
 

State Headquarters Cnr Argyle and Melville Streets | GPO Box 1526 Hobart Tasmania 7001 | Phone (03) 6173 2740 
Southern Region 1040 Cambridge Road, Cambridge Tasmania 7170 | Phone (03) 6166 5500 
Northern Region 339 Hobart Road Youngtown Tasmania 7249 | Phone (03) 6777 3666 | Fax (03) 6345 5860 
North West Region 15 Three Mile Line | PO Box 1015 Burnie Tasmania 7320 | Phone (03) 6477 7250 Fax (03) 6433 1551 

 

 Bushfire Risk Unit 
 
 
File No: AD3696 
 
 
General Manager 
Clarence City Council 
clarence@ccc.tas.gov.au  
 
 
Attn: Planning 
 
 
Dear Sir/Madam, 
 
NO. 18 DOWNHAMS ROAD, RISDON VALE - DRAFT AMENDMENT PDPSAMEND 
2019/001707  
 
I write in relation to the abovementioned draft amendment that is currently on public 
exhibition. Please consider this submission as a representation on behalf of the 
Tasmania Fire Service (TFS).  
 
The draft amendment seeks to amend the Clarence Interim Planning Scheme 2015 
by inserting a new minimum lot size requirement into Table 14.1 and inserting a new 
Specific Area Plan (SAP) as section F17.0. The Aram Eco-Development SAP has 
been designed to facilitate the future development of the site for tourism development 
and associated supporting uses. It includes use and development controls that apply 
to three spatially defined precincts. 
 
A concept master plan is included in the proponent’s submission that outlines the 
intended future use and development of the site. The master plan includes a 150-
room hotel and detached cabins for visitor accommodation, a café, a recreation centre 
and a vineyard. The final siting and design of these developments will be subject to 
future council approval however it is clear that the SAP precinct boundaries have been 
designed to facilitate a particular site layout.  
 
Tasmania Fire Service would like to raise the following matters for consideration.  
 
1. Precinct B cabins hazard management area 
 
Precinct B is intended to be developed with detached cabins for visitor 
accommodation (class 1b buildings as defined in the National Construction Code). For 
these types of buildings, the deemed-to-satisfy solution for building compliance 
requires hazard management areas with minimum dimensions to limit exposure to 
BAL-12.5 under Australian Standard 3959:2018.  
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It is unclear from the documentation supporting the draft amendment whether the 
intention is to contain future hazard management areas within Precinct B or allow 
them to encroach into Precinct A. If the intention is to contain hazard management 
areas within the precinct boundaries, no analysis has been provided to demonstrate 
that this is achievable. Figure 1 shows the potential extent of future hazard 
management areas required for the cabins shown on the master plan relative to the 
proposed precinct boundaries (the boundaries shown are indicative and based on a 
desktop assessment only). 
 

 

Figure 1 - Indicative extent of required hazard management areas for future visitor accommodation in 
Precinct B to achieve BAL 12.5 separation under AS 3959:2018 

 
How the future vegetation removal would be assessed as part of a future development 
application needs to be considered. From our reading of the Planning Scheme: 

• Clause 8.2.1 of requires that use and development be categorised into one of 
the use classes provided in Table 8.2;  

• Clause 8.2.2 requires a use or development that is ‘directly associated with 
and a subservient part of another use to be categorised into the same use 
class; 

• Vegetation removal for the purposes of developing buildings and associated 
hazard management areas is ‘development’ as defined in the Planning 
Scheme;  

• There are no exemptions in section 5 that would apply; 

• It is therefore likely that the vegetation removal required to establish hazard 
management areas for the cabins would be classified as part of the future 
‘Visitor accommodation’ use and development.  

 
If the above interpretation is correct, it appears the draft SAP Use Table would prevent 
future hazard management areas from extending into Precinct A. If it were necessary 
to contain the required hazard management areas within the proposed boundaries of 
Precinct B in order to comply with Tasmanian building regulations, the number of 
cabins shown on the concept master plan would likely need to be drastically reduced. 
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This may undermine the overall feasibility of the project and therefore the strategic 
merit of the draft amendment.  
 
To resolve this problem it is suggested that the precinct boundaries could be revised 
to expand Precinct B or the proposed Use Table could be revised to allow for limited 
encroachment into Precinct A.  
 
2. Precinct C hotel hazard management area 
 
Precinct C is intended to be developed with a hotel and associated supporting uses. 
The intended siting of the future hotel has a minimum 30m setback from the southern 
property boundary, as shown on the concept master plan.  
 
This part of the development would likely include a number of building classifications 
under the National Construction Code including class 3. The deemed-to-satisfy 
solution for building compliance requires hazard management areas with minimum 
dimensions to limit exposure to BAL-12.5 under Australian Standard 3959:2018. 
Based on a preliminary assessment it appears that to achieve this a minimum setback 
of 67m would be required from the southern boundary, which is more than double that 
shown on the master plan (refer to Figure 2).  
   

 

Figure 2 – Indicative minimum setback required from southern boundary for hotel to achieve BAL-12.5 
separation under AS 3959:2018 

It is likely that the future development could be repositioned to accommodate 
compliant separation although it would require some reconfiguration of the site layout 
and a reduction to the size of the vineyard.  
 
It is recommended that the implications of repositioning the hotel facility to comply with 
bushfire requirements be considered insofar as it would impact the concept master 
plan and therefore the suitability of the draft SAP. 
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3. Emergency access and egress 
 
Emergency access and egress is an important element of planning for bushfire 
protection. This is especially true for visitor accommodation land uses, the occupants 
of which are particularly vulnerable in bushfire emergencies.  
 
Access in bushfire-prone areas is an important planning consideration and this is 
recognised in the Southern Tasmania Regional Land Use Strategy 2010-2035. Policy 
MRH1.2 refers to subdivision access so may not be directly applicable however the 
principle is equally relevant to a development of the proposed nature and scale. Policy 
MRH1.4 requires that planning scheme provisions are based upon “…best practice 
bushfire risk mitigation and management”.     
 
Best practice planning in this context means making provision for efficient and safe 
occupant egress to safer locations and for emergency services intervention. In a 
practical sense this normally can be achieved by planning for alternative 
access/egress routes, increasing the safety of access/egress routes, providing safe 
and efficient access to water points and making provision for perimeter fire trail access 
between buildings and the hazard. 
 
The draft amendment is supported by a Traffic Impact Assessment (TIA) that 
estimates the future development will generate up to 671 vehicle movements per day 
(75 during afternoon peak hour). For context, based on the RTA Guide to Traffic 
Generating Developments (v2.2) this volume of traffic is comparable to a 75-lot 
residential subdivision.  
 
Future development within the Aram Eco-Development SAP is proposed to be served 
by a single access and egress route from Hyden Road (which would be upgraded). 
Approximately 700m of this route  will run along the top of a ridgeline, which is a 
particularly vulnerable point in the landscape in a bushfire scenario. The future internal 
road network provides one loop road and but also three cul-de-sacs and no provision 
for perimeter fire trails. The concept master plan indicates that there may eventually 
be an alternate access to Downhams Road however this is subject to approval of a 
future application.  
 
The concept master plan and draft SAP has not attempted to incorporate ‘best 
practice’ provision for accessibility. Unfortunately, given the current limited scope of 
the Bushfire-Prone Areas Code future development applications would not trigger the 
Code and the only bushfire controls would be applied through the building approvals 
process. This means that there would be no applicable requirements that would trigger 
consideration of access in a strategic sense.  
 
In our view, at a minimum there ought to be provision made for perimeter access 
around the future hotel facility and each cluster of family cabins. This could be 
incorporated into the draft SAP by modifying clause F17.7.6 Road and access design 
for all precincts as follows: 

• Broadening the objective to refer to provision for emergency intervention; and 

• Insertion of a second Acceptable Solution requiring provision for perimeter fire 
trail access for the future hotel facility in Precinct C and each cluster of cabins 
in Precinct B. 
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If Council or the Tasmanian Planning Commission would like to discuss any aspect of 
this submission further, please contact me on 0438 101 367 or at bfp@fire.tas.gov.au.  
 
Yours sincerely, 
 

 
 
Tom O’Connor 
SENIOR PLANNING & ASSESSMENT OFFICER 
 
10 June 2021 
 
 
Cc   

 


