2023-99 Page | 282



 Page 3  
 

Lot   North East South West 

BAL Rating: 
existing 
vegetation 

BAL Low BAL FZ BAL 19 BAL Low  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

12 

Vegetation 
within 100m 
lot 
boundaries 

0-100m low 
threat 

0-100m grassland 
(on lots) 

0-100m 
grassland (on 
lots)  

0-20m road and 
verges,20-100m 
grassland woodland 
mosaic 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL Low BAL FZ BAL 19 BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

13~16 

Vegetation 
within 100m 
lot 
boundaries 

0-25+m 
grassland on 
lots, 25+-
100m low 
theat 

0-100m grassland 
(on lots) 

0-50+m 
grassland (on 
lots) 50+-100m 
grassland 

0-20m road and 
verges,20-100m 
grassland woodland 
mosaic 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL Low BAL FZ BAL 19 BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

17 

0-100m 
grassland (on 
lots) 

0-100m low 
threat 

0-100m grassland 
(on lots) 

0-25m grassland 
(on lots) 25-00m 
grassland 

0-20m road and 
verges, 20-100m 
grassland 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL Low BAL FZ BAL 19 BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

17 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-25m grassland 
(on lots) 25-00m 
grassland 

0-20m road and 
verges, 20-100m 
grassland 
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Lot   North East South West 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

18 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-100m 
grassland 

0-20m road and 
verges, 20-100m 
grassland 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 / BAL 19 

 

 
 

19, 20 

Vegetation 
within 100m 
lot 
boundaries 

0-50+m 
grassland (on 
lots), 50+-
100m low 
threat 

0-100m grassland 
(on lots) 

0-100m 
grassland (on 
lots) 

0-75m grassland (0n 
lots) 75-95m road 
and verges, 95-
100m woodland 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

21, 22 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-50+m 
grassland (on 
lots) 50+-100m 
grassland 

0-75m grassland (0n 
lots) 75-95m road 
and verges, 95-
100m woodland 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  
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Lot   North East South West 

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

23 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-25m grassland 
(on lots)25-
100m grassland 

0-75m grassland (0n 
lots) 75-95m road 
and verges, 90-
100m woodland 
grassland mosaic 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 

 

24 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-25m grassland 
(on lots)25-
100m grassland 

0-55m grassland (on 
lots) 55-75m road 
and verges,75-100m 
grassland 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 / BAL 19 

 

 
 

25 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-25m grassland 
(on lots)25-
100m grassland 

0-100m grassland 
(on lots)  

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 / BAL 19 

 

 
 

26 
Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-25m grassland 
(on lots)25-
100m grassland 

0-75m grassland (0n 
lots) 75-95m road 
and verges, 90-
100m woodland 
grassland mosaic 
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Lot   North East South West 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

27 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

0-50 grassland 
(on lots), 50-
100m grassland  

0-100m grassland 
(0n lots)  

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

28~30 

Vegetation 
within 100m 
lot 
boundaries 

0-60m 
grassland (on 
lots), 60-
100m low 
threat 

0-100m grassland 
(on lots) 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

31, 32 

Vegetation 
within 100m 
lot 
boundaries 

0-60m 
grassland (on 
lots), 60-
100m low 
threat 

0-60+m grassland 
(on lots), 60-80m 
low threat, 80-
100m grassland 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  
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Lot   North East South West 

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low 

 

 
 

33 

Vegetation 
within 100m 
lot 
boundaries 

0-60m 
grassland (on 
lots), 60-
100m low 
threat 

0-37+m low 
threat, 37+-100m 
grassland 

0-100m 
grassland (on 
lots) 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL Low / BAL 12.5 

 

 
 

34 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-42+m low 
threat, 42+-100m 
grassland 

0-78m grassland 
(on lots), 78-
100m grassland 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL 12.5  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

35, 36 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
0-25+m 
grassland (on 
lots),25+-100m 
grassland 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5/ BAL 19 
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Lot   North East South West 

37 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-100m grassland 
0-100m 
grassland 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5/ BAL 19 

 

 
 

38 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-65m grassland 
on lots) 65-100m 
grassland 

0-100m 
grassland 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5/ BAL 19 

 

 
 

39 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-82m grassland 
(on lots) 82-100m 
grassland 

0-100m 
grassland 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL 12.5 

 

 
 

40 

Vegetation 
within 100m 
lot 
boundaries 

0-100m 
grassland (on 
lots) 

0-76m grassland 
(on lots) 76-100m 
grassland 

0-50m grassland 
(on lots) 50-
100m grassland 

0-100m grassland 
(on lots) 

 

Slope 
(degrees, 
over 100m) 

Downslope 0-
5° 

Flat/ Upslope Flat/ Upslope Flat/ Upslope  
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Lot   North East South West 

BAL Rating: 
existing 
vegetation 

BAL FZ BAL FZ BAL FZ BAL FZ  

BAL Rating: 
with 
setbacks and 
HMA 

BAL low 

 

 

 
 

BUILDING AREA BAL RATING 

Setback distances for BAL Ratings have been calculated based on the vegetation that 
will exist after development and have also considered slope gradients. 
 
Where no setback is required for fire protection other Planning Scheme setbacks may 
need to be applied, other constraints to building such as topography have not been 
considered. 
 
The BAL ratings applied are in accordance with the Australian Standard AS3959-2018, 
Construction of Buildings in Bushfire Prone Areas, and it is a requirement that any habitable 
building, or building within 6m of a habitable building be constructed to the BAL ratings 
specified in this document as a minimum. 
 

Bushfire Attack Level (BAL) Predicted Bushfire Attack & Exposure Level 

BAL-Low Insufficient risk to warrant specific construction requirements 

BAL-12.5 Ember attack, radiant heat below 12.5kW/m² 

BAL-19 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 12.5-19kW/m² 

BAL-29 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 19-29kW/m² 

BAL-40 Increasing ember attack and burning debris ignited by windborne 
embers together with increasing heat flux between 29-40kW/m² 

BAL-FZ Direct exposure to flames radiant heat and embers from the fire front 

 

 Setbacks   BAL Low BAL 12.5 BAL 19 

Grassland 
Upslope and flat 50m 14m 10m 

Downslope 0-5° 50m 16m 11m 

Woodland 
Upslope and flat 100m 22m 15m 

Downslope 0-5° 100m 26m 18m 
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PROPOSED LOT BAL RATING 

All lots have a potential building area at BAL 19. 

 

Figure 1: BAL 19 Building Area 

 

HAZARD MANAGEMENT AREAS 

All land within developed lots must be managed as low threat vegetation from sealing 
of titles and maintained in perpetuity.  All land within the balance lot at any stage that 
is within 50m of a BAL Low rated lot and within 14m of a BAL 12.5 rated lot must be 
managed as Low threat vegetation from sealing of titles and maintained in perpetuity. 
The balance lot beyond those distances must be maintained at no higher fuel load 
than grassland. Low threat vegetation including maintained lawns (mown to < 
100mm), gardens and orchards. The owner of a lot is responsible for management of 
fuels and infrastructure within their lot. 
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Figure 2: Staged Hazard Management 
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ROADS 
 

Lots 1- 11 have a frontage to Davis Street, lots 12-18 have frontage to Soldier Settlement 
Road. No additional roads are required for these lots (Stage 1). Lots 19-28 (Stage 2) and 
29-40 (Stage 3) will require internal road construction. Roads must meet the requirements 
of table C13.1 prior to sealing of titles for any lot accessed from the road. Staged roads 
must meet terminus turn provision, with 12m outer radius and 2m horizontal clearance, 
this may include a temporary turn provision if lots are sealed on a partial staged road 
section.  

 

Table C13.1 Standards for Roads 
Element  Requirement 

A. Roads. 

Unless the development standards in the zone require a higher 

standard, the following apply: 

(a)  two-wheel drive, all-weather construction; 

(b)  
load capacity of at least 20 tonnes, including for bridges and 

culverts; 

(c)  
minimum carriageway width is 7m for a through road, or 5.5m 

for a dead-end or cul-de-sac road; 

(d)  minimum vertical clearance of 4m; 

(e)  
minimum horizontal clearance of 2m from the edge of the 

carriageway; 

(f)  cross falls of less than 3 degrees (1:20 or 5%); 

(g)  
maximum gradient of 15 degrees (1:3.5 or 28%) for sealed 

roads, and 10 degrees (1:5.5 or 18%) for unsealed roads; 

(h)  curves have a minimum inner radius of 10m; 

(i)  
dead-end or cul-de-sac roads are not more than 200m in length 

unless the carriageway is 7m in width; 

(j)  
dead-end or cul-de-sac roads have a turning circle with a 

minimum 12m outer radius; and 

(k)  

carriageways less than 7m wide have ‘No Parking’ zones on 

one side, indicated by a road sign that complies with Australian 

Standard, AS 1743-2001 Road signs-Specifications. 
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PROPERTY ACCESS 
 

Access to lots must comply with the relevant elements of Table C13.2 Standards for Property 
Access, Bushfire-Prone Areas Code. Access will be required to static water supply points on 
all lots and must meet Element B standards prior to the commencement of construction of a 
habitable building.  Lot access/ driveways from roads must meet 4m width requirement.  

 

Table C13.2: Standards for Property Access 

Element  Requirement 

A. 

Property access 

length is less 

than 30m; or 

access is not 

required for a 

fire appliance to 

access a fire 

fighting water 

point. 

There are no specified design and construction requirements.  

B. 

Property access 

length is 30m or 

greater; or 

access is 

required for a 

fire appliance to 

a fire fighting 

water point. 

The following design and construction requirements apply to property 

access: 

(a)  all-weather construction;  

(b)  
load capacity of at least 20t, including for bridges and 

culverts; 

(c)  minimum carriageway width of 4m; 

(d)  minimum vertical clearance of 4m;  

(e)  
minimum horizontal clearance of 0.5m from the edge of the 

carriageway; 

(f)  cross falls of less than 3 degrees (1:20 or 5%);  

(g)  dips less than 7 degrees (1:8 or 12.5%) entry and exit angle;  

(h)  curves with a minimum inner radius of 10m; 

(i)  

maximum gradient of 15 degrees (1:3.5 or 28%) for sealed 

roads, and 10 degrees (1:5.5 or 18%) for unsealed roads; 

and 

(j)  

terminate with a turning area for fire appliances provided by 

one of the following: 

(i)  
a turning circle with a minimum outer radius of 10m; 

or 

(ii)  a property access encircling the building; or 

(iii)  
a hammerhead “T” or “Y” turning head 4m wide and 

8m long. 

C. 

Property access 

length is 200m 

or greater. 

The following design and construction requirements apply to property 

access: 

(a)  the requirements for B above; and 

(b)  
passing bays of 2m additional carriageway width and 20m 

length provided every 200m. 
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D. 

Property access 

length is greater 

than 30m, and 

access is 

provided to 3 or 

more properties.  

The following design and construction requirements apply to property 

access: 

(a)  complies with requirements for B above; and 

(b)  
passing bays of 2m additional carriageway width and 20m 

length must be provided every 100m. 

 

 

FIRE FIGHTING WATER SUPPLY 
 

The subdivision is not serviced by a reticulated supply.  Habitable buildings will require static 
water supplies and must meet the requirements of Table C13.5 prior to the commencement 
of construction of a habitable building. 

Table C13.5 

Element  Requirement 

A. Distance between 

building area to be 

protected and 

water supply 

The following requirements apply: 

a) The building area to be protected must be located within 90 

metres of the water connection point of a static water supply; 
and 

b) The distance must be measured as a hose lay, between the water 
point and the furthest part of the building area. 

B. Static Water 
Supplies 

A static water supply: 

a) May have a remotely located offtake connected to the static water 
supply; 

b) May be a supply for combined use (fire fighting and other uses) but 
the specified minimum quantity of fire fighting water must be 

available at all times; 

c) Must be a minimum of 10,000 litres per building area to be 
protected.  This volume of water must not be used for any other 

purpose including fire fighting sprinkler or spray systems; 

d) Must be metal, concrete or lagged by non-combustible materials if 

above ground; and 

e) If a tank can be located so it is shielded in all directions in 

compliance with Section 3.5 of AS 3959-2009, the tank may be 
constructed of any material provided that the lowest 400 mm of 

the tank exterior is protected by: 

(i) metal; 

(ii) non-combustible material; or 

(iii) fibre-cement a minimum of 6 mm thickness. 

C. Fittings, pipework 
and 

accessories 

(including stands 

and tank 

Fittings and pipework associated with a water connection point for a static 
water supply must: 

(a) Have a minimum nominal internal diameter of 50mm; 

(b) Be fitted with a valve with a minimum nominal internal diameter of 

50mm; 
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supports) (c) Be metal or lagged by non-combustible materials if above ground; 

(d) Where buried, have a minimum depth of 300mm (compliant with 
AS/NZS 3500.1-2003 Clause 5.23); 

(e) Provide a DIN or NEN standard forged Storz 65 mm 
coupling fitted with a suction washer for connection to 

fire fighting equipment; 

(f) Ensure the coupling is accessible and available for connection at all 

times; 
(g) Ensure the coupling is fitted with a blank cap and securing chain 

(minimum 220 mm length); 
(h) Ensure underground tanks have either an opening at the top of not 

less than 250 mm diameter or a coupling compliant with this Table; 
and 

(i) Where a remote offtake is installed, ensure the offtake is in a position 
that is: 

(i) Visible; 

(ii) Accessible to allow connection by fire fighting equipment; 

(iii) At a working height of 450 – 600mm above ground level; and 

(iv) Protected from possible damage, including damage by vehicles 
D. Signage for static 

water 

connections 

The water connection point for a static water supply must be identified 

by a sign permanently fixed to the exterior of the assembly in a visible 

location.  The sign must 

(a) comply with: Water tank signage requirements within AS 

2304-2011 Water storage tanks for fire protection systems; or 

(b) comply with water tank signage requirements within 

Australian Standard AS 2304-2011 Water storage tanks for 
fire protection systems; or 

(c) comply with the Tasmania Fire Service Water Supply 

Signage Guideline published by the Tasmania Fire Service. 

E. Hardstand A hardstand area for fire appliances must be provided: 
(a) No more than three metres from the water connection 

point, measured as a hose lay (including the minimum water level 
in dams, swimming pools and the like); 

(b) No closer than six metres from the building area to be 

protected; 
(c) With a minimum width of three metres constructed to the 

same standard as the carriageway; and 

(d) Connected to the property access by a carriageway 

equivalent to the standard of the property access. 
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CONCLUSIONS 
 

A 40 lot subdivision in 3 stages is proposed from existing title CT 184622/1 at Lot 1 Davis 
Street, Beechford.   The property is mapped as Bushfire Prone in Planning Scheme Overlays. 
All lots have at BAL 19 or lower building areas.  Provided hazard management on the 
developed and balance lot during staging meets requirements some lots can achieve BAL 
Low.  

Roads must meet the requirements of Table C13.1, including terminus turn provision during 
staging. Property Access will be required to water supply points and must meet the 
requirements of table C13.2 prior to commencement of construction of a habitable building 
on a lot. Static water supplies to meet the requirements of Table C13.5 must be in place 
prior to the commencement of construction of a habitable building on a lot.  
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APPENDIX 1 – MAPS 
 

 

Figure 3: Location, existing title in blue 
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Figure 4: Aerial Image 
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Figure 5: Proposed Subdivision Plan 
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APPENDIX 2 – PHOTOS 
 

 

Figure 6: east from Soldier Settlement Road 

 

Figure 7: east from Soldier Settlement Road 
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