
 

 
 
 

Development Applications 
 

Notice is hereby given under Section 57(3) of the Land Use Planning & Approvals Act 1993 that an 
application has been made to the Break O’ Day Council for a permit for the use or development of land 
as follows: 
 
DA Number DA 2026 / 00022 
Applicant J Kreltszheim (All Draw) 
Proposal Residential - Construction of a New Dwelling 
Location 1 Bay Close, St Helens (CT38962/1) 
 
Plans and documents can be inspected at the Council Office by appointment, 32 – 34 Georges Bay 
Esplanade, St Helens during normal office hours or online at www.bodc.tas.gov.au. 
 
Representations must be submitted in writing to the General Manager, Break O’Day Council, 32 -34 
Georges Bay Esplanade, St Helens 7216 or emailed to admin@bodc.tas.gov.au, and referenced with the 
Application Number in accordance with section 57(5) of the abovementioned Act during the fourteen 
(14) day advertised period commencing on Saturday 4th July, 2026  until 5pm Friday 17th July, 2026. 

 
John Brown 
GENERAL MANAGER 
 

http://www.bodc.tas.gov.au/
mailto:admin@bodc.tas.gov.au
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PROPOSED RESIDENCE:  1 Bay Close, St.Helens 

CLIENT: Peter Chaplin

SHEET LIST

Sheet # Sheet Name
0 COVER
01 SITE PLAN
02 SITE PLAN DETAIL
03 FLOOR PLAN
04 ELEVATIONS
05 ROOF DRAINAGE PLAN
06 3D ELEVATIONS
07 SECTION DETAIL
08 SECTION II
09 WATERPROOF DETAILS
10 ELECTRICAL PLAN
11 GLAZING SCHEDULE
12 GLAZING SCHEDULE II
13 WASTE DRAINAGE PLAN
14 BUSHFIRE ASSESSMENT

DESIGN WIND SPEED - N3

SOIL CLASSIFICATION - T1

CLIMATE ZONE - 7

SITE CLASSIFICATION - CLASS 'M'

No. Description Date

AREAS:

DWELLING:            192m²
CARPORT:               48m²           
DECK:                       72m²
TOTAL:                   312m²

THE PROPERTY IS IN A DESIGNATED 
BUSHFIRE PRONE AREA . SPECIAL BUSHFIRE 
CONSTRUCTION REQUIREMENTS APPLY.
(see page 14)

THE BUSHFIRE ATTACK LEVEL IS 12.5

Masonry Cladding dimensions 500 x 200 x 30mm 
Weigh 2.9kg = 29kg per m
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No. Description Date
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DWELLING
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No. Description Date

ALL STORM WATER TO MANAGED WITHIN THE SITE & BE TAKEN TO 
ON-SITE WATER TANKS & NOT TO DISCHARGE TO THE 
WATERCOARSE, WETLAND OR NEAR FLOOD LINE. THE BUILDER / 
SUBCONTRACTOR SHALL ENSURE THAT ALL STORM WATER 
DRAINS, SEWER PIPES AND THE LIKE ARE LOCATED AT A 
SUFFICIENT DISTANCE FROM ANY BUILDINGS FOOTING AND/OR 
SLAB EDGE BEAMS SO AS TO PREVENT GENERAL MOISTURE 
PENETRATION, DAMPNESS, WEAKENING AND UNDERMINING OF 
ANY BUILDING AND ITS FOOTING SYSTEM

STORM WATER PIPE LAYOUT IS INDICATIVE
AND IS TO BE LAYED AT THE DISCRETION

OF THE PLUMBING CONTRACTOR
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No. Description Date

AREAS:

DWELLING:            192m²
CARPORT:               48m²           
DECK:                       72m²
TOTAL:                   312m²
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No. Description Date

1 : 100

North Elevation
1

1 : 100

East Elevation
2 1 : 100

West Elevation
3

1 : 100

South Elevation
4

Masonry Cladding dimensions 500 x 200 x 30mm 
Weigh 2.9kg = 29kg per m
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ALL STORM WATER TO MANAGED WITHIN THE SITE & BE TAKEN TO 
ON-SITE WATER TANKS & NOT TO DISCHARGE TO THE 
WATERCOARSE, WETLAND OR NEAR FLOOD LINE. THE BUILDER / 
SUBCONTRACTOR SHALL ENSURE THAT ALL STORM WATER 
DRAINS, SEWER PIPES AND THE LIKE ARE LOCATED AT A 
SUFFICIENT DISTANCE FROM ANY BUILDINGS FOOTING AND/OR 
SLAB EDGE BEAMS SO AS TO PREVENT GENERAL MOISTURE 
PENETRATION, DAMPNESS, WEAKENING AND UNDERMINING OF 
ANY BUILDING AND ITS FOOTING SYSTEM

STORM WATER PIPE LAYOUT IS INDICATIVE
AND IS TO BE LAYED AT THE DISCRETION

OF THE PLUMBING CONTRACTOR

No. Description Date
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No. Description Date

3D View 1
1

3D View 3
2



timber framing with insulation batts according 
to energy report inbetween steel columns
wrapped tight with permeable vapour barrier 
with FC sheet & stone cladding fixed to Z100 
girt purlins & spacers

concrete slab footing to 
see engineers design

colorbond corrugated roof cladding @ 6° pitch 
fixed to steel cavity battens @ 900 ctrs over permeable 

vapour barrier wrapped tight over Z150 roof purlins 
fixed to MC30024 rafters according to engineering

150x150mm posts in galv. 
steel post supports in 

concrete pad footings to 
engineering specifications

carport

L'dry Kitchen Bed 1 Bed 2 Lounge/Living

100mm concrete paving 
in carport to engineers 
specifications

corrugated roof 
cladding 

permeable vapour 
barrier wrapped tight 

Ceiling Lining

Z150 roof purlins 

6°

cavity battens @ 
900 ctrs  

Rafters according to 
engineering specification Insulation Batts

Z150/100 girt purlins 
& spacers

External Wall Cladding

internal wall cladding

timber framing with 
insulation batts between 
steel column portals

permeable vapour barrier
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REFER TO ENGINEERING SPECIFICATIONS FOR
ALL STRUCTURAL MEMBERS AND FOOTING DETAILS

No. Description Date

1 : 100

Section 1
1

ROOF CLADDING DETAILWALL CLADDING DETAIL

Masonry Cladding dimensions 500 x 200 x 30mm 
Weigh 2.9kg = 29kg per m



FL1

10600
30

00

pitching level

ratiata pine lining boards to 
raked ceiling throughout

timber framing with insulation batts according 
to energy report inbetween steel columns

wrapped tight with permeable vapour barrier 
with FC sheet & stone cladding fixed to Z150 

girt purlins & spacers

colorbond corrugated roof cladding @ 6° pitch 
fixed to steel cavity battens @ 900 ctrs over permeable 

vapour barrier wrapped tight over Z150 roof purlins 
fixed to MC30024 rafters according to engineering

6°

concrete slab footing to 
see engineers design

150x150mm posts in galv. 
steel post supports in 
concrete strip footing to 
engineering specifications

Hardwood ledger fixed to 
framing to support rafters

corrugated sheet metal 
cladding fixed to 70x35 
HW battens over 200x50 
hardwood rafters

200x50 hardwood 
bearer fixed to posts

150mm clearance between ground
surface & underside of the lowest
horizontal member of the subfloor.

metal capping 

'Lysaght' or similar 150mm half round gutter

100x50mm hardwood 
deck joists @ 450 ctrs
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No. Description Date

1 : 50

Section 2
1

REFER TO ENGINEERING SPECIFICATIONS FOR
ALL STRUCTURAL MEMBERS AND FOOTING DETAILS

ENTRY THRESHOLD DETAIL

Masonry Cladding dimensions 500 x 200 x 30mm 
Weigh 2.9kg = 29kg per m
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WALL TILING:
All wall tiles to wet areas to be on a backing of 
waterproof plasterboard or fibrous cement villa board 
lining. Tiles 1800mm minimum above shower base and 
150mm min. above sinks, basins, troughs & baths

WET AREA TILING DETAIL
NTS

CORNER FLASHING DETAIL
NTS

SPLASHBACK DETAIL
NTS

No. Description Date

WATERPROOFING TO WET AREAS IN 
ACCORDANCE WITH NCC 3.8 & AS3740-2021. 

SHOWER FLOOR TILING FALLS
NTS

VERTICAL WATERSTOP DETAIL
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THE LAMP POWER DENSITY OF ARTIFICAL 
LIGHTING DOES NOT EXCEED:
5W/m² OF FLOOR AREA
4W/m² OF DECK AREA
3W/m² OF GARAGE AREA

MUST COMPLY WITH AS 3786
BE INTER-CONNECTED & INSTALLED 
IN ACCORDANCE WITH B.C.A PART 3.7.2

SMOKE DETECTORS

ELECTRICAL LEGEND:

Symbol Description

Exhaust Fan - Ceiling

Ceiling Fan + Light

Smoke Detector

Meter Box

Television Point

Hot Water Service

Wall Mounted Light (20W)

Pendant Light

Ceiling Light (20W)

L.E.D. Down Light  (15W)

Double Power Point  (1100mm)

Aircon unitAC

HWS

Double Power Point  (300mm)

Fluorescent Light - Single

External Sensor Light

Tastic Heat Lamp
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EXHAUST FAN:
EXHAUST VENTILATION FANS 
ARE TO DISCHARGE 
THROUGH TO OUTSIDE AIR OR 
TO ROOF CAVITY

No. Description Date
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No. Description Date

1 : 50

North Glazing
1

1 : 50

East Glazing
2
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No. Description Date

1 : 50

South Glazing
1

1 : 50

West Glazing
2
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SEWER PIPE LAYOUT IS INDICATIVE
AND IS TO BE LAYED AT THE DISCRETION

OF THE PLUMBING CONTRACTOR

INSTALL INSPECTION OPENINGS FOR WC
CONNECTION, EVERY CHANGE OF DIRECTION &
MAX. 30m INTERVALS FOR SEWER LINE.
EXACT LOCATIONS TO BE DETERMINED ON SITE

WET AREAS TO BE CONSTRUCTED IN ACCORDANCE WITH 
AS3740 - WATERPROOFING OF WET AREAS WITHIN RESIDENTIAL 
BUILDINGS, AND NCC VOL. 2 PART 3.8.1 

BATHROOM ENTIRE FLOOR TO BE WATER RESISTANT.
WATERPROOF ALL WALL TO FLOOR JUNCTIONS.
WHERE FLASHING IS USED, THE HORIZONTAL LEG MUST BE A 
MINIMUM OF 40mm.

WHERE PREFORMED SHOWER BASE IS INSTALLED, WALLS TO BE 
WATER RESISTANT TO A MINIMUM OF 1800mm ABOVE FINISHED 
FLOOR LEVEL.
WHERE NO PREFORMED SHOWER BASE IS USED, SHOWER AREA 
FLOOR MUST BE WATERPROOFED.

FOR UNENCLOSED SHOWERS, WATERPROOF FLOOR TO 1500mm 
BEYOND SHOWER HEAD, WATERPROOF WALLS TO 150mm ABOVE 
SHOWER FLOOR SUBSTRATE WITH THE REMAINDER OF THE 
WALLS TO BE WATER RESISTANT TO A MINIMUM OF 1800mm
ABOVE FINISHED FLOOR LEVEL.

WATERPROOF CORNER JUNCTIONS AND HORIZONTAL JOINTS IN 
SHOWER AREA WITH A MINIMUM WIDTH OF 40mm EITHER SIDE OF 
JUNCTION TO A MINIMUM OF 1800mm ABOVE FINISHED FLOOR 
LEVEL.

SEAL ALL PENETRATIONS WITHIN SHOWER AREA.

WALLS ADJACENT TO BASIN TO BE WATER RESISTANT TO 150mm 
ABOVE VESSEL WHERE VESSEL IS WITHIN 75mm OF WALL. 
WHERE VESSEL IS FIXED TO WALL, SEAL EDGES FOR EXTENT OF 
VESSEL.

SEAL ALL TAP AND SPOUT PENETRATIONS ON HORIZONTAL 
SURFACES.

LAUNDRY + WC
ENTIRE FLOOR TO BE WATER RESISTANT.
SEAL WALL TO FLOOR JUNCTIONS WITH A SKIRTING OR FLASHING 
TO 25mm MIN ABOVE FINISHED FLOOR LEVEL, SEALED TO THE 
FLOOR.

WATERPROOF ALL WALL TO FLOOR JUNCTIONS.
WHERE FLASHING IS USED, THE HORIZONTAL LEG MUST BE A 
MINIMUM OF 40mm.

SEAL ALL TAP AND SPOUT PENETRATIONS ON HORIZONTAL 
SURFACES.

No. Description Date

50mm dia. uPVC sewer line

100mm dia. uPVC sewer line
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No. Description Date

BUSHFIRE ATTACK LEVEL REPORT:

THE PROPERTY IS IN A DESIGNATED 
BUSHFIRE PRONE AREA . SPECIAL BUSHFIRE 
CONSTRUCTION REQUIREMENTS APPLY.

THE SITE IMAGE SHOWS THE VEGETATION 
WITHIN 100m IN ALL DIRECTIONS.

THE SURROUNDS ARE CONSIDERED 'LOW 
THREAT' VEGETATION.

THE SLOPE OF THE LAND IS 'FLATLAND' - LESS 
THAN 5°

THE BUSHFIRE ATTACK LEVEL IS 12.5

BUSHFIRE ASSESSMENT:

ROOF:
FULLY SARKED (FLAMMABILITY INDEX NOT MORE THAN 5)
INSTALLED DIRECTLY BELOW THE BATTENS. GAPS GREATER 
THAN 3mm TO BE SEALED WITH:
A) MESH WITH A MAX. 2mm APERTURE MADE FROM CORROSION 
RESISTANT STEEL, BRONZE OR ALUMINIUM OR
B) MINERAL WOOL OR 
C) ANOTHER NON-COMBUSTIBLE MATERIAL

WALLS:
ANY CLADDING WITHIN 400mm FROM A HORIZONTAL SURFACE IS 
TO BE:
A) NON-COMBUSTIBLE 
B) FIBRE-CEMENT MIN 6mm THICK OR
C) BUSHFIRE RESISTANT TIMBER
ALL CLADDING TO HAVE BUSHFIRE COMPLIANT FLASHING TO 
GAPS AT WALL ENDS.

DECKS:
DECKING LESS THAN 300mm FROM GLAZED ELEMENT IS TO 
A) NON-COMBUSTIBLE 
B) BUSHFIRE RESISTANT TIMBER
C) TIMBER SPECIES FROM E1

100m RADIUS OF BUILDING SITE
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Planning Scheme Written Response 
Prepared by Angela Kreltszheim 

Date: 22nd March 2026 

Site Address: 1 Bay Close, St Helens 
Proposal: Construction of a single dwelling 
Zone: Rural Living Zone 
Overlays/Codes: C2.0 Parking and Sustainable Transport Code, C7.0 Natural Assets Code 
(Waterway and Coastal Protection Area, Priority Vegetation Area), C8.0 Scenic Protection 
Code (Scenic Road Corridor), C12.0 Flood-Prone Areas Hazard Code 

Summary 

This written planning response has been prepared in response to the Request for Further 
Information (RFI) issued by Break O’Day Council for DA 2026 / 00022. 

The following sections address the relevant clauses of the Tasmanian Planning Scheme as 
requested, with supporting information reflected on the accompanying plans where 
applicable. 

1. 11.0 Rural Living Zone  

Clause 11.4.2 – Building height, setback and siting (P3) 

Council’s RFI noted that the two proposed water storage tanks were located within 10m of a 
side boundary. The site plan has since been amended to relocate the tanks so they comply 
with the applicable setback requirements, as shown on Drawings WD Site Plan 01 and Site 
Plan Detail 02. 

As amended, the proposal provides a compliant and orderly site layout, with the tanks 
positioned in association with the dwelling while maintaining an appropriate relationship to 
adjoining land. The amended plans therefore address the setback issue raised in the RFI.  

2. C2 Parking and Sustainable Transport Code  

Clause C2.6.1 – Construction of parking areas (P1) 

The proposal includes the construction of a new gravel driveway providing access from Bay 
Close to the dwelling, as shown on Drawings WD Site Plan 01 and Site Plan Detail 02. The 
driveway is approximately 4 metres in width and constructed with a compacted road base 
and gravel top dressing. 

The driveway design is appropriate for the Rural Living Zone, providing safe and practical 
vehicle access while maintaining a low-impact surface treatment. The use of gravel allows 
for natural infiltration of surface water and minimises hard surface runoff. 
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Given the scale and nature of the development, the proposed driveway will not result in 
unreasonable impacts in terms of erosion, drainage or site stability. The proposal is therefore 
considered to satisfy the intent of the performance criteria. 

3. C7 Natural Assets Code  

Clause C7.6.1 – Buildings and works within a waterway and coastal protection area 
(P1.1) 

The subject site is affected by the waterway and coastal protection area overlay. However, 
the proposed dwelling and associated works are located well away from the watercourse 
and coastal interface, as shown on Drawing WD Site Plan 01. 

The siting of the development avoids disturbance to the waterway and coastal environment, 
with no works proposed within or in close proximity to these areas. The proposal will not 
result in adverse impacts on natural values, water quality or the stability of the coastal or 
riparian environment. 

The proposal is therefore considered to satisfy the intent of the performance criteria. 

Clause C7.6.2 – Clearance within a priority vegetation area 

No native vegetation clearance is proposed as part of the development. The site is already 
cleared, and the proposal does not involve removal or disturbance of vegetation within the 
priority vegetation area overlay. 

Accordingly, the proposal satisfies the requirements of this clause. 

4. C8 Scenic Protection Code  

Clause C8.6.2 – Development within a scenic road corridor 

The subject site is located within a designated scenic road corridor associated with Binalong 
Bay Road. The proposed dwelling is sited within the central portion of the property and is set 
back from the road approximately 64 metres, as shown on Drawings WD Site Plan 01 and 
Site Plan Detail 02. 

The development is well screened from the scenic road corridor by a combination of 
distance and existing vegetation. Additional detail illustrating the extent of the scenic road 
corridor and existing vegetation has been included on Site Plan Detail 02 to demonstrate the 
limited visual exposure of the proposed dwelling. 

The siting and scale of the dwelling ensure that it will not dominate or detract from the scenic 
values of the area. The proposal maintains the visual character of the locality and is 
considered to satisfy the intent of the performance criteria. 
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5. C12 Flood Prone Areas Hazard Code 

Clause C12.5.1 and C12.6.1 – Use and development within a flood-prone hazard area 

Council’s RFI identifies that a portion of the proposed gravel driveway is affected by the 
flood-prone hazard overlay, with an H1 classification indicated on mapping. 

As shown on Drawings WD Site Plan 01 and Site Plan Detail 02, the proposed dwelling is 
located outside of the mapped flood-prone area, with only a limited portion of the access 
driveway intersecting the overlay at the eastern extent of the site. 

The proposed driveway is a simple, low-impact gravel access track which will not obstruct or 
alter natural flow paths. Given the minor extent of the overlay in relation to the development 
and the nature of the works, the proposal is not expected to result in increased flood risk or 
adverse impacts on surrounding land. 

It is noted that the mapped overlay appears to be associated with low-lying coastal land and 
may not represent flooding from a defined watercourse as described within the Planning 
Scheme definition of “flood”. 

On this basis, it is considered that the proposal satisfies the intent of the performance 
criteria. Should Council require further confirmation, written advice from a suitably qualified 
person can be provided. 
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1. Introduction  

 

 

The purpose of this Bushfire Attack Level (BAL) assessment is for a proposed new 

Class 1a residential dwelling at the above property address. 

 

The BAL will enable the appropriate construction method and applicable construction 

requirements for the proposed building works to be completed in accordance with 

AS3959-2018 Construction of Buildings in Bushfire-Prone Areas.  

It takes into consideration factors including the Fire Danger Index (FDI), the slope of 

the land, types of surrounding vegetation and its proximity to any building. 

 

 

Scope 
The scope of this report is as follows:  

• Identification of the level of bushfire threat in accordance with the relevant pro-

visions of AS3959.2018 Construction of buildings in bushfire-prone areas. 

• Provide requirements for building or demolition work in bushfire-prone areas to 

meet the requirements of Director Determination – Bushfire Hazard Areas, ver-

sion 1.2, 16th July 2024 

• Provide Construction requirements to comply with AS3959.2018 Construction 

of buildings in bushfire-prone area. 

 

 

Limitations 
 

The inspection has been undertaken and report provided on the understanding that: -  

1. The report only deals with the potential bushfire risk, all other statutory assess-

ments are  

outside the scope of this report.  

2. The report only identifies the size, volume and status of vegetation at the time the 

site  

inspection was undertaken and cannot be relied upon for any future development.  

3. Impacts of future development and vegetation growth have not been considered.  

No action or reliance is to be placed on this report; other than for which it was com-

missioned. 

4. This report is limited to an assessment of bushfire hazard to the proposed develop-

ment; it is not intended to provide commentary on either the environmental impacts of 

any recommended vegetation clearance/management regime.   

Client Pete Chaplin 

Property Address 1 Bay Close, St Helens TAS 7216 

Property ID: PID: 1525204 (Volume 112553/Folio 1) 
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2. Site Description  

 

Lot size 12030sqm  (2.97 acres) 

Existing Use Vacant Block 

Type of Proposed Building Work Residential Dwelling 

BCA Classification Class 1  

Water Supply Tank (Static) 

Road Access Binalong Bay Road– Council maintained  

Council: Break O’Day 

Planning Zone: Rural Living 

Surrounding Zones: Land conservation area 

Existing Overlays Low coastal erosion hazard band, Medium coastal 

erosion hazard band, High coastal erosion hazard 

band, Low coastal erosion hazard  , Waterway 

and coastal protection area, Medium coastal inun-

dation hazard band, Future coastal refugia area, 

Priority vegetation area, High coastal inundation 

hazard band, Flood-prone areas, Bushfire-prone 

areas, Scenic road corridor 

Planning Scheme Tasmanian Planning Scheme – Break O’Day 

 
Figure1: A desktop and onsite assessment was carried out on the 15 August 2025.    

Image above taken from ListMap (thelist.tas.gov.au) 
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Figure 2: A topographic map illustrates the subject site and immediate surrounds. 

Image above taken from ListMap (thelist.tas.gov.au) 

 

The subject site is zoned ‘Rural living’ and is currently a vacant block.   

It is accessed by a 164m flat-gradient driveway, which is presently unsealed.   

The block is mostly flat, with a 0°-5° downslope, and is covered in grass pasture. The 

owner is currently managing the grassland vegetation to maintain a minimal fuel load.  

There are several small sections of mature trees planted for landscaping along the 

southern and western boundaries. 

 

 

3. Proposed Development  

The client proposes to construct a Class 1a residential dwelling, the proposed build-

ing area required is 30m x 11m. There will also be two sheds. Figure 3 indicates the 

location of the two sheds. Neither shed will be included in this assessment, as they 

are more than 6m from the proposed dwelling.  

The client has provided detailed design plans (see Appendix B).  
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Figure 3: Site Plan The two proposed Sheds are more than 6m from the proposed  

Dwelling. 
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Figure 5:  Proposed location of habitable building area 
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4. Bushfire Hazard Assessment  

 

 

4.1. Vegetation & Effective Slope  

Vegetation and relevant effective slopes within 150m of the proposed building work have been 

assessed and classified in accordance with AS 3959:2018.   

 

 
 

 

Figure 6: Vegetation Map  
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North  

0 – 65m Low threat vegetation in accordance with clause 2.2.3.2 (f)  

 

>65 – 100m Grassland Vegetation 

 

North East 

0 - 80m Grasslands managed to a low threat vegetation in accordance with clause 2.2.3.2 (f) 

 

>80 - 100m Melaleuca ericifolia swamp forest  

 

East 

0 - 60 m Grasslands managed to a low threat vegetation in accordance with clause 2.2.3.2 (f)  

 

>60m – 100m Saline Wetlands - low threat vegetation in accordance with Clause 2.2.3.2 (f) 

 

  

South East  

0 – 21m Grasslands managed to a low threat vegetation in accordance with clause 2.2.3.2 (f)  

  

>21 - 52m Melaleuca ericifolia swamp forest - exclusion under 2.2.3.2 (c) can apply provided that the 

grassland in between is managed as low threat in perpetuity. 

 

>52 - 100m Saline Wetlands - low threat vegetation in accordance with Clause 2.2.3.2 (f) 

 

South  

0 – 100m Grasslands and Gardens managed to a low threat vegetation in accordance with clause 2.2.3.2 (f) 

 

South West  

0 – 100m Grasslands and Gardens managed to a low threat vegetation in accordance with clause 2.2.3.2 (f) 

 

West  

0 - 26m Grasslands managed to a low threat vegetation in accordance with clause 2.2.3.2 (f) 

 

>26 – 50m Low Woodland Vegetation 

 

>50 - 60m Low threat vegetation in accordance with Clause 2.2.3.2 (e)  

 

>60m  100m Forest Vegetation 

North West 

0 - 50m Grasslands managed to a low threat vegetation in accordance with clause 2.2.3.2 (f) 

 

>50 - 70m Grasslands 

 

>70 - 80m Low threat vegetation in accordance with Clause 2.2.3.2 (e 

 

>80m – 100m Forest Vegetation 
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2.2.3.2 Exclusions - Low-threat vegetation and non-vegetated areas  
 
The following vegetation shall be excluded from a BAL assessment:  

(a) Vegetation of any type that is more than 100 m from the site.  

(b) Single areas of vegetation less than 1 ha in area and not within 100 m of the other regions 

of vegetation being classified as vegetation.  

(c) Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, or 

each other or of other areas of vegetation being classified vegetation.  

(d) Strips of vegetation less than 20 m in width (measured perpendicular to the elevation ex-

posed to the strip of vegetation) regardless of length and not within 20 m of the site or each 

other, or other areas of vegetation being classified vegetation.  

(e) Non-vegetated areas, that is, areas permanently cleared of vegetation, including water-

ways, exposed beaches, roads, footpaths, buildings and rocky outcrops.  

(f) Vegetation regarded as low threat due to factors such as flammability,  moisture content or  

fuel load.  This includes grassland managed in a minimal fuel condition, mangroves and other 

saline wetlands, maintained lawns, golf courses (such as playing areas and fairways),  main-

tained public reserves and parklands,  sporting fields, vineyards, orchards, banana plantations, 

market gardens (and other non-curing crops), cultivated gardens, commercial nurseries, nature 

strips and windbreaks.  

 

NOTES:   

1  Minimal fuel condition means there is insufficient fuel available to significantly increase the 

severity of the bushfire attack (recognizable as short-cropped grass, for example, to a nominal 

height of 100 mm).  

2  A windbreak is considered a single row of trees used as a screen or to reduce the effect of 

wind on the leeward side of the trees. 
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Slope 

Figure 7: An aerial photo from ListMap (thelist.tas.gov.au) indicates that the subject 

site is mostly flat, with slopes ranging from 0 to 2 degrees. There is a small, narrow 

section of an 11-15-degree upslope adjacent to low-threat saline wetland vegetation. 

 

 

 

Figure 8: Reference to Tasmanian Vegetation Monitoring & Mapping Program 

(TASVEG) indicates the different types of Vegetation <250m from the subject site.  

 

The reference to the Tasmanian Vegetation Monitoring & Mapping Program (TASVEG) indi-
cates that the vegetation to the North and East of the title lot is grassland within Agricultural 
land (FAG). Residential dwellings are located on adjacent blocks, with gardens and grassland 
currently managed in a minimal fuel condition.  
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Photos of Vegetation from Site Assessment – taken 15th August 2025 

 

Small section of Low woodland Vegetation, approximately 26m north-west of the proposed 

building site.   

 

This is the most significant fire threat. Although the woodland area is fairly small at 750 m2, 

there is a large area of forest vegetation approximately 20m to the west, separated only by Bi-

nalong Bay Road and nature strip. (see photo below)  
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I have also noted that the property owner has planted new trees next to the section of 

woodland vegetation. The trees are currently saplings and do not yet pose any threat; 

however, future management and selective removal may be required to ensure compliance 

with BHMP.  

The photo also illustrates the proximity of Forest vegetation in the foreground. 
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Neighbouring property on the Southern boundary, next to the proposed building site, 

indicates Gardens managed to a low-threat vegetation in accordance with clause 

2.2.3.2 (f) 

 

 

View of Forest vegetation to the West of Binalong Bay Road. 
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View of Forest vegetation to the South West of Binalong Bay Road taken from 

property boundary. 
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The view of vegetation from the proposed building site, facing northwest, indicates 

that Grasslands vegetation during the site visit is currently being managed at a low 

threat level, in accordance with Clause 2.2.3.2 (f).   
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The Melaleuca ericifolia swamp forest is located 21m southeast of the proposed 

building area. 

Melaleuca ericifolia swamp forest and saline grassland next to Georges Inlet, 

located approximately. 80m from the proposed building area. 
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Looking East towards Georges Bay Inlet, vegetation consists of managed grasslands 

and Saline wetlands. There is also a small, narrow slope between both, as shown in 

Figure 7. 

 

A small section of the Melaleuca ericifolia swamp forest is located approximately. 

21m southeast of the proposed building area. 
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South East view of Melaleuca ericifolia swamp forest located approximately. 21m 

southeast of the proposed building area. 

 
View from the south boundary fence looking southeast towards the section of Melaleuca er-

icifolia swamp forest 
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Saline grasslands surrounding the Melaleuca ericifolia swamp forest 

 
Close-up of Saline Grassland vegetation 
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Low-threat vegetation from the Bay Close access road. 
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4.2. Bushfire Attack Level  

A Bushfire Attack Level assessment has been completed using Method 1 of AS 3959:2018.   

Step 1: Relevant fire danger index (clause 2.2.2):  FDI 50  

Step 2: Assess the vegetation within 100m in all directions  

 

Vegetation  

Classification 
North NE East SE South SW West NW 

Group A - Forest  X     X X 

Group B – Woodland       X X 

Group C – Shrubland         

Group D – Scrub         

Group E – Mallee/Mulga         

Group F – Rainforest         

Group G – Grassland X       X 

Group H – Tussock moor-

land 
        

Low threat (cl. 2.2.3.2) (f) X X X X X X X X 

Low threat (cl. 2.2.3.2) (e)       X X 
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Step 3: Distance from classified vegetation (clause 2.2.4)  

 

 North NE East SE South SW West NW 

Existing 

separation 

(m)  

0 – 30m Low 

threat grass-

land vegeta-

tion in accord-

ance with 

clause 2.2.3.2 

(f)  

 

>65 – 100m 

Grassland 

Vegetation 

 

0 - 80m Grass-

lands managed 

to a low threat 

vegetation in ac-

cordance with 

clause 2.2.3.2 

(f) 

 

>80 - 100m Me-

laleuca ericifolia 

swamp forest  

 

 

0 - 60 m Grass-

lands managed to 

a low threat vege-

tation in accord-

ance with clause 

2.2.3.2 (f)  

 

>60m – 100m Sa-

line Wetlands - 

low threat vegeta-

tion in accord-

ance with Clause 

2.2.3.2 (f) 

 

0 – 21m Grass-

lands managed 

to a low threat 

vegetation in 

accordance with 

clause 2.2.3.2 

(f)  

  

>21 - 52m Me-

laleuca ericifolia 

swamp forest - 

exclusion un-

der 2.2.3.2 (c) 

can apply pro-

vided that the 

grassland in 

between is 

managed as 

low threat in 

perpetuity. 

 

>52 - 100m Sa-

line Wetlands - 

low threat vege-

tation in accord-

ance with 

Clause 2.2.3.2 

(f) 

 

0 – 100m 

Grasslands 

and Gardens 

managed to a 

low threat veg-

etation in ac-

cordance with 

clause 2.2.3.2 

(f) 

 

0 – 100m 

Grasslands 

and Gardens 

managed to a 

low threat veg-

etation in ac-

cordance with 

clause 2.2.3.2 

(f) 

 

0 - 26m Grass-

lands managed 

to a low threat 

vegetation in ac-

cordance with 

clause 2.2.3.2 (f) 

 

>26 – 50m Low 

Woodland Vege-

tation 

 

>50 - 60m 

Sealed Road - 

Low threat vege-

tation in accord-

ance with Clause 

2.2.3.2 (e)  

 

>80m - 100m 

Forest Vegeta-

tion 

 

0 - 50m 

Grasslands 

managed to 

a low threat 

vegetation in 

accordance 

with clause 

2.2.3.2 (f) 

 

>50 - 70m 

Grasslands 

 

>70 - 80m 

Sealed Road 

- Low threat 

vegetation in 

accordance 

with Clause 

2.2.3.2 € 

 

>80m – 

100m Forest 

Vegetation 
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Step 4: Effective slope under classified vegetation  

 

Vegetation North NE East SE South SW West NW 

Woodland       >0-5°  >0-5°  

Grassland >0-5° >0-5° >0-5° >0-5° >0-5° >0-5°  >0-5°  

Forest  >10-15°   >5-10°    >5-10°  >10-15°  

 

 

Step 5: Determination of Bushfire Attack Level (BAL)  

  North  North East West  North West  

BAL value for each quadrant  BAL-12.5  BAL-12.5 BAL-12.5 BAL-12.5 

 

The applicable Bushfire Attack Level is:   BAL-12.5 
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5. Required Bushfire Protection Measures  

The proposed building work is required to comply with the Director’s Determination –  

Bushfire-Hazard Areas v1.2. Each required element of protection is discussed in this section 

of the report.   

The required protective features have been consolidated in the Bushfire Hazard Management 

Plan (BHMP), which is enclosed as Appendix A.  

 

Subject to the implementation of the BHMP, the project will comply with the applicable re-

quirements of the Director’s Determination.   

 

5.1. Hazard management area  

  

A Hazard Management area must be established and maintained in accordance with the 

Bushfire Hazard Management Plan (Appendix A) and verified by the building surveyor before 

occupancy and maintained in perpetuity. 

.    

A Bushfire Hazard Management Area (BHMA) is to be established and maintained be-

tween the bushfire-prone vegetation and the building at a distance equal to, or greater 

than, the distance shown in the table below.  

 

The Bushfire Hazard Management Area to achieve the determined BAL – 12.5 

 

The Bushfire Hazard Management Plan (Appendix A) has been developed from the results of 

a Bushfire Attack Level (BAL) Assessment Report prepared for the site in accordance with 

Australian Standard 3959-2018, Construction of Buildings in bushfire-prone areas. 

 

The BHMP provides reference and information to existing and subsequent owners on their 

responsibilities for the establishment, maintenance, and future management of their property 

to reduce the risk of bushfire attack. 

 

 

 

 

Proposed hazard management area min. 

dimension (m) 

North East South West 

To Boundary 16m 

(To Boundary) 

16m 

(To Boundary)  

38m 

(To Boundary) 
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Director’s Determination Clause 2.3.4  -  Hazard Management Areas  

  

(1) The following building work must be provided with a hazard management area 

of sufficient dimensions and which provides an area around the building which 

separates the building from the bushfire hazard and complies with subclauses 

(2), (3) and (4):  

  

(a) a new habitable building;   

  

  

(2) The hazard management area must comply with the requirements specified in 

Table 4.  

  

(3) The hazard management area for a particular BAL must have the minimum di-

mensions required for the separation distances specified for that BAL in Table 

2.6 of AS 3959 (Method 1).  

  

(4) The hazard management area must be established and maintained such that 

fuels are reduced sufficiently, and other hazards are removed such that the 

fuels and other hazards do not significantly contribute to the bushfire attack.  

 

 

 

 

Director’s Determination Table 4 - Requirements for Hazard Management Area  
 

Element  Requirement  

B.  New buildings on lots not 

provided with a BAL at the 

time of subdivision.  

A new building must:  

(a) be provided with a HMA no smaller than the required sep-
aration distances required for BAL-29; and  

(b) have a HMA established in accordance with a certified 

bushfire hazard management plan.  

 
HMA Guidelines 

 
 
A hazard management area is the area between a habitable building or building area and the 
bushfire-prone vegetation, which provides access to a fire front for firefighting, which is main-
tained in a minimal fuel condition, and in which there are no other hazards present that will 
significantly contribute to the spread of a bushfire.  This can be achieved through, but is not 
limited to, the following strategies; 

 

▪ Remove fallen limbs, sticks, leaves, and bark litter; 

▪ Maintaining grass at less than 100mm height; 

▪ Avoid or minimise the use of flammable mulches (especially against buildings); 

▪ Thin out under-story vegetation to provide horizontal separation between fuels; 
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▪ Prune low-hanging tree branches (<2m from the ground) to provide vertical separation 

between fuel layers; 

▪ Remove and or prune larger trees to maintain horizontal separation between    cano-

pies; 

▪ Minimise the storage of flammable materials such as firewood; 

▪ Maintaining vegetation clearance around vehicular access; 

▪ Use low-flammability plant species for landscaping purposes where possible; 

▪ Clear out any accumulated leaf and other debris from roof gutters and other debris ac-

cumulation points. 

Future plantings/landscaping should be planned with this in mind and be appropriately  

managed.  

For more information, I recommend the Tasmania Fire Service Booklet “Fire Resisting Garden 

Plants for the urban fringe and rural areas, 2017.“and also Landscaping for Bushfire: Garden 

Design and Plant Selection provides information on garden design and plant selection which 

can be used for new or existing gardens in high-risk bushfire areas. Landscaping for Bushfire: 

Garden Design and Plant Selection 

• Download Landscaping for Bushfire: Garden Design and Plant Selec-

tion (PDF 4.1MB) 

 

 

5.2. Design and construction   

  

 Director’s Determination Clause 2.3.1 Design and Construction  
  

(1) Building work (including additions or alterations to an existing building) in a 

bushfire-prone area must be designed and constructed in accordance with the 

relevant Deemed-to-Satisfy provisions of:  

  

(b) NCC Volume 2, Part H7 for Class 1 Building and Class 10a Building or deck 

associated with a building to which this Division applies.   

  

Future habitable buildings located within the specified hazard management area are to be de-

signed and constructed to a minimum Bushfire Attack Level 12.5 (BAL–12.5). The construc-

tion requirements are set out in Sections 3 & 5 of the Australian Standard AS3959-2018 Con-

struction of Buildings in Bushfire-Prone Areas.   Section 3 covers general requirements, while 

Section 5 focuses on the construction details for BAL-12.5.  

 

https://www.fire.tas.gov.au/publications/1709%20Brochure.pdf
https://www.fire.tas.gov.au/publications/1709%20Brochure.pdf
https://www.cfa.vic.gov.au/ArticleDocuments/447/CFA%20Landscaping%20for%20Bushfire%20(Version%203).pdf.aspx?Embed=Y
https://www.cfa.vic.gov.au/ArticleDocuments/447/CFA%20Landscaping%20for%20Bushfire%20(Version%203).pdf.aspx?Embed=Y
https://www.cfa.vic.gov.au/ArticleDocuments/447/CFA%20Landscaping%20for%20Bushfire%20(Version%203).pdf.aspx?Embed=Y
https://www.cfa.vic.gov.au/ArticleDocuments/447/CFA%20Landscaping%20for%20Bushfire%20(Version%203).pdf.aspx?Embed=Y
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5.3. Property access  

Driveways are to be constructed to provide vehicle access to the site to assist firefighting 

and emergency personnel to defend the building or evacuate occupants; and provide ac-

cess at all times to the water supply for firefighting purposes on the building site. 

 

Director’s Determination Clause 2.3.2 - Property Access  
  

(1) The following building work must be provided with property access to the build-

ing and the firefighting water point, accessible by a carriageway, designed and 

constructed as specified in subclause (4) below:  

  

(a) a new habitable building;   

  

 

(2) Vehicular access from a public road to a building must:  

  

(a) comply with the property access requirements specified in Table 2;  

  

(b) include access from a public road to a hardstand within 90 metres of the fur-

thest part of the building as measured by a hose lay;   

  

(c) include access to the hardstand area for the firefighting water point.  

 

 

 
The existing property access is 164m long.  

The following design and construction requirements apply to property access: 

The proposed new habitable building must be provided with property access to the building 

and the firefighting water point, accessible by a carriageway, designed and constructed as 

specified in Table 2 – Requirements for Property Access – Elements B. 
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Table 2 - Requirements for Property Access  

 

Element  Requirement  

B.  Property access length is 

30 metres or greater, or 

access is required for a 

fire appliance to access a 

firefighting water point.  

The following design and construction requirements apply to 

property access:  

(a) all-weather construction;   

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

and culverts;   

(c) minimum carriageway width of 4 metres;  

(d) minimum vertical clearance of 4 metres;  

(e) minimum horizontal clearance of 0.5 metres from the edge 
of the carriageway, excluding gate posts;  

(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 an-

gle;  

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

(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:  

a) a turning circle with a minimum outer radius of 10 

metres;  

b) a property access encircling the building; or  

c) a hammerhead “T” or “Y” turning head 4 metres 

wide and 8 metres long.  
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The width of the existing driveway gate at the driveway is 3m (10ft). 

 
View of existing accessway into the property. To meet the requirements of Table 2, 

Element B, it needs to be upgraded to all-weather construction. 



 

     

1 Bay Close, St Helens, TAS 7216, REF: PC-7560027 – Version: 1.3, Version Date 30/12/25 

 Page 31 of 36 

 

5.4. Firefighting water supplies  

Director’s Determination Clause  2.3.3 - Water Supply for Firefighting  
  

(a) The following building work must be provided with a water supply dedicated 

for firefighting purposes which complies with the requirements specified in 

Table 3B:   a new habitable building 

  

 

Table 3B - Requirements for Static Water Supply for Firefighting  
 

Element  Requirement  

A.  Distance between 

building to be  

protected and water 

supply  

The following requirements apply:  

(a) the building to be protected must be located within 

90 metres of the firefighting water point of a static wa-

ter supply; and  

(b) the distance must be measured as a hose lay be-

tween the firefighting water point and the furthest part 

of the building.  

  

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 (firefighting 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 in-

cluding associated Class 10 Building or deck to be pro-

tected.  This volume of water must not be used for any 

other purpose, including firefighting sprinkler or spray 

systems;  

(d) must be metal, concrete or lagged by non-combus-

tible materials if above ground; and  

(e) if a tank can be located, so it is shielded in all direc-

tions in compliance with Section 3.5 of AS 3959, 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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C.  Fittings, pipework 

and accessories  

(including stands and 

tank supports)  

Fittings and pipework associated with a firefighting water point 

for a static water supply must: (a) have a minimum nominal inter-

nal diameter of 50mm;  

(b) be fitted with a valve with a minimum nominal inter-

nal diameter of 50mm;  

(c) be metal or lagged by non-combustible materials if 

above ground;  

(d) if buried, have a minimum depth of 300mm;  

(e) provide a DIN or NEN standard forged Storz 65 

mm coupling fitted with a suction washer for connection 

to firefighting 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 220mm length);   

(h) ensure underground tanks have either an opening 

at the top of not less than 250mm diameter or a cou-

pling 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 firefighting 

equipment;  

(iii) at a working height of 450mm – 600mm above 

ground level; and (iv) protected from possible dam-

age, including damage by vehicles.  

  

D.  Signage for static wa-

ter connections  

The firefighting water point for a static water supply must be 

identified by a sign permanently fixed to the exterior of the as-

sembly in a visible location. The sign must: (a) comply with wa-

ter tank signage requirements within AS 2304; or  

(b) 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 firefighting wa-

ter 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 to be 

protected;  

(c) with a minimum width of three metres and a mini-

mum length of six 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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There is no existing firefighting water supply to protect the proposed Class 1a Building. 

 

The new dwelling is to be supplied with a compliant water supply tank of at least 10,000 litres, 

with a fitting compliant with the requirements of Table 3B above.  

 

Compliance with Table 3B - Requirements for Static Water Supply for Firefighting is to be veri-

fied by a building surveyor.  

 

5.5. Emergency planning   

As per the Director's Determination, a Class 1a building is not required to have a 
Bushfire Emergency Plan. Should the class of building change, such as to a Class 1b 
for a visitor’s accommodation, a Bushfire Emergency Plan would be required.  
 

6. Additional Bushfire Protection Measures  

I also recommend that the client prepare a 5 Minute Bushfire Plan and refer to 

the TFS website for more information. Additionally, they should download a copy 

of the Bushfire Safety Guide PDF.  

Additional bushfire protection measures may include preparing your property by 

clearing gutters and vegetation, building a defensible space around your home by 

including a non-combustible path around the building and strategic landscaping. 

 

 

 

 

 

 

 

 

 

https://bushfire.tas.gov.au/documents/bushfire-safety-guide/download?inline=
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7. Conclusion  

Direction Deemed to 

satisfy re-

quirements 

(Elements) 

Requirement & Compliance 

2.3.1  Construction 

requirements  

The construction requirements are set out in Sections 3 & 5 of the Aus-

tralian Standard AS3959-2018 Construction of Buildings in Bushfire-

Prone Areas for Bushfire Attack Level 12.5 (BAL–12.5).  Section 3 co-

vers general requirements, while Section 5 focuses on the construction 

details for BAL-12.5 

The BHMP specifies construction to BAL-12.5 standards of AS3959-

2018. 

If the proposed building is designed and constructed in accordance 

with BAL-12.5 construction standards, the development will comply 

with clause 2.3.1. 

 

To be determined by a building surveyor  

2.3.2  Property  

Access 

Table 2, Ele-

ment B  

A new habitable building must be provided with property access to the 

building and the firefighting water point, accessible by a carriageway, 

designed and constructed as specified below:  

  

 

The following design and construction requirements apply to property 

access:  

1) all-weather construction;   

2) load capacity of at least 20 tonnes, including for bridges and cul-

verts;   

3) minimum carriageway width of 4 metres;  

4) minimum vertical clearance of 4 metres;  

5) minimum horizontal clearance of 0.5 metres from the edge of the 
carriageway, excluding gate posts;  

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

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

8) curves with a minimum inner radius of 10 metres;  

9) 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  

10) terminate with a turning area for fire appliances provided by one of 
the following:  
(i) a turning circle with a minimum outer radius of 10 metres;  

(ii) a property access encircling the building; or  

(iii) a hammerhead “T” or “Y” turning head 4 metres wide and 8 me-

tres long.  

Design and construction requirements are specified within this report 

and are required for compliance on the BHMP. 

 



 

     

1 Bay Close, St Helens, TAS 7216, REF: PC-7560027 – Version: 1.3, Version Date 30/12/25 

 Page 35 of 36 

 

If the property access is designed and constructed in accordance with 

the requirements of section 5.3 of this report, the proposal will comply 

with clause 2.3.2. 

 

2.3.3  Static Water 

supply for  

firefighting  

Table 3B  

Required – There is no existing firefighting water supply to protect the 

proposed Class 1a Building.   

 

The new dwelling is to be supplied with a compliant water supply tank 

of at least 10,000 litres, with a fitting suitable for TFS access.    

   

Static water supplies consistent with Table 3B have been specified in 

this report and are required for compliance on the BHMP. 

 

If the requirements of section 5.4 of this report are implemented, the 

proposal will comply with clause 2.3.3.  

2.3.4  Hazard  

management 

areas  

Table 4 

Subject to the hazard management area being established and main-

tained in accordance with the certified bushfire hazard management 

plan 

(Refer to Appendix A)  

HMA’s are shown on the BHMP and are specified to the minimum 

widths required to achieve BAL-12.5 for the site. 

 

This report and the BHMP specify requirements for  

hazard management areas. 

 

If the HMA’s are established in accordance with the BHMP the pro-

posal will comply with clause 2.3.4 
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2.3.5 Bushfire 

Emergency 

Plan 

Table 5 

(1) In a bushfire prone area, a bushfire emergency plan must be 

prepared for:  

  

(a) a new building;  

  

(b) an existing building in the case of an addition or alteration to a 

building;  

  

(c) an existing building in the case of a change of building class;  

  

(d) a building associated with the use, handling, generation or stor-

age of a hazardous chemical or explosive;  

  

(i) clause (1) does not apply to following:  

(a) Class 1a Buildings;  

(b) Class 10a Buildings; or  

(c) decks associated with another class of building.  

  

The proposal is for a class 1a building; in this circumstance, there is no 

requirement for Emergency Plans to achieve compliance with the De-

termination. 

 

 

6.  References 

 

• AS 3959:2018 Construction of buildings in bushfire prone areas, : Standards 
Australia Limited 2018. 
 

• Director’s Determination - Bushfire Hazard Areas - 2024 v1.2, 16th July 
2024. 

• Aerial photos, LISTmap, Tasmania, https://maps.thelist.tas.gov.au 
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NOMINAL SCALE A3 @ 1:1000

BAL 12.5  REQUIRES SEPARATION DISTANCE
 FROM PROPOSED HABITABLE 

BUILDING AREA TO BUSHFIRE-PRONE 
VEGETATION MUST BE TO THE BOUNDARY

GENERAL

· PLAN TO BE READ IN CONJUNCTION WITH BUSHFIRE HAZARD REPORT
v1.3 - 30/12/2025 REF: PC - 7560027 

· ENSURE THAT ALL RELEVANT CONSULTANTS  AND CONTRACTORS
PROVIDED WITH A FULL COPY OF THIS PLAN AND SUPPORTING REPORT.

SCHEDULE OF REQUIREMENTS

SHEET

DATE

PROJECT

SCALE

LEGEND

PC - 7560027 

30th December 2025

AS NOTED

1

1. BUILDING DESIGN & CONSTRUCTION

· SPECIFIED SEPARATION DISTANCES SHOWN ON THIS PLAN PROVIDE FOR A BAL-12.5 SOLUTION.

· CLASS 1A DWELLING WITHIN THE HABITABLE BUILDING AREA    TO BE DESIGNED AND CONSTRUCTED TO COMPLY WITH

AS 3959:2018 - SECTION 3 FOR GENERAL REQUIREMENTS AND SECTION 5 FOR BAL-12.5 REQUIREMENTS. HIGHER

LEVELS OF CONSTRUCTION ARE ACCEPTABLE.

· NO SPECIFIC CONSTRUCTION REQUIREMENTS FOR OUTBUILDINGS FIRE SEPARATED  FROM THE HABITABLE

BUILDINGS IN ACCORDANCE WITH AS 3959 CLAUSE 3.2 OR WITH GREATER THAN 6m SEPARATION  FROM THE

HABITABLE BUILDINGS.

2. PROPERTY ACCESS

· CONSTRUCT ALL WEATHER PROPERTY ACCESS WITH 4m WIDE CARRIAGEWAY  FROM THE PUBLIC ROAD TO WITHIN

<90m OF THE FURTHEST PART OF THE HABITABLE BUILDING MEASURED AS A HOSELAY AND TO THE HARDSTAND

LOCATED WITHIN <3m OF THE WATER CONNECTION POINT.

· LOAD CAPACITY GREATER  THAN 20 TONNES (INC. BRIDGES AND CULVERTS). CROSS FALL LESS THAN 3°, DIPS LESS

THAN 7°, CURVES MIN.10m INNER RADIUS. 10° MAX. GRADIENT FOR UNSEALED ROADS AND 15° MAX. GRADIENT FOR

SEALED ROADS.

· TERMINATE
  

IN
 

A
 

TURNING
 

CIRCLE
 

WITH

 

A

 

10m

 

MIN.

 

OUTER

 

RADIUS
 
OR

 
4m WIDE PROPERTY ACCESS ENCIRCLING

 

IN      

· KEEP CLEAR OF VEGETATION AND OTHER OBSTRUCTIONS 0.5m EITHER SIDE AND 4m ABOVE  CARRIAGEWAY.

3. STATIC WATER SUPPLY FOR FIREFIGHTING

· INSTALL METAL OR CONCRETE FIREFIGHTING WATER  TANK WITH A MINIMUM OF 10,000 LITRES STORED WATER

DEDICATED TO FIREFIGHTING PURPOSE        FITTED  WITH  A COMPLIANT

 

STORZ

 

WATER

 
CONNECTION

 
POINT

 

LOCATED

 WITHIN  <90m  OF  FURTHEST  ELEMENT  OF  THE  HABITABLE

BUILDING, MEASURED AS A HOSE LAY,  & ACCESSIBLE WITHIN <3m OF THE HARDSTAND. MAY HAVE REMOTE

OFFTAKE CONNECTED TO THE STATIC WATER SUPPLY.

· IDENTIFY THE FIREFIGHTING WATER  POINT WITH PERMANENTLY FIXED COMPLIANT SIGNAGE COMPLYING  WITH TFS

GUIDELINES. KEEP CLEAR OF VEGETATION IMMEDIATELY ABOVE & AROUND THE CONNECTION POINT.

· CONSTRUCT HARDSTAND AREA FOR FIRE APPLIANCE ACCESS TO THE FIREFIGHTING WATER  POINT.  MINIMUM 3m

WIDE, CONSTRUCTED TO THE SAME STANDARD AS THE PROPERTY ACCESS AND LOCATED <3m FROM THE

FIREFIGHTING WATER POINT AND >6m FROM THE BUILDING TO BE PROTECTED .

4. HAZARD MANAGEMENT AREA

· ESTABLISH HAZARD MANAGEMENT AREA AS DIMENSIONED ON THIS PLAN.

· MAINTAIN IN A MINIMAL FUEL CONDITION IN PERPETUITY,  ENSURING FUELS ARE REDUCED SUFFICIENTLY AND

OTHER HAZARDS ARE REMOVED SUCH THAT THE FUELS & OTHER HAZARDS DO NOT SIGNIFICANTLY CONTRIBUTE

TO THE BUSHFIRE ATTACK.

· LIMITED AMOUNTS OF LOW FLAMMABILITY PLANTS ARE ACCEPTABLE WITHIN THE HMA; INCLUDING MAINTAINED

LAWN, LOW GROWING PLANTS & GROUND COVERS, LOW FLAMMABILITY ORNAMENTAL GARDENS, VEGETABLE

GARDENS AND THE LIKE.

· DO NOT PLANT ADJACENT TO WALLS & DECKS OR DIRECTLY UNDER GLAZED ELEMENTS.

· REGULARLY REMOVE GROUND FUELS SUCH AS FALLEN BRANCHES, STICKS, LEAVES, BARK, LAWN CLIPPINGS ETC.

· MAINTAIN LAWN TO A HEIGHT LESS THAN 100mm.

· DO NOT USE PINE BARK AND OTHER FLAMMABLE MULCH.

· THIN-OUT UNDERSTORY VEGETATION AND PRUNE LOW-HANGING TREE BRANCHES.

· PRUNE TREES TO MAINTAIN HORIZONTAL SEPARATION BETWEEN CANOPIES.

· SELECTIVELY POSITION TREES AND SHRUBS TO CREATE DISCONTINUOUS ROWS AND CLUMPS.

· MINIMISE STORAGE OF FLAMMABLE MATERIALS SUCH AS FIREWOOD AND BUILDING MATERIALS.

· CLEAR ACCUMULATED LEAVES AND OTHER DEBRIS FROM ROOF GUTTERS.

· SLASH SURROUNDING PASTURE PERIODICALLY TO PREVENT PASTURE FROM BECOMING WOODY WEED INFESTED

OR REGENERATING TO BUSHLAND.

HAZARD MANAGEMENT AREA

FIREFIGHTING WATER SUPPLY
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55 

 
 

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE 
ITEM Section 321 

 

 
To: Peter Chaplin Owner /Agent 

 

 1 Bay Close Address 
 

 St Helens, TAS  7216 Suburb/postcode 

 
Qualified person details:  
 

Qualified person: Suzanne Gifford obo Chief Officer, 
Tasmania Fire Service 

    
 

Address: TFS State HQ    
Cnr Argyle & Melville Streets 

Phone No: 1800 000 699 
 

 HOBART  7000 Fax No: - 
 

Licence No: - Email address: bfp@fire.tas.gov.au 
 

Qualifications and 
Insurance details: 

Accredited to report on bushfire hazards 
under the Fire Service Act 1979. 

(description from Column 3 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items   

 
Speciality area of 
expertise: 

Analysis of hazards in bushfire-prone 
areas 

(description from Column 4 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items)   

 
Details of work:  
 

Address: 1 Bay Close Lot No: 1 
 

 St Helens, TAS  7216 Certificate of title No: 38962 
 

The assessable 
item related to 
this certificate: 

Bushfire hazard management plan 
and supporting bushfire hazard report 
prepared for proposed Class 1a 
dwelling. 

(description of the assessable item being 
certified)  
Assessable item includes –  
- a material; 
- a design 
- a form of construction 
- a document 
- testing of a component, building 

system or plumbing system 
- an inspection, or assessment, 

performed 

  

 
Certificate details:  
 

Certificate type: Bushfire Hazard (description from Column 1 of Schedule 1 
of the Director's Determination - 
Certificates by Qualified Persons for 
Assessable Items n) 

  

This certificate is in relation to the above assessable items, at any stage, as part of – (tick one) 

OR 

 

 Form 55 



Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55 

In issuing this certificate the following matters are relevant –  

Documents: Bushfire Hazard Management Plan - 1 Bay Close, St Helens v1.3 by Tod 
Thomas - dated 30 December 2025 
Bushfire Hazard Report - 1 Bay Close, St Helens v1.3 by Tod Thomas - 
dated 30 December 2025 

  
Relevant AS 3959:2018 - Method 1 BAL assessment  
 

References: N/A 
 

Substance of Certificate: (what it is that is being certified) 
 

1. The proposed building work - if designed and implemented in accordance with the 
bushfire hazard management plan referred to in this certificate – will comply with 
the deemed-to-satisfy requirements of the Director’s Determination – Bushfire 
Hazard Areas v1.2. 
 

2. The applicable Bushfire Attack Level (BAL) determined using AS 3959:2018 for 
design and construction is BAL-12.5. 

 
 

Scope and/or Limitations 
 

1. The scope of this certification is limited to compliance with the requirements of the 
Director’s Determination – Bushfire Hazard Areas v1.2 
 

2. The effectiveness of the measures prescribed in the bushfire hazard management 
plan and supporting report are dependent on their correct implementation and 
maintenance for the life of the development. 
 

3. No guarantee that the building work will survive every bushfire event. 
 

4. This certificate has been provided on the understanding that the bushfire hazard 
assessment only deals with bushfire risk and all other statutory requirements are 
outside the scope of this certificate. 
 

5. No action or reliance is to be placed on this certificate or report other than for 
which it was commissioned. 
 

6. This certification may only be used for compliance purposes for 6 years from the 
date of certification. 

 
 
I certify the matters described in this certificate. 
 

 Signed: Certificate No: Date: 
Qualified person: 
 

  TFS-V1  09/01/2026 
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ABN: 79 097 438 714 

 

Hobart 

Lower Ground, 199 Macquarie Street 

Hobart, Tasmania 7000 

PO Box 1248, Hobart, TAS 7001 

 

Launceston 

22-24 Paterson Street 

Launceston, Tasmania 7250 

PO Box 1898, Launceston TAS 7250  

 

Devonport 

33-35 Steele Street 

Devonport, Tasmania 7310 

PO Box 1898, Launceston TAS 7250 

 

 

 

 

 

 

 

04/06/2026 

 

 

Peter Chaplin 

petechaplin@bigpond.com    

 

 

 

Dear Peter, 

 

Re: 1 Bay Close, St Helens – Council RFI 

 

Thank you for your correspondence regarding the proposed works at 1 Bay Close, St Helens with respect to 

the Flood-Prone Areas Hazard overlay. This letter addresses the nature of flooding at the site based on the 

available data in relation to the Break O’Day Council (BODC) and the Tasmanian Planning Scheme (TPS) 

Flood-Prone Areas Hazard Code.  

 

The proposed works situated on 1 Bay Close, St Helens, Tasmania (the subject site) include a new dwelling 

and resurfaced driveway access. This property (title reference 38962/1) contains extents of the BODC flood 

overlay and SES statewide 1% Annual Exceedance Probability (AEP) climate change flood extent, indicating 

that portions of the site are potentially subject to flooding. The site location is presented in Figure 1.  

 

The subject site borders a major local thoroughfare and state-controlled Binalong Bay Road, with an 

overland flow catchment of 0.45 km2 draining from the adjacent hills. The site itself has an area of 1.2 ha. 

Site elevations vary from approximately 0.6 – 6 m AHD. The site predominantly slopes down from the high 

point adjacent to Binalong Bay Road down to the estuary of Moulting Bay at a gradient of approximately 2 – 

3 %. Refer to Figure 2 for the site catchment and key local surface water features.  

 

BODC have provided council-owned flood mapping data for the site surrounds for the purpose of this 

assessment. These data were produced in Water Technology’s 2025 Break O’Day Flood Mapping Climate 

Change Updates, a study which updated previous 2019 flood modelling for BODC catchments to include 

Australian Rainfall & Runoff (ARR) V4.2 updated climate change guidelines. Following sensitivity analyses of 

various climate change scenarios, the study ultimately utilised the year 2100 Shared Socioeconomic 

Pathway (SSP) 3–7.0 climate change scenario to include climate change rainfall increases into BODC 

regional flood mapping. Peak year 2100, 1% AEP SSP3-7.0 flood depths for the subject site catchment are 

presented in Figure 3 and peak velocity in Figure 4.  
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Figure 1: Subject Site Location 

 
Figure 2: Local Catchment Upstream of the Subject Site and Binalong Bay Road 

Moulting Bay 

Driveway Access to Lot 

Proper Off Bay Close 
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Figure 3: Peak SSP3-7.0, 1% AEP Climate Change Flood Depth for the Year 2100 

 
Figure 4: Peak SSP3-7.0, 1% AEP Climate Change Flow Velocity for the Year 2100 
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Flood hazard based on peak depth and velocity combination thresholds adopted as part of the Australian 

Institute for Disaster Resilience (AIDR)’s Technical Flood Risk Management Guideline: Flood Hazard are used 

in this assessment. The AIDR flood hazard categories and depth – velocity thresholds are presented in 

Figure 5. Peak year 2100, 1% AEP SSP3-7.0 AIDR flood hazard for the site catchment is presented in  

Figure 6.  

 
Figure 5: AIDR Flood Hazard Classification Depth and Velocity Thresholds (source: Australian Disaster Resilience 
Handbook Collection: Guideline 7-3, AIDR 2017) 
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Figure 6: Peak SSP3-7.0, 1% AEP Climate Change Flood Hazard for the Year 2100 

Generally, the results indicate that in the 1% AEP SSP3-7.0 year 2100 flood event, overland flows from the 

local catchment overtop Binalong Bay Road from the west, continuing over the access driveway of the 

subject site and adjacent properties. The lowest elevation areas of the site (on the eastern boundary) are 

subject to flooding of the Moulting Bay Estuary. In the central portion of the site, an area of approximately 

0.7 ha is outside the flood extent. Some ponding occurs near the north-eastern corner of the site. Site flood 

behaviour based on the 1% AEP SSP3-7.0 year 2100 flood event is presented in Figure 7. 
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Figure 7: SSP3-7.0, 1% AEP Climate Change Flood Behaviour in the Site Vicinity 

A summary of peak 1% AEP flood depth, velocity and hazard experienced for the SSP3-7.0 year 2100 

climate change scenario at key locations in/around the subject site are presented in Table 1. 

 

Table 1: Peak 1% AEP Climate Change Depths and Velocities at Key Locations in the Site Vicinity 

LOCATION 
PEAK FLOOD 

DEPTH (m) 

PEAK VELOCITY 

(m/s) 

PEAK AIDR 

FLOOD HAZARD 

Site Access Driveway 

Extent 
0.15 0.86 

H1 – Generally safe for 

vehicles, people, and 

buildings 

Binalong Bay Road 

(Maximum at Any Point 

Along Extents of 

Overland Flow Crossing) 

0.22 1.69 

H1 – Generally safe for 

vehicles, people, and 

buildings 

Lower Elevations of the 

Site, within Moulting 

Estuary 

1.36 3.41 

H5 – Unsafe for vehicles 

and people. Buildings 

vulnerable to structural 

damage 

 

 

 

 

 

Central Site Outside 

Flood Extent 

Overland Flows Overtopping 

Binalong Bay Road 

Overland Flows Overtopping 

Site Driveway 
Lower Elevations of Site 

Subject to Estuarine Flooding 

Minor Ponding  
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To address section C12.0: Flood-Prone Areas Hazard Code of the TPS State Planning Provisions, an 

assessment is required to inform the following codes: 

 

C12.1.1 - To ensure that use or development subject to risk from flood is appropriately located and 

managed, so that: 

(a) people, property and infrastructure are not exposed to an unacceptable level of risk 

(b) future costs associated with options for adaptation, protection, retreat or abandonment of 

property and infrastructure are minimised; and 

(c) it does not increase the risk from flood to other land or public infrastructure. 

 

C12.2 – To preclude development on land that will unreasonably affect flood flow or be affected by 

permanent or periodic flood. 

 

C12.6.1 – Buildings and Works within a Flood-Prone Area - That: 

(a) Buildings and works within a flood-prone area can achieve and maintain a tolerable risk from 

flood; and 

(b) Buildings and works do not increase the risk from flood to adjacent land and public 

infrastructure. 

 

A key, notable definition relevant to section C12 of the TPS State Planning Provisions is “tolerable risk” 

which is defined in Section 3.1: Planning Terms and Definitions as the following: 

 

The lowest level of likely risk from the relevant hazard: 

(a) To secure the benefits of a use or development in a relevant hazard area; and 

(b) Which can be managed through: 

(i) Routine regulatory measures; or 

(ii) By specific hazard management measures for the intended life of each use or 

development. 

 

Flood risk is associated with a combined assessment of probability and consequence of flood exposure. 

Specifically, the Australian Disaster Resilience Handbook Collection detail flood risk as the combined 

consideration of human interaction with flooding and the associated exposure to flood hazard (Guideline 7-

3, AIDR, Section 1). Thus, in consideration of flood risk and tolerable risk as per the TPS, the following items 

must be specified:  

 

• Potential usage of the development; 

• Benefits of the development/use of the development; 

• Exposure to flood hazard of people using the development; 

• Potential increase in exposure to flood hazard of people in neighbouring properties; 

• Consequence of any exposure to flood hazard;  

• Consideration of probability/likelihood of flood exposure. 

 

Additionally, the author has been requested to assess risk of reduced emergency access due to broader 

flood inundation of the road network external to the site based on correspondence with BODC. It is assumed 

for this assessment that the proposed dwelling is to be located in the area of the site outside the 1% AEP 

climate change flood extent as specified in Figure 7.  As per the TPS State Planning Provisions, the 

probability assigned to the flood behaviour detailed in this assessment is a 1% probability of exceedance in 

the year 2100, specifically for the SSP3-7.0 climate change scenario. Determination of the above items is 

presented in Table 2. 
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Table 2: Key Definitions of Site Flood Risk Considerations and Constraints 

Risk Item/Constraint Definition for the Site 

Potential use of the development 
Residential dwelling to be constructed on the site. 

Benefits of the use 

Housing provisions and shelter on the property. 

Additional housing stock in regional Tasmania.  

Potential level of exposure of development users 

to flood hazard. 

Users remain inside the dwelling or within the flood-

free area of the site during the 1% AEP CC flood 

event (no exposure). 

 

Crossing overland flow when entering or exiting the 

property along the driveway access during an 

overland flow event. 

 

Driving on Binalong Bay Road through overtopping 

flood waters during an overland flow event whilst 

entering/exiting the site.  

 

Entering the low-lying estuarine areas of the site 

during a riverine/estuarine flood event. 

 

Reduced emergency access to site due to broader 

inundation of road network. 

Potential increase in exposure to flood hazard by 

users of adjacent properties due to the 

development 

Vehicles or debris swept from the access driveway of 

the site onto downstream properties.  

 

Change in flood hydraulics of the overland flow path 

which would worsen flooding on neighbouring 

properties. 

Consequence of flood exposure. 

Zero consequence if users remain inside the dwelling 

or within the flood-free area of the site during the 

1% AEP CC flood event.  

 

Vehicular or pedestrian exposure to shallow overland 

flow on driveway, specifically H1 hazard class 

(Generally safe for vehicles, people, and buildings).  

 

Vehicular or pedestrian exposure to shallow overland 

flow on Binalong Bay Road, specifically H1 hazard 

class (Generally safe for vehicles, people, and 

buildings).  

 

Pedestrian exposure to deep, fast-flowing estuarine 

flood waters on the lower section of the property, 

specifically H5 (Unsafe for vehicles and people. 

Buildings vulnerable to structural damage).  

 

Additional residence on road network isolated from 

emergency services due to external road network 

flooding. 
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Having established key risk considerations and constraints relevant to the site and 1% AEP climate change 

flood behaviour, a risk assessment of potential hazard exposures and interactions resulting from the 

development has been completed and presented in Table 3 along with relevant treatment/adaption 

measures to secure the benefit of the development use. 

 

Table 3: Risk Assessment and Treatment/Adaption Measures 

Potential Hazard 

Exposure/Interaction 
Risk Assessment 

Treatment/Adaption 

Measures to Secure Benefit 

of Use 

Crossing overland flow 

along site access 

driveway 

LOW – crossing the driveway presents exposure 

to a maximum of class H1 flood hazard 

(generally safe for vehicles, people, and 

buildings). Emergency ingress/egress to site 

from Binalong Bay Road is trafficable if required. 

Users of the dwelling are likely to stay indoors 

during intense rainfall. Shelter in-place is 

available on the site and residence not subject 

to flooding. 

None required. Proposed 

residence is outside the 

flood extent. Driveway 

access/egress is trafficable 

if required.  

Crossing overland flow 

along Binalong Bay 

Road to access the 

site 

LOW – traversing Binalong Bay Road in the 

vicinity of the site presents exposure to a 

maximum of class H1 flood hazard (generally 

safe for vehicles, people, and buildings). 

Emergency access/egress to site from Binalong 

Bay Road is trafficable if required.  

None required. Site access 

is trafficable along Binalong 

Bay Road.  

Users entering the 

estuary during a 

riverine/estuarine 

flood event 

LOW – Primary residence and immediate 

surrounds are outside of the estuarine flood 

extent. Site access unaffected by estuarine 

flooding. Reasonable behaviour of development 

users is unlikely to result in entering estuarine 

flood waters during a 1% AEP flood event. 

Not building the proposed 

residence within the extent 

of estuarine flooding (which 

is in line with proposed 

development). 

Vehicles or debris 

getting washed 

downstream onto 

neighbouring 

properties 

LOW – the driveway experiences a maximum of 

class H1 flood hazard (generally safe for 

vehicles, people, and buildings). Flow velocities 

and depths are not sufficiently high to 

destabilise vehicles or introduce significant 

erosion potential.  

None required. 

Altered flood 

hydraulics increasing 

flood hazard exposure 

to downstream 

properties 

LOW – no changes to vertical alignment of 

driveway or land cover are proposed. No 

buildings proposed within flow paths. 

None required. 

Reduced emergency 

access during regional 

flooding of the 

external road network 

LOW – immediate site vicinity is trafficable in the 

1% AEP CC flood event if required. The proposed 

residence is outside of the flood extent thus 

shelter in-place is safe/available with no flood 

evacuation required. Likelihood of emergency 

medical assistance for one single residence 

coinciding with large-scale inundation elsewhere 

in the road network is low. Acute medical care 

utilising aerial transport for regional patients is 

currently practised in Tasmania regardless of 

road network inundation. Incremental access 

risk to total external road network due to a 

single new dwelling is negligible. 

None required. 
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Based on these findings, Verto provides the following classification for the site in terms of the TPS Sate 

Planning Provisions Flood-Prone Areas Hazard Code P1.2:  

 

C12.5.1 Uses within a flood-prone hazard area 

 

Objective: That a habitable building can achieve and maintain a tolerable risk from flood 

Performance Criteria P1.2 Verto Response 

a) Any increase in the level of risk from 

flood does not require any specific 

hazard reduction or protection measures 

  

There is no significant increase in flood risk. Access 

risks to the site are low. The proposed dwelling 

location is outside of the flood extent. The site meets 

the definition of tolerable risk such that the benefits 

of the use are secured without the need for major or 

ongoing mitigation measures.  

b) The use can achieve and maintain a 

tolerable risk from a 1% annual 

exceedance probability flood event for 

the intended lifetime of the use without 

requiring any flood protection measures 

The modelling results are based on the 1% AEP 

climate change storm, specifically the year 2100 

SSP3-7.0 scenario, of which the risk assessment has 

used and deduced that access and safety risks are 

low. This covers potential future climate rainfall 

increases for 74 years from the date of this report –

which is in excess of the typical residential building 

design life durations specified as 50 years in the 

National Construction Code (NCC).  

 

The site meets the definition of tolerable risk from 

flooding for the intended lifetime of the use. 

 

 

To summarise, the proposed works at 1 Bay Close St Helens are not subject to intolerable flood risk and 

perform adequately in regard to the TPS C12.0 Flood-Prone Areas Hazard Code of the State Planning 

Provisions. The risk to the site due to periodic flooding is minimal. For any queries please contact me at 

ebeswick@vertotas.com.au.  

 

Yours sincerely,  

 

 

 
 

Elliott Beswick  

Civil Engineer 
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