
 
 

GL AM OR G AN / S PR I N G B A Y C OU N C I L  
 

N OT I C E OF  PR O PO SED  D EV EL O PM EN T  

 
 

 
Notice is hereby given that an application has been made for planning approval for the 
following development: 
 
 

SITE:    RA18427 Tasman Highway, Bicheno 
                                     CT 130296/50 
 
PROPOSAL:  2 lot Subdivision 

 
 
Any person may make representation on the application(s) by letter (PO Box 6, Triabunna) or 

electronic mail (planning@freycinet.tas.gov.au) addressed to the General Manager. 

Representations must be received before midnight on Friday 15 March 2024 

 

 

APPLICANT:   Andy Hamilton & Associates 

DATE:      11/01/2024 

APPLICATION NO:  SA 2024 / 001 
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SEARCH DATE : 10-Jan-2024
SEARCH TIME : 09.33 AM
 
 

DESCRIPTION OF LAND
 
  Parish of BICHENO, Land District of GLAMORGAN
  Lot 50 on Sealed Plan 130296
  Derivation : Part of 2096 Acres Gtd to James Barnard, John     
  Foster and Robert Officer
  Prior CT 115304/1
 
 

SCHEDULE 1
 
  C151388 & M150669  TRANSFER to DEREK WALLACE FREEMAN   
           Registered 08-Jan-2008 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 130296 EASEMENTS in Schedule of Easements
  SP 130296 COVENANTS in Schedule of Easements
  SP 130296 FENCING COVENANT in Schedule of Easements
  C138135  AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           02-Nov-1998 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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3
DATE OF ISSUE

08-Jan-2008

RESULT OF SEARCH
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 10 Jan 2024 Search Time: 09:33 AM Volume Number: 130296 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 10 Jan 2024 Search Time: 09:33 AM Volume Number: 130296 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 2



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 10 Jan 2024 Search Time: 09:33 AM Volume Number: 130296 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 2 of 2







2 3 - 0 5 - G L A - A 1 |  

Peter Coney: Town Planner  
 

Peter Coney; Grad Dip Env Planning  

Peter.Coney@outlook.com 

 

18427 Tasman Highway, Bicheno 

 

Mr Andy Hamilton 

By email: ashassoc@outlook.com  

 

 

Dear Andy  

 

Please see below an assessment the proposed subdivision of land at 18427 Tasman Highway, 

Bicheno. I have taken into account the supporting reports relating to bushfire and natural 

values which you should supply as part of making the application.  

 

In short, I find that the proposal complies with each of the applicable standards of the Rural 

Zone, as well as relevant Codes: C2.0 Parking and Sustainable Transport Code, C3.0 Road 

and Railway Assets Code, C7.0 Natural Assets Code, and C13.0 Bushfire-Prone Areas Code. 

 

I note the proposal is exempt from the 8.0 Scenic Protection Code, and the C11.0 Coastal 

Inundation Hazard Code.  

 

I expect a permit should be issued subject to reasonable conditions.  
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Peter Coney: Town Planner  
 

Site and Locality  

 

The site is an 86ha allotment approximately 6km from the centre of Bicheno, being one of 

the northernmost properties within the Glamorgan Spring Bay municipal area. The site is 

moderately cleared with woodland to the west, adjoining a stand of forest which forms the 

periphery of the Douglas-Apsley National Park.  

 

The site is within the vicinity of the Old Mines Lagoon to the east, and has frontage to both 

the Tasman Highway, and Toxteth Court (see Figure 1).  

 

 
Figure 1. Site (blue) and surrounds. Note Tasman Highway separating the site from the Old 

Mines Lagoon (east), Toxteth Court (north), and the Douglas Apsley National Park (west). 
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Peter Coney: Town Planner  
 

The site is within the Rural Zone, which has been applied to all private land in the vicinity. 

The Environmental Management Zone to the west has been applied to the Douglas-Apsley 

National Park. The application of zones in the vicinity is reflective of existing land tenure (ie 

public vs private) and somewhat recognises the limited agricultural potential of the land, 

affording the application of the Priority Vegetation area. 

 

 
Figure 2. Application of zones to site and surrounds, with code overlays shown.  
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Peter Coney: Town Planner  
 

Proposal   

The proposal is for the subdivision of the land such that the operating vineyard may be 

separated onto its own 42ha lot, and the existing dwelling to its own 44ha lot.  

  

 
Figure 3. Graphic indicating the proposal relative to built and natural features of the site.  

 

The subdivision layout is somewhat based on an earlier approval (SA2014/00008), though 

seeks only two lots instead of the previously approved four. The location of the proposed 

access for the current lot 1 is in the same location as the access approved for the previous 

lots 1 and 2 (see Figure 4). This access was constructed in good faith by the owner, in general 

accordance with the previous permit; but, it is understood the previous permit is considered 

by the Council to have lapsed, and so in order to rely upon this access for the proposed 

subdivision, it is being applied for again. 

 

It is accepted that a portion of the vineyard has been developed across the adjacent title 

CT176342/1, though correction may be made in the future as a minor boundary adjustment 

under the general provisions of the scheme, the location of this portion of the vineyard has 

no bearing on the current application.  
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Peter Coney: Town Planner  
 

 
Figure 4. Previously approved subdivision plan, note access location is unchanged.  

 

 

 

 

 

 

 

 



2 3 - 0 5 - G L A - A 6 |  

Peter Coney: Town Planner  
 

Tasmanian Planning Scheme - Glamorgan Spring Bay (the 

Scheme). 
 

Clause 6.0 Assessment of an Application for use and Development.  

 

6.2 Categorising use or development   

 

Pursuant to clause 6.2.6; notwithstanding clause 6.2.1, development which is for subdivision 

does not need to be categorised into a use class. As the proposal is for subdivision only, the 

existing uses of vineyard (Resource Development) and dwelling associated with dry land 

grazing (Resource Development) have no specific bearing with respect to the use table of the 

Rural Zone, they each have a No Permit Required status within the Rural Zone.  

 

6.8 Discretionary use or development  

 

The proposal is reliant a number of performance criteria relating to the standards of the C7.0 

Natural Assets Code: 

The planning authority therefore has discretion to refuse or permit the development under 

clause 6.8.1 (b).  

Pursuant to clause 6.8.2, the planning authority has discretion under clause 7.10 to refuse to 

permit a development that is not required to be categorised into a use class under sub-clause 

6.2.6 (subdivision) of the planning scheme if:  

(a) there are no applicable standards that apply to the development; or  

(b) the use or development relies on any Performance Criteria to demonstrate 

compliance with an applicable standard; and 

(c) the development is not Prohibited under any other provision of this planning scheme. 

As the proposal is reliant on the performance criteria for those standards of the C7.0 Natural 

Assets Code, the planning authority has discretion under clause 7.10 to approve or refuse to 

grant a permit. 
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Peter Coney: Town Planner  
 

6.10 Determining Applications 

 

Of relevance to cl 6.10.2 and in satisfying the general provisions at clause 7.10 of the Scheme, 

the proposal fulfils the purpose of the Rural Zone, and the C7.0 Natural Assets Code as 

follows:  

 

20.Rural Zone:  

The use of the land as a vineyard, is an agricultural use which is categorised as No Permit 

Required in the Rural Zone. For the lot with pasture and dwelling, equally a Resource 

Development use (grazing/wool growing) is a No Permit Required use. The development of 

lots for uses which do not of themselves require a planning permit is considered to inherently 

fulfill the purpose of the zone. 

 

C7.0 Natural Assets Code: 

The proposal includes works within a waterway coastal protection area, and a priority 

vegetation area. The proposal is supported by a natural values assessment which finds the 

biodiversity value of vegetation disturbed by provision of an access is low.  

 

Further, the impacts are limited in the extent of the access, and by siting concept building 

areas in existing pasture, which has already been converted. This minimisation of future impact 

is considered to accord to the purpose of the Natural Asset Code, specifically, C7.1.4.  
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Peter Coney: Town Planner  
 

 

General Provisions  

 

7.10 Development not required to be categorised into a use class.  

 

Where clause 6.8.2 applies, the planning authority has discretion under clause 7.10 to refuse 

or permit a development that is not required to be categorised into a use class.  

 

The planning authority must only approve where there is no unreasonable detrimental impact 

on adjoining uses or the amenity of the surrounding area, and regard must be had for the 

purpose of the applicable zones and codes.  

 

As existing uses, it is contended that there is by virtue of this proposal no unreasonable 

impact. The proposal merely perpetuates the existing uses on separate titles.  

 

With respect to the purpose of the applicable zones and codes, as outlined above and for 

consideration pursuant to clause 6.10, the purpose of the zone is fulfilled by allowing these 

existing No Permit Required uses to be retained. 
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Peter Coney: Town Planner  
 

 

Applicable Standards 

Specifically, the proposal demonstrates compliance with the following applicable standards of 

the relevant Zone and Codes: 

 

20.0 Rural Zone  

20.5 Development Standards for Subdivision;  

 

20.5.1 Lot Design (A1) Complies 

Comment 

The proposed lots each exceed 40ha, and have a frontage exceeding 25m (Lot 1 to 

Toxteth Court, Lot 2, to Tasman Highway).  

 

20.5.1 Lot Design (A2) Complies  

Comment 

The proposed lots each have existing accesses within their respective frontages.  

 

C2.0 Parking and Sustainable Transport Code 

The proposal is reliant on the existing accesses. no development is proposed.  
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Peter Coney: Town Planner  
 

 

C7.0 Natural Assets Code 

 

The proposal involves the reliance on an existing access to lot 1. The construction of this 

access, where not exempt as maintenance of an existing track involves clearance within a 

priority vegetation area, and is within a waterway coastal protection area.  

 

The proposal is supported by a natural values assessment dated 13 October 2023, and 

supplementary letter dated 19 December 2023, authored by Mr Scott Livingston. Both of 

these documents find that any additional clearance for the proof of concept building areas 

would be exempt, and find that the existing access, cleared in the location approved by 

SA20140008, was a highly degraded stand of vegetation with low biodiversity value.  

 

Again, it is understood this access was constructed in good faith, in accordance with a permit 

(SA2014/0008), which the Council has considered to have lapsed. Notwithstanding this, the 

access is considered to comply with the Applicable Standards of the Natural Assets code as 

follows:  

C7.6 Buildings and Works;  

C7.6.1 Buildings and works within a waterway and coastal protection area or a future 

coastal refugia area (P1.1) Complies  

 

The location of the access is along a fence line, traversing land used as pasture. There 

is no evident streambank on lidar, or riparian vegetation. The waterway coastal 

protection area appears to have been rudimentarily applied to minor streams mapped 

on TASmap, without ground-truthing on their condition, the capacity of this area for 

carriage of water appears limited to surface flows.  

 

It is noted these surfaces flows will naturally follow west to east, and the proposal is 

not considered to inhibit them by virtue of access design (see Figure 5). The access is 

formed of a relatively low profile, and with regard to the absence of natural values and 

the design of the works, is considered to comply.  
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Peter Coney: Town Planner  
 

 
Figure 5. Lidar imagine relative to location of waterway coastal protection area (blue). Note 

no streambed evident.  

 

 
Figure 6. Alignment of waterway coastal protection area and minor streams evident on 

TASmap.  
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Peter Coney: Town Planner  
 

 
Figure 7. location of access where crossing minor stream. (source Livingstone: 2023). 

  

 

C7.6.1 Buildings and works within a waterway and coastal protection area or a future 

coastal refugia area (A3) Complies  

 

No new stormwater discharge point is proposed.  

 

 

C7.6.2 Clearance within a priority vegetation area (P1.1) Complies  

 

The construction of the access through the priority vegetation area is reliant on 

criterion (f) of the Performance Criteria under P1.1. The proposal is supported by a 

natural values assessment, and supporting letter, authored by Mr Scott Livingstone, 

which identifies the vegetation is of a low priority value owing to being highly degraded. 

It is contended further that relative to the extent of vegetation on site, the access 

through this degraded section is of limited scale.   

 

Of note, this degradation was identified in the earlier assessment by Welling 

Consulting, dated August 2014, which was relied upon in access design with respect 

to natural values, approved 27 January 2016. Council should have a copy of this report 

on file and may refer to it in understanding the condition of the vegetation at the time 

of the works being undertaken.  
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Peter Coney: Town Planner  
 

All other works within the priority vegetation area shown as proof of concept for the 

purposes of subdivision are limited to existing pasture, and are therefore exempt 

pursuant to C7.4.1(c)(i). 

 

 

Figure 7. extent of priority vegetation area relative to standing vegetation and pasture.  

 

C7.7 Development Standards for Subdivision  

 

C7.7.1 Subdivision within a waterway and coastal protection area or a future coastal 

refugia area (P1) Complies  

 

The proposal is for a subdivision where each lot has an area of waterway coastal 

protection area. Notwithstanding this, any buildings will have the potential to be sited 

wholly absent of the waterway coastal protection area.  

 

With respect to the works for an access to the proposed lot 1, this access has been 

considered against the relevant performance criteria of C7.6.1 Buildings and works 

within a waterway and coastal protection area or a future coastal refugia area, and is 

considered to comply on balance of the absence of natural values, and limited 

impediment to surface flows.  

 

As such, the proposal is considered to comply with the requirements of C7.7.1 equally.  
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Peter Coney: Town Planner  
 

C7.7.2 Subdivision within a priority vegetation area (P1.1) and (P1.2) Complies   

 

The proposed subdivision separates existing uses, and is reliant on an already 

constructed access. Future works are therefore limited, and as has been demonstrated 

with respect to those clauses under the development standards of the Natural Assets 

Code, that the associated works are limited in scale, and limited to areas of low 

priority value.  

 

In short, owing to the lot size restrictions of the zone, the proposal largely exhausts 

the subdivision potential of the land and so the existing stands of higher value 

vegetation will not be compromised.  

 

C8.0 Scenic protection code  

A scenic road corridor has been applied to land to a depth of 100m either side of the road 

casement for the Tasman Highway. Pursuant to clause C8.4.1 the proposal as being for 

subdivision not inclusive of works within the scenic road corridor is exempt.  

 

C11.4 Coastal Inundation Hazard Code  

 

The proposal is sited within a coastal inundation investigation area. Of note an investigation 

area may only be considered as a hazard area when a survey is provided showing AHD for 

the land falls within one of the hazard bands shown within the LPS. 

 

The table (GSB-Table C11.1) lists the Low Hazard band for Bicheno, Douglas River, and All 

other localities as 2.5m. The attached Appendix A shows the site is entirely above 2.5m AHD, 

and so, though in an investigation area at 10m AHD, the site is not in a coastal inundation 

hazard area. Therefore, the code is not applicable.  
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Peter Coney: Town Planner  
 

 
Figure 8. extract of Appendix A showing 5m and 10m contour intervals (red) across the site 

(blue), where the grey contours are at 2.5m AHD intervals. The site is entirely above 2.5m 

AHD.  
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Peter Coney: Town Planner  
 

C13.0 Bushfire-Prone Areas Code 

 

 

Pursuant to clause C13.2.1, the Bushfire-Prone Areas Code is an applicable code owing to the 

proposal being for subdivision within a bushfire-prone area. The proposal does not include a 

vulnerable use.  

The proposal is supported by a Bushfire report, authored by an accredited person who finds 

in the appended section 52(2)(d) certificate as follows:  

 

C13.6.1 A1 (b) Complies  

 

 C13.6.2 A1 (b) Complies  

  

 C13.6.3 A2 (b) Complies  

 

Pursuant to section 52(2)(d) of the Act, the planning authority must accept the appended 

relevant bushfire hazard management plan. The proposal is therefore demonstrably compliant 

with the Code.  
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Peter Coney: Town Planner  
 

 

 

Conclusion  

The proposal complies with each of the applicable standards of the relevant standards for 20 

Rural Zone, C2.0 Parking and Sustainable Transport Code, C3.0 Road and Railway Assets 

Code, C7.0 Natural Assets Code, and the C13.0 Bushfire-Prone Areas Code.  

 

Though the land is shown as being within a scenic road corridor, the proposal does not include 

works within this area and so is considered exempt.  

 

Similarly, though the land is shown as within a coastal inundation investigation area, as shown 

in Appendix A, the land is not below 2.5m AHD at any part of the site, and so is not considered 

to be in a coastal inundation hazard area. The coastal inundation hazard code does not apply.  

 

With regard for the relevant sections of Part 3 of the Local Government (Building and 

Miscellaneous Provisions) Act 1993 (LGBMP), it is considered the subdivision should be approved 

by Council, and relevant conditions will be imposed for the provision of easements. With 

regard for the provision of pubic open space, as the subdivision is to create separate lots for 

existing resource development uses, to acquire land or require cash in lieu of the provision 

of land for public open space purposes would be unreasonable.  

 

I trust you will find the above useful in making an application and am available should there be 

any questions   

 

Regards, Peter. 
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Livingston Natural Resource Services 
ABN 36 435 836 438 
PO Box 178 
Orford, TAS, 7190 
Mob 0438 951 021 
Email: scottlivingston.lnrs@gmail.com 
 
13th October 2023 

 
Scott Williams 
18427 Tasman Hwy  
Bicheno 
7215 
Via email: macleanbaywines@gmail.com 

RE: Subdivision :18427 Tasman Hwy Bicheno. 
 
The proposed subdivision lots have areas within the Waterways and Coastal Protection and 
Priority Habitat overlays of the Natural Assets Code, Tasmanian Planning Scheme Glamorgan 
Spring Bay.  The Priority Habitat Overlay covers areas of vineyard and pasture as well as native 
forest.  
 
I have inspected the site and certified a Bushfire Hazard Management Report and Bushfire 
Hazard Management Plan SRL 23/54S, dated 13/10/2023. Lot 102 is considered exempt with 
no bushfire requirements; no works are required or likely to be facilitated by subdivision 
within the Priority Habitat or Waterways and Coastal Protection overlays on that lot. 
 
Lot 101 has existing access that requires no additional vegetation clearing, the proof of 
concept building area and hazard management area shown in the BHMP is within the 
Priority Habitat Area, however it is all with existing pasture areas and no native vegetation 
removal is considered likely. If native vegetation was present within the pasture area 
clearing would meet exemption C7.4.1(c) clearance of native vegetation within a priority 
vegetation area, (i) on existing pasture or crop production land; as the native vegetation is 
not protected by legislation, a permit condition, an agreement made under section 71 of the 
Act, or a covenant. No area considered to meet the Natural Assets Code definition of 
Priority Habitat will be impacted by the subdivision or facilitated works.  
 
Existing access on lot 101 crosses 2 watercourse protection areas, no additional works are 
required within the overlay area. The lot 101 building area shown on lot 101 in the BHMP 
excludes building areas, hazard management area and indicative access from mapped 
Watercourse protection areas, therefore C7.7.1 A1(e) is met.  
 
Yours sincerely 

 
 
 
Scott Livingston 

Master Environmental Management, 
Forest Practices Officer, Planning 
Bushfire Practitioner, Accreditation # 105   
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Figure 1: proof of concept building area Lot 101 
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Figure 2: Planning Scheme Overlays
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Figure 3: Plan of Subdivision
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Figure 4: existing access, watercourse crossing 

 

Figure 5: existing access through native vegetation 
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Figure 6: proof of concept building area within existing pasture. 



Livingston Natural Resource Services 
ABN 36 435 836 438 
PO Box 178 
Orford, TAS, 7190 
Mob 0438 951 021 
Email: scottlivingston.lnrs@gmail.com 
 
19th December 2023 

 
Scott Williams 
18427 Tasman Hwy  
Bicheno 
7215 
Via email: macleanbaywines@gmail.com 

RE: Subdivision :18427 Tasman Hwy Bicheno. 
 

Access from Toxteth Court to the vineyard area of the property was constructed to service 

the existing vineyard (agricultural use) prior to inspection of the property, and as an existing 

use any impacts related to the natural assets of the access were not addressed in my letter 

dated 13/10/2023.  

2004 Google Earth imagery shows that the northern portion of the existing access (580m) 

from Toxteth Court was cleared along the boundary and through pasture areas. That clearing 

is considered normal farming practise to provide access along boundaries. The 2018 Google 

Earth imagery shows clearing through central portion, with the initial 140m through sparse 

forest and the remaining 150m through partially cleared woodland and pasture mosaic and 

final 110m through pasture to the vineyard area. 

The central previously forested area cleared for access is considered in poor condition with 

frequent burning and grazing and the woodland /pasture area highly degraded.  The clearing 

averages 8m in width with a conversion (access) area of 4-5m wide and a disturbance (tree 

removal) extending to the 8m total width. While areas of cleared land are contained within 

the priority habitat / biodiversity area no further conversion or disturbance of native 

vegetation is considered to have occurred in those areas.  

  Area (m2) 

  
access length 
(m) 

access 
(conversion) 

verges 
(disturbance)   

central forest area 140 700 420  
southern central 
area- woodland 
pasture mosaic ( 152 760 456  
TOTAL 292 1460 876 2336 
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At the time of clearing the Interim Planning Scheme and Biodiversity Code would have 

applied.  

Biodiversity Code E10.7.1 A1(c) 

the development is other than for a single dwelling on an existing lot within the 
Low Density Residential Zone, Rural Living Zone or Environmental Living Zone and: 

(i) clearance and conversion or disturbance is confined to Low Priority Biodiversity 
Values; 

(ii) the area of clearance and conversion is no more than 1,500 m2; 
(iii) the area of disturbance is no more than 3,000 m2; 

 

The access is also considered to be integral to the agricultural use (vineyard) and would 

meet the No permit required Use Class for Resource Development in the Rural Resource 

Zone of the Interim Planning Scheme. The impacted area is considered to have Low Priority 

Biodiversity values and meets acceptable solutions E10.7.1 A (c.) of the Biodiversity Code.  

 

Yours sincerely 
 
 
 
Scott Livingston 

Master Environmental Management, 
Forest Practices Officer, Planning 
Bushfire Practitioner, Accreditation # 105   

 

 



 

 

Figure 1: access through forest not previously cleared prior to 2018. 

 

Figure 2: Lidar derived canopy height (preclearing) over recent aerial image showing road as constructed. 



 
 
       

  
 
 

 

 
 
 
 
 
 
Report for:  Scott Williams, Maclean Bay Wines. 
 
  
  

Property Location: 18427 Tasman Hwy, Bicheno 

  
  

 
 
 
 
Prepared by:  Scott Livingston  

  Livingston Natural Resource Services 
   

 
 
 

Date: 13th October 2023 
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Client: 
 
Landowner:  

 

 

Scott Williams, Maclean Bay Wines. 
 
Derek Freeman 
 

Property 
identification: 

CT 130296/50, PID 1888494 
18427 Tasman Hwy, Bicheno  

 

Current zoning: Rural, Tasmanian Planning Scheme Glamorgan Spring Bay  

 

Proposal: A 2 lot subdivision is proposed from an existing title CT 130296/50 at 
18427 Tasman Hwy, Bicheno. 
 

  

 

 

 
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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DESCRIPTION 

A 2 lot subdivision is proposed from existing title CT 130296/50, 18427 Tasman Hwy, Bicheno. The 
area is mapped as Bushfire Prone. 
 
Lot 101 will be 42.1ha and has no existing dwelling, it contains a vineyard, irrigation dam, small 
outbuilding near the vineyard, grassland areas and forest in the western portion. The lot has existing 
access from Toxteth Court.  
 
Lot 102 will be 44ha and has an existing dwelling and numerous outbuildings. It is a mosaic of forest, 
woodland grassland and low threat vegetation around the dwelling. threat, grassland, swamps, scrub 
and forest. The lot has existing access from the Tasman Hwy and will have a right of way access to 
Toxteth Court. 
 

 See Appendix 1 for maps and site plan, and appendix 2 for photographs. 
 

BAL AND RISK ASSESSMENT 

The land is mapped as Bushfire Prone.  
 
No boundary change is within 290m of the existing dwelling on lot 102 and the risk from bushfire will 

not change with subdivision.  Lot 102 is considered exempt under C13.6.1(a), 6.2 A1(b) & 6.3 A1 
(a).  
 
VEGETATION AND SLOPE 

       Lot North East Southeast West 

101 

Vegetation 
within lot 
boundaries 

0-100m forest 
(some 
grassland) 

0-100m 
grassland 
(some forest) 

0-100m forest 0-100m forest  

Slope 
(degrees, over 
100m) 

Flat/ Upslope Flat/ Upslope Flat/ Upslope Downslope 0- 5° 

Bal Rating at 
boundary 

BAL FZ BAL FZ BAL FZ BAL FZ 

 
BAL Rating 
with setbacks 
and HMA 

BAL 19 / BAL 12.5 
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BUILDING AREA BAL RATING 

Setback distances for BAL Ratings have been calculated based on the vegetation that will 
exist after development and management of land within the subdivision and have also 
considered slope gradients. 
  
Where no setback is required for fire protection other Planning Scheme setbacks may need 
to be applied, other building constraints such as topography have not been considered.  
 
The BAL ratings applied are in accordance with the Australian Standard AS3959, 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 

 
 
 
BUILDING SETBACKS 

BAL Slope Grassland Scrub Woodland Forest 

BAL 12.5 upslopes and flat 14m 27m 22m 32m 

 Downslope 0 - 5o  16m 31m 26m 38m 

BAL 19 
upslopes and flat 10m 19m 15m 23m 

Downslope 0 - 5o  11m 22m 18m 27m 
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Figure 1: Proposed Lot 101 building area (Proof of Concept) 

 

The 40m x 40m BAL 12.5 building area depicted is a proof of concept only. It is 

recommended that a site specific Bushfire Report and BHMP are undertaken at building 

planning for any proposed habitable building.  

 

 
HAZARD MANAGEMENT AREA 

Lot 101 
BAL 12.5 construction: All land within 16m downslopes and 14m upslope and level with a 
façade of a habitable building must be maintained as low threat vegetation from the 
commencement of construction and maintained in perpetuity. All land within 38m of a 
dwelling façade must be not higher fuel load than grassland. 
 
Lot 102 
While Lot 102 is exempt from bushfire provisions, it is recommended that at least 11m 
downslopes and 10m upslope and level with a building façade is maintained in perpetuity as 
low threat vegetation.  
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ROADS 

No roads are part of the proposed subdivision all lots have frontage or right of way access to Toxteth Court and Lot 102 has existing access to 
the Tasman Hwy. 

 
PROPERTY ACCESS 

Access to Lots must comply with the relevant elements of Table C13.2 Access Bushfire-Prone Areas Code. The existing access to the Lot 101 is around 900m 
in length and compliant with Table C13.2, with the exception passing bays which are in place but would require extension to meet the 20m length 
requirement. If additional access is required to a future habitable building and its water supply point, it must meet the requirements of Table C13.2 prior to 
the commencement of construction. 
 

 

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%);  
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(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. 

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. The existing dwelling on Lot 102 has several domestic tanks but none are compliant, it is 
recommended but not required that a static water supply to the requirements of Table C13.5 is installed. For future habitable buildings a static 
water supply compliant with table C13.5 must be installed prior to the commencement of construction.   
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Table C13.5 

Column 
1 

Column 2 

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. 
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Column 
1 

Column 2 

Element Requirement 

C. Fittings, pipework and 
accessories (including 

stands and tank 

supports) 

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; 

(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. 
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Column 
1 

Column 2 

Element Requirement 

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 2 lot subdivision is proposed from an existing title CT 130296/50 at 18427 Tasman Hwy, Bicheno. 
The area is mapped as bushfire prone.  
 
No boundary change is within 120m of the existing dwelling on lot 102 and the risk from bushfire will 

not increase.  Lot 102 is considered exempt under C13.6.1(a), 6.2 A1(b) & 6.3 A1 (a), and no 
bushfire requirements apply to that lot. It is recommended that existing low threat areas 
around the dwelling are extended and that a static water supply compliant with Table C13.5 
is installed to reduce the risk.  
 
There is sufficient area on lot 101 to provide for a BAL 19 building area. Hazard Management area,  
static water supply must be in place prior to the commencement of construction of new habitable 
buildings. If additional access is required to a future habitable building and its water supply point, it 
must meet the requirements of Table C13.2 prior to the commencement of construction. Existing 
access will require extension of passing bays to meet 20m length requirements where any portion is 
used as access to a habitable building.  
 

  

REFERENCES 

Tasmanian Planning Scheme Glamorgan Spring Bay 
 

Standards Australia. (2018). AS 3959-2018 Construction of Buildings in Bushfire Prone Areas
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APPENDIX 1 – MAPS 

 

Figure 2: Location existing title 
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Figure 3: Aerial Image
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Figure 4: Proposed Subdivision Plan 
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APPENDIX 2 – PHOTO 

 

Figure 5: existing access lot 101, northern portion 

 

Figure 6: existing access lot 101, southern portion 
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Figure 7: existing access lot 102. 

 

Figure 8: NW across lot 101 indicative building area.



17 

 

APPENDIX3 –BUSHFIRE HAZARD MANAGEMENT PLAN 

 

 

 

 



 

 

BUSHFIRE-PRONE AREAS CODE 

 

CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 
 

 

1. Land to which certificate applies 

 

The subject site includes property that is proposed for use and development and includes all properties 

upon which works are proposed for bushfire protection purposes. 
 

Street address: 18427 Tasman Hwy, Bicheno 

 

Certificate of Title / PID: CT 130296/50, PID 1888494 

 

 

2. Proposed Use or Development 
 

 

Description of proposed Use  

and Development: 
2 lot subdivision from 1 existing title 

 

Applicable Planning Scheme: 

 
Tasmanian Planning Scheme Glamorgan Spring Bay 

  
 

3. Documents relied upon 

 

This certificate relates to the following documents: 
 

Title Author Date Version 

Bushfire Hazard Management Report,  

18427 Tasman Hwy, Bicheno 
Scott Livingston 13/10/2023 1 

Bushfire Hazard Management Plan,  

18427 Tasman Hwy, Bicheno 
Scott Livingston 13/10/2023 1 

Plan of Subdivision. Andy Hamilton & Associates 23/8/2023  

    

4. Nature of Certificate 
 

The following requirements are applicable to the proposed use and development: 
 

☐ E1.4 / C13.4 – Use or development exempt from this Code 

 Compliance test Compliance Requirement 

 
1 This document is the approved form of certification for this purpose and must not be altered from its original form.  

 



 

 

☐ E1.4(a) / C13.4.1(a) Insufficient increase in risk 

 

☐ E1.5.1 / C13.5.1 – Vulnerable Uses 

 Acceptable Solution Compliance Requirement 

☐ E1.5.1 P1 / C13.5.1 P1 
Planning authority discretion required. A proposal 

cannot be certified as compliant with P1.  

☐ E1.5.1 A2 / C13.5.1 A2 Emergency management strategy 

☐ E1.5.1 A3 / C13.5.1 A2 Bushfire hazard management plan 

 

☐ E1.5.2 / C13.5.2 – Hazardous Uses 

 Acceptable Solution Compliance Requirement 

☐ E1.5.2 P1 / C13.5.2 P1 
Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☐ E1.5.2 A2 / C13.5.2 A2 Emergency management strategy 

☐ E1.5.2 A3 / C13.5.2 A3 Bushfire hazard management plan 

 

☒ E1.6.1 / C13.6.1 Subdivision: Provision of hazard management areas 

 Acceptable Solution Compliance Requirement 

☐ E1.6.1 P1 / C13.6.1 P1 
Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 

☒ E1.6.1 A1 (a) / C13.6.1 A1(a) 
Insufficient increase in risk  

Lot 102 only 

☒ E1.6.1 A1 (b) / C13.6.1 A1(b) 
Provides BAL-19 for all lots (including any lot 

designated as ‘balance’) Lot 101 only 

☐ E1.6.1 A1(c) / C13.6.1 A1(c) Consent for Part 5 Agreement  

 

☒ E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access 

 Acceptable Solution Compliance Requirement 

☒ E1.6.2 P1 / C13.6.2 P1 
Planning authority discretion required. A proposal 

cannot be certified as compliant with P1. 



 

 

☒ E1.6.2 A1 (a) / C13.6.2 A1 (a) 
Insufficient increase in risk  

Lot 102 only 

☒ E1.6.2 A1 (b) / C13.6.2 A1 (b) 
Property Access complies with relevant Tables,  

Lot 101 only 

 

☒ E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting purposes 

 Acceptable Solution Compliance Requirement 

☐ E1.6.3 A1 (a) / C13.6.3 A1 (a) 
Insufficient increase in risk 

 

☐ E1.6.3 A1 (b) / C13.6.3 A1 (b) 

 

Reticulated water supply complies with relevant Table 

 

☐ E1.6.3 A1 (c) / C13.6.3 A1 (c) Water supply consistent with the objective 

☒ E1.6.3 A2 (a) / C13.6.3 A2 (a)  
Insufficient increase in risk 

Lot 1012only 

☒ E1.6.3 A2 (b) / C13.6.3 A2 (b) 

 

Static water supply complies with relevant Table 

Lot 101 only 

 

☐ E1.6.3 A2 (c) / C13.6.3 A2 (c) Static water supply consistent with the objective 

  



 

 

5. Bushfire Hazard Practitioner 
 

Name: Scott Livingston Phone No: 0438 951 021 

 

Postal 

Address: 

 

PO Box 178, Orford 7190 

 

Email 

Address: 
 scottlivingston.lnrs@gmail.com 

 

 

Accreditation No: BFP – 105 Scope:   1, 2, 3A, 3B, 3C 

 

 

6. Certification 
 

I certify that in accordance with the authority given under Part 4A of the Fire Service Act 1979 that 
the proposed use and development: 

 

☐ 

Is exempt from the requirement Bushfire-Prone Areas Code because, having regard to 

the objective of all applicable standards in the Code, there is considered to be an 

insufficient increase in risk to the use or development from bushfire to warrant any 

specific bushfire protection measures, or 

☒ 

The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate 

is/are in accordance with the Chief Officer’s requirements and compliant with the 

relevant Acceptable Solutions identified in Section 4 of this Certificate. 

 

 

Signed: 

certifier 
 

 

Name: Scott Livingston Date: 13/10/2023 

    

  
Certificate 

Number: 
SRL 23/54S 

  (for Practitioner Use only) 

 


