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1. Executive Summary 
1.1 Proposal Overview 

 
This submission is prepared in support of a proposal to expand and refurbish the Launceston 

Holiday Park, formerly known as Treasure Island Caravan Park, located at 86 Glen Dhu 

Street, South Launceston. This application is for stage 1 of the redevelopment of the park.  

The subject site is zoned Low Density and within the Scenic Management Area, Western 

Hills Precinct.  

The new owners of the site are part of the Big 4 chain and successfully run large caravan 

parks throughout Australia. They have recognised the opportunity in Tasmania and 

particularly Launceston to increase the standard and amount of family friendly 

accommodation. 

This application is made under Section 57 of the Land Use Planning and Approvals Act 

1993, which provides for the submission of an application for a discretionary planning 

permit. The proposal has been prepared in accordance with the provisions of the Launceston 

Interim Planning Scheme 2015 and the objectives of the Land Use Planning and Approvals 

Act 1993.   

1.2 Proposal Compliance Assessment 
 
Element Compliance requirement 
Use  

Visitor Accommodation Discretionary 
Development Standards  
12.4.4 Development for 
discretionary uses 
 

Meets P1 

Codes  

E1.0 Bushfire Code  Relies on PC 

E4.0 Road and Railway Code  
 

Meets all relevant AS  

E6.0 Car Parking and 
Sustainable Transport Code  
 

Meets all relevant AS 

E7.0 Scenic Management Code E7.6.2 Scenic management areas P1 & P2 

E18 Signs Code  Pole Sign 
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2. Subject Land and Locality 
2.1 Subject Land Description 

  
The subject site is contained within Certificate of Title 128581 Folio 1 and Certificate of Title 

128159 Folio 1.This proposed works are to be carried out on CT128581/1.The registered 

owner is Southern Ventures Pty Ltd. Copies of the titles are contained in Appendix A. 

 

2.2  Locality Description  
 

 

Figure 1: Locality Map 

2.2  Heritage 
 

The site is not identified to be of heritage significance.  

2.3 Flora and Fauna 
 

It is proposed to remove a number of large trees as they were deemed by the owners to be 

unsafe.  

 

 

Subject Site 
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3. Proposal 
3.1 Development Proposal 

 

The proposal consists of the following features: 

Stage 1 relates to CT128581/1: 

 Relocation of five existing cabins; 

 5 new & 3 refurbished single room cabins Type A and B ; 

 4 new two bedroom cabins;  

 Construction of new laundry, adjacent to Managers Residence 

 Play equipment, BBQ area, camp kitchen and landscaping; 

 Storage shed;  

 Internal civil works, including, car parking, road layout and drainage and services; 

 Tree removal (retrospective); and  

 Signage  

It is intended to lodge a further development application in relation to CT128159/1, to cover 

the following stages:  

Stage 2: 

 35 Cabins; 

 Demolition of toilet block; 

 9 Caravan sites; and 

 Landscaping 

Stage 3: 

 19 Cabins; 

 New camp kitchen are play area (jumping pillow); and 

 Landscaping 

Stage 4: 

 Approximately 34 Cabins; 

 Pool and Water Plan; and 

 Landscaping 

 

Refer to plans attached with this planning submission (Appendix B) for further details. 
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4. Planning Assessment 
4.1 Launceston Interim Planning Scheme 2015 Zone Provisions  

 

The subject site is zoned Low Density and is included within the Scenic Management Area – 

Western Hills Precinct, of the Launceston Interim Planning Scheme 2015.   

 

Figure 2: Zoning Map  

(Pink =Low Density) 

12.1.1 Zone Purpose Statements 

12.1.1.1 

To provide for residential use or development on larger lots in residential areas 

where there are infrastructure or environmental constraints that limit 

development.  

12.1.1.2 

To provide for non-residential uses that are compatible with residential 

amenity.  

12.1.1.3 

To provide for development that is compatible with the natural character of the 

surrounding area. 

Subject 

site 
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Proposal Response 

Visitor accommodation of this type is compatible with residential amenity.  

12.1.2 Local Area Objectives 

There are no local area objectives  

12.1.3 Desired Future Character Statements 

There are no desired future character statements 

 

12.2 Use Table 
Visitor Accommodation is a discretionary use within the Low Density Residential Zone.  
 
 
12.3 Use Standards 
Clauses 12.3.1 to 12.3.5 apply to visitor accommodation.  
 
12.3.1 Hours of operation 
This standard applies to the use classes specified in Table 12.3. 

Objective:  
To ensure that non-residential uses do not cause unreasonable loss of amenity to nearby 
sensitive uses 

Acceptable Solutions  Performance Criteria  

A1 
Commercial vehicles must only operate 
between 7.00am and 7.00pm Monday to 
Friday and 8.00am to 6.00pm Saturday and 
Sunday. 
 

P1 
Commercial vehicles must not unreasonably 
impact on the amenity of nearby sensitive 
uses, having regard to: 
(a) the extent and timing of traffic 

generation; 

(b) the hours of delivery and dispatch 
of goods and materials; and 

(c)  the existing levels of amenity.  
 

Proposal Response 
Visitor Accommodation is specified in Table 12.3. No commercial vehicles are operated by 
the Caravan Park. Delivery vehicles and the like will frequent the site between Mondays and 
Fridays 7am to 6pm. 
 
 
12.3.2 Mechanical plant and equipment 
This standard applies to the use classes specified in Table 12.3. 

Objective: 
To ensure that the use of mechanical plant and equipment does not cause an unreasonable 
loss of amenity to sensitive uses. 

Acceptable Solutions  Performance Criteria  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194080
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194080
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A1 
Air conditioning, air extraction, heating or 
refrigeration systems or compressors must be 
designed, located, baffled or insulated to 
prevent noise, odours, fumes or vibration 
from being received by adjoining or 
immediately opposite sensitive uses. 
 

P1 
Noise, odours, fumes or vibration generated 
must not cause unreasonable loss of amenity 
to adjoining or immediately opposite 
sensitive uses, having regard to: 
(a) the characteristics and frequency 

of any emissions generated; 

(b) the nature of the proposed use;  

(c) the topography of the site;  

(d) the landscaping of the site; and 

(e) any mitigation measures proposed. 
 

Proposal Response 
Of the units that are on the boundary only domestic scale heat pump units are proposed. 
Accordingly no adverse impact will be generated. In addition to this all units are setback 
more than 7m, resulting in a better outcome that if adjacent to a single dwelling.  
 
12.3.3 Light spill and illumination 
This standard applies to the use classes specified in Table 12.3. 

Objective:  
To ensure that light spill and levels of illumination from external lighting does not cause 
unreasonable loss of amenity to sensitive uses. 

Acceptable Solutions  Performance Criteria  

A1 
The use must: 
(a) not include permanent, fixed 

floodlighting where the zone 
adjoins the boundary of the 
General Residential, Inner 
Residential, Urban Mixed Use and 
Village zones; and 

(b) contain direct light from external 
light sources within the boundaries 
of the site. 

 
 

P1 
Floodlighting or other external lighting used 
on the site must not cause an unreasonable 
loss of amenity to nearby sensitive uses, 
having regard to: 
(a) the number of light sources and 

their intensity; 

(b) the proximity of the proposed light 
sources to nearby sensitive uses;  

(c) the topography of the site; 

(d) the landscaping of the site;  

(e) the degree of screening between 
the light source and the sensitive 
uses; and 

(f) existing light sources nearby. 
 

Proposal Response 
The subject site adjoins the General Residential Zone to the north. All direct light sources 
will be contained within the boundaries of the site.  
 
12.3.4 External storage of goods 
This standard applies to the use classes specified in Table 12.3. 

Objective: 
To ensure that external storage of goods, materials and waste does not detract from the 
amenity of the area. 

Acceptable Solutions  Performance Criteria  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194080
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194080
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A1 
Storage of goods and materials, other than for 
retail sale, or waste must not be visible from 
any road or public open space adjoining the 
site. 
 

P1 
Storage of goods and materials, other than for 
retail sale, or waste must be located or 
screened to minimise its impact on views into 
the site from any roads or public open space 
adjoining the site, having regard to: 
(a)  the nature of the use;  

(b)  the type of goods, materials or 
waste proposed to be stored;  

(c)  the topography of the site;  

(d)  the landscaping of the site; and  

(e)  any screening proposed.  
 

Proposal Response 
No external storage of waste will occur. 
 
12.3.5 Commercial vehicle parking 
This standard applies to the use classes specified in Table 12.3. 

Objective: 
To ensure that parking of commercial vehicles does not detract from the amenity of the area. 

Acceptable Solutions  Performance Criteria  

A1 
Commercial vehicles must be parked within 
the boundary of the site. 
 

P1 
Parking of commercial vehicles must not 
detract from the amenity of the area, having 
regard to: 
(a)  the number and type of vehicles;  

(b)  the frequency and length of stay;  

(c)  the location of offsite parking; and 

(d)  the availability of offsite parking in 
the area. 

 

Proposal Response 
No commercial vehicles are operated by caravan park. Visiting commercial vehicles for 
deliveries and the like can park onsite.  
 
12.4 Development Standards 
Clauses 12.4.1 to 12.4.3 apply to Residential use class , and are therefore not relevant to 
visitor accommodation. Clause 12.4.4 applies to all discretionary use classes, other than 
Residential use class that is a single dwelling and is therefore relevant.  
 
12.4.1 Site Coverage 
This standard applies to the use classes specified in Table 12.4. 

Objective: 
To ensure that site coverage: 
(a) is compatible with the character of the surrounding area;  
 
(b) provides sufficient area for private open space and landscaping; and 
 
(c) assists with the management of stormwater runoff. 

 

Acceptable Solutions  Performance Criteria  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194080
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194081
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A1.1 
Site coverage must be no greater than 
50%; and 
 
A1.2 
No less than 25% of the site must be free 
from impervious surfaces. 
 

P1 
Site coverage must have regard to: 
(a)  the topography of the site;  

(b)  the capacity of the site to absorb 
runoff;  

(c)  the size and shape of the site;  

(d)  the existing buildings and any 
constraints imposed by existing 
development; 

(e)  the provision for landscaping and 
private open space;  

(f)  the need to remove vegetation;  

(g)  the site coverage of adjacent lots; and  

(h)  the character of the surrounding area.  
 

Proposal Response 
This clause is not applicable to visitor accommodation.  
 
 
12.4.2 Building height, setback and siting 
This standard applies to the use classes specified in Table 12.4. 

Objective: 
To ensure that building bulk and form, and siting: 
(a) is compatible with the streetscape and character of the surrounding area; and 

(b) protects the amenity of adjoining lots. 
 

Acceptable Solutions  Performance Criteria  

A1 
Building height, other than for outbuildings, 
must be no greater than 8m. 
 

P1 
Building height must be compatible with the 
streetscape and character of the surrounding 
area, having regard to: 
(a)  the topography of the site;  

(b)  the height of buildings on the site, 
adjoining lots and adjacent lots;  

(c)  the bulk and form of existing and 
proposed buildings;  

(d)  the apparent height when viewed 
from roads and public places; and  

(e)  any overshadowing of adjoining lots 
or public places.  

 

 

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194081
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A2.1 
Setback from a primary frontage must be no 
less than: 
(a) 8m; or  

(b) for infill lots, within the range of 
the setbacks of buildings on 
adjoining lots, indicated by the 
hatched section in Figure 12.4.2 
below; and 

 

 
 Figure 12.4.2 – Primary Frontage 

Setback for Infill Lots 
A2.2 
Setback from a frontage other than a primary 
frontage must be no less than 3m. 

P2 
Buildings must be sited to be compatible with 
the streetscape and character of the 
surrounding area, having regard to: 
(a)  the topography of the site;  

(b)  the setbacks of surrounding 
building;  

(c)  the height, bulk and form of 
existing and proposed buildings;  

(d)  the appearance when viewed from 
roads and public places;  

(e)  the retention of vegetation;  

(f)  the existing or proposed 
landscaping; and  

(g)  the safety of road users.  
 

A3.1 
Setback from a side boundary must be no less 
than 3m plus 0.5m for every metre of 
building height over 3m, or part thereof. 
 
A3.2 
 
Setback from a rear boundary must be no less 
than 5m. 
 

P3 
Buildings must be sited such that there is no 
unreasonable loss of amenity to the occupiers 
of adjoining lots, having regard to:  
(a)  the topography of the site;  

(b)  the size, shape, and orientation of 
the site;  

(c)  the setbacks of surrounding 
buildings;  

(d) the height bulk and form of 
existing and proposed buildings;  

(e)  the existing buildings and private 
open space areas on the site;  

(f)  the privacy to private open space 
and windows of habitable rooms 
on adjoining lots;  

(g)  sunlight to private open space and 
windows of habitable rooms on 
adjoining lots;  

(h)  any existing screening or the ability 
to implement screening; and  

(i)  the character of the surrounding 
area.  

 

Proposal Response 

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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This clause is not relevant to visitor accommodation, however for sake of comparison to a 
residential development the AS have been answered.  
 
A1 – The height of the 1 bedroom cabins will be 3m. The height of the 2 bedroom cabins will 
be 4.5m.  
 
A2 - No change is proposed to the primary setback 
 
A3 – the setback from the side boundaries is 7m. .  
 
12.4.3 Outbuildings and other structures 
This standard applies to the use classes specified in Table 12.4. 
 

Objective: 
To ensure that: 
(a)  outbuildings do not detract from the character of the surrounding area;  

(b)  dwellings remain the dominant built form within an area; and  

(c)  earthworks and the construction or installation of retaining walls are appropriate 
to the site and respect the amenity of adjoining sites.  

 

Acceptable Solutions  Performance Criteria  

A1.1 
The combined gross floor area of outbuildings 
must not exceed 81m2; and  
(a) have a wall height no greater than 

3.5m; and 

(b) have a building height no greater 
than 4.5m; and 

A1.2 
Outbuildings must be setback from the 
primary road frontage no less than the 
setback of the dwelling. 
 

P1 
Outbuildings must not detract from the 
character of the surrounding area or the 
amenity of adjoining sites, having regard to: 
(a)  visual impact on the streetscape;  

(b)  any adverse impacts on native 
vegetation;  

(c)  any overshadowing of adjoining 
sites;  

(d)  the size and location of 
outbuildings on adjoining sites and 
in the surrounding area; and 

(e)  must have a combined gross floor 
area that does not exceed 100m²; 
and 

(f)  must have wall height not greater 
than 4m; and  

(g)  must have a building height not 
greater than 5m.  

 

 

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194081
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A2 
Earthworks and retaining walls requiring cut 
or fill more than 600mm below or above 
existing ground level must:  
(a)  be located no less than 1.5m from 

each lot boundary;  

(b)  be no higher than 1m (including 
the height of any batters) above 
existing ground level;  

(c)  not require cut or fill more than 1m 
below or above existing ground 
level;  

(d)  not concentrate the flow of surface 
water onto an adjoining lot; and  

(e)  be located no less than 1m from 
any registered easement, sewer 
main or water main or stormwater 
drain.  

 

P2 
Earthworks and retaining walls must be 
designed and located so as not to have an 
unreasonable impact on the amenity of 
adjoining lots, having regard to: 
(a)  the topography of the site;  

(b)  the appearance, scale and extent of 
the works;  

(c)  overlooking and overshadowing of 
adjoining lots;  

(d)  the type of construction of the 
works;  

(e)  the need for the works;  

(f)  any impact on adjoining 
structures;  

(g)  the management of groundwater 
and stormwater; and  

 
(h)  the potential for loss of topsoil or 

soil erosion.  
 

Proposal Response 
This clause does not apply to visitor accommodation.  
 
12.4.4 Development for discretionary uses 
This standard applies to the use classes specified in Table 12.4. 

Objective: 
To ensure that discretionary uses are compatible with the form and scale of residential 
development and do not adversely impact on the amenity of nearby sensitive uses. 

Acceptable Solutions  Performance Criteria  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/?hid=194081
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A1 
No acceptable solution 
 

P1 
Development must be compatible with the 
form and scale of residential development 
and not unreasonably impact on the amenity 
of nearby sensitive uses, having regard to: 
(a)  the setback of the building to a 

frontage;  

(b)  the streetscape;  

(c)  the topography of the site;  

(d)  the building height, which must 
not be greater than 8.0m;  

(e)  the bulk and form of the building;  

(f)  height, bulk and form of buildings 
on the site, adjoining lots and 
adjacent lots;  

(g)  setbacks to side and rear 
boundaries;  

(h)  solar access and privacy of 
habitable room windows and 
private open spaces of adjoining 
dwellings;  

(i)  the degree of overshadowing and 
overlooking of adjoining lots;  

(j)  mutual passive surveillance 
between the road and the building;  

(k)  any existing and proposed 
landscaping;  

(l)  the visual impact of the building 
when viewed from adjoining or 
immediately opposite lots;  

(m)  the location and impacts of traffic 
circulation and parking; and  

 
(n)  the character of the surrounding 

area.  
 

Proposal Response 
The proposal relies upon the Performance Criteria.  
 
The proposed storage shed is to be setback 6m from the frontage (Glen Dhu Street). The 
shed will be surrounded by screening trees to maintain the park like entrance to the site.  
 
All buildings are single storey and residential is scale and form. Extensive landscaping is 
proposed to maintain the low density park feel of the site and to provide some level of 
privacy between site within the park.  
 
A degree of separation has been maintained from the residential development adjoining the 
site to the North. All proposed buildings are setback a minimum of 6m from the boundary. 
Landscaping is proposed on this boundary to provide visual separation and to ensure the 
privacy of the residences.  
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No overshadowing of adjoining properties will take place 
 
12.4.5 Lot size and dimensions 
Not applicable, no subdivision is proposed.  
 
12.4.6 Frontage and access 
Not applicable, no subdivision is proposed.  
 
12.4.7 Discharge of stormwater 
Not applicable, no subdivision is proposed.  
 
12.4.8 Water and sewerage services 
Not applicable, no subdivision is proposed.  
 
12.4.9 Integrated urban landscapes 
Not applicable, no subdivision is proposed.  
 
12.4.10 Walking and cycling network 
Not applicable, no subdivision is proposed.  
 

4.2 Launceston Interim Planning Scheme 2015 Codes  
 

E1 Bushfire Prone Areas Code – This code is applicable. The proposal relies upon 

Performance Criteria. Please find a report demonstrating how the proposal meets the 

performance criteria, located in Appendix C.  

E2.0 Potentially Contaminated Land Code – Not applicable.  

E3.0 Landslip Code – Not applicable, the subject site is not mapped as landslip area on 

the planning scheme maps nor potentially subject to a landslip hazard. 

E4.0 Road and Railway Code  

E4.5.1 Existing Road Accesses and Junctions 

Objective 
To ensure that the safety and efficiency of roads is not reduced by increased use of existing 
accesses and junctions.  
Acceptable Solutions Performance Criteria 

A1 

The annual average daily traffic (AADT) of 

vehicle movements, to and from a site, into a 

category 1 or category 2 road, in an area 

subject to a speed limit of more than 

60km/h, must not increase by more than 

10% or 10 vehicle movements per day, 

whichever is the greater.  

P1 
Not relied upon 

A2 P2 
Not relied upon 
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The annual average daily traffic (AADT) of 

vehicle movements, to and from a site, using 

an existing access or junction, in an area 

subject to a speed limit of more than 

60km/h, must not increase by more than 

10% or 10 vehicle movements per hay, 

whichever is greater.  

A3 

The annual average daily traffic (AADT) of 

vehicle movement, to and from a site using 

an existing access or junction, in an area 

subject to a speed limit of 60km/h or less, 

must not increase by more than 20% or 40 

vehicle movements per day, whichever is 

greater.  

P3 
Not relied upon 

Proposal Response  

A1 - Not applicable, the site does not have access to a category 1 or category 2 road. 

A2 – Not applicable, the site does not have access to a road with a speed limit of more than 

60km/h. 

A3 – The proposal meets the Acceptable Solution, an investigation into AADT has been 

undertaken by GHD. In summary the report concludes that stage 1 will result in an 

additional 27 traffic movement per day.  

E4.5.2 Existing Level Crossing – Not relevant.  

E4.6.1 Development adjacent to roads and railways  

Objective: 

To ensure that development adjacent to category 1 or category 2 roads or the rail network: 

(a) ensures the safe and efficient operation of roads and the rail network;  

(b) allows for future road and rail widening, realignment and upgrading; and 

(c) is located to minimise adverse effects of noise, vibration, light and air emissions from 

roads and the rail network. 
 

Acceptable Solutions  Performance Criteria  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A1.1 

Except as provided in A1.2, the following 

development must be located at least 50m from 

the rail network, or a category 1 road or category 2 

road, in an area subject to a speed limit of more 

than 60km/h: 

(a) new buildings;  

(b) other road or earth works; and 

(c) building envelopes on new lots. 

 

A1.2 

Buildings must be: 

(a) located within a row of existing 

buildings and setback no closer than 

the immediately adjacent building; or 

(b) an extension which extends no closer 

than: 

(i)  the existing building; or  

(ii)  an immediately adjacent 

building. 
 

 

P1 

The location of development, from the rail 

network, or a category 1 road or category 2 road in 

an area subject to a speed limit of more than 

60km/h, must be safe and not unreasonably 

impact on the efficiency of the road or amenity of 

sensitive uses, having regard to: 

(a)  the proposed setback;  

(b)  the existing setback of buildings on the 

site;  

(c)  the frequency of use of the rail 

network;  

(d)  the speed limit and traffic volume of 

the road;  

(e)  any noise, vibration, light and air 

emissions from the rail network or 

road;  

(f)  the nature of the road;  

(g)  the nature of the development;  

(h)  the need for the development;  

(i)  any traffic impact assessment;  

(j)  any recommendations from a suitably 

qualified person for mitigation of 

noise, if for a habitable building for a 

sensitive use; and  

(k)  any written advice received from the 

rail or road authority.  
 

Proposal Response 

The proposal is within 50m of a Category 1 Road – the Midlands Highway. Please refer to 

drawing A04, which shows the 50m buffer.  Part of one existing cabin and part of one 

proposed cabin is within this 50m setback. It is also proposed to construct a storage shed 

within this area.  

The existing manager’s residence sits on the boundary with the highway and houses located 

at 82 & 84 Glen Dhu Street and 1 Heather Street are built closer to the highway than the 

proposed new cabin, it is therefore deemed that the building is behind a row of existing 

buildings and is not set closer than the adjacent buildings. The proposal meets Acceptable 

solution.  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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E4.6.2 Road Accesses and Junctions – Not relevant as no new access or junction is 

proposed as part of this application.  

E4.6.3 New Level Crossings – Not relevant as no new level crossing is proposed.  

E4.6.4 Sight Distance and Accesses, Junctions and Level Crossings – Not 

applicable as no change is proposed to the existing accesses.  

 

E5.0 Flood Prone Areas Code – Not applicable. 

E6.0 Car Parking and Sustainable Transport Code  

Table E6.1 Requires Visitor Accommodation to provide, 1 space per self-contained 

accommodation unit, allocated tent or caravan space, or 1 space per 4 beds, whichever is the 

greater. There is no requirement for bicycle parking.  

It is proposed that stage 1 would comprise of new 12 cabins (16 Beds) which are new or 

refurbished making the total number of cabins and caravan spaces 84. Each new site is 

provided with its own car parking space. The existing caravan and van spaces provide for 

inside parking within the allotted area.  A central car parking area containing 24 spaces 

provides parking for the 18 existing cabins. The parking is considered sufficient and not 

excessive.  

For further assessment of car parking, please refer to GHD’s report contained in Appendix D 

E7.0 Scenic Management Code  

E7.6.2 Scenic management areas 

Objective 

The siting and design of development is to be unobtrusive in the landscape and complement 
the character of the scenic management areas. 

Acceptable Solutions  Performance Criteria  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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A1 

No acceptable solution. 

 

P1 

Development (not including development 
that involves only the clearance or removal of 
vegetation, or subdivision) must have regard 
to: 

(a)  the scenic management precinct 
existing character statement and 
management objectives in clause 
E7.6.3;  

(b)  the impact on skylines, ridgelines 
and prominent locations;  

(c)  the nature and extent of existing 
development on the site;  

(d)  the retention or establishment of 
vegetation to provide screening;  

(e)  the need to clear existing 
vegetation;  

(f)  the requirements for any hazard 
management;  

(g)  the need for infrastructure 
services;  

(h)  the specific requirements of the 
development;  

(i)  the location of development to 
facilitate the retention of trees; and  

(j)  design treatment of development, 
including:  

(i)  the bulk and form of 
buildings including 
materials and finishes;  

(ii)  any earthworks for cut 
or fill;  

(iii)  the physical (built or 
natural) characteristics 
of the site or area;  

(iv)  the nature and character 
of the existing 
development; and  

(v) the retention of trees.  
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A2 

No vegetation is to be removed. 

 

P2 

Development that involves only the clearance 
or removal of vegetation must have regard to: 

(a)  the scenic management precinct 
existing character statement and 
management objectives in clause 
E7.6.3;  

(b)  the physical characteristics of the 
site;  

(c)  the location of existing buildings;  

(d)  the type and condition of the 
existing vegetation;  

(e)  any proposed revegetation; and  

(f) the options for management of the 
vegetation.  

 

A3 

Subdivision is in accordance with a specific 
area plan. 

 

P3 

Subdivision must have regard to: 

(a)  the scenic management precinct 
existing character statement and 
management objectives in clause 
E7.6.3;  

(b)  the size, shape and orientation of 
the lot;  

(c)  the density of potential 
development on lots created;  

(d)  the need for the clearance or 
retention of vegetation;  

(e)  the need to retain existing 
vegetation;  

(f)  the requirements for any hazard 
management;  

(g)  the need for infrastructure 
services;  

(h)  the specific requirements of the 
subdivision;  

(i)  the extent of works required for 
roads or to gain access to sites, 
including any cut and fill;  

(j)  the physical characteristics of the 
site and locality;  

(k)  the existing landscape character;  

(l)  the scenic qualities of the site; and  

(m)  any agreement under s.71 of the 
Act affecting the land.  

 

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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E7.6.3.3 - 3 Western Hillside Precinct 

Existing character statement - description and significance  

The Western Hillside Precinct includes the dominant hill face that forms the principal 
western backdrop from the southern approach along the Midlands Highway to the central 
Launceston area.  
 
Its northern section is characterised by residential development of mixed character amongst 
a vegetated setting and interspersed with bands of vegetation and a treed skyline.  
 
The southern section of the Precinct consists of a band of native vegetation on the western 
side, incorporating the Kate Reed Reserve, and cleared agricultural land to the east allowing 
views to be seen of the mountain regions to the east of the city. This part of the Precinct also 
incorporates the newly developing residential area around Southgate Drive.  
 
The Precinct generally contributes to the middle ground and skyline views within the city.  
 
It is significant for its key scenic contribution to providing primarily the treed and rural 
vistas character to the southern approach into Launceston and the central Launceston area. 

Management Objectives  

(a) Development within the Precinct must minimise its visual intrusion on the hillside by its 
location, form, scale, exterior materials, colours and landscaping particularly when 
viewed from major public vantage points. Visually dominating or obtrusive 
development, particularly along the skyline, should be avoided. Middle ground sites 
must be respectful of the pattern of development in the immediate area.  

(b) Maintain and improve vegetation, particularly trees, within the skyline area of the 
Precinct. Species selected must be consistent with the dominant character of the 
immediate setting.  

(c) Trees are to be encouraged throughout the Precinct. Species selected should have a 
height and form that will contribute to the canopy cover within the area, whilst also 
being consistent with the dominant character of trees, where there is an established 
character. Where the area is located within or near a reserve, local native species should 
prevail.  

(d) Increased residential density is encouraged, but only where development does not 

adversely interrupt the existing or historic pattern of development, and ability of the site 

to maintain significant vegetation. The favoured form of this type of development is one 

building, with shared driveways and gardens to maximise the open space available for 

vegetation.  

(e) Subdivisions are to address bushfire safety and vegetation management requirements to 

achieve visually unobtrusive development with sufficient vegetation coverage to retain 

the Precinct’s character, or allow for the replacement vegetation to meet the character of 

the Precinct.  

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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(f) In the southern part of the Precinct, encourage only sympathetic development that will 

retain the rural character of the Precinct.  

Proposal Response 

The proposal relies upon P1 and P2 of Clause 7.6.2, as some trees have been removed from 

the site, as detailed on the site plan. The trees included native and exotic trees, being species 

of gum and pine. The trees were removed for safety reasons. To compensate for the loss of 

the trees extensive landscaping is now proposed. Please refer to the Landscaping plan 

prepared by Lange Design located in Appendix E.  

It is noted that the development takes place in the context of the existing caravan park. The 

proposed development occurs below which will be readily visible from other parts of the city, 

save from the Midlands Highway. The development will not impact on any skyline views or 

break existing lines of vegetation. It is considered that the proposal does not impact on the 

significant elements of the precinct.  

Landscaping on the boundary and material choices for the cabins will minimise any visual 

impact to the highway.  

E8.0 Biodiversity Code - Not applicable, the subject site is within the Low Density Zone 

and this application is not for a subdivision.  

E9.0 Water Quality Code – Not applicable. 

E10.0 Recreation and Open Space Code – Not applicable, the proposal is not for a 

subdivision. 

E11.0 Environmental Impacts and Attenuation Code – Not applicable 

E12.0 Airports Impact Management Code – Not applicable. 

E13.0 Local Historical Heritage Code – Not applicable. 

E14.0 Coastal Code – Not applicable. 

E15.0 Telecommunications Code – Not applicable. 

E16.0 Invermay/Inveresk flood inundation area code - Not applicable.  

E17.0 Cataract Gorge Management Area Code – Not applicable. 

E18.0 Signs Code  

The existing pole sign at the entrance will be retained (referred to as Sign A on the site plan),  

It is proposed to erect one new sign adjacent to the managers residence facing the Midlands 

Highway (referred to Sign B on the site plan).  

Sign B is proposed to be a pole sign with an overall height of 6m and a face 2.44m x 3.6m 

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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E18.5.2 Design and Siting of signage  

Objective 
To: 

a) Provide for appropriate signage and to ensure the visual scale and impact 
of signage is managed; and 

b) Ensure that the design and siting of signs achieves the purpose of this 
code. 

Acceptable Solutions Performance Criteria 

A1 
A Sign must: 

a) Be located within the applicable zone 
for the relevant sign type set out in 
Table 1 of E18.6; and 

b) Meet the requirements for the 
relevant sign type set out in Table 1 of 
E18.6 

P1 
A sign must: 

a) Be located within an applicable zone 
for the relevant sign type as set out in 
Table 1 of E18.6; and 

b) Be appropriate to the natural and 
built environment of the locality, 
having regard to: 
i) Domination of the streetscape 

or premises on which it is 
located; 

ii) The size and dimensions of 
the sing; 

iii) The repetition of messages or 
information; 

iv) The number and density of 
signs; 

v) The obstruction of movement 
of vehicles and pedestrians.  

A2 
A sign must be a minimum distance of 2m 
from the boundary of any lot in the General 
Residential, Inner Residential, Low Density 
Residential, Rural Living, Environmental 
Living or Village Zones.  

P2 
Not relied upon. 

A3 
A building or tenancy must have: 

a) A maximum of one of each sign type 
per building or tenancy, unless 
otherwise stated in Table 1 of E18.6; 
and 

b) No more than 3 individual signs in 
total.  

P3 
Visual clutter must be reduced where 
multiple sings of the same type are proposed, 
having regard to: 
a)the number of sings with fewer, more 
effective signs; and 
b) replacement of existing signs with fewer, 
more effective signs; and 
c) duplication of messages or information on 
the same frontage.  

A4 
A sign must not be illuminated 

P4 
Not relied upon.  

Proposal Response 

A1 –The subject site is within the Low Density Zone, which makes the prospect of signage 

difficult.  
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P1 –The proposed signage is appropriate and will not diminish the amenity of the 

surrounding area, whilst assisting visitors to find the holiday park.  

A2 – The proposal is more than 2m from the boundary of any other zone.  

A3 – The site will have two pole signs, it therefore relies upon the performance criteria.  

P3 – The overall signage scheme for the site is modest and does not create visual clutter. The 

sign orientated towards the Midlands Highway will assist tourists to find the site.  

A4 – The window signs are not illuminated.  

E19.0 Development Plan Code – Not applicable. 

 

5. Conclusion  
 

This submission is prepared in support of a proposal for stage 1 of the expansion of the 

Launceston Holiday Park.  

The proposal complies with the development standards prescribed by the Scheme, and can 

be approved under the Launceston Interim Planning Scheme 2015. This application is 

therefore made pursuant to Section 57 of the Land Use Planning and Approvals Act 1993. 

The proposal is consistent with the relevant State and local policies, Planning Scheme 

objectives and considerations and objectives of the Land Use Planning and Approvals Act 

1993. It is therefore recommended that the proposal be considered for planning approval. 
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Appendix A: Certificate of Title 
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Appendix B: Plans prepared by Plans to Build  
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Appendix C: Bushfire Assessment: Castellan Consulting 
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Appendix D: Traffic Assessment prepared by GHD 
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Appendix E: Landscape Plan prepared by Lange Design 
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Revision No Date Content 

   

   

Copyright © All Rights Reserved.  
This document and intellectual content remains the intellectual property of Castellan Consulting. The information contained 

within this document prepared by Castellan Consulting is for the sole use of the owner of the property detailed above and is to 

be used only for the purpose for which it was commissioned subject to the scope and limitations outlined in this plan. Castellan 

Consulting undertakes no duty to or accepts any responsibility to any third party who may rely upon the information contained 

within. No section or element of this document may be removed, reproduced, electronically stored or transmitted in any form 

without the written permission of Castellan Consulting and the Author. 

Scope & Limitations 
Scope - This report was commissioned to identify the Bushfire Attack Level for the existing property. All comment, advice and 

fire suppression measures are in relation to compliance with the Bushfire-Prone Areas Code issued by the Tasmanian Planning 

Commission, the Building Code of Australia and Australian Standards, AS 3959-2009, Construction of buildings in bushfire-prone 

areas. 

Limitations - The site assessment has been undertaken and report provided on the understanding that;- 

1. The report only deals with the potential bushfire risk. All other statutory assessments are outside the scope of this report. 

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

cannot be relied upon for any future development. 

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

4. TasWater Corporation indicates flow rates and water pressure from existing fire hydrants may fail to comply with 

minimum specified requirements. It cannot be assumed that access to existing Water Corporation infrastructure and 

hydrants will meet the standards. 

5. Although water supply as specified above may be in compliance with the requirements of the Building Code of Australia 

and Australian Standards the supply flows and pressures may not be attainable under heavy demand. 

6. No assurance is given or inferred for the health, safety or amenity of the general public, individuals or future occupants 

in the event of a Bushfire. 

7. No warranty is offered or inferred for any buildings constructed within the subdivision in the event of a bushfire.  

No action or reliance is to be place on this report; other than for which it was commissioned.  
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1. Executive Summary 

The Bushfire Protection Report has been prepared to demonstrate compliance for the submission of a 

Planning Permit Application under the Land Use Planning Approvals Act 1993; Planning Directive No. 5 

Bushfire-Prone Areas Code and/or a Building Permit Application under the Building Act 2000 & 

Regulations 2004. 

 

A Bushfire Attack Level (BAL) is established taking into account the type and density of vegetation within 

100m of the proposed building site and the slope of the land; using the simplified method specified in AS 

3959-2009 Construction of Buildings in Bushfire Prone Areas. The established Bushfire Attack Level (BAL) 

has a direct reference to the construction methods and techniques to be implemented for the 

construction of buildings, road access and water supply on the site. Further it provides specified distances 

for vegetation Hazard Management Areas to be established around the buildings and maintained for 

perpetuity.  

 

The proposal is to construct 4 new accommodation cabins on the southern boundary of the Big 4 Holiday 

Park. The park is located on the southern edge of the established residential area of Glen Dhu in South 

Launceston. The site is bounded by the Southern Outlet (highway) and existing residential area to the 

East with established residential areas of West Launceston and Summerhill to the West & South 

respectively, and provides a mix of caravan, cabin and camping accommodation and amenity buildings. 

 

The bushfire classifiable vegetation impacting on the development is located the hill behind the Western 

& Southern boundaries of the property and the existing residential areas of West Launceston & 

Summerhill 

 

Subject to the conditions listed below being implemented in the design and construction of the 

development; the proposal will achieve the objectives of the Bushfire-Prone Areas Code, and satisfy the 

requirements of the Tasmanian Building Regulations and Building Code of Australia. 

1. HAZARD MANAGEMENT AREA: - The establishment and ongoing maintenance of vegetation 

management areas for BAL 12.5 in accordance with AS3959 as specified and shown on the Bushfire 

Hazard Management Plan (attached);  

2. BUILDING CONSTRUCTION REQUIREMENTS: - All buildings are constructed in accordance with 

Australian Standard 3959-2009 for the Bushfire Attack Level (BAL) specified in recommendation 1 

(above). 

3. PRIVATE ACCESS ROAD: - Private access roads are to be constructed from the entrance to the 

property crossover with the public road through to the building and water storage area on the site. 

Private access roads are to be generally designed, constructed and maintained to a standard not less 

than a Modified 4C Access Road as specified in Australian Road Research Boards “Unsealed Roads 

Manual – Guidelines to Good Practice“, 3rd Edition, March 2009 and include: 

• Surface to be all weather hardstand to support heavy laden vehicles 

• Roadway to have a minimum 4m wide carriageway with 2m shoulders each side. 

• Single lane roads with less than 6m carriageway must have passing lanes minimum 20m long no 

more than 100m apart. 

• Roadway must encircling the building or be provided with a hammerhead “T” or “Y” turning 

head 4m wide and 8m long, or a trafficable circular turning area with a minimum radius of 10m. 

• Culverts, bridges and like must be designed for a minimum vehicle load of 20 tonnes. 
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• Vegetation must be cleared for a height of 4m above the carriageway, and 2m each side of the 

carriageway. 

 

 

4. FIRE FIGHTING WATER SUPPLY: - 

FIRE HYDRANTS: -. Existing fire hydrants are located within 120 metres of the building location. In 

accordance with the Building Code of Australia (BCA) Clause 3.7.4.2 & Tas G5.4 of the Tasmanian 

Appendix. 

5. BUSHFIRE PROTECTION MEASURES: - To reduce the risk of bushfire attack continual maintenance 

of bushfire protection measures including building maintenance, managed vegetation areas, water 

supply and road construction is undertaken by successive owners for perpetuity in accordance with 

the Bushfire Hazard Management Plan (attached). 

6. OWNERS RESPONSIBILITIES: - Owners are obligated to maintain the Bushfire Hazard Management 

Plan and specified protection measures and ensure a copy of the Bushfire Hazard Management Plan 

is provided to ALL current and successive owners to make them aware of their continuing obligations 

to maintain the plan and protection measures in to the future. 

 

 

  

wrankmorec
Stamp



 

 

Castellan Consulting © 

Bushfire Protection Report 

5 of 21 

2. Introduction 

Bushfire is a continual part of the Tasmanian environment, members of the community living in and 

around an area of bushfire risk need to be prepared for the inevitable. Good planning, preparation and 

maintenance will minimise the threat. 

A bushfire protection assessment is to be undertaken for the submission of a Planning Permit Application 

under the Land Use Planning Approvals Act 1993; Planning Directive No. 5 Bushfire-Prone Areas Code 

and/or a Building Permit Application under the Building Act 2000 & Regulations 2004.   

3. Existing Property Details 

Site Aerial Photo: 

 

Property address: Big 4 Holiday Park, 86 Glen Dhu Street SOUTH LAUNCESTON 

Certificate of Title: 128581/1 

Council Planning 

Scheme: 

Launceston Interim Planning Scheme 2015 

Site Context: The site is located on the southern edge of the established residential area of 

Glen Dhu in South Launceston. The site is bounded by the Southern Outlet 

(highway) and existing residential area to the East with established residential 

areas of West Launceston and Summerhill to the South.  

There is a steep area of vegetation between the Western & Southern 

boundaries of the property and the existing residential areas of West 

Launceston & Summerhill.  

 

The Big 4 Holiday Park provides for overnight tourist cabin, caravan & camping 

accommodation.     

Road access Access to the property is off the sealed council road at the end of Glen Dhu 

Street. Internally the property has an established road network providing 

access to the existing cabins and camp sites. 

Water supply Reticulated TasWater supply is provided to and within the site, there are fire 

hose reels installed in and around the camping areas however access to fire 

hydrants and groundball hydrants was not identified. 
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4. Proposed Development 

Description /  

Type of work: 

4 new tourist cabins 

BCA classification: Class 3 – Boarding/accommodation house/ tourist accommodation 

6. Site Vegetation Analysis & Bushfire Characteristics 

Analysis of vegetation impacting the property within 100m of the proposed building site has been 

completed; Analysis includes; 

• The type and density of vegetation on the site,  

• Relationship of that vegetation to the slope and topography of the land  

• Orientation and predominant fire risk 

• Other features attributing to bushfire risk. 

The vegetation identified below was current at the time of the site inspection 

North / Northeast Aspect 

Predominant 

Vegetation 

Classification 

Managed Land  

 

Effective Slope 

(degrees) 
>0 - 5° 

Distance to classified 

Vegetation 

>100m 

Exclusions e f 

BAL value (FDI 50) BAL – Low 

Vegetation 

Description 

0 – >100m Managed Land 

East / Southeast Aspect 

Predominant 

Vegetation 

Classification 

Managed Land  

 

Effective Slope 

(degrees) 

>0 - 5° 

 

Distance to classified 

Vegetation 

>100m 

Exclusions e f 

BAL value (FDI 50) BAL – Low 

Vegetation 

Description 

0 – 80m 

80 – >100m 

Subject Property – Managed Land 

Southern Outlet Highway 
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South / Southwest Aspect 

Predominant 

Vegetation 

Classification 

Group G – 

Grassland 

 

Effective Slope 

(degrees) 
Up / 0° 

Distance to classified 

Vegetation 

m 

Exclusions f 

BAL value (FDI 50) BAL – 12.5 

Vegetation 

Description 

0 – 5m 

5 – 30m 

30 – >100m 

Subject Property – Managed Land 

Adjoining Property – Managed Land 

Adjoining Property – Grassland 

West / Northwest Aspect 

Predominant 

Vegetation 

Classification 

Managed Land  

 

Effective Slope 

(degrees) 

Up / 0° 

 

Distance to classified 

Vegetation 

>80m 

Exclusions e f 

BAL value (FDI 50) BAL – Low 

Vegetation 

Description 

0 – 80m 

80 – >100m 

Subject property – Managed Land 

Subject Property - Grassland 

EXCLUSIONS: 

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

(b)  Single areas of vegetation less than 1 ha in area and not within 100 m of other areas of vegetation being classified. 

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

(d)  Strips of vegetation less than 20 m in width (measured perpendicular to the elevation exposed to the strip of vegetation) 
regardless of length and not within 20 m of the site or each other, or other areas of vegetation being classified. 

(e)  Non-vegetated areas, including waterways, roads, footpaths, buildings and rocky outcrops. 

(f)  Low threat vegetation, including grassland managed in a minimal fuel condition, maintained lawns, golf courses, 
maintained public reserves and parklands, vineyards, orchards, cultivated gardens, commercial nurseries, nature strips and 
windbreaks. 

NOTE: Minimal fuel condition means there is insufficient fuel available to significantly increase the severity of the bushfire attack 
(recognizable as short-cropped grass for example, to a nominal height of 100 mm). 
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6. Existing Vegetation - Bushfire Attack Level (BAL) 

The current Bushfire Attack Level for existing vegetation is based on the highest nominated BAL from 

the 4 Aspects. Existing vegetation has been determined as BAL 12.5 

Illustration of the different Bushfire Attack Level/s (BAL)     
Source: Planning for Bushfire Victoria Country Fire Authority 2012 

 

7. Bushfire Attack Level (BAL) - Established Hazard Management Areas 

The Hazard Management Area is to be established between the bushfire-prone vegetation and the 

building façade. The distances are determined from Table 2.4.4 of Australian Standard 3959-2009. 

Construction of Buildings in Bushfire-prone Areas. Where possible the provision of a Hazard Management 

Area with increased separation distance between the buildings facades and the classified vegetation will 

decrease the BAL rating of the existing vegetation resulting in greater level of protection as specified 

below. 

Distance from 

Predominant 

vegetation for  

BAL 12.5 

North/North-East East/South-East South/South-West West /North-West 

>50 >50 14- <50 >50 

metres metres metres metres 
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8. Hazard Management Areas Extending On To Adjoining Lots 

There are 2 adjoining lots with classifiable vegetation which impact on the proposed location of the 4 

accommodation cabins as show in the Aerial photo below. However the impacting vegetation is at a 

distance from the boundaries of the property greater than the specified 14 metres to achieve BAL 12.5. 

 

• PID 6630986 is owned by the big 4 Holiday Park and is subject to a stage 2 development of the 

cabin park. The land within 30 metres of the proposed location of the 4 cabins is in a managed 

state with grass grazed at less than 100mm. 

• PID 3187130 is in a separate ownership. The vegetation in the northern corner is “Low Threat” 

as defined in AS3959 and is in a managed state. The area is part of a natural water course and 

evidence of shallow areas of surface rock and rock outcrops are present. Due to the topography 

and geology of the land existing grass vegetation is “Low Threat” with very little evidence of 

growth and significantly less than 100mm in height. 

As demonstrated above the classifiable vegetation on the adjoining lands and within the specified 14 

metre “Hazard Management Area” of the new cabins is already “Low Threat” vegetation due to 

topography and geology.  

There is no requirement for additional measures or the provision of part 5 agreements to satisfy Clause 

E1.6.5.1 A2 of the Bushfire Prone Areas Code as the land has been classified “Low Threat”. Refer to the 

attached Bushfire Hazard Management Plan for further details. 

9. Road Access 

Private roadways are to be constructed to provide vehicle access to and from the site to assist fire fighting 

and emergency service personnel to defend the building or evacuate occupants, and provide access at all 

times to the water supply. 
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Road Access  

Photo: 

 

Comments Access to the property is off the sealed council road at the end of Glen Dhu 

Street. Internally the property has an established road network providing 

access to the existing cabins and camp sites. 

10. Water Supply 

Access must be provided at all times to a sufficient supply for fire fighters and residents to defend 

buildings on the site. The exterior elements of a building in a designated Bushfire prone area must be 

within reach of a 120m long hose (lay) connected to-  

(i)  A fire hydrant with a minimum flow rate of 600L per minute and pressure of 200kpa; or  

(ii)  A stored water supply in a water tank, swimming pool, dam or lake available for fire fighting 

at all times which has the capacity of at least 10,000L for each separate building. 

Fire fighting 

Water Supply 

Photo: 

 

Comments TasWater records indicate Fire Plugs are present on the site, Fire Plugs are to 

be located and properly marked for identification and tested to ensure water is 

available. 
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11. Out Buildings 

All out buildings must be separated from the main building by a distance of 6m or must be contained 

within the Hazard Management Area and constructed to the same construction requirements as the main 

building in accordance with AS3959. 

12. Vulnerable Use 

Table E 1 specifies Tourist “Visitor” accommodation a vulnerable use, however Visitor Accommodation is 

excluded from achieving the Acceptable Solutions and/or Performance Criteria Standards for vulnerable 

use under clause E1.5.1.1 

Clause E1.6.5.1 Vulnerable Uses: Provision of hazard management areas for habitable buildings, has been 

achieved with the establishment of a Bushfire Hazard Management plan certified by an accredited Person 

having a management zone greater than or equal to the separation distances for BAL12.5. 

13. Hazardous Use  

Not Applicable 

14. Bushfire Protection Requirements 

The following bushfire protection measures are to be incorporated into any Bushfire Hazard Management 

Plan and subsequently the design and construction of any buildings on the site 

7. HAZARD MANAGEMENT AREA: - The establishment and ongoing maintenance of vegetation 

management areas for BAL 12.5 in accordance with AS3959 as specified and shown on the Bushfire 

Hazard Management Plan (attached);  

8. BUILDING CONSTRUCTION REQUIREMENTS: - All buildings are constructed in accordance with 

Australian Standard 3959-2009 for the Bushfire Attack Level (BAL) specified in recommendation 1 

(above). 

9. PRIVATE ACCESS ROAD: - Private access roads are to be constructed from the entrance to the 

property crossover with the public road through to the building and water storage area on the site. 

Private access roads are to be generally designed, constructed and maintained to a standard not less 

than a Modified 4C Access Road as specified in Australian Road Research Boards “Unsealed Roads 

Manual – Guidelines to Good Practice“, 3rd Edition, March 2009 and include: 

• Surface to be all weather hardstand to support heavy laden vehicles 

• Roadway to have a minimum 4m wide carriageway with 2m shoulders each side. 

• Single lane roads with less than 6m carriageway must have passing lanes minimum 20m long no 

more than 100m apart. 

• Roadway must encircling the building or be provided with a hammerhead “T” or “Y” turning 

head 4m wide and 8m long, or a trafficable circular turning area with a minimum radius of 10m. 

• Culverts, bridges and like must be designed for a minimum vehicle load of 20 tonnes. 

• Vegetation must be cleared for a height of 4m above the carriageway, and 2m each side of the 

carriageway. 
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10. FIRE FIGHTING WATER SUPPLY: - 

FIRE HYDRANTS: -. Existing fire hydrants are located within 120 metres of the building location. In 

accordance with the Building Code of Australia (BCA) Clause 3.7.4.2 & Tas G5.4 of the Tasmanian 

Appendix. 

11. BUSHFIRE PROTECTION MEASURES: - To reduce the risk of bushfire attack continual maintenance 

of bushfire protection measures including building maintenance, managed vegetation areas, water 

supply and road construction is undertaken by successive owners for perpetuity in accordance with 

the Bushfire Hazard Management Plan (attached). 

12. OWNERS RESPONSIBILITIES: - Owners are obligated to maintain the Bushfire Hazard Management 

Plan and specified protection measures and ensure a copy of the Bushfire Hazard Management Plan 

is provided to ALL current and successive owners to make them aware of their continuing obligations 

to maintain the plan and protection measures in to the future. 

15. References 

• Tasmanian Planning Commission 2012, Bushfire – Prone Areas Code, Tasmania.  

• Australian Standards, AS 3959-2009, Construction of buildings in bushfire-prone areas. Standards 

Australia Sydney NSW. 

• Resource Management & Conservation Division of the Department Primary Industry & Water 

September 2006, TASVEG, Tasmanian Vegetation Map. Tasmania  

• Tasmanian Government, Land Information System Tasmania, www.thelist.tas.gov.au 
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16. Code E1 – Bushfire Prone Area Code – Certification 

 

  

Code E1 – Bushfire-prone Areas Code 

Certificate under s51(2)(d) Land Use Planning and Approvals Act 1993 

Office Use 

Date Received  

Permit Application No 

PID 
  

 

 

1. Land to which certificate applies  
 

Name of planning scheme 

or instrument:  
Launceston Interim Planning Scheme 2015 

Use or Development Site Certificate of Title / PID 

Street Address  86 Glen Dhu Street SOUITH LAUNCESTON 128581/1 & 128159/1 

Land that is not the Use or Development Site  

relied upon for bushfire hazard management or protection 

Certificate of Title / PID 

Street Address   
 

 

2. Proposed Use or Development (provide a description in the space below)   
 

Description  4 New Accommodation Units 

� Vulnerable Use 

� Hazardous Use  

� Subdivision 

� New Habitable Building on a lot on a plan of subdivision approved in accordance with Bushfire-prone Areas Code.  

� New habitable on a lot on a pre-existing plan of subdivision  

� Extension to an existing habitable building 

� Habitable Building for a Vulnerable Use 

 

3. Documents relied upon  
 Document or certificate description: 

� Documents, Plans and/or Specifications 

Title:  Version:  Author:  Date:  

� Bushfire Report   

Title: Bushfire Protection 

Report No 15054 

Version: 0 Author: Gabriel Barnes Date: 01/07/2015 

� Bushfire Hazard Management Plan 

Title: Bushfire Hazard 

Management Plan  

Version: 0 Author: Gabriel Barnes Date: 01/07/2015 

� Other documents 

Title:  Version:  Author:  Date:  

 

  

wrankmorec
Stamp



 

 

Castellan Consulting © 

Bushfire Protection Report 

14 of 21 

 

4. Nature of Certificate  
 

Applicable Standard Assessment 

Criteria 

Compliance Test:  

Insufficient 

Increase in Risk 

Compliance Test: 

Certified Bushfire Hazard 

Management Plan (BHMP) 

Reference to Bushfire Risk Assessment or 

Certified Bushfire Hazard Management Plan 

(BHMP) 
 

E1.5.1 - Vulnerable Use 

E1.5.1.1 – location 

on bushfire-prone 

land 

A2 Not Applicable  Tolerable level of risk and 

provision for evacuation  

� Visitor accommodation is 

excluded from this clause 

E1.6.3 - Habitable Building (pre-existing lot) 

E1.6.3.1 - Hazard 

Management Area    

A1 No specific 

measure for 

hazard 

management 

� Provision for hazard 

management is consistent 

with objective; or 

�  

Provision for hazard 

management areas in 

accordance with BAL 29 

Table 2.4.4 AS3959 and 

managed consistent with 

objective 

� Not Applicable  

Refer to Clause E1.6.5 

E1.6.3.2 - Private 

Access    

A1 No specific 

private access 

measure for fire 

fighting 

� Private access is consistent 

with objective 

� Existing Access is to be 

upgraded to satisfy E1.6.3.2  

A3 

 A2 Not applicable � Private access to  static 

water supply is consistent 

with objective 

� Not Applicable 

Ground Ball hydrants available 

E1.6.3.3 - Water 

Supply    

A1 No specific water 

supply measure 

for fight fighting 

� Water supply is consistent 

with objective 

� Ground Ball Hydrants available 

E1.6.5 – Habitable Building for Vulnerable Use    

E1.6.5.1 – hazard 

management 

A1 No specific 

measure for 

hazard 

management 

� Bushfire hazard 

management consistent 

with objective; or 

 

Provision for hazard 

management areas in 

accordance with BAL 12.5 

Table 2.4.4 AS3959 and 

managed consistent with 

objective 

� Bushfire Hazard 

Management Plan certified 

by an accredited Person 

having a management zone 

greater than or equal to the 

separation distances for 

BAL12.5. 
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5. Bushfire Hazard Practitioner – Accredited Person  
 

From: Gabriel Barnes, Castellan Consulting 
GPO Box 2030 
HOBART   TAS   7001 

  
   

Business Name: Phone No: 0438 134 073 
   

Business Address: Fax No:  
    

  Email address: gabriel.barnes@castellan.com.au 

Fire Service Act 1979 

Accreditation No: 

   

BFP–101 Scope: 1, 2, 3A, 3B, 3C 
 

 

6. Certification  
 

I, Gabriel Barnes  certify that in accordance with the authority given under the Part 4A of the Fire Service Act 1979 – 

 

The Bushfire Hazard Management Plan/s identified in Section 4 of this certificate is/are in accordance with the 

Chief Officer’s requirements and can deliver an outcome for the use or development described that is consistent 

with the objective and the relevant compliance test for each of the applicable standards identified in Section 4 of 

this Certificate  

 Signed: Date: Certificate No. 

Certifier:   08/07/2015  15054 
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Appendix A – Certificate of Specialist or Other Person – Form55 

 
 

CERTIFICATE OF SPECIALIST OR OTHER PERSON 
(BUILDING WORK) 

Regulation 13 

 

 
To: Leigh Dell obo Owner’s  

C- Plans to Build 

PO Box 378  

LAUNCESTON   7250 

Owner / Agent 

Form  55 
  

 Address 
  

 
Suburb/postcode 

 

/Certifier details: 
 

From: Gabriel Barnes, Castellan Consulting 

GPO Box 2030 

HOBART   TAS   7001 

  
   

Business Name: Phone No: 0438 134 073 
   

Business Address: Fax No:  
    

Accreditation No: CC1569I; BFP–101 Email address: Gabriel.barnes@castellan.com.au 

(if applicable) 

 

Or qualifications 
and Insurance 
details: 

Accredited to report on bushfire hazards 

under Part IVA of the Fire Service Act 1979 

(description from Column 3 of Schedule 1 
of the Director of Building Control’s 
Determination) 

 

Speciality area 
of expertise: 

Analysis of hazards in bushfire prone areas (description from Column 4 of Schedule 1 
of the Director of Building Control’s 
Determination) 

 

Details of work: 
 

Address: Big 4 Holiday Park 

86 Glen Dhu Street 

SOUTH LAUNCESTON 

Lot No: 1 
   

 Certificate of title No 128581/1 

 

The work related 
to this certificate: 

Bushfire Assessment Level & Bushfire Hazard 

Management Plan for: 

• 4 Accommodation Cabins 

(description of the work or part work being 
certified ) 

 

Certificate details: 
 

Certificate type: Bushfire Hazard (description from Column 1 of Schedule 1 
of the Director of Building Control’s 
Determination) 

 

This certificate is in relation to an application for a new building permit. OR 
� 

 

This certificate is in relation to any stage of building work before completion. � 
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In issuing this certificate the following matters are relevant –  

Documents: Bushfire Attack Level Assessment & Report 

Bushfire Hazard Management Plan 

Relevant 
calculations: 

N/A 

References: Planning Directive No 5, Bushfire-Prone Areas Code 

Australian Standard 3959 - 2009 

 
 

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

1. Assessment of the site Bushfire Attack Level (BAL) to Australian Standards 3959 

2. Bushfire Hazard Management Plan. 

 

 

Scope and/or Limitations 

Scope  

This report and certification was commissioned to identify the Bushfire Attack Level for the existing 

property. All comment, advice and fire suppression measures are in relation to compliance with 

Planning Directive No 5, Bushfire-Prone Areas Code issued by the Tasmanian Planning Commission, 

the Building Act 2000 & Regulations 2004, Building Code of Australia and Australian Standard 3959-

2009, Construction of buildings in bushfire-prone areas. 

Limitations 

The assessment has been undertaken and report provided on the understanding that;- 

1. The report only deals with the potential bushfire risk all other statutory assessments are 

outside the scope of this certificate. 

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

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

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

4. No assurance is given or inferred for the health, safety or amenity of the general public, 

individuals or occupants in the event of a Bushfire. 

5. No warranty is offered or inferred for any buildings constructed on the property in the 

event of a bushfire. 

No action or reliance is to be place on this certificate or report; other than for which it was 

commissioned. 

 
 
I certify the matters described in this certificate. 
 
 

 Signed: Date: Certificate No. 

Certifier:   08/07/2015  15054 
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Bushfire Protection Report Appendix B – Referenced Plans 
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Bushfire Protection Report 

Appendix C – Bushfire Hazard Management Plan 
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This report has been prepared by GHD for Planning Development Services and may only be used and 
relied on by Planning Development Services for the purpose agreed between GHD and Planning 
Development Services as set out in this report. 

GHD otherwise disclaims responsibility to any person other than Planning Development Services arising in 
connection with this report. GHD also excludes implied warranties and conditions, to the extent legally 
permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically 
detailed in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered 
and information reviewed at the date of preparation of the report.  GHD has no responsibility or obligation 
to update this report to account for events or changes occurring subsequent to the date that the report was 
prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by 
GHD described in this report.  GHD disclaims liability arising from any of the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Planning Development Services and 
others who provided information to GHD (including Government authorities), which GHD has not 
independently verified or checked beyond the agreed scope of work. GHD does not accept liability in 
connection with such unverified information, including errors and omissions in the report which were 
caused by errors or omissions in that information. 
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1. Introduction 
1.1 Background 

GHD were engaged by Planning Development Services to undertake a Traffic Impact 
Assessment (TIA) for a proposed expansion of the Big 4 Holiday Park at Glen Dhu Street, South 
Launceston.  The site will be developed in 4 stages.  Only the first stage (Stage 1) is to be 
developed as part of the initial Development Application however this TIA considers the impacts 
of the full development. 

1.2 Project Scope 

The project scope was as follows: 

 Collection and review of recent crash data and traffic volume data sourced from 
Launceston City Council (LCC) and the Department of State Growth; 

 Review the requirements of the Launceston Interim Planning Scheme 2015 as they relate 
to the proposed development; 

 Assessment of the traffic generating potential of the proposed development based on the 
specific characteristics of the proposal; 

 Assessment of car parking provision with regard to Planning Scheme requirements; 

 Estimation of likely car parking demand, as the basis for assessing the adequacy of the 
available car parking area; 

 Preparation of a Traffic Impact Assessment report outlining the findings of the above 
investigations and providing recommendations to overcome any issues that may arise. 

1.3 Subject Site 

The subject site, shown in Figure 1, is located at 86 – 94 Glen Dhu Street, South Launceston, 
directly adjacent to the Southern Outlet.  Access to the site is on Glen Dhu Street.  The site is 
currently zoned Low Density Residential. 

 

Figure 1 Subject Site 
Base image source: LISTMap, DPIPWE 

Subject site 
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1.4 Information and Data Sources 

The following organisations were contacted during the preparation of this report: 

 Department of State Growth – Crash and Traffic Data; 

 City of Launceston – Traffic Data, road network information, Planning Scheme; and 

 PDS Planning Development Services – General Project Information. 

1.5 Planning Scheme 

The Project is to be assessed under the Launceston Interim Planning Scheme 2015, which will 
be referred to as the Planning Scheme throughout this report. 

2. Existing Conditions 
2.1 Transport Network 

For the purpose of this assessment, the transport network consists of Glen Dhu Street, 
Pipeworks Road and the Southern Outlet. 

2.1.1 Glen Dhu Street 

Glen Dhu Street is a local street connecting between Connaught Crescent and Heather Street, 
servicing a mix of residential and light industrial uses.  It also provides access to the Door of 
Hope Christian Church building which includes a number of commercial and other uses. 

Parallel on-street parking is provided on the west side of the road (alongside the Door of Hope 
building) and 90 degree reverse parking is provided on the east side of the road.  Council have 
indicated that parking associated with the Door of Hope is a current issue on Glen Dhu Street.  
A Metro bus stop is located just north of the Heather Street junction. 

Glen Dhu Street currently carries around 1,850 vehicles per day with two-way peak volumes 
reaching 180 vehicles per hour on a typical weekday.  The daily traffic profile is presented in 
Figure 2. 

 

Figure 2 Glen Dhu Street Traffic Volumes (2013) 
Data source: City of Launceston 

The view along Glen Dhu Street, which shows the parking arrangements, is presented in Figure 
3. 
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Figure 3 Glen Dhu Street 

2.1.2 Pipeworks Road 

Pipeworks Road provides a connection between Wellington Street and Glen Dhu Street with an 
overpass at Southern Outlet.  Ramps are also provided between Pipeworks Road and Southern 
Outlet on the Midland Highway side only. 

The intersections of Pipeworks Road with both Wellington Street and the Southern Outlet off-
ramp are signal controlled.  Access to the Southern Outlet on-ramp is provided via channelised 
left and right turn lanes. 

SCATS traffic data obtained from the Department of State Growth indicates that Pipeworks 
Road currently carries around 4,550 vehicles per day at the Glen Dhu Street end with two-way 
peak volumes reaching around 465 vehicles per hour.  The daily traffic profile is presented in 
Figure 4. 

 

Figure 4 Pipeworks Road Traffic Volumes (2015) 
Data source: Department of State Growth 
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2.1.3 Heather Street 

Heather Street is a low volume, residential street connecting to Glen Dhu Street just north of the 
subject site access. 

2.1.4 Southern Outlet 

The Southern Outlet is classified as a Category 1 – Trunk Road under the Department of State 
Growth’s Tasmanian State Road Hierarchy.  The function of Category 1 roads is as follows: 

Trunk Roads are the State’s major highways and are crucial to the effective functioning of 
Tasmanian industry, commerce and the community. They carry large numbers of heavy 
freight and passenger vehicles and are the key links supporting future economic 
development in Tasmania.  

Trunk Roads facilitate:  

– inter-regional freight movement;  

– inter-regional passenger vehicle movement; and  

– business interaction.  

The Trunk Roads connect the largest population centres, major sea and air ports, and 
key industrial locations.   

Southern Outlet has four lanes in the vicinity of the site with on and off ramps to Pipeworks 
Road.  Recent traffic data suggests that Southern Outlet carries in the order of around 24,200 
vehicles per day with two-way peak volumes reaching around 2,030 vehicles per hour.  The 
daily traffic profile is presented in Figure 5. 

 

Figure 5 Southern Outlet Traffic Volumes (2015) 
Data source: Department of State Growth 

2.1.5 Pipeworks Road / Wellington Street Intersection 

The intersection of Pipeworks Road and Wellington Street is signalised, with a left turn slip lane 
on the eastbound Pipeworks Road approach.  Channelised right turn lanes and diamond 
phases are provided on the Wellington Street approaches. 

During the model development process, as part of the Launceston Traffic Study, GHD 
undertook turning movement surveys at the intersection on 13 February 2013.  The survey 
results are as follows: 

wrankmorec
Stamp



 

GHD | Report for Planning Development Services - Big 4 Holiday Park, 32/17725 | 5 

Table 1 Pipeworks Road / Wellignton Street Turn Counts 

Approach Turning movements (Total & HVs) 

Left Through Right 

AM Peak (8:15 – 9:15) 

Wellington Street (NB) 123 3 819 47 10 0 

Pipeworks Road (WB) 7 0 14 1 11 1 

Wellington Street (SB) 11 1 715 35 119 1 

Pipeworks Road (EB) 136 4 11 0 167 1 

PM Peak (16:30 – 17:30) 

Wellington Street (NB) 123 1 787 20 5 0 

Pipeworks Road (WB) 10 0 12 0 11 0 

Wellington Street (SB) 12 0 1,173 22 131 0 

Pipeworks Road (EB) 72 1 9 0 191 3 

 

2.2 Pedestrians and Cyclists 

A wide footpath is provided on the west side of Glen Dhu Street connecting to footpaths on 
Heather Street.  A footpath is also provided along the east side of Glen Dhu Street beginning 
approximately 130 metres north of the subject site access.  A median refuge island allows for 
staged crossings of Pipeworks Road along the Glen Dhu Street alignment.  A footpath is also 
provided along the north side of Pipeworks Road which provides a connection to footpaths on 
Wellington Street. 

No specific bicycle facilities (bicycle lanes etc.) are provided on either of these roads. 

2.3 Road Safety Performance 

Crash data was obtained from the Department of State Growth for the most recent 5 year time 
period (1 July 2010 to 30 June 2015) for the full lengths of Glen Dhu Street and Pipeworks 
Road.  The results are summarised in Table 2. 
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Table 2 Crash Summary 

Location Number of crashes Dominant Crash Type(s) 

Total Casualty 

Glen Dhu Street Midblock 6  Parked/parking (4), on path (2) 

Connaught Crescent/Glen Dhu Street 2 1 Right turning (2) 

Glen Dhu Street/Heather Street 1  Right turning (1) 

Glen Dhu Street/Keane Street West 1  Cross traffic (1) 

Glen Dhu Street/ Pipeworks Road 4  Cross traffic (4) 

Glen Dhu Street/Thistle Street West 3  Left turning (1), Rear end (1), U turn 
(1) 

Pipeworks Road/ Wellington Street 3 1 Rear end (2), Right turning (1) 

Pipeworks Road/Midland Hwy 4 3 Loss of control (2), Right turning (1), 
Rear end (1) 

Pipeworks Road Midblock 4 1 Rear end (2), Loss of control (2) 

Grand Total 28 6  

 

Of the 6 crashes which occurred mid-block on Glen Dhu Street, none were between Heather 
Street and the Holiday Park entrance.  There was 1 crash recorded at the intersection of Glen 
Dhu Street with Heather Street.  

Based on the crash history, there are no specific crash trends developing that might be 
exacerbated by the additional traffic generated by the proposed development. 

3. Proposed Development 
3.1 Proposed Big 4 Holiday Park Expansion 

The proposed development is for a significant expansion of the existing Big 4 Holiday Park.  The 
current site provides a range of casual accommodation including self-contained cabins, and 
powered caravan and tent sites, with associated facilities such as amenity blocks, BBQs and 
playground.  The proposal would increase the total number of cabins and sites at the Park from 
65 to 180 over 4 stages as summarised in Table 3. 

Table 3 Development Staging Plan 

Development Stage Inclusions 

Stage 1 12 new cabins 

Stage 2 35 new cabins and 9 new caravan sites 

Stage 3 23 new cabins 

Stage 4 36 new cabins 
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A site plan of the proposed development is shown in Figure 6. 

 

Figure 6 Proposed Development Site Plan 
Image source: Plans to Build 

Only the first stage (Stage 1) is to be developed as part of the initial Development Application, 
however the traffic impacts of the full development are considered in this report. 

3.2 Site Access and Parking 

No changes to site access are proposed as part of this development; access to the site is 
located at the southern end of Glen Dhu Street.  The internal road network will consist of several 
“loops” which provide access to individual sites.  A turning circle will be located at the southern 
end of the Park to be developed as part of Stage 4. 

A boom gate will control access to the internal road network, ensuring only guests’ vehicles 
access to the Park, and a visitor car park containing around 24 parking spaces will be provided 
near reception. 

3.3 Traffic Generation 

Traffic Generation rates have been sourced from the RMS NSW publication, Guide to Traffic 
Generating Developments, 2002.  While the Guide does not specifically provide rates for 
“caravan parks”, it is considered that the traffic generation rate that is provided for “Motels” is an 
appropriate approximation.  The adopted traffic generation is as follows: 

 Daily trips per unit   3 vehicles per day 

 Evening peak hour trips per unit 0.4 vehicles per hour 

Typical occupancy rates have been sourced from the Australian Bureau of Statistics as follows: 

 Seasonal peak   75% 

 Off peak    45% 
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Based on the above rates, the anticipated traffic generation of the proposed development is 
summarised in Table 4. 

Table 4 Summary of Traffic Generation 

Development 
Stage 

Number of 
Additional 

Cabins/Caravan 
Sites 

Seasonal Peak Traffic 
Generation 

Off-Peak Traffic 
Generation 

Daily Trips Peak Hour Daily Trips Peak Hour 

Stage 1 12 27 4 16 2 

Stage 2 44 99 13 59 8 

Stage 3 23 52 7 31 4 

Stage 4 36 81 11 49 6 

Total 115 259 35 155 20 

 

Based on the above, the proposed development is likely to generate up to 259 vehicle trips per 
day during the seasonal peak period with up to 155 additional trips per day during the off-peak.  
Peak traffic volumes might increase by up to 35 vehicles per hour. 

3.4 Traffic Distribution 

A large proportion of traffic would use Pipeworks Road to access the external road network with 
vehicles heading to and from the Midland Highway or using the Wellington Street intersection.  
Some traffic would continue along Glen Dhu Street to connect to Launceston via Connaught 
Crescent.  In determining the impacts of the proposal on the surrounding road network, the 
following has been assumed: 

 Midland Highway  40% 

 Connaught Crescent 30% 

 Wellington Street  30% (with 50% left/right split) 

4. Traffic Impacts 
4.1 Access Impacts 

The proposed development will be accessed via the existing driveway on Glen Dhu Street.  It 
will result in up to an additional 35 vehicles per hour using the access during peak times.  Given 
the existing low traffic volumes on Glen Dhu Street, this increase in traffic is unlikely to cause 
any significant capacity issues either at the access or at the junction with Heather Street. 

A lay-by area will be provided outside the reception building which will sure vehicles do not park 
across the access when checking in or out.  It is noted that the site will require access by larger 
vehicles (garbage trucks) and light vehicles towing caravans.  Access for these vehicles is 
discussed in Section 4.4 of this report. 
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4.2 Surrounding Road Network Impacts 

4.2.1 Traffic Efficiency 

The proposed development will increase the two-way peak hour traffic volumes on Glen Dhu 
Street and Pipeworks Road during the seasonal peak period as summarised in Table 5.  Note 
that the increase in traffic during the off-peak would be significantly less. 

Table 5 Change in Peak Hour Traffic Volumes 

Location Existing 
(veh/hr) 

New Volume (veh/hr) Compared to Existing 

Stage 1 Stage 2 Stage 3 Stage 4 

Glen Dhu St (south) 177 181 
(+2.3%) 

194 
(+9.6%) 

201 
(+13.6%) 

212 
(+19.8%) 

Glen Dhu St (north) 177 178 
(+0.6%) 

182 
(+2.8%) 

184 
(+4.0%) 

188 
(+6.2%) 

Pipeworks Rd (west) 465 468 
(+0.6%) 

477 
(+2.6%) 

482 
(+3.7%) 

490 
(+5.4%) 

Pipeworks Rd (east) 557 558 
(+0.2%) 

562 
(+0.9%) 

564 
(+1.3%) 

568 
(+2.0%) 

Midland Highway 2,030 2,032 
(+0.1%) 

2,037 
(+0.3%) 

2,040 
(+0.5%) 

2,044 
(+0.7%) 

 

Based on the traffic volume summary on Table 5, the increase in traffic volume would be 
negligible in the context of existing traffic network.  The largest constraint would be at the 
junction of Pipeworks Road and Wellington Street, where traffic volumes using Pipeworks Road 
might increase by up to 10 vehicles per hour (2.0%). 

4.2.2 Impacts on Midland Highway 

The subject site is located along the edge of the Southern Outlet (Midland Highway), which is 
classified as a Category 1 State Road.  From Clause E4.6.1-A1.1 of the Planning Scheme: 
“Except as provided in A1.2, the following development must be located at least 50 m from the 
rail network, or a category 1 road or category 2 road, in an area subject to a speed limit of more 
than 60 km/h: a) new buildings; b) other road or earth works; and c) building envelopes on new 
lots.” 

Stage 1 of the proposed development would comply with the Acceptable Solution of this clause 
as it would involve only an extension to the existing reception building, which is allowed under 
solution A1.2.  However, future Stages 3 and 4 would involve civil works within 50 metres of the 
Midland Highway and therefore must demonstrate that there would be no impact on the 
operation of the road. 

The following is relevant: 

 The proposal is for an expansion of an existing operation, which is currently located within 
50 metres of the highway; 

 The proposed development is not accessed directly from the highway, rather access to 
and from the highway is via existing off ramps and local streets.  No construction activity 
would occur within the Southern outlet road reserve; 
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 Near the subject site, the Midland Highway is straight and does not require complicated 
navigation tasks; and 

 Peak hour traffic volumes on the Midland Highway would increase by around 14 vehicles 
per hour (0.7%) as a result of the proposal which represents one additional vehicle every 
4 minutes or so. 

On the basis of the above, the proposed development is unlikely to have a significant impact on 
the safety or efficient operation of the Midland Highway. 

4.2.3 Road Safety 

No significant adverse road safety impacts are foreseen for the project.  This is based on the 
following: 

 The surrounding road network is capable of absorbing the anticipated traffic generation of 
the proposal with no significant loss in performance; and 

 The crash history does not suggest that there are any specific road safety deficiencies in 
the surrounding road network that might be exacerbated by the proposal. 

4.2.4 Pedestrians Access 

Pedestrian access to the site is currently poor as there is no footpath provided between the site 
and Glen Dhu Street.  It is recommended that a new footpath be constructed along the site 
access to comply with Clause E6.6.3-A1.1 of the Planning Scheme. 

4.3 Parking Assessment 

4.3.1 Car Parking Supply 

Clause E6.5.1 of the Planning Scheme states that: “The number of car parking spaces must … 
not be less than 90% of the requirements of Table E6.1 … or not exceed the requirements of 
Table E6.1 by more than 2 spaces or 5% whichever is the greater…”  From Table E6.1 of the 
Planning Scheme, the parking requirement for visitor accommodation is “1 space per self-
contained accommodation unit, allocated tent or caravan space, or 1 space per 4 beds, 
whichever is the greater”.  

The proposed development will provide a total of 180 cabins and caravan sites, each of which 
will include a parking space.  In addition to this, some small parking areas are proposed in areas 
throughout the Park (including the pool and other facilities) and 24 parking spaces are proposed 
for the visitor car park. 

The proposal would therefore provide parking in excess of 5% over the requirements of Table 
E6.1 and would not comply with the acceptable solution of the Planning Scheme.  The 
oversupply of parking is considered appropriate however given the likely nature of visitor 
parking and in the context of existing parking supply issues on Glen Dhu Street at certain times. 

4.3.2 Special Parking Requirements 

Parking for Persons with a Disability 

Clause E6.5.1-A2 of the Planning Scheme states that: “The number of accessible car parking 
spaces for use by persons with a disability for uses that require 6 or more parking spaces must 
be in accordance with Part D3 of the National Construction Code 2014, as amended from time 
to time.” 

From the National Construction Code, the proposed development would be classified as a Class 
1b use which includes: “4 or more single dwellings located on one allotment and used for short-

wrankmorec
Stamp



 

GHD | Report for Planning Development Services - Big 4 Holiday Park, 32/17725 | 11 

term holiday accommodation.”  Therefore, the number of accessible1 car parking spaces 
required is calculated by multiplying the total number of car parking spaces by the percentage of 
accessible sole-occupancy units to the total number of sole-occupancy units. 

In the context of the proposed development, and given the parking requirements of Table E1 of 
the Planning Scheme, this means that each disability accessible site should provide its own 
disability accessible parking.  The visitor car park would also be required to contain some 
accessible parking.  While the number of accessible units is not known, it would be appropriate 
to provide 2 accessible parking spaces within the visitor car park to comply with Australian 
Standard AS2890.6 and connected to the building entrance by means of a footpath and/or 
zebra crossing. 

Bicycle Parking 

Clause E6.5.2 of the Planning Scheme state that “The number of bicycle parking spaces must 
be provided on either the site or within 50m of the site in accordance with the requirements of 
Table E6.1”.  Table E6.1 states that there is no specific requirement for the provision of bicycle 
parking spaces for visitor accommodation.  Although no bicycle parking is proposed, there is 
expected to be space surrounding each cabin or caravan space to accommodate guest bicycle 
parking if required.   

Motorcycle Parking 

Clause E6.5.4 A1 states that “uses that require greater than 20 car parking spaces …must 
provide one motorcycle parking space on site with one additional motorcycle parking space on 
site for each additional 20 car parking spaces required.”   

Given that a parking space provided for each cabin, the guests could arrive either by car or 
motorcycle, and so dedicated motorcycle parking is not considered to be required. 

Taxi Drop-off and Pickup  

Clause 6.5.3 A1 of the Planning Scheme states that “uses that require greater than 50 car 
spaces by Table E6.1 must provide one parking space for a taxi on site, with one additional taxi 
parking space provided for each additional 50 car parking spaces required.”  While no dedicated 
taxi rank is provided, there is sufficient area outside reception for taxis to drop-off and pick up, 
as well as the visitor parking spaces.  

4.3.3 Car park and Access Design 

Clause E6.6.2 of the Planning Scheme states that: “Car parking, access ways, manoeuvring 
and circulation spaces must … have parking space dimensions in accordance with the 
requirements in Table E6.3 … [and] have a combined access and manoeuvring width adjacent 
to parking spaces not less than the requirements in Table E6.3.” 

An extract from Table E6.3 of the Planning Scheme is provided in Table 6 compared to the 
requirements of Australian Standard AS2890.1, Parking facilities – Part 1: Off-street car parking, 
2004, in Table 7. 

                                                   
1 Accessible means having features to enable use by people with a disability 

http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
http://www.iplan.tas.gov.au/pages/plan/book.aspx?exhibit=lips
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Table 6 Dimensions of Car Parking Spaces (Planning Scheme) 

Angle of Car Spaces 
to Manoeuvring 
Space 

Combined Access 
and Manoeuvring 

Width 

Car Park Widths Car Park Length 

90 degrees 6.4 m 2.6 m 5.4 m 

90 degrees 5.8 m 2.8 m 5.4 m 

90 degrees 5.2 m 3.0 m 5.4 m 

90 degrees 4.8 m 3.2 m 5.4 m 

 

Table 7 Australian Standards Requirements (90 degree angle parking) 

User Class  Car Parking Aisle 
Width 

Car Park Widths Car Park Length 

2 5.8 m 2.5 m 5.4 m 

 

The Planning Scheme allows a deviation from the Australian Standards whereby a narrower 
manoeuvring width can be provided if car parking spaces are widened.  Detailed plans of the 
car parking and manoeuvring areas have not been prepared at this stage.  However it is 
understood that there is sufficient space to accommodate the required facilities in accordance 
with the requirements of the Planning Scheme.   

4.4 Heavy Vehicle Access 

The proposed development will require regular access by medium rigid trucks (garbage trucks) 
and vehicles towing caravans.  All internal roads, including turning areas, must be designed to 
accommodate the swept paths of the above vehicles. 

The internal road network layout allows for one-way loops to be constructed, rather than two-
way roads, if required by the turning paths. 
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5. Conclusions 
This report has assessed the traffic impacts of a proposed expansion of the Big 4 Holiday Park 
on Glen Dhu Street, Launceston.  Only Stage 1 is to be developed as part of the initial 
Development Application, however this traffic impact assessment also considers the impacts of 
the full development (4 stages).  The key findings are as follows: 

 The full development is likely to generate up to an additional 255 vehicle movements per 
day (two-way), with up to 35 vehicle movements per hour, during the seasonal peak 
period. 

– Stage 1 will generate around 27 vehicle movements per day (two-way) with 4 vehicle 
movements per hour. 

 Peak hour traffic volumes on Glen Dhu Street near the site will increase by up to 20% as 
a result of the full development, however given the existing low traffic volumes on this 
road, the impacts are considered negligible. 

 Peak hour traffic volumes will increase by around 1.8% on Pipeworks Road near the 
Wellington Street junction and by around 0.7% on Midland Highway travelling up and 
down the Southern Outlet. 

– Stage 1 will only increase peak hour volumes by around 0.2% on Pipeworks Road 
near the Wellington Street junction and by around 0.1% on Midland Highway travelling 
up and down the Southern Outlet. 

 It is recommended that a new footpath be constructed alongside the existing access to 
comply with Clause E6.6.3-A1.1 of the Planning Scheme. 

 It is recommended that two accessible parking spaces be provided within the visitor car 
park to comply with the requirements of Australian Standard AS2890.6 and the Planning 
Scheme. 

 The proposal does not propose to provide either bicycle or motorcycle parking. 

Based on the findings of this report, and subject to the recommendations above, the proposed 
development is supported on traffic grounds. 
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