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 Bushfire Risk Unit 
 
 
File No: AD3696 
 
 
Mr Bruce Gibbs 
Principal Planner 
Clarence City Council 
bgibbs@ccc.tas.gov.au  
 
 
Dear Bruce, 
 
RE: 18 DOWNHAMS ROAD, RISDON VALE – DRAFT AMENDMENT PDPSAMEND 
2019/001707 – REVISED PROPOSAL 
 
Thank you for the opportunity to provide comment on the applicant’s response to the 
issues raised in TFS’s representation of the 10thJune 2021.  
 
The applicant’s response included the following documents:  

• Letter to Council titled ‘Response to Representations’ (ERA, 22 December 
2021); 

• Appendix A – Bushfire advice letter (ERA, 22 December 2021); 

• Appendix B – Revised Precinct Plan (PDA, 26 November 2021); and  

• Appendix C – Revised Master Plan, Revision F (X-Squared Architects, 
undated).  

 
We provide the following comments on the abovementioned documents, in the context 

of the issues identified in TFS’s representation.  

• Precinct B cabins hazard management area 
 

We are pleased to see that the precinct boundaries have been amended with a view 
to ensuring future building work can be provided with deemed-to-satisfy compliant 
hazard management areas that will be contained within Precinct B.  
 
Scaling from the revised Master Plan, it appears that the majority of the conceptual 
buildings shown in Precinct B have BAL-12.5 setbacks from the boundaries of Precinct 
B. The only exception observed is the cabins on the eastern side of the dead-end road 
in Precinct B, which do not appear to be sited to achieve the minimum 67m eastern 
setback. Notwithstanding this, it appears likely that future building work will be able to 
achieve the minimum separation by shifting the access and cabins to the west. It 
appears that this could be achieved without compromising the required 56m western 
precinct boundary setback.  
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The revised precinct boundaries are a significant improvement on the original 
proposal as they will now facilitate future development that can comply with the 
deemed-to-satisfy requirements of the Director’s Determination – Bushfire Hazard 
Areas v1.1.  
 

• Precinct C hotel hazard management area 
 
The ERA response states that the hotel in Precinct C has been revised, will likely 
occupy a smaller building footprint and will be sited with a minimum 67m setback from 
the southern boundary (as would be required in order to achieve BAL-12.5). However, 
the Master Plan (Rev F) has not been updated and the concept hotel location retains 
the original 30m southern setback.  
 
It is unclear why the revised hotel concept has not been included in the revised Master 
Plan. Notwithstanding this – and as stated in TFS’s representation – it does appear 
likely that a future hotel proposal could ultimately be repositioned and revised to 
accommodate a 67m southern setback. While it is preferable that the Master Plan 
shows how a compliant outcome could be developed, ultimately the Master Plan has 
no statutory implications for the assessment of future development applications.  
Whether further modifications are necessary to support the draft amendment is a 
matter for Council to consider. 
 

• Emergency access and egress 
 
As outlined in our representation, the Southern Tasmania Regional Land Use Strategy 
2010-2035 requires that planning scheme provisions be based on best practice 
bushfire risk mitigation and management.  
 
‘Best practice’ should not be confused with compliance with minimum development 
standards. TFS maintains the view that ‘best practice’ in this context means planning 
for efficient and safe occupant egress to safer locations and for emergency service 
intervention. What is appropriate for a specific site depends on the intended land use 
and development, its location and the resultant risk exposures.  
 
TFS maintains its view that perimeter fire trail access for habitable buildings in 
Precincts B and C would be consistent with ‘best practice’. This would logically be 
provided around the edge of the future hazard management areas, where it would 
support firefighter access to the bushland interface and provide a useful control line 
for backburning, should this strategy be deployed to protect the property from an 
approaching fire front. In ERA’s response this concept is supported but has not been 
integrated into the proposed SAP as a requirement, meaning there is little certainty 
with respect to the eventual outcome. We accordingly also maintain our view clause 
CLA-S23.7.6 (formerly clause F17.7.6) ought to require the provision of perimeter fire 
trail access. Suggested amendments to draft clause CLA-S23.7.6 are provided in 
Appendix A for consideration.  
 
There are several existing informal vehicular tracks that cross the site and link 
Downhams Road to the SAP area. The ERA submission recommends that a fire trail 
connection to Downhams Road be formalised (i.e. made compliant with the relevant 
Code specifications for fire trails). However, again there are no controls proposed to 
secure this outcome and it is possible that the future subdivision of the northern 
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balance part of the site would obstruct the future use of these fire trails (e.g. due to 
new boundary fencing). Whilst retaining unobstructed fire trail access is always 
preferable, our view is that this is not so significant that it should warrant modification 
of the draft SAP.  
 
Site access and egress remains a potential point of vulnerability for occupants and 
firefighters in a bushfire emergency context. Historically, many fatalities in bushfire 
emergencies have resulted from poorly timed evacuation and the use of roads in 
unsafe conditions. As discussed in TFS’s representation, the draft amendment seeks 
to allow for a potentially large number of vulnerable occupants to be located whereby 
they will be reliant on a single access/egress route through the bush. Given the limited 
options for egress, occupants may choose to attempt evacuation when it is unsafe to 
do so. There is also potential for the route to be obstructed in a bushfire, for example 
as a result of wind-blown debris and trees, or as a result of a vehicle accident at a 
time when a large volume of occupants may be evacuating within a short timeframe, 
with poor visibility and in stressful conditions. As the carriageway sits above forest 
fuels on a northern aspect, road users who are unable to escape would be particularly 
exposed to a bushfire attack from the north. The absence of alternative options 
increases the importance of Hyden Road remaining tenable in an emergency context.  
 
Fortunately, risks to occupants and firefighters associated with site access and egress 
can be reduced through appropriate design and construction, by reducing the potential 
exposure and through appropriate emergency planning procedures.  
 
ERA has recommended that the future Hyden Road upgrade conform to the minimum 
standards for public roads provided in the Bushfire-Prone Areas Code. TFS supports 
this recommendation, however it is noted it is outside the scope of the proposed draft 
amendment to require this. It is anticipated that Clarence City Council will require the 
future road be designed appropriately.    
 
There is scope to improve the safety of the Hyden Road access/egress route by 
incorporating roadside vegetation management along the northern/downslope edge 
of the road reserve (refer to Figure 1). The purpose of this fuel break would be twofold:  

• To reduce the potential exposure of road users to radiant heat and flame 
contact associated with a front approaching from the north; and  

• To reduce the potential for obstruction caused by mature trees falling across 
the carriageway in windy conditions.  

 
TFS recommends the roadside fuel break should have a minimum width of 15m and 
be managed in a minimum fuel condition. This would mean slashing grass fuels, 
removing shrub fuels and reducing the density of mature trees.   
 
A 15m wide fuel break would significantly reduce the opportunity for trees to fall across 
the road under strong northerly wind conditions (existing mature trees immediately 
north of Hyden Road are estimated to have a height of appropriately 5-8m, based on 
a recent field inspection by TFS). It would also reduce the risk to road users of being 
exposed to direct flame contact, if trapped on the carriageway in an emergency.  
 
TFS inspected the existing condition of Hyden Road and vegetation on its northern 
edge on 5th January 2022. There were no obvious impediments to implementing a 
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roadside vegetation management area detected and the land had evidently been 
disturbed previously (existing cleared areas and an existing vehicle access track).   
 

 

Figure 1 – Location of recommended roadside fuel break  
 
 
It is recommended that a requirement for a roadside fuel break be incorporated into 
the draft SAP. Suggested amendments to draft clause CLA-S23.7.6 are provided in 
Appendix A for Council’s consideration. 
 
By incorporating the recommended best practice measures into the SAP, the draft 
amendment will be more consistent with the Southern Tasmanian Regional Land Use 
Strategy 2010-2035 (specifically MRH1.4) and the Schedule 1 Objectives of the Land 
Use Planning and Approvals Act 1993.  
 
If TFS can provide Council or the Tasmanian Planning Commission with any further 
advice on this matter, please contact me on 0438 101 367 or at 
tom.oconnor@fire.tas.gov.au.  
 
Yours sincerely, 

 
Tom O’Connor 
SENIOR PLANNING & ASSESSMENT OFFICER 
 
11 January 2020 
 
Cc 
 
  


