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TO NATURAL,
TYPICAL

EARTHWORKS VOLUMES - ROAD BOXOUT
NS-0.2 - B.O.K -0.5

VOLUME
SITE STRIP - -0.2m 1643m² (328m³)
EMBANKMENT CUT 600m³
EMBANKMENT FILL 0m³

TOTAL 600m³ CUT

EARTHWORKS VOLUMES - LOT FILLING
NS - LOT FILL

VOLUME
SITE STRIP - -0.2m 3818m² (764m³)
EMBANKMENT CUT 0m³
EMBANKMENT FILL 1822m³

TOTAL 1822m³ FILL

CUT - FILL HEIGHTS TABLE
Elevation Colour

-0.70 to -0.60
-0.60 to -0.50
-0.50 to -0.40
-0.40 to -0.30
-0.30 to -0.20
-0.20 to -0.10
-0.10 to 0.00
0.00 to 0.10
0.10 to 0.20
0.20 to 0.30
0.30 to 0.40
0.40 to 0.50
0.50 to 0.60
0.60 to 0.70
0.70 to 0.80
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DEPTH TO INVERT

EMBEDMENT MATERIAL
EMBEDMENT TYPE
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PIPE DETAILS
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150Ø EXTG CONC
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SEWER LONGITUDINAL SECTION FOR LINE 1
SCALES: HORIZONTAL 1:500 VERTICAL 1:100

CHAINAGE

EXISTING SURFACE

FINISHED SURFACE

INVERT LEVEL

DEPTH TO INVERT

EMBEDMENT MATERIAL
EMBEDMENT TYPE
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PIPE DETAILS
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SEWER LONGITUDINAL SECTION FOR LINE 2
SCALES: HORIZONTAL 1:500 VERTICAL 1:100

CHAINAGE

EXISTING SURFACE

FINISHED SURFACE

INVERT LEVEL

DEPTH TO INVERT

EMBEDMENT MATERIAL
EMBEDMENT TYPE

DATUM RL 192.4

SLOPE/GRADE
PIPE DETAILS
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15
0Ø

 IL
 1

96
.3

40

76.106 @ 0.56% = 0.426
CURRENT FALL = 0.450
0.024 / 0.56% = 4.28m POSSIBLE EXTRA LENGTH
NO ADDITIONAL MANHOLES POSSIBLE.

PROPOSED MANHOLE
TO RE-LAY FROM

EXISTING LINE CURRENTLY
AT MIN. GRADE

LINE PICKS UP MOST OF NORTHERN AREA OF CAMPBELL TOWN
FROM WILLIAM STREET NORTH
INCLUDING THE SPORTS GROUND &, HIGH SCHOOL
= >29 ET'S IN COMING

LINE 1

LINE 2
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CONNECTION WORKS BY TASWATER
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LEGEND

eW

W PROPOSED WATER MAIN

EXISTING WATER MAIN

FIRE PLUG

STOP VALVE

FP

SV

M 20mm LOW HAZARD WATER METER
WITH CLASS B NON-TRAFFICABLE METER BOX
IN ACCORDANCE WITH TASWATER STD DWG
TWS-W-0002-SH2

WATER MAIN SCHEDULE
MARK PIPE SIZE TYPE

W-1 100 PVC-O PN16
W-2 65OD (50ID) POLY PE100 SDR11 PN16
W-3 25OD (20ID) POLY PE100 SDR11 PN16
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W
W

W
W

W
W

FILTERED WATER

FLOW

1000mm PAST LINTEL

DIRECTION OF FLOW

3000mm MAX

50
0m

m
 - 

70
0m

m
 M

AX
20

0m
m

SILT FENCE
CONSTRUCT AS DETAILED AND INSTALL CLASS 'A'
GEOTEXTILE OR USE PROPRIETARY SILT FENCE.
EG; MACCAFERRI 'SILT LOK'.

OMIT SANDBAG WALL AND SILTTRAP WHEN PIT IS IN
A LOW POINT.

GULLY PIT
GALVANIZED WIRE MESH 2mm DIA x 12mm OPENING.

GENERAL
SEDIMENT FENCES ARE TO BE CLEANED DAILY TO
PREVENT BREAKAGE/OVERTOPPING.

IT IS THE RESPONSIBILITY OF THE DEVELOPER TO
INSTALL, MAINTAIN AND (UPON COMPLETION) REMOVE
ALL TEMPORARY SEDIMENT CONTROL MEASURES.

IT IS STRONGLY RECOMMENDED THAT THE DEVELOPER
RE-COVERS ANY DISTURBED AREAS WITH TOPSOIL AS
QUICKLY AS POSSIBLE AFTER BULK EARTHWORKS ARE
COMPLETED, TO PREVENT SOIL DISPERSION.

NOTE;
INSTALL SILT MANAGEMENT AS REQUIRED. LOCATIONS
TO BE CONFIRMED ON SITE. ENSURE SILT MANAGEMENT
COMPLIES WITH CURRENT COUNCIL STANDARDS AND
REQUIREMENTS.

SHAPE TO FACE OF KERB
TO PROVIDE SEAL

GALV. WIRE MESH AND CLASS 'A'
GEOTEXTILE FILLED WITH
25mm CRUSHED ROCK

STEEL PICKETS WITH SAFETY CAP
DRIVEN 600mm INTO GROUND

CLASS 'A' GEOTEXTILE INCL. GALV.
WIRE MESH (2.5mm DIA - 150mm
OPENINGS) EMBEDDED 200mm INTO
GROUND

BACK FILL

100mm MIN VERTICAL
OVERLAP OF FABRIC

300
USE SPACERS BETWEEN KERB AND
FILTERS TO ENSURE 100mm OPENING
AND GRATE REMAIN CLEAR

STAR PICKET WITH SAFETY CAP
DRIVEN 600mm INTO GROUND

CLASS 'A' GEOTEXTILE INCL. GALV.
WIRE MESH (Ø2.5mm - 150mm OPENINGS)
EMBEDED 200mm INTO GROUND

1000 MAX

50
0 

- 7
00

 M
AX

STAR PICKET WITH
SAFETY CAP

CLASS 'A' GEOTEXTILE INCL. GALV.
WIRE MESH (2.5mm DIA - 150mm
OPENINGS) EMBEDDED 200mm INTO
GROUND

SILT TRAP EXCAVATION
0.5M³ MIN

SCALE N.T.S
SILT FENCE AT GRATED PIT

-
D04

SCALE N.T.S
SILT FENCE AT GULLY PIT

-
D05

SCALE N.T.S
SILT FENCE DETAIL

-
D06

SCALE N.T.S
SILT FENCE AT GULLY PIT

-
D07

Ø1050

20
0

15
0

300

50

600 STUB

600 LONG SANDED STUBS
FOR uPVC PIPES

BENCHING FOR SEWER AND STORM WATER
TO BE IN ACCORDANCE WITH IPWEA STD DWG'S,
WSAA & AUSTRALIAN STANDARDS

200 MINIMUM THICK
MASS CONCRETE BASE

MANHOLE LIDS TO BE 'GATIC' TYPE OR SIMILAR
· HEAVY DUTY 'CLASS D' FOR TRAFFIC AREAS
· MEDIUM DUTY 'CLASS B' FOR ALL OTHER AREAS
ALL STORM WATER MANHOLES TO HAVE 'SW' CAST
INTO LIDS. SEWER MANHOLES TO HAVE 'S' CAST IN.

REFER IPWEA STD DWG TSD-SW02-v3
FOR STORMWATER MANHOLE DETAILS
REFER WSAA STD DWG'S FOR SEWER
MANHOLE DETAILS

HEAVY DUTY OFFSET HIGHWAY SURROUND

Ø1050

20
0

15
0

300

50

600 STUB

600 LONG SANDED STUBS
FOR uPVC PIPES

BENCHING FOR SEWER AND STORM WATER
TO BE IN ACCORDANCE WITH IPWEA STD DWG'S,
WSAA & AUSTRALIAN STANDARDS

200 MINIMUM THICK
MASS CONCRETE BASE

ACCESS COVER

TAPER TOP

150 150

PRECAST CONCRETE LINTEL
REFER IPWEA STD DWG TSD-SW07-v3
FOR DETAILS
GRATE AND FRAME
TO IPWEA STD DWG TSD-SW04-v1

SIDE ENTRY PIT
REFER IPWEA STD DWG TSD-SW05-v3
FOR DETAILS, ALTERNATE PROVIDE
APPROVED PRECAST CONCRETE PIT.

REFER IPWEA STD DWG TSD-SW05-v3
FOR RECOMMENDED PIT SIZES.
900 x 600 NOM. SIZE.

REFER IPWEA STANDARD DRAWINGS FOR ADDITIONAL SIDE ENTRY PIT DETAILS

D 
> 

12
00

D 
≤ 

12
00

SCALE 1:20
DETAIL OF MANHOLE - D ≤ 1200

-
D08

SCALE 1:20
DETAIL OF MANHOLE - D > 1200

-
D09

SCALE 1:20
SECTION DETAIL - SIDE ENTRY PIT 'TYPE 1'

-
D10

D ≤ 450 - 100
D > 450 - 150

} BEDDING

HAUNCHING

PIPE OVERLAY
150 MIN.

EXCAVATED
MATERIAL

100mm TOP SOIL
AND SOW

INDICATOR TAPE (TYP)
(WATER MAINS ONLY)

BASE 'CLASS 2'

SUB-BASE - CLASS 3

D ≤ 450 - 100
D > 450 - 150

} BEDDING

HAUNCHING

PIPE OVERLAY
150 MIN.

PAVEMENT

35mm ASPHALT (AC7)
OR MATCH EXISTING WHICH
EVER IS THE GREATER

BASE CLASS 2

BASE CLASS 3

AS PER
DESIGN

D D D D

35mm ASPHALT (AC7)
OR MATCH EXISTING WHICH
EVER IS THE GREATER

CLASS 1, 2 AND 3 ROADS CLASS 4 LOCAL ROADS
PARKING LANES - ALL ROADS
FOOTPATHS / DRIVEWAYS

BEDDING , HAUNCHING AND PIPE OVERLAY MATERIAL SHALL 
CONTAIN NO DELETERIOUS MATERIAL OR CLAY LUMPS AND 
SHALL COMPLY WITH THE FOLLOWING GRADINGS:

ACCORDANCE WITH AS 3725 AND TO THE SATISFACTION OF THE 
ALL MATERIAL SHALL BE PLACED AND COMPACTED IN 

BEDDING, HAUNCHING AND OVERLAY MATERIAL

% PASSING (BY MASS)

% PASSING (BY MASS)

SAND OR CRUSHED ROCK (STONE DUST)
FOR uPVC AND DUCTILE IRON PIPES

CRUSHED ROCK
FOR CONCRETE PIPES

SUPERINTENDENT.

TO AS 1152
SIEVE APERTURE (mm)

TO AS 1152
SIEVE APERTURE (mm)

6.7
2.36
0.6
0.3
0.15
0.075

0.075
0.15
0.3
0.6
2.36
19 100

50-100
20-90
10-60
0-25
0-10

100
70-100
20-90
8-50
0-20
0-10

MINIMUM TRENCH WIDTHS MAY BE VARIED ABOVE THE PIPE OVERLAY ZONE
TO MEET 'WORPLACE STANDARDS' REQUIREMENTS.
ie EXCAVATIONS OVER 1.5m MAY REQUIRE RISK ASSESSMENT.

COMPACTION OF BEDDING, HAUNCHING & OVERLAY
REFER TO AS 1289-5.5
CONCRETE PIPES = MIN. DENSITY INDEX = 60% (85% STD. COMPACTION)
uPVC PIPES = DENSITY INDEX = 65% (90% STD. COMPACTION)
DICL PIPES = DENSITY INDEX = 65% (90% STD. COMPACTION)

TRENCH WIDTH TRENCH WIDTH TRENCH WIDTHTRENCH WIDTH

SCALE 1:20
TRENCHES - NON-TRAFFICABLE

-
D01

SCALE 1:20
TRENCHES - EXISTING ROADS

-
D02

SCALE 1:20
TRENCHES - NEW ROADS

-
D03

150

TRENCH WIDTH
PIPE TYPE NOM. DIA (D) TRENCH WIDTH

CONCRETE
≤ 1500 D + 300
> 1500 DESIGN REQ.

OTHER PIPES

100 300
150 450

225-300 600
450 750

450-1500 D + 600
> 1500 DESIGN REQ.

REFER TSD-G02
FOR PIPE COVER.
TYPICAL.

REFER SCHEDULE

30
0 

SU
M

P

22
5

12
5

60
0 

NO
M

IN
AL

125
100 NOM

20

50 x 10 FL - 40 CRS WITH
55x55x6 L FRAME 8-R10x120
COGGED ANCHORS (ALL GALV.)
GRATING TO BE BICYCLE SAFE
AND IN ACCORDANCE WITH
AS3996

150 THICK WALLS &
BASE. SL72 CENTRAL

FULL MESH SPLICE TO
CORNERS OR N12-200 CRS
(300 x 300)

REFER IPWEA STANDARD DRAWINGS FOR ALTERNATE PIT CONSTRUCTION DETAILS.
APPROVED PRECAST UNIT MAYBE SUBSTITUTED.

SCALE 1:20
GRATED VEE PIT

-
D11

SCALE: SHEET SIZE: A1 DWGs IN SET: -

CLIENT: BAKER & WALLIS

PROJECT: SUBDIVISION

ADDRESS: 7A WILLIAM STREET
CAMPBELL TOWN

DRAWN BY:

DESIGN CHK:

DESIGN BY:

DRAFT CHK:

APPROVED: R. JESSON DATE: 29-03-23ACRED. No: CC5848I PROJECT No: 231007 DWG No: REV:

TITLE:

DO NOT SCALE - IF IN DOUBT, ASK
THIS DOCUMENT MAY ONLY BE USED FOR THE PURPOSE FOR WHICH IT
WAS PREPARED.       © RARE INNOVATION PTY LTD.       ABN 51 619 598 257

STATUS:

C O N T R O L L E D  D O C U M E N T

REV: ISSUED FOR / DESCRIPTION: BY: DATE:

22-24 Paterson Street
Launceston TAS 7250 03 6388 9200

PVD

RJJ

PVD

JWS
1:20

C701 A

CIVIL SECTIONS & DETAILS
- SHEET 1

A DEVELOPMENT APPROVAL PVD 29-03-23

Received
17/07/2023

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.5 Annexure 3 - Civil Works and Services Plan, rare. 17 July 2023 Page 118



EJ1

10mm JOINTEX & SEAL ALL
JOINTS IN SLAB AS PER
STRUCTURAL NOTES
R12-400, 400 LONG
CHEMSET 150mm INTO POUR 1
GREASE OTHER END
SLAB AS SCHEDULED

WPJCJ1

RIP & PULL SEAL WITH
RAMSET HISEAL TG SEALANT
CONNOLLY KEY JOINT

SLAB AS SCHEDULED

PROVIDE EXPANSION JOINTS EACH SIDE DRIVEWAYS AND AT
18.0m MAX CRS
REFER IPWEA STD DWG TSD-R09-v3 & TSD-R11-v3 FOR DETAILS

PROVIDE CONSTRUCTION JOINTS  AT 6.0m MAX CRS
REFER IPWEA STD DWG TSD-R11-v3 FOR DETAILS

PROVIDE WEAKENED PLANE JOINTS  AT 2.0m MAX CRS
REFER IPWEA STD DWG TSD-R11-v3 FOR DETAILS

SL72, CENTRAL
+ N12 PERIMETER

10
0

100 MIN LAYER OF APPROVED
COMPACTED GRAVEL BACKFILL
VARIED DEPTH COMPACTED EMBANKMENT MATERIAL

REFER IPWEA STD DWG TSD-R11-v3 FOR ADDITIONAL
FOOTPATH DETAILS

SCALE 1:20
SECTION DETAIL - PAVEMENT 'C' (TYP.)

-
D05

SCALE 1:20
DETAIL - CONSTRUCTION JOINT EJ1 (TYP.)

-
D06

SCALE 1:20
DETAIL - CONSTRUCTION JOINT CJ1 (TYP.)

-
D07

SCALE 1:20
DETAIL - WEAKENED PLANE JOINT WPJ (TYP.)

-
D08

SL72, CENTRAL
+ N12 PERIMETER

15
0

100 MIN LAYER OF APPROVED
COMPACTED GRAVEL BACKFILL

REFER IPWEA STD DWG TSD-R09-v3 FOR ADDITIONAL DRIVEWAY DETAILS

VARIED DEPTH COMPACTED EMBANKMENT MATERIAL

SCALE 1:20
SECTION - PAVEMENT 'B' DRIVEWAY (TYP.)

-
D04

WEAKENED PLANE TROWELLED JOINT
(5mm GROOVED JOINT)

BASE MATERIAL (AS SPECIFIED)

EXISTING PAVEMENT

150 MIN

150 MIN

WEARING COURSE (AS SPECIFIED)

SUB BASE MATERIAL (AS SPECIFIED)

SE
CO

ND
AR

Y 
SA

W
CU

T

SUBGRADE MATERIAL

NOTE - HOTMIX PAVEMENT - ROADWAYS FOR BASE MATERIAL TYPES & DEPTHS

FI
NA

L 
SA

W
CU

T

IN
IT

IA
L 

SA
W

CU
T

NOTES:
· MATCH NEW ASPHALT NEATLY WITH

EXISTING.
· FINAL SAWCUT TO BE UNDERTAKEN AT A

TIME TO ENSURE MINIMAL DAMAGE /
CHIPPING OCCURS TO EDGE OF EXISTING
SEAL.

MIN CBR 4% (CONTRACTOR TO CONFIRM ONSITE)

BASE
(COMPACTED TO 98% MDD)

SUB-BASE
(COMPACTED TO 96% MDD)

SUBGRADE MATERIAL
(PROOF ROLLED)

1000

150

150

1:4 MAX BATTER
EXISTING PAVEMENT 3-5% FALL

SCALE 1:10
HOT MIX PAVEMENT - ROADWAYS - PAV-A

-
D01

SCALE 1:10
NEW TO EXISTING HOT MIX TRANSITION

-
D02

SCALE 1:10
TYPICAL KERB CUT IN DETAIL

-
D03

SUBGRADE CBR TO BE
CONFIRMED FOR DESIGN

NOTE - HOTMIX PAVEMENT - ROADWAYS FOR BASE MATERIAL TYPES & DEPTHS

BASE CLASS 2
(COMPACTED TO 98% MDD)

SUB-BASE CLASS 3
(COMPACTED TO 96% MDD)

SUBGRADE MATERIAL
(PROOF ROLLED)

35mm AC10 WEARING COURSE

35
10

0
16

5

PRIME AND TACK COAT BASE MATERIAL

SUBGRADE CBR TO BE
CONFIRMED FOR DESIGN

CONCRETE IS TO BE 20Mpa AT
28 DAYS. FINISH IS TO BE PER
D.S.G. SPEC SECTION 703.

CONCRETE IS TO BE 20Mpa AT
28 DAYS. FINISH IS TO BE PER
D.S.G. SPEC SECTION 703.

BASE

150 MIN

20
0 

M
IN

SUB-BASE
150 MIN

SUB-BASE

20
0 

M
IN

150 MIN
CONCRETE IS TO BE 32Mpa AT
28 DAYS. FINISH IS TO BE PER
D.S.G. SPEC SECTION 703.

SUB-BASE

20
0 

M
IN

REFER IPWEA STD DWG TSD-R14-v3
FOR APPROVED KERB & CHANNEL
PROFILES & DIMENSIONS

REFER IPWEA STD DWG TSD-R14-v3
FOR APPROVED KERB & CHANNEL
PROFILES & DIMENSIONS

REFER IPWEA STD DWG TSD-R14-v3
FOR APPROVED KERB & CHANNEL
PROFILES & DIMENSIONS

20
0 

M
IN

4.75

0.15
0.3
0.6

0.075

2.36

SIEVE APERTURE (mm)
TO AS 1152

FIN DRAIN BACKFILL
QUARTZ PAVING SAND

% PASSING (BY MASS)

95-100
65-95
15-65
5-15
0-5
0-5

SUB-BASE

BASE

50
0

300 NOM

GEOFABRIC WRAPPING

Ø100 PERFORATED PLASTIC PIPE
CLASS 400 LONGITUDINAL TO ROAD
CLASS 1000 TRAVERSE TO ROAD

INSTALL TO DSG SPEC ON DWG
3401-3/P17-4

FILTER MATERIAL

SCALE 1:10
TYPE BK KERB

-
D09

SCALE 1:10
TYPE KC KERB

-
D10

SCALE 1:10
SUB-SOIL DRAIN DETAIL

-
D11 SCALE 1:10

TYPE KCV KERB - VEHICULAR CROSSING
-

D12

20

SCALE: SHEET SIZE: A1 DWGs IN SET: -

CLIENT: BAKER & WALLIS

PROJECT: SUBDIVISION

ADDRESS: 7A WILLIAM STREET
CAMPBELL TOWN

DRAWN BY:

DESIGN CHK:

DESIGN BY:

DRAFT CHK:

APPROVED: R. JESSON DATE: 29-03-23ACRED. No: CC5848I PROJECT No: 231007 DWG No: REV:

TITLE:

DO NOT SCALE - IF IN DOUBT, ASK
THIS DOCUMENT MAY ONLY BE USED FOR THE PURPOSE FOR WHICH IT
WAS PREPARED.       © RARE INNOVATION PTY LTD.       ABN 51 619 598 257

STATUS:

C O N T R O L L E D  D O C U M E N T

REV: ISSUED FOR / DESCRIPTION: BY: DATE:

22-24 Paterson Street
Launceston TAS 7250 03 6388 9200

PVD

RJJ

PVD

JWS
1:10, 1:20

C702 A

CIVIL SECTIONS & DETAILS
- SHEET 2

A DEVELOPMENT APPROVAL PVD 29-03-23

Received
17/07/2023

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.5 Annexure 3 - Civil Works and Services Plan, rare. 17 July 2023 Page 119



 

  

 

   

7A WILLIAM STREET, CAMPBELL TOWN 
15 LOT SUBDIVISION  
TRAFFIC IMPACT ASSESSMENT 
 
APRIL 2023 

 

 

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.6 Annexure 4 - Traffic Impact Assessment, TC S, April 2023 Page 120



Traffic Impact Assessment 
 

 

1 | P a g e  
 

 

7A William Street, Campbell Town  
15 Lot Subdivision 

  
 

 TRAFFIC IMPACT ASSESSMENT 
◼ Final  
◼ April 2023 
 

 

 

 

 

 

 
Traffic & Civil Services 
ABN 72617648601 
1 Cooper Crescent  
RIVERSIDE 
Launceston TAS 7250 Australia 
P: +61 3 634 8168 
M:         0456 535 746 
E:        Richard.burk@trafficandcivil.com.au 
W:       www.trafficandcivil.com.au 
  
 

 
 

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.6 Annexure 4 - Traffic Impact Assessment, TC S, April 2023 Page 121

mailto:Richard.burk@trafficandcivil.com.au
http://www.trafficandcivil.com.au/


Traffic Impact Assessment 
 

 

2 | P a g e  
 

Contents 
1. Introduction 5 

1.1 Background 5 

1.2 Objectives 5 

1.3 Scope of Traffic Impact Assessment (TIA) 5 

1.4 References 5 

1.5 Statement of Qualifications and Experience 6 

1.6 Glossary of Terms 7 

1.7 Site Specific Glossary of Terms 8 

2. Site Description 9 

3. Proposal, Planning Scheme and Road Owner objectives. 11 

3.1 Description of Proposed Development 11 

3.2 Council Planning Scheme 12 

3.3 Council Road Network Objectives 12 

4. Existing Conditions 13 

4.1 Transport Network 13 

4.1.1 South Rail Line 13 

4.2 High Street 13 

4.3 William Street 14 

4.4 High Street / William Street junction 14 

4.5 William Street / Proposed Road junction 17 

4.6 East Street 19 

4.7 Sight Distance Summary 19 

4.8 Traffic Activity 19 

4.8.1 High Street 19 

4.8.2 William Street 19 

4.9 Crash History 20 

4.10 Services 20 

4.11 Road Safety Review 20 

4.12 Austroads Safe System Assessment 21 

5. Traffic Generation and Assignment 23 

5.1 Traffic Growth 23 

5.2 Trip Generation 23 

5.3 Trip Assignment 23 

6. Impact on Road Network 26 

6.1 Impact  on William Street 26 

6.2 Austroads Junction warrant 26 

6.2.1 High Street / William Street Junction 26 

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.6 Annexure 4 - Traffic Impact Assessment, TC S, April 2023 Page 122



Traffic Impact Assessment 
 

 

3 | P a g e  
 

6.2.2 William Street / Proposed Road Junction 27 

6.3 Impact on High Street / William Street junction 28 

6.4 Impact on William Street / Proposed Road junction 28 

6.5 Impacts on road users. 28 

6.5.1 Public Transport 28 

6.5.2 Delivery Vehicles 28 

6.5.3 Pedestrians and Cyclists 28 

6.5.4 Motorcyclists 28 

6.6 Other impacts 29 

6.6.1 Environmental 29 

6.6.2 Street Lighting and Furniture 29 

6.6.3 Tasmanian Subdivision Guideline Considerations 29 

6.6.4 Transport Planning Considerations 29 

6.7 Urban residential street standard. 29 

6.8 Liveability, Safety and Amenity Guidelines 30 

6.9 Tasmanian Planning Scheme – Northern Midlands 31 

7. Recommendations and Conclusions 38 

7.1 Traffic Safety: 38 

7.2 South Rail Line 38 

7.3 William Street 38 

7.4 High Street / William Street junction 38 

7.5 Tasmanian Planning Scheme – Northern Midlands 38 

Appendices  40 

Appendix A - Subdivision Plan 41 

Appendix B - High Street Traffic Data 42 

Appendix C - William Street Traffic Data 44 

Appendix D - Level of Service Descriptions 45 

Appendix E - Tas. 26m B Double Network 46 

Appendix F - Midlands Highway – Link 68 47 

 
 
 
 
 
 
 
 
 

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.6 Annexure 4 - Traffic Impact Assessment, TC S, April 2023 Page 123



Traffic Impact Assessment 
 

 

4 | P a g e  
 

Document history and status 

Revision Date issued Reviewed by Approved by Date approved Revision type 

1 21st Feb 2023 R Burk R Burk 21st Feb 2023 Draft  
2 31st Mar 2023 R Burk R Burk 31st Mar 2023 Final 
3 6th April 2023 R Burk R Burk 6th April 2033 Final #2 
      
      
      

      
      
      

 

Distribution of copies 
Revision Copy no Quantity Issued to 

Draft  1 1 Michelle Schleiger (Woolcott Surveys)  
Final 1 1 Michelle Schleiger (Woolcott Surveys) 
Final #2 1 1 Michelle Schleiger (Woolcott Surveys) 
    
    
    

    
    
    

 

Printed: 6 April 2023 

Last saved:  

File name: 7A William St 

Author: Richard Burk 

Project manager: Richard Burk 

Name of organisation: TBA 

Name of project: 7A William St 

Name of document: 7A William St  

Document version: Final #2 

Project number:  

 

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.6 Annexure 4 - Traffic Impact Assessment, TC S, April 2023 Page 124



Traffic Impact Assessment 
 

 

5 | P a g e  
 

1. Introduction 
 

1.1 Background 

A 15 Lot General Residential subdivision is proposed at 7A William Street, Campbell Town. 
This TIA has been prepared to assess the impact of the proposal with recommendations where 
necessary.  

This Traffic Impact Assessment (TIA) must be submitted with the development application 
and provide the following details: 

• The significance of the impact of these movements on the existing road network. 

• Any changes required to accommodate the additional traffic. 

 
The TIA has been prepared based on Department of State Growth guidelines. 

1.2 Objectives 

A Traffic Impact Assessment is a means for assisting in the planning and design of 
sustainable development that considers: 

• Safety and capacity 

• Equity and social justice  

• Economic efficiency 

• The environment and future development. 

This TIA considers the impact of the proposal on projected traffic volumes expected by 2033.  

 

1.3 Scope of Traffic Impact Assessment (TIA) 

This TIA considers in detail the impact of the proposal on the local road network which 
includes William Street and High Street, Campbell Town.   

 

1.4 References 

▪ RTA Guide to Traffic Generating Developments - 2002 

▪ Tasmanian Planning Scheme – Northern Midlands 

▪ Austroads Guidelines 

o Road Design: Part 4A: Unsignalised & Signalised Intersections - 2021 

o Traffic Management: Part 6:Intersections, Interchanges & Crossings – 2020 
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1.5 Statement of Qualifications and Experience 
 

This TIA has been prepared by Richard Burk, an experienced and qualified traffic engineer in 
accordance with the requirements of the Department of State Growth’s guidelines and 
Council’s requirements. Richard’s experience and qualifications include: 

• 36 years professional experience in road and traffic engineering industry  

o Manager Traffic Engineering, Department of State Growth until May 2017. 

o Previous National committee memberships of Austroads Traffic Management 
and State Road Authorities Pavement Marking Working Groups 

• Master of Traffic, Monash University, 2004 

• Post Graduate Diploma in Management, Deakin University, 1995 

• Bachelor of Civil Engineering, University of Tasmania, 1987 

 

 
Richard Burk  
 
BE (Civil) M Traffic Dip Man. MIE Aust CPEng 
 
Director Traffic and Civil Services Pty Ltd 
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1.6 Glossary of Terms 
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1.7 Site Specific Glossary of Terms 
 

NMC  Northern Midlands Council  

SSA  Safe System Assessment  
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2. Site Description 
Figure 1 to 3 show the proposed subdivision site at Campbell Town. The land is generally flat 
and cleared paddock with minimal vegetation. A major rail line is located some 28m from the 
Eastern boundary of lots 10-13 of the proposed subdivision. 

Figure 1 – Proposed development site  

 
Source: LISTmap 

Figure 2 – Proposed development site 
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Source: LISTmap 

Figure 3 – Proposed development site
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3. Proposal, Planning Scheme and Road 
Owner objectives. 

3.1 Description of Proposed Development  
The proposal urban residential subdivision involves 15 lots as shown in Figure 4.  Lot sizes 
vary between 565 and 1300 m2 in area. 

An overall subdivision plan is attached in Appendix A. 

 

Figure 4 – Proposed subdivision layout 
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3.2 Council Planning Scheme 
The proposed development involves land zoned General Residential in accordance with the 
Tasmanian Planning Scheme – Northern Midlands shown in Figure 5.  

 

Figure 5 – Development site is zoned General Residential  

 
Source: LISTmap 
 
 

3.3 Council Road Network Objectives 
To ensure safe and efficient operation of  Council Roads. 
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4. Existing Conditions 
4.1 Transport Network 

The adjacent transport network consists of the Tasrail South Line, High Street (Midlands 
Highway) which is a State Road, and William Street and East Street which are Council 
Roads. 

4.1.1 South Rail Line 
The South Rail Line has an approximately North – South alignment and passes to the East of 
the development site by 20m with a some 18m wide rail reservation with the rail line centrally 
positioned within the reservation, see Figure 6. 

Figure 6 – South Rail Line adjacent the development site. 

 

 

4.2 High Street 
High Street (Midlands Highway) is a Category 1- Trunk Road  in the State Road Hierarchy, 
see Appendix F,  with an estimated AADT of 7,870 vpd (2021) 360m North of William Street 
and is part of the Tasmanian 26m B Double network, see Appendix E.  

The High / William Street junction is  within a 50km/h speed limit, see Figure 7.  

Road delineation is provided with street lighting and line marking. The seal width is 20m in 
the vicinity of the William Street junction. There is kerb & channel and footpath along both 
sides of the road. 

 

 

 

South Line. 

20m. 18m. 
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Figure 7 – High Street Speed Limit.  

 

 

4.3 William Street 
William Street is 210m in length with a 4.7m seal width in a General Residential setting with 
estimated AADT of 70vpd (2023). Delineation is provided with street lighting. 

The General Urban Speed Limit of 50km/h applies.  

 

4.4 High Street / William Street junction 
Figures 8-14 show the nature of the High Street / William Street junction. 

Figure 8– Aerial view of High / William Street junction   

 
Source: LISTmap 

 

Northern approach to 
High Street and 50km/h 
Zone followed by William 
Street junction. 

11m. 

This junction effectively 
operates as an Austroads 
BAR junction as through 
traffic passes to the left of 
vehicles propped to turn 
right to William Street. 
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Figure 9 – William Street approach to High Street      

 
 

Figure 10 – Elevation view of High Street / William Street junction 

 
 
Figure 11 – Looking right along High Street from William Street  

 
 

Sight Distance 
right is >120m. 
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Figure 12 – Looking left along High Street from William Street   

 
 

Figure 13 – High Street Northern approach to William Street  

 
Figure 14 – High Street Southern approach to William Street   

 

 

Sight Distance 
left is >120m. 
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4.5 William Street / Proposed Road junction  
Figures 15 - 20 show the nature of the Gardners Road / Allen Street junction. 

Figure 15 – Aerial view of William Street / Proposed Road junction   

 
Source: LISTmap 

Figure 16 – Elevation view of William Street / Proposed Road junction    

 
  
Figure 17 – Looking right along William Street from Proposed Road  

 

Sight Distance 
right is 95m.  
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Figure 18 – Looking left along William Street from Proposed Road   

 
 
Figure 19 – William Street Eastern approach to Proposed Road  

 
 
Figure 20 – William Street Western approach to Proposed Road  

 
 

Sight Distance 
left is 125m. 
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4.6 East Street 
East Street is 1000m in length with a 3.5m seal width and technically within a General 
Residential setting with estimated AADT of 70vpd (2023). 

The General Urban Speed Limit of 50km/h applies, and delineation is provided with a street 
light and some guide posts.  

 
 

4.7 Sight Distance Summary 
Sight distance requirements are summarised in Figure 21.  

Figure 21 – Summary of sight distance requirements 

 

 

4.8 Traffic Activity  

4.8.1 High Street  
Estimated ADDT is 7,870 vpd (2021) 360m North of William Street junction from DSG data, 
see Appendix B. 

 

4.8.2 William Street 
Estimated ADDT is 70 vpd (2023)  from  TCS observations, see Appendix C. 
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4.9 Crash History 

The Department of State Growth is supplied with reported crashes by Tasmania Police. The 
Department maintains a crash database from the crash reports which is used to monitor road 
safety, identify problem areas and develop improvement schemes. 

The 5-year crash history records one reported crash, see Figure 22 and 23. There is no 
evidence of a crash propensity on William Street. 

Figure 22 – 5 Year reported Crash History on William Street 

 

Figure 23 – 5 Year reported Crash locations on William Street 

 

 

4.10 Services 

No above ground services appear to be disaffected by the proposal. 

 

4.11 Road Safety Review 
A road safety review was conducted for William Street and no road safety issues were 
identified. 
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4.12 Austroads Safe System Assessment 
William Street approaches to the proposed road junction have been  assessed in accordance 
with the Austroads Safe System Assessment framework. This framework involves 
consideration of exposure, likelihood and severity to yield a risk framework score. High risk 
crash types and vulnerable road user crash types are assessed for each site and aggregated to 
provide an overall crash risk.  Crash risk is considered in terms of three components: 

• Exposure (is low where low numbers of through and turning traffic) i.e.1 out of 4 
• Likelihood (is low where the infrastructure standard is high) i.e. 1 out of 4 
• Severity (is low where the speed environment is low) i.e. 1 out of 4 

The Austroads Safe System Assessment process enables the relative crash risk of an 
intersection or road link to be assessed. Vulnerable road users are considered along with the 
most common crash types.  
 
The crash risk score indicates  how well the infrastructure  satisfies the safe system objective 
which is for a forgiving road system where crashes do not result in death or serious injury.  
 
From safe system assessment, William Street approaches to the proposed Road are 
determined to be well aligned with the safe system objective with a very low crash risk score 
of  20/448, see Figures 24 and 25. 
 

Figure 24 – Austroads Safe System Assessment alignment between crash score and risk
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Figure 25 - Safe System Assessment of William Street, Campbell Town 
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5. Traffic Generation and Assignment 
This section of the report is to determine how traffic generated by the proposal is distributed 
within the adjacent road network now and ten years future. 

5.1 Traffic Growth  
Background traffic compound annual growth of  1% has been assumed due to background 
infill development. 

 

5.2 Trip Generation 
Traffic generation rates are sourced from RTA Guide to Traffic Generating Developments 
2002. 

For dwelling houses traffic generation rates are 9 daily trips per house with 0.85 peak hour 
vehicle trips. 

For 15 lots this amounts to peak activity estimated at  13 vph and 135 vpd. 

 

5.3 Trip Assignment 
 

Trip assignments have been estimated as follows: 

 

• William Street / Proposed Road junction 2033 – Figure 26 

 

• High Street / William Street junction 2033 – Figure 27 
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Figure 26 –  Projection for  William Street / Proposed Road junction for 2033 
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Figure 27 –  Projection for  High Street / William Street junction for 2033 
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6. Impact on Road Network  
6.1 Impact  on William Street 

Traffic generations estimation indicates that the proposal will add up to 135vpd to the 
projected 100vpd (2033) on William Street. While this is more than double  2033 traffic, the  
aggregate volume of  235vpd is low and there are no traffic capacity issues at this level with 
the road operation at LOS A, see Appendix D for LOS descriptions. 

6.2 Austroads Junction warrant 
The William Street junctions with  Hight Street and the proposed road have been reviewed in 
terms of Austroads junction layout requirements as follows. 

 

6.2.1 High Street / William Street Junction 
Figure 28 demonstrates that a Simple Right and Left turn junction layout is adequate for the 
High / William Street junction, and this effectively matches the current junction layout.  

 

Figure 28 –  Austroads Junction warrant for  High Street / William Street Junction 2033 
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6.2.2 William Street / Proposed Road Junction 
Figure 29 demonstrates that a Simple Right and Left turn junction layout is adequate for the 
William / Proposed Road junction which matches with the current junction layout.  

 

Figure 29 – Austroads Junction warrant William Street / Proposed Road Junction 2033
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6.3 Impact on High Street / William Street junction 
The impact of the proposal on this junction is notable in that  traffic activity will increase by 
135vpd  from  100 vpd to 235 vpd h by 2033 however this activity is low and has a very 
minor impact on  traffic safety and traffic capacity. 

The junction is estimated to continue to operate at LOS A with no traffic capacity issues. 

The junction is estimated to continue  to operate safely. There is no crash history and the 
turning movements associated with the development would be well catered for with the 
current junction layout. 

 

6.4 Impact on William Street / Proposed Road junction 
The impact of the proposal on this junction is notable in that activity will increase from by 
100vpd  to 235 vpd by 2033 however this activity is low and has a very minor impact on  
traffic safety and traffic capacity. 

The junction is estimated to continue to operate at LOS A with  no traffic capacity issues. 

The junction is estimated to continue  to operate safely. The 5-year reported crash history 
shows no evidence of a crash propensity and it is assessed that turning movements will be 
well catered for with the proposed  junction layout. 

 

6.5 Impacts on road users. 

6.5.1 Public Transport 
No effects. 

 

6.5.2 Delivery Vehicles 
No effects. 

 

6.5.3 Pedestrians and Cyclists  
Proposal will  increase pedestrian activity on William Street between the proposed road and 
High Street. 

 

6.5.4 Motorcyclists 
No effects. 
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6.6 Other impacts 
  
6.6.1 Environmental 
No applicable environmental impacts were identified in relation to: 

• Community severance, pedestrian amenity   

• Hazardous loads, air pollution or ecological impacts 

• Heritage and Conservation 

Noise, vibration or visual impact of South Rail line operation on residential amenity requires 
consideration. 

  

6.6.2 Street Lighting and Furniture 
No issues.  

 

6.6.3 Tasmanian Subdivision Guideline Considerations  
No issues.  

 

6.6.4 Transport Planning Considerations   
No issues.  

 
 

6.7 Urban residential street standard.  

Currently  William Street  has a 4.7m seal with kerb & channel along the Southern side. 

In accordance with LGAT standard drawing TSD-R06, the minimum urban road standard for 
a 15 lot Cul-De-Sac Road less than 150m in length is a type 4 Local Cul-De-Sac with a 
trafficable width of 6.9m and footpath one side. 

 
The recommended urban residential road property access standard is detailed in the 
LGAT standard drawings TSD-R09. These standards are available online at: 
 
https://www.lgat.tas.gov.au/__data/assets/pdf_file/0027/813735/Tasmanian-
Municipal-Standards-Drawings-v3-December-20202.pdf 
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6.8 Liveability, Safety and Amenity Guidelines 

Guidelines for the safety and amenity of residential areas include: 

• Bound residential precincts with traffic routes or natural barriers to minimise conflict. 

• Direct vehicular and pedestrian access should be avoided from single dwelling units 
onto road with over 2,000 vehicles per day. 

• Effective street lengths should be less than 200-250m in order to achieve typical 
vehicle speeds of 40km/h. 

• Cater for cyclist & pedestrian demand with separate paths or cycle networks.  

To maximise the liveability, safety and amenity of the local area, road and street network 
layout should be such that: 

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

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

• A maximum of 5% of single dwelling lots should abut residential streets with 
between 1,000-2,000 vpd passing traffic. 

• A maximum of 1% of single dwelling lots should abut local streets or collectors with 
less than 3,000 vpd passing traffic, and 

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

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

The proposal satisfies liveability, safety and amenity targets described above. 
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6.9        Tasmanian Planning Scheme – Northern Midlands 
 

Road and Railway Assets Code C3 

C3.5.1 Traffic generation at a vehicle crossing, level crossing or new junction  

 

Acceptable Solution A1.1 – For a category 1 road or a limited access road, vehicular traffic 
to and from the site will not require: 

(a) A new junction 
(b) A new vehicle crossing. 
(c) A new level crossing. 

 
Not applicable as the roads are not Category 1. 
 
 
 

Acceptable Solution A1.2 – For a road, excluding a Category 1 road or a limited access 
road, written consent for a new junction, vehicle crossing, or level crossing to serve the use 
and development has been issued by the road authority. 
 
A1.2 is not satisfied as no written consent has been issued by the road or rail crossing 
authority, see response to Performance Criteria P1. 
 
  
 

Acceptable Solution A1.3 – For the rail network, written consent for a new private level  
crossing to serve the use and development has been issued by the rail authority. 
 
Not applicable as no new private level crossing is proposed.  
 

 

Acceptable solution A1.4: Vehicular traffic to and from the site, using and existing vehicle 
crossing or private level crossing will not increase by more than: 

(a) The amounts in Table C3.1 
(b) Allowed by a licence issued under Part IVA of the Roads and Jetties Act 1935 in 

respect to a limited access road; and 
 
A1.4 is not satisfied from Table C3.1 as proposal involves up to 135vpd and involves  other 
road  and more than 40 vpd for vehicles up to 5.5m in length. 
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Performance Criteria P1: Vehicular traffic to and from the site must minimise any adverse 
effects on the safety of a junction, vehicle crossing or level crossing or safety or efficiency of 
the road or rail network, having regard to: 

(a) any increase in traffic caused by the use. 
(b) the nature of the traffic generated by the use. 
(c) the nature of the road. 
(d) the speed limit and traffic flow of the road. 
(e) any alternative access to a road. 
(f) the need for the use. 
(g) any traffic impact assessment; and 
(h) any advice received from the rail or road authority. 

(a) The increase in traffic due to the proposal is estimated at up to 135 vpd. From review 
of Austroads junction warrants it has been determined that: 

• High Street / William Street junction layout is adequate. 

• William Street / Proposed Road junction layout is adequate. 

 
(b) The nature of the traffic generated by the use will be 98% light vehicles post 

residential construction phase. 
 

(c) The proposed road is to be constructed to a 6.9m width from face to face of kerb with 
kerb & Channel and footpath one side consistent with LGAT guidelines.  
 

(d) The General Urban Default Speed Limit of 50km/h will apply which is appropriate 
for the traffic activity and function of William Street. 
 

(e) There is no suitable alternative access. 
 

(f) The proposal is consistent with zoning for the area and considered cost effective and 
efficient infill development. 

 
(g)  This traffic assessment identifies no reason to disallow the proposal due to traffic 

impacts. 
 

(h) No rail or road infrastructure is disaffected by the proposal. 
 

In summary there are no traffic safety or capacity issues due to the proposal. P1 is satisfied. 

 

Acceptable solution A1.5: Vehicular traffic must be able to enter and leave a major road in 

a forward direction.  A1.5 is satisfied. 
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C3.6.1 Habitable buildings for sensitive uses within a road or railway 
attenuation area  

 

Acceptable Solution A1 

 

 
Habitable buildings (sensitive uses) are proposed within the General Residential Zone and 
within 50m of the South Railway Line through Campbell Town (the rail attenuation area) and 
closer to the rail network than adjoining habitable  buildings, see Figures 30 and 31.  
 
 It may be possible that the noise level exceeds > 63 dB. A noise & vibration report is being 
prepared by a consultant. Details to be advised in due course. 
 
A1 may or may not be satisfied. 
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Figure 30 – South Rail Line East of proposed subdivision  

 
Source: LISTmap, DPIPWE 
 
 

Figure 31 – Proposed Lots 10,11,12 & 13 in relation to the South Rail Line reservation 

 

28m. 
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Performance Criteria P1 

 
 

a. The topography of the site is flat, and the development site is approximately level 
with South Rail line, see Figure 30. 
 

b. The development site Eastern boundary is 20m from the South Rail line reservation 
and 28m from the rail line ie < 50m West of the South Line, see Figure 30. 

 
c. The South Rail line is at a similar ground level to proposed lots 10, 11,12 and 13. 

 
d. Lots 10-13 are within 28m of the South Rail Line, see Figure 30. 

 
e. The South Rail Line is operational in the vicinity of the proposal. 

 
f. Rail activity on the South line is regular. 

 
g. Rail noise over 63 dB is possible. 
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h. The proposed lots are not grade separated from the Western Line. 
 

i. The proposed development is for residential dwellings consistent with the Tasmanian 
Planning Scheme Land Use Zoning – Northern Midlands. 
 

j. The development is justified on commercial grounds. 
 

k. This traffic impact assessment determines that subject to the recommendations 
contained in this report, the subdivision proposal will allow continued safe and 
efficient operation of  William Street and is supported on traffic grounds.   

l. Mitigations may be required to mitigate road noise concerns. 
 

m. A noise assessment report has been requested by Council ? 
 

n. TasRail may request the offset dimension of proposed Lots 10- 13 to the South Line 
reservation boundary. 

 
Subject to TasRail advice, P1 may be satisfied. 
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C3.7.1 Subdivision for sensitive uses within a road or railway attenuation area  
Not applicable as no subdivision is proposed within a road or railway attenuation area. 
 

Acceptable Solution A1 

 
 
The proposal is for a 15 lot General Residential subdivision with lots 10-13 within 50m of the 
South Rail line and railway attenuation area.  A1 is not satisfied. 
 
Performance Criteria P1 

 
 
See responses under C3.6.1.  
 
Subject to Noise &Vibration report & TasRail advice, P1 may be satisfied. 
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7. Recommendations and Conclusions 
This report has been prepared to assess the proposed 15 lot subdivision of 7A William Street, 
Campbell Town in accordance with Tasmanian Planning Scheme - Northern Midlands and 
Road & Railway Assets Code C3 requirements. 

It has been prepared following a review of available traffic and crash data, Road Safety 
Review,  Austroads Safe System Assessment, future growth projections and review of 
applicable Austroads guidelines and Council Road standards.  

 

7.1 Traffic Safety: 

From road safety review, review of 5 year reported crash history and Austroads Safe System 
assessment no traffic safety issues have been identified with the proposal. 

 

7.2 South Rail Line 
As the South Rail Line is less than 50m from the development site and noise and vibration 
assessment will be required to determine what mitigations may be necessary. 

 

7.3 William Street 

It is estimated that the proposal will contribute up to 135vpd to William Street. Though this is 
a significant increase on the estimated AADT of 70 vpd (2023), the total traffic volume is 
very low and will have a very  minor impact on operation of the road. 

 

7.4 High Street / William Street junction 

The existing junction layout is adequate for the increased traffic and negligibly impacted. 

 

7.5 Tasmanian Planning Scheme – Northern Midlands  

Evidence is provided to demonstrate the proposal satisfies Road & Railway Assets Code C3 
requirements, subject to Noise and Vibration assessment. 
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Recommendations: 

• Construct the new road to a trafficable width of 6.9m with kerb & channel and 
footpath one side consistent with LGAT urban road standard TSD- R06. 
 

• Install proposed driveways consistent with LGAT urban standard TSD-R09. 
 

• Install street lighting on the proposed road to Council standard. 
 

• Construct footpath along the Southern side of William Street from the Proposed Road 
to High Street. 

• Comply with determination on unit setback requirement for the Southern Rail Line 
Reservation. 

• Comply with any mitigations identified and agreed from the noise and vibration 
report for the South Rail Line. 

 

This traffic impact assessment finds that the proposed subdivision of 7A William Street 
provides adequately for continued safe and efficient operation of the impacted road network. 
The increased traffic resulting will have a very minor impact on the operation of the High 
Street / Willian Street junction. 

 

Overall, it has been concluded that subject to the recommendations contained in this report, 
the proposed subdivision will allow continued safe and efficient operation of William Street 
and is supported on traffic grounds.   
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Appendices 
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Appendix A - Subdivision Plan 
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Appendix B - High Street Traffic Data 

 

Midlands Highway  
(Campbell Town) 

• Compound Ann. Growth: 6.8% over 4 years 
• Compound Ann. Growth:  3.5% over long term used. 
• Commercial Vehicles. 15 % 
• 7,870 vpd (2021) 
• 8,430 vpd (2023) 
• 11, 890 vpd (2033) 
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2023  
AM Peak 700 vph. 
PM Peak 850 vph. 

Estimated 2033  
AM Peak 1,000 vph. 
PM Peak 1,200 vph. 
vph. 
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Appendix C - William Street Traffic Data 
 

Estimated AADT  70vpd (2023) 

Estimated AADT  100vpd (2033) due to background Compound annual growth at 3.5%. 
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Appendix D - Level of Service Descriptions 
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Appendix E - Tas. 26m B Double Network 
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Appendix F - Midlands Highway – Link 68 
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Disclaimer 

This report deals with the potential bushfire risk only, all other 

statutory assessments sit outside of this report. This report is not to be 

used for future or further development on the site, other then what has 

been specifically provided for in the certified plans attached. Woolcott 

Surveys Pty Ltd accepts no responsibility to any purchaser, prospective 

purchaser or mortgagee of the property who in any way rely on this 

report. This report sets out the owner’s requirements and 

responsibilities and does not guarantee that buildings will survive in the 

event of a bushfire event. If characteristics of the property change or 

are altered from those which have been identified, the BAL 

classification may be different to that which has been identified as part 

of this report. In this event the report is considered to be void. 

 

 

 

Woolcott Surveys Pty Ltd © 2021 

ABN 63 159 760 479 

All rights reserved pursuant to the Copyright Act 1968.  

No material may be copied or reproduced without prior authorisation.  
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Executive Summary 
 

Development of a 15 lot residential subdivision is proposed for 7a William Street, Campbell Town. 

The development will be completed over one stage. Access to lots will be via William Street, which 

adjoins the property to the north.  

The site is entirely within the boundary of a bushfire prone area shown on an overlay of a planning 

scheme map for the Tasmanian Planning Scheme – Northern Midlands. A bushfire event at this site 

or within the immediate area is likely to impact on future buildings at this location and subject 

development to considerable radiant heat and ember attack. 

A bushfire hazard management plan has been prepared and is provided as an appendix to this 

report. The plan sets out the owner’s responsibilities to maintain a managed area for each lot, 

taking into consideration the relevant requirements under Australian Standard AS3959-2018 

Construction of buildings in bushfire-prone areas. 

Conclusions and recommendations 

a) Hazard management areas meeting the requirements of BAL 19 can be achieved for lots 

4, 5, 6, 7, 8, 9, 10, 11, 12, 13 and 14. Lots 1-3, and Lot 15 meet the requirements of BAL 

LOW, being over 50m from any bushfire prone vegetation.  

b) Future dwellings on lots 1-15 must maintain Hazard Management Areas and follow 

recommendations as outlined in the Bushfire Hazard Management Plan and section 5.2 

of this report. Maintenance of these hazard management areas is to be in perpetuity.  

c) The proposed road must be in compliance with Table C13.1, Element A, outlined in 

section 5.3 of this report, with the exception of a 12m outer radius turning head. No 

standing signage is to be provided at both ends of the cul-de-sac.  

d) New hydrants are required in accordance with the TasWater supplement to Water Supply 

code of Australia WAS 03-2011-3.1 MRWA Edition 2:0. Hydrants to have a separation of 

not more than 60m.  

e) All lots are to be treated as a hazard management area in accordance with section 5.2 of 

this report. Maintenance of all hazard management areas must be in perpetuity.  

f) Prior to the sealing of the final plan, solid metal fencing to a height of 2.4m is required 

along the eastern boundary of lots 10, 11 and 12, and solid fencing to a height of 2.1m is 

required along the southern boundary of lot 7, 8, 9, and 10, as shown on the Bushfire 

Hazard Management Plan. Fencing should not be constructed across the eastern 

boundary of lot 101.  

 

Signed: 

 

 
Author: James Stewart 

Accreditation No: BFP-157 
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15 Lot Subdivision – 7a William Street, Campbell Town  

1.  Introduction 

This Bushfire Hazard Report and Bushfire Hazard Management Plan (BHMP) has been prepared 

in support of a proposed 15 lot subdivision at 7a William Street, Campbell Town.  

1.1 The subject site 

The following is a summary of the application information:  

Property address 7a William Street, Campbell Town. 

Certificate of title CT43080/4 

Property ID (PID) 9240372 

Property Owners Grange Vistas Pty Ltd  

Existing Use and Development Vacant Land 

Existing Zoning General Residential.  

Planning Scheme Tasmanian Planning Scheme – Northern Midlands 

Identified on a Bushfire Overlay 

Map 

Yes 

Priority Habitat identified Yes 

Proposed Works 15 Residential lots, cul de sac road and two pedestrian 

linkages. 

Water Supply Reticulated water supply.  

Vehicular Access William Street.  

1.2 Bushfire Assessment 

A bushfire assessment is a process of analysing information about the potential impacts on a 

proposed development that is likely to occur in a bushfire hazard scenario. A ‘bushfire-prone area’ 

is an area where a bushfire event is potentially likely to occur, and that may result in significant 

adverse impact on buildings and/or lives.  

In Tasmania, most local Councils have a planning scheme overlay map that identifies bushfire-

prone areas. Subdivision within a bushfire-prone area triggers the assessment of the Bushfire-

Prone Areas Code under the planning schemes and subsequently requires assessment against the 

provisions of the Code. The assessment generally requires a BHMP to be provided as part of the 

application.  

The bushfire assessment will determine the Bushfire Attack Level (BAL) for the future lots, which 

measures the possible exposure of a building to bushfire hazard.  The BAL is assessed in 

accordance with Australian Standard AS 3959-2018 construction of buildings in bushfire-prone areas. 

The subject site falls within the municipal area of Northern Midlands. The assessment has been 

undertaken in accordance with C13.0 Bushfire-Prone Areas Code and to accompany a subdivision 

application under the Tasmanian Planning Scheme – Northern Midlands. Please refer to Section 6 of 

the report for detail.  
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15 Lot Subdivision – 7a William Street, Campbell Town  

A BAL assessment is required to understand the fuel management requirements for the subject 

site and to demonstrate that future new buildings within each proposed new lots can be 

constructed to a BAL19 level under the Building Act 2016. 

 

1.3  References 

The following documents were referred in the preparation of, and should be read in connection 

with, this bushfire assessment report: 

• Tasmanian Government, Director’s Determination – Requirements for Building in Bushfire 

Prone Areas Version 2.2. 

• Tasmanian Government, Director’s Determination – Bushfire Hazard Areas Version 1.1 

• Tasmanian Planning Scheme – Northern Midlands. C13.0 – Bushfire-Prone Areas Code 

• Australian Standard, AS3959-2018 construction of buildings in bushfire-prone areas. 

• Building Act 2016 

• Tasmanian Fire Service, Bushfire Hazard Advisory Notes 
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15 Lot Subdivision – 7a William Street, Campbell Town  

2.  Site Description 

2.1  Site context 

A 15-lot subdivision is being undertaken at 7a William Street, Campbell Town. The subdivision will 

be undertaken in one stage. The site consists of one regular shaped internal lot, which has a total 

area of 1.3ha. The land is located on the eastern side of the existing urban area of Campbell Town, 

within the general residential area of the township. 

The site is currently vacant land. There is informal access provided via an unformed access strip 

onto William Street. The site adjoins the TasRail line and reserve to the east of the site.  

The site adjoins residential land to the north and commercial development to the west. Land to 

the south appears to be residential, although does contain a permanently listed heritage building, 

‘The Grange’.  

The site is generally flat, with the site sitting at the 200m AHD contour. 

 
Figure 1 – Aerial view of the subject site and its surrounding area (source: The LISTMap) 

 

The subject site will be serviced by a reticulated water supply maintained by TasWater which runs 

from William Street to the north.  
  

Subject site  
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15 Lot Subdivision – 7a William Street, Campbell Town  

2.2 Planning controls 

The site is within the municipal area of the Northern Midlands Council. Therefore, the planning 

instrument is the Tasmanian Planning Scheme – Northern Midlands (The Scheme). 

The subject site is currently within the General Residential Zone. There are two small portions of 

land within the open space zone. The subject site adjoins the General Residential zone to the north, 

general business zone to the west, community purpose land to the south, and utilities zone to the 

east. 

The subject site entirely falls within the Bushfire-Prone Areas Overlay 

 

Figure 2 – Zoning Map (source: The LIST Map) 
 

  

Subject site  

General Residential 

Zone 

General 

Business Zone 
Utilities 

Zone  

Community 

Purpose Zone  

Agriculture 

Zone  
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15 Lot Subdivision – 7a William Street, Campbell Town  

3.  The Proposal  

It is proposed to subdivide the subject site into 15 residential lots. The lots are intended for 

residential development. Lots range in size from 600m2 up to 1168m2. A new cul-de-sac road will 

be developed from William Street, providing access via two cul-de-sac heads across the subject 

site. Solid metal fencing will be provided on the eastern boundary of lots 10, 11 and 12, and the 

southern boundary of lots 7-10 to provide a greater BAL 19 compliant building areas. 

 

Cul-de-sac roads will be compliant with LGAT standards, with a recommendation to provide no 

standing signage on the cul-de-sac. The development will be serviced via reticulated water with 

hydrants installed as per engineering design and TasWater requirements.  

 

Figure 3 – Proposed subdivision layout. Refer to Annexure 2 for detail.  
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15 Lot Subdivision – 7a William Street, Campbell Town  

4.  Bushfire Site Assessment 

4.1  Vegetation Analysis 

4.1.1  TasVeg Mapping 

The TasVeg map 4.0 provides general information indicating potential bushfire prone vegetation 

in the area. 

The mapping shows the vegetation community across the subject site as FAG (Agricultural Land). 

Land to the north, south and west are classified as Urban (FUM) land. The mapping appears to be 

generally be an accurate portrayal of mapping on site. A site visit noted that land to the south, 

adjoining lots 6-10 was classified as grassland and wasn’t currently managed by the Grange 

residential property.  

No other vegetation classifications other than grassland has been identified within 120m of the 

subject site.  

 

 

Figure 4 – TasVeg 4.0 map (source: The LISTMap) 

  

The subject site  

FAG 

FUR (Urban) 

FAG 
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15 Lot Subdivision – 7a William Street, Campbell Town  

4.1.2 Vegetation Type and Separation 

A site visit was conducted on the 9th of March 2023. An analysis of the land and bushfire prone 

vegetation within 120m from the subject site is provided below.  

Direction  Analysis 

North Land directly north of the access onto William Street, contained grassland for 

100m+. The grassland was used for grazing purposes at the time of inspection. It 

adjoined the recreation complex to the north west.   

East Grassland for 100m+. Part of a large and active farming estate. The road reserve 

directly adjoining the site wasn’t managed and was assessed as a bushfire threat.  

South Land to the south of lots 7-10 was classified as grassland for a distance of 

approximately 5m - 15m. This portion of land was privately owned and part of the 

heritage listed ‘Grange’ estate. The site visit showed that this portion of the land 

wasn’t managed with the remainder of the site and was assessed as a potential 

threat. Land to the south of lots 5 and 6 provided an unused gravel track. There 

were some vegetation plantings within this access strip to the south. There was 

no unmanaged understory through this section, with the strip of trees having a 

width of 8m. Land beyond the strip to the south was managed as the Campbell 

Town park. The balance of the land to the south was considered as managed.  

West Managed for 100m+  

  

Figure 5 – Vegetation analysis within 100m – 120m of site. 

Grassland 

Subject Site 

Grassland 

Unmade and unmanaged 
Crown Road Reserve 

Grassland on adjoining 
‘Grange’ property 

Managed Land 

120m 
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15 Lot Subdivision – 7a William Street, Campbell Town  

4.2  Slope Analysis 
Figure 6 below shows the slope of land under the classified vegetation in relation to the subject 

site. The identified bushfire prone vegetation occurs on land that is generally flat. There is no 

obvious slope within the surrounding area. 

 

Figure 6 – Effective slope of site and surrounding bushfire prone vegetation. 

  

 

Flat 

Flat 

Flat 
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15 Lot Subdivision – 7a William Street, Campbell Town  

4.3 Photos 

 

 
Figure 7 – view across the subject site, looking south 

west.    

Figure 8 – Unmanaged grassland on property to the 

south, adjoining lots 7-10. 

 

 

  
Figure 9 – Unmanaged road reserve to the east. 

Classified as grassland.    

Figure 10 – Managed portion of land on the 

property to the south, the grassland identified on 

this site (figure 8) is to the right of this photo. 

 

  
Figure 11 – Vegetation on the southern sides of lots 

5 and 6. Not classified as bushfire prone due to lack 

of understory and minimal width. Not within 20m of 

other bushfire prone vegetation and adjoins park.   

Figure 12 – managed park, public land that adjoins 

the access strip to the south of lots 5 and 6.    
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15 Lot Subdivision – 7a William Street, Campbell Town  

5. Bushfire Protection Measures 

5.1 BAL Rating and Risk Assessment 

The purpose of the BAL assessment is to identify the minimum separation between the bushfire 

prone vegetation and a building area within each proposed lot. The assessment aims to achieve 

the minimum requirements of BAL 19.   

The definition of BAL 19 is highlighted as follows: 

Bushfire attack level 

(BAL)  

Predicted bushfire attack and exposure level  

BAL-LOW  Insufficient risk to warrant specific construction requirements  

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

BAL-19  Increasing ember attack and burning debris ignited by windborne 

embers together with increasing heat flux between 12.5-19kW/m2  

BAL-29  Increasing ember attack and burning debris ignited by windborne 

embers together with increasing heat flux between 19-29kW/m2  

BAL-40  Increasing ember attack and burning debris ignited by windborne 

embers together with increasing heat flux between 29-40kW/m2  

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

front.  

 

The distances from each lot to the classified vegetation is presented below, along with the slope 

and type of vegetation. To better demonstrate the required separation as hazard management 

areas, a 10m x 15m building area is shown on each lot. As per the analysis in Section 4.1, the only 

vegetation around the subject site is grassland.  

 

Lots 1-3 and lot 15 have been assessed as BAL LOW. This is on the basis that lots are over 50m 

form grassland, which is the only identified bushfire prone vegetation within 100m of the subject 

site.  

 

Lot 4 North  East South East West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-100m+ 

Managed 

 

0m-40m+ Managed 

40m-60m Grassland 

60m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA NA Flat NA 

BAL 19 Setbacks NA NA   NA NA 

BAL 12.5 Setbacks NA NA NA NA 
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15 Lot Subdivision – 7a William Street, Campbell Town  

Lot 5 North  East South East West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-100m+ 

Managed 

 

0m-20m+ Managed 

20m-40m Grassland 

40m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA NA Flat NA 

BAL 19 Setbacks NA NA   NA NA 

BAL 12.5 Setbacks NA NA NA NA 

 

 

Lot 6 North  East South East West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-85m Managed 

85m-100m+ 

Grassland 

0m-6m+ Managed 

6m-20m Grassland 

20m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA NA   6m NA 

BAL 12.5 Setbacks NA NA 9m NA 

 

Lot 7 North  East South West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-70m Managed 

70m-100m+ 

Grassland  

0m-6m+ Managed 

6m-20m Grassland 

20m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA NA   6m NA 

BAL 12.5 Setbacks NA NA  9m NA 
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15 Lot Subdivision – 7a William Street, Campbell Town  

Lot 8 North  East South West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-55m Managed 

55m-100m+ 

Grassland 

 

0m-6m+ Managed 

6m-20m Grassland 

20m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA NA   6m NA 

BAL 12.5 Setbacks NA NA 9m NA 

 

Lot 9 North  East South West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-40m Managed 

40m-100m+ 

Grassland 

 

0m-6m+ Managed 

6m-20m Grassland 

20m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA NA   6m NA 

BAL 12.5 Setbacks NA NA 9m NA 

 

Lot 10 North  East South West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-5.5m Managed 

5.5m-100m+ 

Grassland 

 

0m-6m+ Managed 

6m-20m Grassland 

20m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA 5.5m   6m NA 

BAL 12.5 Setbacks NA 9m 9m NA 
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Lot 11 North  East South West 

Vegetation within 

100m of site 

0m-100m+ 

Managed 

 

0m-7.5m Managed 

7.5m-100m+ 

Grassland 

 

0m-30m+ Managed 

30m-44m Grassland 

44m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA 7.5m   NA NA 

BAL 12.5 Setbacks NA 10.5m NA NA 

 

Lot 12 North  East South West 

Vegetation within 

100m of site 

0m-60m 

Managed 

 60m-100m+    

Grassland 

0m-7.5m Managed 

7.5m-100m+ 

Grassland 

 

0m-55m+ Managed 

55m-69m Grassland 

69m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA 7.5m   NA NA 

BAL 12.5 Setbacks NA 10.5m NA NA 

 

Lot 13 North  East South West 

Vegetation within 

100m of site 

0m-60m 

Managed 

 60m-100m+    

Grassland  

0m-7.5m Managed 

7.5m-100m+ 

Grassland 

 

0m-60m+ Managed 

60m-74m Grassland 

74m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA 6m   NA NA 

BAL 12.5 Setbacks NA 9m NA NA 
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15 Lot Subdivision – 7a William Street, Campbell Town  

Lot 14 North  East South West 

Vegetation within 

100m of site 

0m-60m 

Managed 

 60m-100m+    

Grassland 

0m-38m Managed 

38m-100m+ 

Grassland 

 

0m-55m+ Managed 

55m-69m Grassland 

69m-100m+ Managed 

0m-100m+ 

Managed 

  

Slope (degrees, 

over 100m) 

NA Flat Flat NA 

BAL 19 Setbacks NA NA   NA NA 

BAL 12.5 Setbacks NA NA NA NA 

 

  

Received
23.05.2023

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.7 Annexure 5 - Bushfire Hazard Report - Woolcott Surveys, 2 April 2023 Page 185



15 
 

15 Lot Subdivision – 7a William Street, Campbell Town  

5.2 Hazard Management Areas 

As outlined in the Planning Directive 5.1 – Bushfire-Prone Areas Code, a Bushfire Hazard Management 

Area (BHMA) will be managed in accordance with the provided plan. Existing vegetation needs to 

be strategically modified and then maintained within this area in accordance with the BHMP to 

achieve the following outcomes:  

• to reduce the quantity of windborne sparks and embers reaching buildings;  

• to reduce radiant heat at the building; and  

• to halt or check direct flame attack.  

 

The BHMA will be developed within and up to the property boundaries to provide access to a fire 

front for firefighting, which is maintained in a minimal fuel condition and in which there are no 

other hazards present that will significantly contribute to the spread of a bushfire.  

The BHMA will be achieved by adoption of the following strategies: 

Maintenance of Fuel Management Areas 

It is the responsibility of the property owner to maintain and manage the landscaping in 

accordance with the Bushfire Hazard Management Plan and the current Guidelines for 

Development in Bushfire-Prone Areas of Tasmania.  

 

This area is to be regularly managed and maintained. Landscaping in this area will be minimised:  

• Grass maintained to a maximum height of 100mm, with fuel loads kept to less than 2 

tonnes per hectare which will be maintained at this level.  

• Trees and any undergrowth will be clear of (BCA) class 1 – 9 buildings on all sides.   

• All undergrowth and understorey of trees (up to 2m) will be removed within the bushfire 

hazard management area.  

• Select larger trees can be retained within the BHMA, ensuring a minimum 5m canopy 

separation is provided between each established tree.  

• Pathways to 1 metre surrounding the buildings and landscaping material, will be non-

combustible (stone, pebbles etc.).  

• The total shrub cover will be a maximum of 20% of the available area.  

• There will be a clear space from the buildings of at least four (4) times the mature height 

of any shrubs planted.  

• Shrubs will not be planted in clumps, this is to avoid build-up of debris and dead vegetation 

materials.  

Landscaping 

• vegetation along the pathways to comprise non-flammable style succulent ground cover 

or plants (avoid plants that produce fine fuel which is easily ignited, plants that produce a 

lot of debris, trees and shrubs which retain dead material in branches or which shed long 

strips of bark, rough fibrous bark or drop large quantities of leaves in the spring and 

summer, vines on walls or tree canopies which overhang roofs)  

• timber woodchip and flammable mulches cannot be used and brush and timber fencing 

should be avoided where possible  
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15 Lot Subdivision – 7a William Street, Campbell Town  

5.3 Roads 

Table C13.1 - Roads must be constructed as per the following table. In this instance, 

performance criteria have been addressed due to the size of the cul-de-sac outer radius.  

 

Element Requirement 

A. Roads Unless the development standards in the zone require a higher standard, 

the following apply: 

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

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

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

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

(d) minimum vertical clearance of 4m; 

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

carriageway; 

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

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

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

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

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

unless the carriageway is 7 meters in width; 

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

minimum 12m outer radius; and 

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

indicated by a road sign that complies with Australian Standard AS1743-

2001 Road signs-Specifications. 
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5.4 Access 

Table C13.2 Private access roads must be constructed as per the following table: 

 

Element Requirement 

A. Property access length is 

less than 30m; or access is 

not required for a fire 

appliance to access a fire 

fighting water point. 

There are no specified design and construction requirements.  

 

5.5 Fire Fighting Water Supply 

Table C13.4 Reticulated water supply for firefighting. 
 

Element Requirement 

A. Distance between building 

area to be protected and 

water supply. 

The following requirements apply: 

(a) the building area to be protected must be located within 120m of 

a fire hydrant; and 
(b) the distance must be measured as a hose lay, between the fire 

fighting water point and the furthest part of the building area. 

B. Design criteria for fire 

hydrants 

The following requirements apply: 

(a) fire hydrant system must be designed and constructed in 

accordance with TasWater Supplement to Water Supply Code of 

Australia WSA 03 – 2011-3.1 MRWA 2nd Edition; and 
(b) fire hydrants are not installed in parking areas. 

C. Hardstand A hardstand area for fire appliances must be: 

(a) no more than 3m from the hydrant, measured as a hose lay; 

(b) no closer than 6m from the building area to be protected;  

(c) a minimum width of 3m 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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6. Bushfire-Prone Areas Code Assessment 

An assessment of C13.0 Bushfire-Prone Areas Code under the Scheme is provided as follows. 

 
C13.6  Development Standards for Subdivision 

 
C13.6.1 Subdivision: Provision of hazard management areas 

Objective 

Subdivision provides for hazard management areas that: 

(a) facilitate an integrated approach between subdivision and subsequent building on a lot;  

(b) provide for sufficient separation of building areas from bushfire-prone vegetation to reduce the 

radiant heat levels, direct flame attack and ember attack at the building area; and 

(c) provide protection for lots at any stage of a staged subdivision. 

Performance Criteria Proposed solutions 

P1  

A proposed plan of subdivision shows adequate 

hazard management areas in relation to the 

building areas shown on lots within a bushfire-

prone area, having regard to: 

a) the dimensions of hazard management 

areas; 

b) a bushfire risk assessment of each lot at 

any stage of staged subdivision; 

c) the nature of the bushfire-prone 

vegetation including the type, fuel load, 

structure and flammability; 

d) the topography, including site slope; 

e) any other potential forms of fuel and 

ignition sources; 

f) separation distances from the bushfire-

prone vegetation not unreasonably 

restricting subsequent development; 

g) an instrument that will facilitate 

management of fuels located on land 

external to the subdivision; and 

h) any advice from the TFS. 

 

P1 

Performance criteria is relied upon due to relying on 

Colorbond fencing to increase the potential build 

area.  

a) An adequate hazard management area has 

been provided for lots along the southern 

and eastern sides. Each lot is required to 

maintain the entire lot as a hazard 

management area.  

b) The subdivision will not be staged.  

c) The bushfire prone vegetation is grassland. 

Its fuel load, structure and flammability is 

considered low.  

d) The bushfire prone vegetation is on land 

with no slope. It is level/upslope from the 

site.  

e) There are no other identified forms of fuel 

and ignition sources.  

f) The separation distances do not restrict 

subsequent development.  

g) There is no need to have a part 5 

agreement or easement on land external to 

the subdivision.  

The TFS has reviewed the proposal.   
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C13.6.2 Subdivision: Public and firefighting access 

Objective 

Access roads to, and the layout of roads, tracks and trails, in a subdivision: 

(a) allow safe access and egress for residents, fire fighters and emergency service personnel; 

(b) provide access to the bushfire-prone vegetation that enables both property to be defended when 

under bushfire attack and for hazard management works to be undertaken; 

(c) are designed and constructed to allow for fire appliances to be manoeuvred; 

(d) provide access to water supplies for fire appliances; and 

(e) are designed to allow connectivity, and where needed, offering multiple evacuation points. 

Acceptable solutions Proposed solutions 

P1 A proposed plan of subdivision shows 

access and egress for residents, fire-

fighting vehicles and emergency service 

personnel to enable protection from 

bushfires, having regard to: 

a) appropriate design measures, including: 

i) two way traffic; 

ii) all weather surfaces 

iii) height and width of any vegetation 

clearances 

iv) load capacity 

v) provision of passing bays 

vi) traffic control devices 

vii) geometry, alignment and slope of 

roads, tracks and trails 

viii) use of through roads to provide for 

connectivity 

ix) limits on the length of cul-de-sacs 

and dead-end roads 

x) provision of turning areas 

xi) provision for parking areas 

xii) perimeter access; and 

xiii) fire trails 

 

b) the provision of access to 

i) bushfire-prone vegetation to permit 

the undertaking of hazard 

management works; and 

ii) fire fighting water supplies; and any 

advice from the TFS. 

P1) Performance criteria is relied upon due to the 

outer radius of the proposed cul-de-sac. It is 

proposed to have standard kerb and channel, 

thus not providing 12m outer radius suitable 

for turning.  

A more detailed response to the criteria is 

provided later in this report.  
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C13.6.3 Subdivision: Provision of water supply for firefighting purposes 

Objective 

Adequate, accessible and reliable water supply for the purposes of fire fighting can be demonstrated at 

the subdivision stage and allow for the protection of life and property associated with the subsequent use 

and development of bushfire-prone areas. 

Acceptable solutions Proposed solutions 

A1 In areas serviced with reticulated water by 

the water corporation: 

(a) TFS or an accredited person certifies that 

there is an insufficient increase in risk from 

bushfire to warrant the provision of a 

water supply for fire fighting purposes; 

(b) A proposed plan of subdivision showing 

the layout of fire hydrants, and building 

areas, is included in a bushfire hazard 

management plan approved by the TFS or 

accredited person as being compliant with 

Table E4; or 

(c) A bushfire hazard management plan 

certified by the TFS or an accredited 

person demonstrates that the provision of 

water supply for fire fighting purposes is 

sufficient to manage the risks to property 

and lives in the event of a bushfire. 

A1 

a) Not applicable  

 

b) The acceptable solution is achieved, noting 

that the BHMP shows the indicative location 

of hydrants. This will be determined as part 

of the final engineering design. Building 

areas are compliant with table C13.4, being 

within 120m of a hydrant.  

   

A2 In areas that are not serviced by 

reticulated water by the water 

corporation: 

(a) The TFS or an accredited person certifies 

that there is an insufficient increase in risk 

from bushfire to warrant provision of a 

water supply for fire fighting purposes; 

(b) The TFS or an accredited person certifies 

that a proposed plan of subdivision 

demonstrates that a static water supply, 

dedicated to fire fighting, will be provided 

and located compliant with Table E5; or 

(c) A bushfire hazard management plan 

certified by the TFS or an accredited 

person demonstrates that the provision of 

water supply for fire fighting purposes is 

sufficient to manage the risks to property 

and lives in the event of a bushfire. 

A2 Not applicable as the subject site is serviced 

by reticulated water. 
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7. Justification of Cul-De-Sacs 

As noted in section 6 of this report, the application relies on performance criteria due to the cul-

de-sacs not proposing a 12m outer radius turning head. The cul-de-sac has instead proposed to 

be constructed in accordance with LGAT standards, being a 9m outer radius head with regular 

kerb and channel.  

 

In providing justification on a reduced standard, it is noted that all parts of the access standards 

can be achieved as compliant with Table C13.1, with the exclusion of the cul-de-sac radius.  

The current cul-de-sac is proposed to be 9m outer radius, with regular kerb and channel, 

consistent with the remainder of residential areas in Campbell Town 

 

In arguing that a cul-de-sac constructed to urban standards is appropriate, the following is noted: 
 

• Lots 1-3 and 15 are considered insufficient increase in risk, being over 50m from bushfire 

prone vegetation (grassland). The majority of remaining lots can be developed at BAL 12.5. 

• The surrounding area is not bushland, but predominantly urban and agricultural in 

character, made up of residential uses and grazing land. The closest bushfire prone 

vegetation is 30m from the end of the eastern cul -de-sac.   

• All lots can provide compliant accesses, as building areas for each of these lots is less than 

30m from a road.  

• Hydrants will be installed along the new cul-de-sac road, as well as on the surrounding 

road networks which adjoin the site. 

 

It is subsequently argued that an urban cul-de-sac outer radius of 9m is appropriate for the 

location, given the nature of the lots and surrounding area, compliant accesses, and water 

provisions. 
 

The safety of fire fighters has been considered when making this assessment. The generally urban 

environment to the north, south and west ensures there will be no unmanaged fuels in these 

areas. The road reserve to the east provides vehicular access for fire trucks in an emergency event.  

 
A detailed response to the performance criteria of clause C13.6.2 Subdivision: Public and 

firefighting access is provided below.  

P1)  Performance criteria is relied upon as: 

a) The cul-de-sac head will be constructed in accordance with LGAT Standard drawings, 

having a radius of 9m. The acceptable solution requires a radius of 12m for cul-de-sacs 

within a bushfire prone area.  

i. The road provides for two way traffic, including access for fire vehicles in a bushfire event. 

ii. The road will be sealed as per LGAT standards. The road will be suitable for use in all 

weather conditions.  

iii. There is no vegetation above the road. The road has a horizontal separation to any 

potential grassland threat to the south of minimum 30m to the east. There is an additional 

threat to the south, approximately 30m from the eastern cul-de-sac.  

iv. The road has an appropriate load capacity to facilitate fire vehicles in a bushfire event.  

v. Passing is achievable given the width of the road (5.5m) and road reserve (14m).  
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vi. There are no recommended traffic control devices as part of the subdivision.   

vii. The cul-de-sac head is level, and on a flat surface. The bushfire threat is on flat land in this 

part of the adjoining site.  

viii. The road is a cul-de-sac road and is within an urban area.  

ix. The cul-de-sac has a length of approximately 80m. It is considered there is ample 

opportunity for vehicles to exit to the north in a bushfire event.  

x. Turning area is provided. There are numerous access strips in the end of the proposed 

road, allowing for a three-point turn if required.  

xi. Parking areas at the end of the cul-de-sac will be limited due to the number access strips 

in this part. No standing signage has been recommended for both the eastern and western 

end of the cul de sac.  

xii. Perimeter access is provided to the east on the crown road reservation, however given the 

nature of the bushfire vegetation, is not seen as a requirement. The surrounding land to 

the north, west and generally south has been developed.  

xiii. There are no proposed fire trails, the road reserve to the east could provide vehicular 

access should it be required.   

b) The TFS can access the bushfire prone vegetation on the surrounding lots should a 

bushfire event occur.  

c) The application has been referred to TFS for comment who have confirmed they are 

satisfied with the reduced sized cul-de-sac.  

The bushfire threat in this area is assessed as generally low. The lots will be cleared in their entirety 

to provide for residential development. The entire lot will be treated as a bushfire hazard 

management area. The development is within an established urban environment. The 

requirements to provide a cul-de-sac with 12m radius would be out of character with this area, 

and not considered warranted given the level of threat. The risk is considered low based on the 

site characteristics and nature of the area.  

Performance criteria is achieved.  
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8. Conclusions and Recommendations 

The proposal seeks planning approval for a 15-lot subdivision at 7a William Street, Campbell Town. 

 

All of the lots have demonstrated that a building area can be provided in an area meeting the 

requirements of BAL 19. Despite this, bushfire fencing has been provided on the eastern and 

southern sides of the lots to provide a greater usable area for future dwellings to develop. Fire 

hydrants on the new cul-de-sac road provide sufficient protection, with building envelopes being 

within 120m of a hydrant. No access requirements are needed due to the hydrants being located 

on proposed roads.  

 
a) Hazard management areas meeting the requirements of BAL 19 can be achieved for lots 

4, 5, 6, 7, 8, 9, 10, 11, 12, 13 and 14. Lots 1-3, and Lot 15 meet the requirements of BAL 

LOW, being over 50m from any bushfire prone vegetation.  

b) Future dwellings on lots 1-15 must maintain Hazard Management Areas and follow 

recommendations as outlined in the Bushfire Hazard Management Plan and section 5.2 

of this report. Maintenance of these hazard management areas is to be in perpetuity.  

c) The proposed road must be in compliance with Table C13.1, Element A, outlined in 

section 5.3 of this report, with the exception of a 12m outer radius turning head. No 

standing signage is to be provided at both ends of the cul-de-sac.  

d) New hydrants are required in accordance with the TasWater supplement to Water Supply 

code of Australia WAS 03-2011-3.1 MRWA Edition 2:0. Hydrants to have a separation of 

not more than 60m.  

e) All lots are to be treated as a hazard management area in accordance with section 5.2 of 

this report. Maintenance of all hazard management areas must be in perpetuity.  

f) Prior to the sealing of the final plan, solid metal fencing to a height of 2.4m is required 

along the eastern boundary of lots 10, 11 and 12, and solid fencing to a height of 2.1m is 

required along the southern boundary of lot 7, 8, 9, and 10, as shown on the Bushfire 

Hazard Management Plan. Fencing should not be constructed across the eastern 

boundary of lot 101.  
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Annexure 1 – Bushfire Hazard Management Plan 

  

Received
23.05.2023

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.7 Annexure 5 - Bushfire Hazard Report - Woolcott Surveys, 2 April 2023 Page 195



Received
23.05.2023

2023-09-18 ORDINARY MEETING OF COUNCIL - OPEN COUNCIL ATTACHMENTS - Agenda

Attachment 11.1.7 Annexure 5 - Bushfire Hazard Report - Woolcott Surveys, 2 April 2023 Page 196



25 
 

15 Lot Subdivision – 7a William Street, Campbell Town  

Annexure 2 – Subdivision Proposal Plan 
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Annexure 3 – Planning Certificate 
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Planning Certificate from a Bushfire Hazard Practitioner v5.0  

 Page 1 of 4 
 

 

BUSHFIRE-PRONE AREAS CODE 
 
CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 

 

 
1. Land to which certificate applies 

 
The subject site includes property that is proposed for use and development and includes all 
properties upon which works are proposed for bushfire protection purposes. 

 

Street address: 7a William Street, Campbell Town  
 

Certificate of Title / PID: CT43080/4, PID9240372 
 
 

2. Proposed Use or Development 
 
 
Description of proposed Use  
and Development: 

15 Lot Subdivision + Road lot + footpath lots x 2 

 
Applicable Planning Scheme: 
 

Tasmanian Planning Scheme – Northern Midlands 

  
 

3. Documents relied upon 
 

This certificate relates to the following documents: 
 

Title Author Date Version 

Bushfire Hazard Report Woolcott Surveys 02/05/2023 2 

Proposed 16 Lot Subdivision Woolcott Surveys 31/01/2023 3 

Bushfire Hazard Management Plan Woolcott Surveys 11/04/2023 1 

    
    
  

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