
 

 
Community Coast Country 

 

 
 

NOTICE OF PROPOSED 
DEVELOPMENT 

 
Notice is hereby given that an application has been made for 

planning approval for the following development: 
 
 

SITE: 
2 OLYMPIC AVENUE, MIDWAY POINT 

 

PROPOSED DEVELOPMENT: 
DWELLING 

 
 

The relevant plans and documents can be inspected at the Council Offices at 47 
Cole Street, Sorell during normal office hours, or the plans may be viewed on 
Council’s website at www.sorell.tas.gov.au until Tuesday 4th November 2025. 
 
Any person may make representation in relation to the proposal by letter or 
electronic mail (sorell.council@sorell.tas.gov.au) addressed to the General 
Manager. Representations must be received no later than Tuesday 4th November 2025. 
 
 
APPLICATION NO: 5.2025-273.1 
DATE:   17/10/2025 
 

http://www.sorell.tas.gov.au/
mailto:sorell.council@sorell.tas.gov.au


For further information please contact Council on         Page 2 of 4 
(03) 6269 0000 or email sorell.council@sorell.tas.gov.au
Web: www.sorell.tas.gov.au  PA V1: December 2022 

Part B: Please note that Part B of this form is publicly exhibited. 

Full description 
of Proposal: 

Use: 

Development: 

Large or complex proposals should be described in a letter or planning report. 

Design and construction cost of proposal: $ ……………………………………………………………… 

Is all, or some the work already constructed: No:      Yes:  

Location of 
proposed 
works: 

Street address: ………………..…………………………………………………………………………….. 

Suburb: ………………………….……………….… Postcode: ……………..……………………........ 

Certificate of Title(s) Volume: ………................. Folio: ……….……… 

Current Use of 
Site ………………………………………………………………………………………………….…………………….. 

Current 
Owner/s: Name(s)……………………………………………………………………………………….………………….. 

Is the Property on the Tasmanian Heritage 
Register? No:    Yes:  If yes, please provide written advice 

from Heritage Tasmania 

Is the proposal to be carried out in more 
than one stage? 

No:    Yes:  If yes, please clearly describe in plans 

Have any potentially contaminating uses 
been undertaken on the site? 

No:    Yes:  If yes, please complete the Additional 

Information for Non-Residential Use  

 Is any vegetation proposed to be removed? No:    Yes:  If yes, please ensure plans clearly show 

area to be impacted 

Does the proposal involve land 
administered or owned by either the Crown 
or Council? 

No:    Yes:  If yes, please complete the Council or 

Crown land section on page 3 

If a new or upgraded vehicular crossing is required from Council to the front boundary please 
complete the Vehicular Crossing (and Associated Works) application form 
https://www.sorell.tas.gov.au/services/engineering/  

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
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(03) 6269 0000 or email sorell.council@sorell.tas.gov.au  
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Part B continued: Please note that Part B of this form is publicly exhibited 

 
Declarations and acknowledgements 

• I/we confirm that the application does not contradict any easement, covenant or restriction specified in the 
Certificate of Title, Schedule of Easements or Part 5 Agreement for the land. 

• I/we consent to Council employees or consultants entering the site and have arranged permission and/or 
access for Council’s representatives to enter the land at any time during normal business hours. 

• I/we authorise the provision of a copy of any documents relating to this application to any person for the 
purposes of assessment or public consultation and have permission of the copyright owner for such copies. 

• I/we declare that, in accordance with s52(1) of the Land Use Planning and Approvals Act 1993, that I have 
notified the owner(s) of the intention to make this application. 

• I/we declare that the information in this application is true and correct. 
 
Details of how the Council manages personal information and how you can request access or corrections to it is 
outlined in Council’s Privacy Policy available on the Council website. 
 
• I/we acknowledge that the documentation submitted in support of my application will become a public 

record held by Council and may be reproduced by Council in both electronic and hard copy format in order 
to facilitate the assessment process, for display purposes during public exhibition, and to fulfil its statutory 
obligations. I further acknowledge that following determination of my application, Council will store 
documentation relating to my application in electronic format only. 

• Where the General Manager’s consent is also required under s.14 of the Urban Drainage Act 2013, by making 
this application I/we also apply for that consent. 
 

 

Applicant Signature: 
 
 

Signature: ………………………………………………. Date: …..………………………………………. 

 

Crown or General Manager Land Owner Consent 
If the land that is the subject of this application is owned or administered by either the Crown or Sorell Council, 
the consent of the relevant Minister or the Council General Manager whichever is applicable, must be included 
here. This consent should be completed and signed by either the General Manager, the Minister, or a delegate 
(as specified in s52 (1D-1G) of the Land Use Planning and Approvals Act 1993). 
 
Please note: 
• If General Manager consent if required, please first complete the General Manager consent application 

form available on our website www.sorell.tas.gov.au  
• If the application involves Crown land you will also need a letter of consent. 
• Any consent is for the purposes of making this application only and is not consent to undertaken work or 

take any other action with respect to the proposed use or development. 
 
I ________________________________________________________________   being responsible for the  
 
administration of land at __________________________________________________________________ 
 
declare that I have given permission for the making of this application for  
 
______________________________________________________________________________________ 
 
 

Signature of General Manager, 
Minister or Delegate: 

 
 

Signature: …………………………………………………. Date: …..…………………………………… 

 
 

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
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SEARCH DATE : 04-Jul-2025
SEARCH TIME : 09.39 AM
 
 

DESCRIPTION OF LAND
 
  Parish of SORELL Land District of PEMBROKE
  Lot 14 on Sealed Plan 183934
  Derivation : Part of Lot 306, 120 Acres Gtd. to John Lord.
  Prior CT 41343/1
 
 

SCHEDULE 1
 
  M871044  TRANSFER to JAC ESTATES PTY LTD   Registered 
           17-Feb-2021 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP183934 EASEMENTS in Schedule of Easements
  SP183934 COVENANTS in Schedule of Easements
  SP183934 FENCING PROVISION in Schedule of Easements
  SP 14888 FENCING COVENANT in Schedule of Easements
  SP 14888 COUNCIL NOTIFICATION under Section 468(12) of the 
           Local Government Act 1962
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations

SEARCH OF TORRENS TITLE

VOLUME

183934
FOLIO

14

EDITION

1
DATE OF ISSUE

23-Dec-2022

RESULT OF SEARCH
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 5

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 2 of 5

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 3 of 5

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 4 of 5

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 5 of 5

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 6

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 2 of 6

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 3 of 6

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 4 of 6

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 5 of 6

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 6 of 6

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



COUNCIL CERTIFICATE
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 04 Jul 2025 Search Time: 09:39 AM Volume Number: 183934 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 1

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1



 
 

Page 1 of 1 
 

  

 

 

7 October 2025 

 

Sorell Council 

47 Cole Street 

Sorell, TAS 7172 

 

 

Dear Planner,  

 

Re: Proposed New Residence at 2 Olympic Avenue, Midway Point 

 
Please see a proposal for a new residence with 4 bedrooms, 2 bath, open living/ kitchen/ dining, walk-in 

pantry, laundry and alfresco. The proposal falls in the General Residential zone in the Tasmanian Planning 

Scheme. 

 

I will be looking to address the codes where possible. Please do not hesitate to get in touch if you require 

further information for us to complete this application. 

 

C7.0 Natural Assets Code (C7.6 Development Standards for Buildings and Works) 

 

C7.6.1  Buildings and works within a waterway and coastal protection area or a future coastal refugia area 

  

• All works are undertaken generally in accordance with 'Wetlands and Waterways Works Manual' 

and “Tasmanian Coastal Works Manual” and the unnecessary use of machinery within 

watercourses or wetlands is avoided.  

• Machinery and equipment to be cleaned off-site before travel to the work site.  

• All site works to be undertaken with minimal intervention protecting natural streambank and 

streambed condition with minimal impact on riparian or littoral vegetation. 

• Ensure no harmful and toxic debris to waterways and manage adverse erosion, avoid landfill, 

sedimentation and run off.  

• Site responsive building design with minimal cut and fill. 

• Maintain the integrity of ecosystems (natural streambank and streambed condition – where it 

exists). Interfere as little as possible with the coastal processes and ecosystems keeping 

contaminants out of waterways.  

• Mitigate damage to the environment by avoiding impacts on threatened species, minimise damage 

to vegetation (preserve riparian vegetation wherever feasible) and ensure work site is stabilised 

and implement rehabilitation where required.   

 

Kind regards 

 

Sadixya Pant 
Sorell Council

Date Received: 07/10/2025
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FOUNDATION CLASSIFICATION 

© Enviro-Tech Consultants Pty. Ltd.                        www.envirotechtas.com.au                        445 Macquarie Street, South Hobart 

 

2 OLYMPIC AVENUE - MIDWAY POINT 

PROPOSED RESIDENCE 

Client: Prime Design 

Certificate of Title: 183934/14 

Investigation Date: 25/08/2025 

 

Sorell Council
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Refer to this Report As 

Enviro-Tech Consultants Pty. Ltd. 2025. Foundation Classification Report for a Proposed Residence, 2 Olympic 

Avenue - Midway Point.  Unpublished report for Prime Design by Enviro-Tech Consultants Pty. Ltd., 25 August 2025. 

 

Report Distribution 

This report has been prepared by Enviro-Tech Consultants Pty. Ltd. (Envirotech) for the use by parties involved in 

the proposed development of the property named above.  

Permission is hereby given by Envirotech and the client, for this report to be copied and distributed to interested 

parties, but only if it is reproduced in colour, and only distributed in full. No responsibility is otherwise taken for the 

contents. 

 

Limitations of this report  

In some cases, variations in actual Site conditions may exist between subsurface investigation boreholes.  This report 

only applies to the tested parts of the Site at the Site of testing, and if not specifically stated otherwise, results should 

not be interpreted beyond the tested areas.   

The Site investigation is based on the observed and tested soil conditions relevant to the inspection date and 

provided design plans (building footprints presented in Attachment A). Any site works which has been conducted 

which is not in line with the Site plans will not be assessed.   Subsurface conditions may change laterally and vertically 

between test Sites, so discrepancies may occur between what is described in the reports and what is exposed by 

subsequent excavations.  No responsibility is therefore accepted for any difference in what is reported, and actual 

Site and soil conditions for parts of the investigation Site which were not assessed at the time of inspection. 

This report has been prepared based on provided plans detailed herein.  Should there be any significant changes to 

these plans, then this report should not be used without further consultation which may include drilling new 

investigation holes to cover the revised building footprint.  This report should not be applied to any project other 

than indicated herein. 

No responsibility is accepted for subsequent works carried out which deviate from the Site plans provided or 

activities onsite or through climate variability including but not limited to placement of fill, uncontrolled earthworks, 

altered drainage conditions or changes in groundwater levels. 

At the time of construction, if conditions exist which differ from those described in this report, it is recommended 

that the base of all footing excavations be inspected to ensure that the founding medium meets that requirement 

referenced herein or stipulated by an engineer before any footings are poured.   
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Investigation Summary 

Site Classification 

In accordance with AS2870 – 2011 and after thorough consideration of the known details pertaining to 

the proposed building and associated works (hereafter referred to as the Site), the geology, soil 

conditions, soil properties, and drainage characteristics of the Site have been classified as follows: 

 

CLASS P based on the following problematic ground conditions identified at the site: 

- Class 1 dispersive soils are present at the Site with CLASS P foundation conditions requiring 

specialised management measures to mitigate erosion hazards 

 

Notwithstanding the problematic soil conditions observed/proposed at the Site, the soil would be 
classified as Class M 
 

Foundations 

Concentrated loads including but not limited to slab edge or internal beam or strip footings shall be 
supported directly on piers or pads which are founded on the extremely weathered sandstone bedrock at 
0.6 to 1.0m depth or greater (below problem soil layers with an allowable bearing capacity of 400 kPa). 
 

Wind Load Classification 

The AS 4055-2021 Wind loads for Housing classification is summarised. 

 

Region: A 
Terrain category:  TC1 
Shielding Classification: NS 
Topographic Classification: T0 
Wind Classification: N3 
Design Wind Gust Speed (Vh,u) m/s 50 

 

I recommend that during construction, I and/or the design engineer are notified of any major variation in 

the foundation conditions as predicted in this report. 

 

Kris Taylor, BSc (hons) 

Environmental & Engineering Geologist   

Director 

 

 



Foundation Classification - Envirotech - 2 Olympic Avenue Midway Point     25 August 2025 

 

© Enviro-Tech Consultants Pty. Ltd.                              www.envirotechtas.com.au                                03 62 249 197          Page 3

  

Site Investigation  

The Site investigation is summarised in Table 1. 

Table 1 Summary of Site Investigation 

Client Prime Design 

Project Address 2 Olympic Avenue - Midway Point 

Council Sorell 

Planning Scheme Tasmanian Planning Scheme 

Inundation, Erosion or 

Landslip Overlays 
None 

Proposed Residence 

Investigation Fieldwork was carried out by an Engineering Geologist on the 19/8/2025 

Site Topography The building site has a moderate slope of approximately 10% (6°) to the northwest 

Site Drainage The site receives overland flow runoff directly from the southeast. 

Soil Profiling 
Two investigation holes were direct push sampled from surface level around the 

proposed residence (Appendix A): 

Investigation Depths 

The target excavation depth was estimated at 2.3 m. Borehole BH01 was direct 

push sampled to 0.8 m and borehole BH02 was direct push sampled to 1.1 m (both 

ending on sandstone). Borehole logs and photos are presented in Appendix B & 

C. 

Soil moisture and 

groundwater 

All recovered soil at the site ranged from dry to slightly moist. Groundwater was 

not encountered. 

Geology 

According to 1:250,000 Mineral Resources Tasmania geological mapping 

(accessed through The LIST), the geology comprises of: Permian - Triassic 

Dominantly quartz sandstone. 
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Soil Profiles 

The geology of the site has been documented and described according to Australian Standard AS1726 for 

Geotechnical Site Investigations, which includes the Unified Soil Classification System (USCS). Soil layers, 

and where applicable, bedrock layers, are summarized in Table 2. 

Table 2 Soil Summary Table 

# Layer Details USCS BH01 BH02 

1 Silty SAND 
Silty SAND, dark greyish brown, well sorted, fine grained 
sand, trace roots, trace clay, 5 % roots and leaf litter, MD-D 

SM 
0-0.2 

DS@0.0 
0-0.2 

2 
Silty Sandy 

CLAY 
Silty Sandy CLAY, dark grey, well sorted, medium plasticity, 
fine grained sand, trace roots, 5 % roots, VSt-H 

CI 
0.2-0.5 
DS@0.4 

0.2-0.4 

3 Sandy CLAY 
Sandy CLAY trace gravel, dark brown, mottled brownish 
yellow, well sorted, high plasticity, fine to medium grained 
sand; sub-angular gravel, VSt 

CH   
0.4-0.8 
DS@0.6 

4 
Silty Sandy 

CLAY 
Silty Sandy CLAY, very dark brown, mottled brownish yellow, 
well sorted, medium plasticity, fine grained sand, H 

CI 
0.5-0.6 
DS@0.5 

  

5 Silty CLAY 
Silty CLAY trace sand, brownish yellow, medium plasticity, 
fine grained sand, VSt-H 

CI   
0.8-1 

DS@0.8 

6 SANDSTONE 
Extremely Weathered SANDSTONE Bedrock, L (rock strenght 
inferred from BH01,0.7) 

  
0.6-0.8 
PL@0.7 

REF 
1-1.1 

Consistency1  VS Very soft; S Soft; F Firm; St Stiff; Vst Very Stiff; H Hard.   Consistency values are based on soil strengths AT THE TIME OF 

TESTING and is subject to variability based on field moisture condition 

Density2   VL Very loose; L Loose; MD Medium dense; D Dense; VD Very Dense 

Rock Strength EL Extremely Low; VL Very Low; L Low; M Medium; H High; VH Very High; EH Extremely High 

PL  Point load test (lump) 

DS  Disturbed sample 

PV   Pocket vane shear test 

FV  Downhole field vane shear test 

U50  Undisturbed 48mm diameter core sample collected for laboratory testing. 

REF  Borehole refusal 

INF  DCP has continued through this layer and the geology has been inferred.  

  

 

1 Soil consistencies are derived from a combination of field index, DCP and shear vane readings. 
2 Soil density descriptions presented in engineering logs are derived from the DCP testing. 
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Planning – DISPERSION 

Sorell local provisions schedule - SOR-S1.7.1 Development on dispersive soils 

Objective 

That buildings and works with the potential to disturb dispersive soil are appropriately located or 

managed: 

(a) to minimise the potential to cause erosion; and 

(b) to reduce risk to property and the environment to an acceptable level. 

Acceptable Solutions 

Given the proposed development involves disturbance of soils and is not for a habitable building or an 

extension less than 100 m2, the building and works do not meet LPS acceptable solutions, and 

performance solution SOR-S1.7 is to be addressed. 

Performance Criteria 

Performance Criteria Recommendations 

Building and works must be designed, sited and constructed to 
minimise the risks associated with dispersive soil to property and the 
environment, having regard to:  

 

(a) the dispersive potential of soils in the vicinity of proposed 
buildings, driveways, services and the development area generally; 

Severely dispersive soils below the 
topsoil layer.  Shallow bedrock offers 
engineering management control of 
erosion. 

(b) the potential of the development to affect or be affected by 
erosion, including gully and tunnel erosion; 

Management is required to prevent 
tunnel development within cuttings as 
well as soil exposed to precipitation 
and drainage.   

(c) the dispersive potential of soils in the vicinity of water drainage 
lines, infiltration areas and trenches, water storages, ponds, dams 
and disposal areas; 

Drainage needs to be managed to 
prevent interaction with Class 1 
dispersive soils.  

(d) the level of risk and potential consequences for property and the 
environment from potential erosion, including gully and tunnel 
erosion; 

Risks are manageable by ensuring 
there is minimal contact between 
running water and dispersive soils.  
Other management measures include 
applying gypsum and coverings (liners, 
paving and topsoil). 

(e) management measures that would reduce risk to an acceptable 
level; and 

Risks can be reduced to an acceptable 
level at the Site through management.  

(f) the advice contained in a dispersive soil management plan. 
Dispersive soil management measures 
are recommended herein.  
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Recommendations  

General 

For Class P Sites, the designer should be a qualified engineer experienced in the design of footing systems 

for buildings. 

Dispersive soils 

Findings 

The results presented in Appendix E indicate: 

• Shallow soil Layer 1 is considered only slightly dispersive (Class 3) to depths of up to 0.2m depth. 

• Deeper soil Layers 2 to 5 (greater than 0.2m depth) comprises Emerson Class 1 category soils 

which are considered severely dispersive 

Site specific recommendations 

• Most of the soil encountered at the Site is severely dispersive and vulnerable to erosion and 

potential tunnel erosion. 

• As the Site has a gradient, there is the potential for severely dispersive soils to be exposed within 

cuts.   

• Dispersive soil management is recommend in the first stages of site works. 

• For further guidance, general recommendations are presented in Appendix F. 

Risk of Dispersive Soils at the Site 

The majority of soils encountered at the Site are classified as severely dispersive, making them susceptible 

to erosion and potential tunnel formation. The presence of a natural gradient increases the likelihood that 

these soils may be exposed during excavation works. 

Recommendations for Building Areas 

Dispersive soils should not be placed beneath the building pad unless they are properly treated with 

gypsum. Additionally, measures must be implemented to prevent water from seeping beneath the slab, 

as this can exacerbate erosion. 

Use of Retaining Walls and Sand Barriers 

Given the shallow depth to bedrock, installing retaining walls will provide an effective barrier against 

tunnel development. The high sand content at the Site supports the use of geofabric, which can help 

retain sand and form barriers against silt and dispersive soil erosion. 

Batter Management 

Managed batters may be capped with gypsum and loam to reduce the risk of erosion. It is also advisable 

to construct low-height retaining walls at the toe of the batter, complemented by ag drains installed 

against the bedrock. This system will help divert both surface and groundwater away from building and 

paved areas. The combined use of geofabric, drainage rock, and ag drains is recommended for effective 

water management. 

Water Diversion Measures 

Opportunities exist to intercept water on the uphill side of the building by installing paving between the 

toe of the retaining wall or batter and the building footprint. 
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Joint Sealing 

For concrete works, flexible seals are recommended at all joints to prevent water ingress and further 

protect against soil dispersion. 

Lawn 

Grassed areas will need to be treated with gypsum and topped with at least 200mm of loam.   

Swale Drains 

Swale drains must be lined with concrete or a membrane.  

Trenches 

It is recommended that service trenches are backfilled with compacted sand rather than rock screenings.  

Soil Exposure Classification 

The soil has been tested for salinity impacts on footings in accordance with AS2870, as well as preliminary 

pH testing as a proxy to potential sulphate aggressivity.  Results are presented in Appendix E and Appendix 

F. 

• Concrete design parameters are limited by salinity more so than soil pH  

• Although Layer 2 has a B1 class which indicates the need for greater controls (concrete strength, 

cover and curing length), all other soil layers are Class A1, indicating standard design may apply 

to footings and slab.  

• Engineering advice is required to determine design strengths, cover and curing in this setting.  

Plumbing 

Refer to hydraulic design drawings for detailed plumbing advice and requirements.  

Refer to Table 3 to assess soil movement (Ys) around pipework for different depth ranges. 

Table 3 Millimetres soil movement (Ys) for determining plumbing requirements for various soil depths * 

Building Profiles P* 
E 

Ys >75 
H2 

Ys 60-75 
H1 

Ys 40-60 
M 

Ys 20-40 
S 

Ys 0-20 
A 

Ys 0 

Residence BH01 BH02 YES       0-0.4 0.4-1 1-3 

* Depths in this table are based on surfaces at the time of testing and do not allow for the influence of any additional fill added 

to the soil profile unless the Iss calculation depth has been modified based on the proposed cut and fill (see ‘Footing Minimum 

Target Depths’).  Where additional fill is proposed (and not indicated in the attached plans) Enviro-Tech are to be advised of final 

FFL’s so the Site classification can be recalculated according to the specific fill reactivity and thickness used in the design. 

Class A and S 

When pipework service trench basses fall within Class A to S depth range as shown in Table 3, and all 

plumbing recommendations herein have been implemented, the drainage system does not require any 

additional protection and should be installed following the AS/NZS 3500 series standards. 

Class M 

When pipework service trench basses fall within Class M depth range as shown in Table 3, and all plumbing 

recommendations herein have been implemented,  all stormwater and sanitary plumbing drains should 

have fittings set at their midposition during installation to allow 0.5ys movement in any direction. Pipe 

wrappings can be used at critical points.  

AS3500.2:2021 Appendix G of AS3500.2:2021 should be referred for general advice.  
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Site Drainage 

Surface drainage shall be considered in the design of the footing system, and necessary modifications shall 

be included in the design documentation. The surface drainage of the site shall be controlled from the 

beginning of the preparation and construction of the site. The drainage system shall be completed after 

the completion of the building construction.      

Ideally, the areas around the footprint of the building should be graded or drained so that the water 

cannot pond against or near the building.  As soon as footing construction has been completed, the ground 

immediately adjacent to the building should be graded to a uniform fall of 50mm minimum away from 

the building over the first metre.  The final provision of paving to the edge of the building can greatly limit 

soil moisture variations due to seasonal wetting and drying.   

Temporary Site Drainage 

It is recommended that drainage protection works (cut off drains/mounds) are put in place above 

(upgradient of) the work area to prevent water and sediment from accumulating in and around footings 

and reduce the risk of erosion and instability around any proposed earth retaining structures. 

Rock Excavatability 

It is recommended that a 5 tone excavator or larger fitted with a GP bucket will be effective in removing 

bedrock. 

Permanent Cut Batters – Soil and Rock 

To ensure that cuts remain serviceable, it is recommended that unretained cuts in soil do not exceed 1V: 

2H and unsupported baters in bedrock do not exceed 2V: 1H.   Before cuts are approached by workers, 

cuts must be appropriately scaled to remove any loose soil and rock. The bedrock should not be increased 

beyond 2.0 m height relative to depth below natural level, without inspection by a suitably qualified 

person to ensure that these cuts are safe to work under. 

Filling Works 

• In the case where either of the following conditions occur, the Site is classified as Class P (AS2870 

Clauses 2.5.2 and 2.5.3), in which case footings are to be designed in accordance with engineering 

specifications: 

o FILL OTHER THAN SAND exceeds 0.4 m depth.   

o SAND FILL exceeds 0.8 m depth.   

• It is recommended that footing (edge beams, internal beams, and load support thickenings) 

concentrated loads are transferred through the fill to target founding layers. 

• Subject to engineering advice, edge beams, internal beams, and load support thickenings may 

need to be founded on natural ground.  

• SAND or FCR is always recommended rather than fill containing SILT or CLAY. 

• Compacted SAND FILL on well drained slopes should not exceed 1V:2H unless supported by an 

engineered retaining wall.   

• Compacted stable rock fill on well drained slopes should not exceed 2V:3H unless supported by 

an engineered retaining wall.   

• Any proposed filling works must be in accordance with AS3798 'Earthworks for Residential and 

Commercial Developments'.   

• Before placing fill for landscaping, all topsoil should be removed from the filled area.   

• Ideally, the fill should be free draining and placed to prevent water ponding. The fill should be 

placed in layers no greater than 150mm height and suitably compacted. 
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Long-term erosion management 

The following measures are generally recommended for maintaining long-term erosion stability of soil 

slopes: 

• Slopes exceeding 1V: 4H and up to 1V: 3H will need to be effectively stabilised with mulch/topsoil 

mixes, drill/broadcast seeding, hydroseeding or soil binders. 

• Slopes up to 1V:2Hcan be stabilised with straw mulching. 

• Slopes exceeding 1V: 2H and up to 1V:1.5H may be effectively stabilised with hydromulching  

• Slopes exceeding 1V:1.5H but no greater than 1V: 1H will generally require measures such as 

erosion control blankets. 

Building Pad Preparation 

Any organic matter or other deleterious materials will need to be removed from the building envelope.  

Topsoil containing grass roots must be removed from the area on which the footing will rest. 

Unless otherwise stated in an engineering report, fill or loose, soft, low bearing capacity soil should either 

be removed from the building pad, or otherwise footings or piers should ideally be established to the base 

of this material to support the proposed structure. 

Earthworks should be carried out in accordance with AS3798 ‘Earthworks for Residential and Commercial 

Developments’.  Unsuitable materials in structural fill are listed in AS2870 Section 4.3. 

The base of the excavation must be generally level but may slope not more than 1:40 to allow excavations 

to drain. 

Pad Preparation - Compaction 

Ordinarily, compaction is not recommended for CLAY soils, but in this case, Emerson Class 1 to Class 2 soil 

layers is to be compacted if exposed at surface. 

It is recommended that any crushed rock, sand or granular soils across the building pad, filled areas and 

the base of the footing excavations are compacted with several passes with a medium weight (~80 kg) 

plate compactor (80 kg).   

Bored Pier Impediments - Obstructions 

There were no obvious impediments to auguring such as cobbles or boulders obstructions.    

Bored Pier Impediments - Groundwater 

Groundwater was not encountered. 

Foundation Maintenance 

Details on appropriate site and foundation maintenance practises from the CSIRO BTF 18 Foundation 

Maintenance and Footing Performance: A Homeowner’s Guide are presented in Appendix H of this report. 

 

Kris Taylor, BSc (hons) 

Environmental & Engineering Geologist    
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Notes About Your Assessment 

The Site classification provided and footing recommendations including foundation depths are assessed based on 

the subsurface profile conditions present at the time of fieldwork and may vary according to any subsequent Site 

works carried out.  Site works may include changes to the existing soil profile by cutting more than 0.5 m and filling 

more than 0.4 to 0.8 m depending on the type of material and the design of the footing.  All footings must be founded 

through fill other than sand not exceeding 0.4 m depth or sand not exceeding 0.8 m depth, or otherwise a Class P 

applies (AS2870 Clauses 2.5.2 and 2.5.3). 

For reference, borehole investigation depths relative to natural soil surface levels are stated in borehole logs where 

applicable.   

In some cases, variations in actual Site conditions may exist between subsurface investigation boreholes.  At the 

time of construction, if conditions exist which differ from those described in this report, it is recommended that the 

base of all footing excavations be inspected to ensure that the founding medium meets the requirement referenced 

herein or stipulated by an engineer before any footings are poured.   

The site classification assumes that the performance requirements as set out in Appendix B of AS 2870 are acceptable 

and that site foundation maintenance is carried out to avoid extreme wetting and drying. 

It is the responsibility of the homeowner to ensure that the soil conditions are maintained and that abnormal 

moisture conditions do not develop around the building.  The following are examples of poor practises that can 

result in abnormal soil conditions:  

• The effect of trees being too close to a footing.  

• Excessive or irregular watering of gardens adjacent to the building.  

• Failure to maintain Site drainage. 

• Failure to repair plumbing leaks.  

• Loss of vegetation near the building. 

The pages that make up the last six pages of this report are an integral part of this report. The notes contain advice 

and recommendations for all stakeholders in this project (i.e. the structural engineer, builder, owner, and future 

owners) and should be read and followed by all concerned. 
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Appendix A Mapping 

 
Figure 1 Site Borehole Locations 
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Appendix B Borehole Logs 
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Appendix C Core Photographs 

BH01  

 

BH02 

 

* 1 metre core tray length 
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Appendix D Explanatory Notes 
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Appendix E Soil and Rock Testing 

Dynamic Cone Penetrometer (DCP) 

Dynamic cone penetrometer (DCP) testing was conducted according to AS 1289.6.3.2 with the results 

presented in Appendix B. 

Soil Characterisation  

Table 4 summarises the soil classification results for each layer encountered, including particle size 

distribution, plasticity assessment, and the assigned USCS group symbol. 

Classifications were undertaken in accordance with AS 1726 – Geotechnical Site Investigations using the 

methodology provided in the Explanatory Notes section of this report.  

Particle size distributions were determined by wet sieve analysis, and fines classifications were based on 

Atterberg limits where available, or on field index tests (dry strength, dilatancy, toughness) in accordance 

with AS 1726 Tables 7, 8, 9, and 10. 

Full explanatory notes and reference tables are provided in Explanatory Notes section of this report. 

Table 4 Summary of the Soil Characterisation 
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1 Silty SAND BH01 0 7 0 74.9 25.1   SC 

2 Silty Sandy CLAY BH01 0.4 10.8 0 60.2 39.8 M CI 

3 Sandy CLAY BH02 0.6 15.8 3.8 50.3 45.9 H CH 

4 Silty Sandy CLAY BH01 0.5 8.8 0 67.4 32.6 M SC 

5 Silty CLAY BH02 0.8 9.7 0 5.9 94.1 M CI 

 

Soil Dispersion (Emerson aggregate test) 

Select soil samples were tested for dispersion susceptibility using the Emerson Class number method 

according to AS1289.3.8.1. The results presented in Table 5 demonstrate that: 

• Shallow soil Layer 1 is considered only slightly dispersive (Class 3) to depths of up to 0.2m depth. 

• Deeper soil Layers 2 to 5 (greater than 0.2m depth) comprises Emerson Class 1 category soils which 

are considered severely dispersive 

Table 5 Summary of the Emerson class results. 

Layer Soil Depth Sample ID Emersion Class Date Tested Water pH 

1 Silty SAND 0 BH01 0.0 Class 3 22/08/2025 DI 13°C   

2 Silty Sandy CLAY 0.4 BH01 0.4 Class 1 22/08/2025 DI 13°C 6.1 

4 Silty Sandy CLAY 0.5 BH01 0.5 Class 1 22/08/2025 DI 13°C 6.6 

3 Sandy CLAY trace gravel 0.6 BH02 0.6 Class 1 22/08/2025 DI 13°C 4.6 

5 Silty CLAY trace sand 0.8 BH02 0.8 Class 1 22/08/2025 DI 13°C 6.1 
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Soil Aggressivity Testing (Footing Exposure Classification) 

Soil samples from across the Site were assessed for potential aggressivity to concrete in accordance with 

the requirements of AS 2870:2011 – Residential Slabs and Footings (Clauses 5.5.1–5.5.3). Testing was 

undertaken to determine the salinity exposure class and provide an indicative assessment of sulphate soil 

potential. 

The results are summarised in Table 14, which presents the sampling depth and location, soil texture 

classification, electrical conductivity (EC1:5), salinity factor (K), calculated saturated extract electrical 

conductivity (ECe), and the corresponding salinity exposure class (Table 5.1, AS 2870). Soil pH values were 

also measured and used as a conservative indicator of potential sulphate aggressivity, together with the 

assigned soil condition class, to derive an indicative sulphate exposure class (Table 5.2, AS 2870). 

It is noted that the sulphate assessment has been undertaken on the basis of pH values only, and therefore 

represents a conservative assumption. Where soils exhibit pH < 5.5 or are otherwise classified within B or 

C exposure classes, confirmatory laboratory testing of sulphate concentrations may be warranted to refine 

the exposure classification and confirm appropriate concrete durability requirements. 

Salinity testing has been undertaken in accordance with the relevant guidelines and provides a direct basis 

for assigning salinity exposure classification. 

Where aggressive soils are discerned,  detailed recommendations for the management of aggressive soils, 

including concrete strength, curing and reinforcement cover requirements, are presented in Appendix G. 

Table 6 Soil Aggressivity Assessment in Accordance with AS 2870:2011 

Layer Location 
Depth 

 Saline Soil Determination Sulphate Soil Potential^ 

USDA Soil 
Texture Class 

EC1:5 
K* 

Ece 
Exposure 

Class 
pH1:5 

Soil 
Condition 

Class 

Exposure 
Class From 

(m) 
mS/cm dS/m 

1 BH01 0.0 Loamy sand 0.19 13.0 2.47 A1 6.0 B A1 

2 BH01 0.4 Sandy clay loam 1.09 7.5 8.18 B1 6.1 B A1 

3 BH02 0.6 Sandy clay loam 0.51 7.5 3.83 A1 4.6 B A2^ 

4 BH01 0.5 Sandy clay loam 0.3 7.5 2.25 A1 6.6 B A1 

5 BH02 0.8 Silty clay 0.17 5.8 0.99 A1 6.1 B A1 

^ Preliminary findings based on soil pH only.  Further sulphate testing required to rule out sulphate soil exposure risks  

*Electrical conductivity of the 1:5 soil–water extract (EC1:5) was measured at 25 °C and converted to an equivalent saturated paste 

extract (ECe) using texture-based conversion factors (ECe = k × EC1:5) following Slavich, P.G. & Patterson, R.A. (1990). Estimating 

the electrical conductivity of saturated paste extracts from 1:5 soil:water suspensions and texture. Australian Journal of Soil 

Research, 28, 453–463.  

Rock Point Load Testing 

Rock samples collected from the Project Area were tested using a digital rock point load tester which has 

been manufactured in accordance with AS 4133.4.1.   The ‘lump’ sample method and calculation have been 

used in the tests. 

A sandstone rock sample was collected from the Hilltop Dwelling building pad within the Project Area. The 

Sandstone inferred to have a low rock strength based on interpretation of the point load testing results 

(Table 7). 

Table 7 Point load index testing results. 
 Units BH01 

Depth m 0.700 

Layer  6 

Test MPa (IS50) 0.130 

Index  L 
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Appendix F Geotechnical Interpretation 

Footing Minimum Target Depths 

Footing design for the proposed structures are to consider the depths of limiting layers at the base of 

potentially problematic soils.   Where practical/allowable, thickened beams may be deepened through 

problematic soil layers according to engineering specifications (Table 8).  Table 9 should be referred to 

where only 50kPa allowable bearing capacity is required. 

Table 8 also presents a summary of the estimated soil depths and associated layers where less than 5mm 

of vertical soil movement can expected due to soil moisture fluctuations from normal seasonal wetting and 

drying cycles.  Where 5mm tolerances are required, concentrated loads including but not limited to slab 

edge or internal beam or strip footings shall be supported directly on piers in accordance with minimum 

target layer depths presented in Table 8, with considerations given to required bearing capacities in 

accordance with Table 9. 

All footing depth, soil movement, and bearing capacity calculations presented in this section are based on 

interpretive IPS or ISS values derived from field and laboratory data, as outlined in the Explanatory Notes 

section of this report. These values are used to infer soil reactivity in the absence of direct measurement, 

in accordance with industry best practice. 

Table 8 Soil characteristic surface movements and recommended footing minimum target depths 
Footing design parameters BH01 BH02 
Ys Calculation Depth 0m^ 0m^ 

Surface movement Ys (mm) 10 25 

Soil reactivity class S M 

Base of problem soil layer (m)* - - 

Layer at base of problem soil* - - 

Pier/Footing minimum target depth (m)# >0.7^ >1.1^ 

Pier/footing minimum target layer# 6 6 

Allowable bearing capacity at min target depth (kPa) # 400 400 
- No problem layers encountered 
^ Calculations relative to surface of borehole at the time of investigation 
~ Calculated based on revised soil profile depth/thickness following indicative cut and fill.  Inferred fill reactivity indicated (Iss value) 
which is typically based on more reactive soils expected to be encountered within inferred cut. 
* Base of problematic soil layer depth below top of borehole surface at the time of testing to achieve 100 kPa allowable bearing 
capacity or greater. 
# Target soil layer depth where Ys values from normal wetting and drying cycles are estimated at less than 5mm vertical movement. 

>minimum bored pier depths (see bearing capacity table for bored pier design depths).   
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Soil and Rock Allowable Bearing Capacity & End Bearing Capacity 

Soil allowable bearing capacity was calculated from correlations with DCP blow counts. A recommended 

safety factor of 3 is applied in accordance with AS2870.  Where high clay and silt content is observed in the 

soil, soil allowable bearing capacity is determined from undrained shear strengths using field vane 

correlated DCP values.   Interpretive bearing capacity values are presented in Table 9. 

Table 9 Soil allowable bearing capacities and problematic ground conditions. 

Depth below investigation surface (m) 
Allowable Bearing Capacity (kPa) 

BH01 BH02 

0 170* 280* 

0.1 270 300 

0.2 >400 390 

0.3 >400 380 

0.4 >400 380 

0.5 >400 300 

0.6 SANDSTONE 280 

0.7 SANDSTONE 310 

0.8   >400 

0.9   >400 

1   SANDSTONE 
Correlations drawn from DCP and vane shear testing. 
REF - Penetrometer Refusal 
^ Footings to be founded through the FILL 
~ Problematic soil layer attributed to loose, soft, or low allowable bearing capacity soil (<100 kPa) 
*Soil layer expected at the base of problematic soil layers at test location (or at surface where problematic soils not encountered) 
to achieve 100 kPa allowable bearing capacity or greater. 
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Characteristic Soil Movement (Ys)  

The characteristic soil movement (soil reactivity) from wetting and drying cycles is calculated according to 

AS 2870 Section 2.3.  The calculations are based on Iss % testing results or correlations with linear shrink 

data and are based on complete soil profiles for boreholes drilled within the building Site. In the case of 

where cut and fill are proposed and building finished floor levels (FFL) are made available, the Iss value is 

recalculated based on the FFL and estimated cut and fill as per Table 8. 

According to AS 2870 Section 2.3, calculations consider the depth of groundwater and bedrock. Soil 

characteristic movements based on lab testing are presented in Figure 2.   

Figure 2  Calculated Characteristic Soil Movement Based on Soil Testing 
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Footing Exposure Management 

The soil aggressivity testing results presented in Table 6 have been interpreted in Table 10 to provide 

indicative requirements for minimum concrete strength, curing duration and reinforcement cover in 

accordance with AS 2870:2011. This table builds on the previous classification summary by applying the 

relevant durability provisions to each individual soil layer encountered across the Site. 

From these results presented in Table 10, it is generally discerned that in all investigated areas of the Site: 

• Concrete design parameters are limited by salinity more so than soil pH (which may be attributed 

to the presence of sulphates).  

• Although Layer 2 has a B1 class which indicates the need for greater controls (concrete strength, 

cover and curing length), other soil layers are Class A1, indicating standard practices. 

• Engineering advice is required to determine design strengths, cover and curing in this setting.  

Table 10  Interpretation of Soil Aggressivity Results – Minimum Concrete Strength, Curing and Cover 

Layer Location 
Depth Exposure Classification Minimum Concrete Minimum 

Days 
Curing 

Cover~ 
From (m) Salinity Sulphate^ Strength f’c  (MPa)^ 

1 BH01 0.0 A1 A1 20 3 40 

2 BH01 0.4 B1 A1 32 7 50-40# 

3 BH02 0.6 A1 A2^ 20-25^ 3 40-50^ ' 

4 BH01 0.5 A1 A1 20 3 40 

5 BH02 0.8 A1 A1 20 3 40 

^Sulphate class is conservatively estimated from soil pH and further testing is required on soil samples to confirm if the low pH is 

attributed to sulphate or other cations within the soil.  If pH conditions are attributed primarily to sulphate, then the indicated 

exposure classification is expected to reliable but subject to sulphate concentration threshold presented in AS2870.  

# Where a damp-proofing membrane is installed, the minimum reinforcement cover in saline soils may be reduced to 30 m  

' Where a damp-proofing membrane is installed, the minimum reinforcement cover in sulphate soils may be reduced by 10 mm. 

        

The results in Table 10 are presented on a layer-by-layer basis. In practice, some layers may be removed 

during excavation or replaced as part of site cuts and fills, while others may be incorporated within the 

building envelope. The information should therefore be regarded as guidance only, and the designer must 

assess the actual founding conditions and make the final determination of concrete strength, curing and 

cover requirements. 
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Appendix G General Advice - Dispersive Soil Management 

The Site may be susceptible to tunnel erosion if subsurface drainage is not adequately managed. Tunnel erosion 

typically initiates in excavated cuts; however, it can also develop where dispersive soils are exposed through 

excavation, leading to the release of pore water and concentrated groundwater discharge. Additional contributing 

factors may include broken pipes, ineffective stormwater infrastructure, or unmanaged surface flows. If left 

unaddressed, these conditions can result in progressive subsoil loss, potentially undermining footings or causing 

settlement-related damage to the structure. 

Tunnel erosion typically progresses upslope, initiated by the dissolution and removal of highly dispersive Class 1 and 

Class 2 soil layers. As tunnels enlarge, they can undermine surrounding soils that may not be dispersive but are still 

susceptible to collapse due to loss of subsoil support. If unmanaged, tunnel erosion can extend beyond property 

boundaries, posing a risk to nearby infrastructure including buildings, roads, and underground services. For further 

background on the management of Emerson Class 1 soils, refer to the Department of Primary Industries, Parks, Water 

and Environment (DPIPWE, 2009) guidance document. 

Dispersive soils should be managed through a combination of drainage control and ground treatment measures. These 
may include overland flow management, controlled cut and fill practices, and, in more severe cases, the installation of 
sand barriers to interrupt subsurface flow paths. Where dispersive soils are exposed—particularly on batters or in 
excavation faces—chemical treatment using gypsum or lime may be employed to improve soil cohesion and reduce 
erosion potential. Application rates should be guided by Emerson Class test results, as outlined in Table 11. 
Gypsum and hydrated lime are proven effective in mitigating erosion in dispersive soils by displacing sodium ions on 
clay particles and replacing them with calcium. This cation exchange improves soil structure, increases shear strength, 
and enhances resistance to tunnel and surface erosion. The effectiveness of treatment is influenced by the soil’s 
properties; higher application rates of gypsum are typically required for soils with greater cation exchange capacity, 
elevated pH, and lower Emerson Class numbers. Application guidelines should be based on laboratory test results, 
including Emerson Class assessment, to ensure appropriate treatment dosages. 
 
Table 11  Prescribed gypsum and hydrated lime application rates – see Emerson soil testing results 

Dispersive soil Emerson 
class 

Gypsum/Hydrated Lime Application Rate pH < 7.5 Gypsum Application Rate pH > 7.5 

Class 3 0 to 0.3 kg/m2 0.2 – 0.5 kg/m2 

Class 2 0.5 kg/m2 1.0 kg/m2 

Class 1 1.0 kg/m2 1.5 kg/m2 

 

Where practicable, vehicle driveways and parking areas should be located on level or gently sloping terrain to minimise 

the need for deep excavation and reduce disturbance to dispersive soils identified on Site. 

General Recommendations 

To minimise disturbance and erosion in areas where Class 1 dispersive soils have been identified, the following 

measures are recommended: 

• Drainage Control: Construct soil cut-off mounds or shallow interceptor trenches in non-dispersive soils, no 

deeper than 0.2 m above the interface with Class 1 dispersive soils. These should be positioned upslope of 

any proposed cuts to divert surface water before it reaches vulnerable areas. 

• Chemical Treatment: Apply gypsum or hydrated lime to exposed dispersive soils where surface water 

movement is expected—particularly on freshly cut embankments, filled areas, service trenches, and zones 

where topsoil has been removed. 

• Surface Protection: Cover all severely dispersive soils with either impermeable surfacing (e.g. paving) or a 

layer of non-dispersive topsoil to reduce erosion and limit moisture ingress. 

• Batter Stabilisation: Place non-dispersive topsoil over freshly cut batters to protect against surface erosion 

and reduce the likelihood of tunnel initiation. 

• Remediation of Existing Tunnels: Where tunnel erosion has already occurred, additional stabilisation of 

natural or constructed drainage gullies may be required. This may include the use of sand barriers and, in 

more severe cases, geotextile-wrapped drainage rock structures. When correctly designed, such barriers can 

intercept subsurface flow, promote controlled surface discharge, and direct water away from at-risk areas. 

Key Management Measures for Dispersive Soils in Cut Embankments: 
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Surface water drainage can erode dispersive soils in embankment cuts. Groundwater discharge may worsen tunnel 

erosion by accelerating the development of secondary porosity—where subsurface flow progressively enlarges voids 

within the soil mass, leading to tunnel formation and internal instability.  Management considerations: 

• Topsoil Removal Risks: Earthworks commonly begin with the removal of non-dispersive topsoil, which often 

acts as a natural protective layer. Once removed, the underlying dispersive soils become highly vulnerable to 

erosion. 

• Barrier Construction in Cut Slopes: Where excavation is necessary, erosion can be mitigated through 

immediate installation of physical barriers: 

o Place a sand layer (sand barrier) over exposed dispersive soil within the cut to interrupt flow paths. 

o Construct an earth retaining wall in front of the cut to contain soil and stabilise the slope face. 

• Timely Implementation: All erosion control measures must be implemented immediately following 

excavation to prevent the initiation of tunnel erosion. 

• Use of Retaining Structures: Low-height retaining walls (e.g., timber sleeper walls) constructed at the base 

of cut faces can assist in retaining eroding soils and maintaining the effectiveness of sand barriers.  

Sand Barriers 

To manage dispersive soils exposed in cut slopes, the following layered treatment is recommended: 

• Chemical Stabilisation: Apply gypsum or hydrated lime at application rates specified in Table 11, based on 

Emerson Class testing. 

• Sand Layer: Install a minimum 100 mm thick layer of clean, free-draining sand to act as a barrier and interrupt 

preferential flow paths. 

• Topsoil Cover: Place a layer of non-dispersive, free-draining topsoil (such as loam) over the sand barrier to 

retain the sand in place and facilitate effective revegetation or application of surface treatments. 

• Erosion Control: Implement surface erosion protection measures as outlined in the Erosion Control section 

to prevent wash-off and maintain system effectiveness. 

Retaining Walls  

The following measures are recommended when constructing retaining walls in areas with dispersive soils: 

• Retaining walls should be founded on bedrock or non-dispersive soils to reduce the risk of tunnel erosion and 

structural instability. 

• Where walls are constructed in Class 1 dispersive soils, freshly cut surfaces may be treated with gypsum or 

hydrated lime at application rates specified in Table 11 to reduce erosion potential. 

Drainage 

Effective drainage is critical in dispersive soil environments to prevent erosion, tunnel formation, and structural 

damage. The following measures are recommended: 

• Divert surface water away from cut and fill slopes to reduce infiltration into dispersive soils. 

• A sealed toe drain is essential to prevent water from soaking into freshly cut dispersive soils and migrating 

through dispersive fill layers beneath paved surfaces. 

• For optimal surface drainage over Class 1 soils, install concrete spoon drains in preference to earthen swales 

to minimise erosion risk. 

• Where earthen swale drains are used, stabilise Class 1 soils with gypsum or hydrated lime at a rate adjusted 

to soil pH. A liner (e.g. 20 mm bentonite layer) beneath topsoil and turf may be used to limit vertical water 

infiltration. 

• Subsurface drains installed in Class 1 soils should be backfilled with a sand mix containing 2% gypsum or 

hydrated lime to inhibit dispersion and maintain flow pathways. 

• Non-perforated drainage pipes should be used to divert water away from identified groundwater discharge 

points, limiting further erosion. 

 

 

Filling 
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The use of dispersive soils as fill presents a significant risk for tunnel erosion, especially where water movement is 

poorly controlled. The following measures are recommended to reduce risk and ensure long-term stability: 

• Dispersive soil used as fill is highly susceptible to tunnel erosion, particularly when exposed to concentrated 

surface or groundwater flow. 

• Groundwater can migrate along the base of and within fill layers, initiating erosion of dispersive materials 

and undermining overlying structures. 

• All proposed filling, especially within or near building footprints, should be carefully managed. This may 

involve either: 

o Removal of Class 1 dispersive soil from beneath the structure, or 

o Chemical treatment of dispersive fill using gypsum or hydrated lime, applied to the surface of each 

compacted lift. 

o Preventing water from intercepting dispersive soil by liming the fill or with careful drainage 

management 

• When chemically treating fill: 

o Use 300 mm thick lifts with full application rates as specified in Table 11. 

o For 150 mm thick lifts, halve the application rate accordingly. 

• Ensure compaction is achieved close to optimum moisture content, particularly in areas adjacent to footings 

and structures. 

• Paved surfaces over filled areas significantly reduce the risk of tunnel erosion, if cut-off drains are installed 

to prevent water ingress at the fill base. 

• Where feasible, spoon drains and pavement edges at the toe of cut batters should be founded on non-

dispersive soil or bedrock to intercept all surface water and eliminate seepage pathways. 

• If topsoil is removed prior to filling, and it is classified as slightly dispersive (Class 3) or non-dispersive (Class 

4 or higher), it may be replaced with a liner or imported non-dispersive material to protect the dispersive fill 

beneath. 

Roofed and Paved Area Stormwater Management 

All captured water on-site, including roof runoff, must be managed to remain at the surface and be evenly 

dispersed downslope across the Site. Roof runoff must be directed to detention tanks, with overflow 

discharged via surface irrigation—not into soakage pits. Due to the absence of non-dispersive topsoil, 

imported loam is required in irrigation areas. Irrigation must either: 

1. Be delivered just below the surface, draining directly into the imported loam without contact with 

dispersive soils; or 

2. Be applied via above-ground sprinklers onto imported loam to prevent erosion and maintain 

surface stability. 

Runoff from pavements and other impervious surfaces must either be captured and redirected into 

detention tanks for controlled redistribution.  

For driveways, runoff should be directed via cross-slope or in-slope alignment into lined side drains or 

swales. These must convey collected water to designated redistribution areas —such as detention tanks 

with surface irrigation or into distribution swales. Overflow must be dispersed across imported loam soils 

which is not located upgradient or downgradient of existing structures and ensuring water is not 

concentrated near foundations or fill. If distribution swales are used, they must be lined, constructed with 

low gradients, and designed to promote sheet flow rather than concentrated runoff. Distribution swale 

overflow must discharge onto non-dispersive imported loam soils. 

Service Trenches 

An effective measure to prevent stormwater ingress into backfilled service trenches is to ensure the trench 

surface is well sealed with non-dispersive soils or stable topsoil. As an additional site-specific 

recommendation, service trenches should be backfilled with compacted sand, which will help prevent 

water channelisation and reduce the risk of tunnel erosion along trench alignments.  
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DPIPWE 2009 Dispersive Soils and their Management.   Technical Reference Manual.  Sustainable Land Use 

Department of Primary Industries Water and Environment. 
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Appendix H Foundation Maintenance & Footing Performance (CSIRO) 
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1. Introduction 

 

I have been engaged by Prime Design to prepare a bushfire report and plan for a new residential 

dwelling in the suburb of Midway Point. The intent of this report is to confirm the suitability of the 

bushfire prone parcel of land to be successfully developed for a new residential dwelling in 

accordance with the Directors Determination – Bushfire hazard areas v1.2. 

 

The assessment describes the site and surrounding area, classifying the vegetation, assessing the 

slope and environmental features. This report should be included with approval documentation 

forming part of the certified documentation intended to satisfy the Directors Determination. The 

body of the report describes the site and assesses the requirements to be implemented to satisfy the 

requirements of the Directors Determination.  
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2. Limitation of Report 

 

This report has been prepared for the above mentioned clients for their use and distribution only. The 

intent of the report is to provide supporting documentation for the Development Application 

(specifically vegetation clearance/maintenance distances) and the Building Application. Should 

submitted Application Plans differ from the Certified Plans in this report then an amended design 

review should be conducted to determine the suitability of any amendments in relation to the 

Bushfire Prone Area Requirements of AS3959-2018. 

It is also to be noted that the assessment has been conducted according to the site inspection being 

conducted in September 2025 and does not take into account the possibility of altered site conditions 

either naturally occurring or where currently maintained or excluded vegetation conditions change 

due to a lack of ongoing maintenance. 

It should be noted that compliance with the recommendations contained in this assessment does not 

mean that there is no residual risk to life safety or property as a result of bushfire. A residual level of 

risk remains which recognizes that removing the risk to life and property in absolute terms is not 

achievable while people continue to build in bushfire prone areas. This limitation is expressed in the 

following extract from AS 3959 (2018) which states (in the forward), It should be borne in mind that 

the measures contained in this Standard cannot guarantee that a building will survive a bushfire event 

on every occasion. This is substantially due to the degree of vegetation management, the unpredictable 

nature and behaviour of fire, and extreme weather conditions.  

This level of residual risk is inherent in all bushfire standards and also applies to this assessment. 

 

3. Site Description and Background 

2 Olympic Avenue Midway Point is an existing land parcel located in the municipality of the Sorell 

Council. The property is currently predominately managed or low threat vegetation, with 

neighbouring properties containing mostly low threat vegetation, established residential dwellings 

and council park lands. There are large areas of grassland to the north-west that is owned by Crown 

land and Taswater. 

The site has access to a sealed public road – Olympic Avenue, which links to Penna Road and in turn 

to the Tasman Highway. This allotment is provided with a reticulated hydrant water supply for 

firefighting.   

 

3.1 Property Details 

Address: 2 Olympic Avenue, Midway Point  

Municipality: Sorell Council 

Zoned: General residential  

Lot Number: 183934/14 

Type of Development: New residential dwelling 

Classified BAL: BAL-12.5  
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Appendix A: Photo 1 – Site analysis with cadastral overlay – Subject site highlighted blue. 

 

 

3.2 Classification of Vegetation 

 

The vegetation affecting the site has been classified in accordance with Clause 2.2.3 of AS 3959-2018. 

The Bushfire-Prone vegetation affecting the site is predominantly Grassland – Group G in 

accordance with AS3959-2018. 

 

In this case, in accordance with Clause 2.2.2 of AS 3959-2018, the relevant Fire Danger Index for 

Tasmania of 50 (FDI 50). 

 

When considering the definition of Bushfire Prone Area under the Directors Determination it is 

evident the proposed dwelling location is within 100 metres of greater than 1 hectare of vegetation 

classified in accordance with AS 3959-2018 and is therefore considered ‘Bushfire Prone’. It should be 

also noted that Clauses C2.2.3.1 and C2.2.5 of AS3959-2018 state that a sufficient level of distance 

must be used to determine the vegetation classification and the effective slope which may 

necessitate the consideration of vegetation out to distances in excess of 100m from the site. As such 

the classified vegetation and effective slope under the vegetation has been assessed over a distance 

of 140m of the site.  

 

From the proposed dwelling site a 360° survey has been conducted to determine the vegetation type, 

proximity and slope under the vegetation which is of the highest hazard rating. In this case the 

Grassland is the highest hazard vegetation surrounding the proposed dwelling. 
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Note: in a bushfire there is a possibility of fire attack from any direction, not just the direction of the 

highest hazard. Photo 1, above indicates the Bushfire Prone Vegetation described.  

 

 

 

3.3 Slope 

 

The Effective slope of the land under the classified vegetation is determined in accordance with 

Clause 2.2.5 of AS 3959- 2018. 

 

The effective slope under the bushfire prone vegetation is generally Upslope/Flatland to south and 

east; and downslope 0-5° to the south and west of the site.   

 

Refer to Appendix A Image for topographic contour information. 

 

 

 

4. Bushfire Assessment 

 

In accordance with Clause 2.2 of AS 3959-2018, the Simplified Procedure has been applied to 

determine the Bushfire Attack Level (BAL) for the proposed dwelling site. In accordance with the 

Directors Determination, fire-fighting water supply and vehicle access are also considered and 

discussed in relation to the proposed dwelling. 

 

It should be noted that AS3959 Table 2.6 only provides BAL ratings for separation distance up to and 

including 50m from grassland. Therefore, grassland less than 100m but greater than 50m separation 

from the site has been excluded from assessment. 

 

 

 

 

4.1 Bushfire Attack Level 

 

Considering the current conditions, in accordance with AS3959-2018 the dwelling site is capable of 

achieving BAL-12.5 (the minimum required standard being BAL-29 required by the Directors 

Determination).  

 

The desired BAL rating to be applied in this instance will be BAL-12.5. The vegetation within the 

Hazard Management Area (HMA) is to be continually managed to a low threat level - as per Clause 

2.2.3.2 of AS3959-2018.  
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Table 1 – Bushfire Attack Level Assessment Summary and Notes 

 

 

Property Details 

 

Applicants Name Prime Design Phone 03 6228 4575 

Municipality Sorell Council Zoning General residential 

Certificate of Title/Lot No. 183934/14 Lot Size 645m² 

Address 2 Olympic Avenue, Midway Point 7171 

 

Type of Building Work 

 

New Class 1a Buildings     

New Class 10a Building      

New Class 2 Building     

New Class 3 Building     

Alteration/Additions to an existing building  

 

Description of building work: e.g. single dwelling with attached garage 
New residential dwelling             
                                                    
 

Bush Fire Attack Level (BAL) 
 
Relevant fire danger index: (see clause 2.2.2)    FDI 50 
 
Assess the vegetation within 100m in all directions (tick relevant group) 
Note 1: Refer to table 2.3 and figures 2.3 & 2.4 for description and classification of vegetation. 
Note 2: If there is no classified vegetation within 100m of the site then the BAL is LOW for that part of the 
site. 

 
Vegetation  
Classification (See 
Table 2.3 

North                X 

 
North East         

South                X 

 
South-West      

East                      X 

 
South-East           

West                    X 

 
North-West         

Group - 
 

Grassland Low threat veg. Low threat veg. Low threat veg. 

 

Exclusions 
(where 
applicable) 

Circle relevant paragraph descriptor from clause 2.2.3.2 

(a) (b) (c) (d) (e) (f)  (a) (b) (c) (d) (e) (f) (a) (b) (c) (d) (e) (f) (a) (b) (c) (d) (e) (f) 

 
Distance of the site from classified vegetation (see clause 2.2.4) 
 

Distance to 
classified 
vegetation 

Show distances in meters 
30m N/A N/A N/A 

 

X 
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Effective Slope Upslope 

 

Slope under the 

classified 

vegetation  

Upslope/0°  X Upslope/0°    X Upslope/0°    X Upslope/0°   X 

Downslope 

>0 to 5°         >0 to 5°          >0 to 5°         >0 to 5°         

>5 to 10°       >5 to 10°       >5 to 10°       >5 to 10°       

>10 to 15°      >10 to 15°     >10 to 15°     >10 to 15°      

>15 to 20°     >15 to 20°     >15 to 20°     >15 to 20°     

 

BAL value for 
each side of the 
site 

BAL-12.5 BAL-LOW BAL-LOW BAL-LOW 

Separation to 
achieve BAL-29 

7-<11m N/A N/A N/A 

Separation to 
achieve BAL-19 

11-<16m N/A N/A N/A 

Separation to 
achieve BAL-12.5 

16-<50m N/A N/A N/A 

Construction Requirements 
For this particular development a BAL-12.5 rating would suit all directions of this site, construction 
will be generally compliant with AS3959 -2018 Sections 3 and 5. 
 

4.2 Road / Vehicle Access 

 

The primary access to the lot is from a sealed public road – Olympic Avenue, which connects to Penna 

Road and in turn the Tasman Highway. There is an existing hydrant on Olympic Avenue, as such the 

road would be suitable to be utilised as hardstand.   

 

4.3 Water supply for firefighting 

 

The site is located in a serviced area for reticulated water. There is an existing hydrant located on 

Olympic Avenue on the front boundary of the property. All parts of the proposed building are within 

120 m hose lay of a fire hydrant. 

 

4.4 Hazard management area 

The minimum extents of the Hazard Management Area (HMA) are for the entirety of the residential 

allotment to be managed and treated as HMA. Management prescriptions for the proposed HMA are 

provided in Table 2. 

Table 2 – Hazard Management Area Prescriptions 

Within 10m of habitable 

buildings 

• No storage of flammable materials (e.g. firewood); 

• Avoid locating flammable garden materials near vulnerable building elements 
such as glazed windows/doors, decks and eaves (e.g. non-fire-retardant plants 
and combustible mulches); 

• Non-flammable features such as paths, driveways and paved areas are 
encouraged around habitable buildings. 

Trees within HMA • Maintain canopy separation of approximately 2.0m; 

• Ensure no branches overhang habitable buildings; 
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• Remove tree branches within 2.0m of the ground level below; 

• Locate any new tree plantings 1.5 x their mature height from buildings; 

• Avoid planting trees with loose, stringy or ribbon bark. 

Understory vegetation 

within HMA 

• Maintain grass cover at <100mm; 

• Maintain shrubs to <2.0m height; 

• Shrubs are to be maintained in clumps so as to not form contiguous vegetation 
(i.e. clumps up to 10sqm in area, separated from each other by at least 10m); 

• Avoid locating shrubs directly underneath trees; 

• Periodically remove dead leaves, bark and branches from underneath trees and 
around habitable buildings.  

 

 

5. Conclusion 

The site has been classified as BAL-12.5 as per the assessment processes outlined in AS3959-2018. 

The separation distances shown above are the areas to be maintained and kept in a way to reduce 

the fuel loads present in order to achieve lower BAL ratings. For this particular site and for where the 

proposed building is to be constructed, a BAL-12.5 rating is easily achieved and would suit all 

directions of the site. 

 

 

6. References 
 
Directors Determination – Bushfire hazard areas v1.2. 
 
LIST map version. Aerial Photograph [online]. Available from: 
http://www.thelist.tas.gov.au/listmap/listmap 
 
Standards Australia 2018, Construction of buildings in bushfire prone areas, AS 3959-2018. 
 

Statement 
 
I have taken all reasonable steps to ensure that the information provided in this assessment is 
accurate and reflects the conditions on and around the site and allotment on the date of this 
assessment.  
It should be noted that this report does not take into account the possibility of altered site conditions 
either naturally occurring or where currently maintained or excluded vegetation conditions change 
due to lack of ongoing maintenance. Compliance with the recommendations contained in this 
assessment does not mean that there is no residual risk to safety of life or property as a result of 
bushfire. 
 
Signed: ……  …………………………… 
 
Date: 15/09/2025……….…………… 
 

  

http://www.thelist.tas.gov.au/listmap/listmap
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Appendix B – Designer’s site plan and site images 

 
 

 

 

 
Looking north 
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Looking south 

 

 

 

 

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

 
 

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE 
ITEM 

Section 321 
 

 

  
 

  
     To: Prime Design                                             Owner /Agent

Address 

 

    Suburb/postcode 

 
Qualified person details:  
 

Qualified person: David Lyne     
 

Address: 11 Granville Avenue Phone No: 0421 852 987  
 

 Geilston Bay TAS  7015 Fax No:  
 

Licence No: BFP-144 Email address: dave_lyne@hotmail.com 
 

Qualifications and 
Insurance details: 

Accredited to report on bushfire hazards 
under Part IVA of the Fire Service Act 
1979 

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

 
 

 
Speciality area of 
expertise: 

Analysis of hazards in bushfire-prone 
areas 

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

 
Details of work:  
 

    Address:   Lot No: 14
 

 

2 Olympic Avenue

Midway Point 7171 Certificate of title No: 183934
 

The assessable 
item related to 
this certificate: 

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

system or plumbing system 
- an inspection, or assessment, 

performed 

  

 
Certificate details:  
 

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

 Bushfire Hazard Management Plan 

 

 

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

building work, plumbing work or plumbing installation or demolition work

OR 

 Form 55 



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

a building, temporary structure or plumbing installation
 

 
 

In issuing this certificate the following matters are relevant 
Documents:                      

 
          

 

            Bushfire Hazard Report – new residential dwelling 

Bushfire hazard management plan

 

Relevant • In Accordance with AS3959-2018; and   
• the Building Regulations (TAS). 

calculations:  
  

 

References: • AS3959-2018;  
 • the Building Regulations (TAS); and  
 • Building Code of Australia (BCA).  

 

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

 
       

 
   
 
    
   
  
  
                                                                                      The above mentioned report concludes that a BAL-12.5 rating is achievable and easily 

maintained for this site 
 

 

Scope and/or Limitations 

The assessment has been conducted according to information provided by the designer/client 
and freely available historical data and does not take into account the possibility of altered site 
conditions from the data relied upon. 
It should be noted compliance with the recommendations contained in the certified documents 
does not mean that there is no residual risk to life safety and property as a result of bushfire. The 
limitation is expressed in the following extract from AS3959-2018, which states: 
 
It should be borne in mind that the measures contained in this Standard cannot guarantee that a 
building will survive a bushfire event on every occasion. This is substantially due to the degree of 
vegetation management, the unpredictable nature and behaviour of fire, and extreme weather 
conditions.  
 
The level of residual risk is inherent in all bushfire standards and also applies to this certification.  
 
The assessment has been undertaken and certification provided on the understanding that; -  
 
1. The certificate 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.  
Impacts of future development and vegetation growth have not been considered. 
 

 
 
I certify the matters described in this certificate. 
 

 Signed: Certificate No: Date: 

Qualified person: 
 

                         1713/25  15/09/2025 
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GENERAL PROJECT INFORMATION
TITLE REFERENCE: 14/183934
SITE AREA: 645 m2

DESIGN WIND SPEED: N3
SOIL CLASSIFICATION: P
CLIMATE ZONE: 7
ALPINE AREA: NO
CORROSIVE ENVIRONMENT: HIGH
BAL RATING: BAL-12.5
OTHER KNOWN HAZARDS: WATERWAY AND COASTAL 
PROTECTION AREA, BUSHFIRE-PRONE AREAS, AIRPORT 
OBSTACLE LIMITATION AREA

FLOOR AREA 142.72 m2 (15.36 SQUARES )

ALFRESCO AREA 11.81 m2 (1.27 SQUARES )

GARAGE AREA 39.59 m2 (4.26 SQUARES )

PORCH AREA 2.84 m2 (0.31 SQUARES )

TOTAL AREA 196.96 21.20

p(h)+ 
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SITE PLAN

GENERAL NOTES
• CHECK & VERIFY ALL DIMENSIONS & LEVELS ON SITE
• WRITTEN DIMENSIONS TO TAKE PREFERENCE OVER SCALED
• ALL WORK TO BE STRICTLY IN ACCORDANCE WITH NCC 2022, ALL S.A.A.. CODES & LOCAL 

AUTHORITY BY-LAWS
• ALL DIMENSIONS INDICATED ARE FRAME TO FRAME AND DO NOT ALLOW FOR WALL LININGS
• CONFIRM ALL FLOOR AREAS
• ALL PLUMBING WORKS TO BE STRICTLY IN ACCORDANCE WITH A.S. 3500, NCC 2022 & 

APPROVED BY COUNCIL INSPECTOR
• BUILDER/PLUMBER TO ENSURE ADEQUATE FALL TO SITE CONNECTION POINTS IN ACCORDANCE 

WITH A.S. 3500 FOR STORMWATER AND SEWER BEFORE CONSTRUCTION COMMENCES
• THIS DRAWING IS TO BE READ IN CONJUNCTION WITH THE ENGINEER'S STRUCTURAL DRAWINGS
• ALL WINDOWS AND GLAZING TO COMPLY WITH A.S. 1288 & A.S. 2047
• ALL SET OUT OF BUILDINGS & STRUCTURES TO BE CARRIED OUT BY A REGISTERED LAND 

SURVEYOR AND CHECKED PRIOR TO CONSTRUCTION
• IF CONSTRUCTION OF THE DESIGN IN THIS SET OF DRAWINGS DIFFER FROM THE DESIGN AND 

DETAIL IN THESE AND ANY ASSOCIATED DOCUMENTS BUILDER AND OWNER ARE TO NOTIFY 
DESIGNER

• BUILDER'S RESPONSIBILITY TO COMPLY WITH ALL PLANNING CONDITIONS
• BUILDER TO HAVE STAMPED BUILDING APPROVAL DRAWINGS AND PERMITS PRIOR TO 

COMMENCEMENT OF CONSTRUCTION
• CONSTRUCTION TO COMPLY WITH AS 3959, READ IN CONJUNCTION WITH BUSHFIRE ATTACK 

LEVEL (BAL) ASSESSMENT REPORT.

SURVEYOR'S NOTES:
• THIS PLAN HAS BEEN PREPARED BY SURVEY PLUS FROM A COMBINATION OF EXISTING 

RECORDS AND FIELD SURVEY FOR THE PURPOSES OF SHOWING THE PHYSICAL  FEATURES 
OF THE LAND AND SHOULD NOT BE USED FOR ANY OTHER PURPOSE. 

• TITLE BOUNDARIES SHOWN WERE NOT VERIFIED OR MARKED BY SURVEY PLUS AT THE TIME 
OF THIS SURVEY. 

• SERVICES SHOWN ON THIS PLAN WERE LOCATED WHERE  POSSIBLE BY FIELD SURVEY. THEY 
ARE NOT A COMPLETE PICTURE OF SERVICES ON SITE. ALL SERVICE LOCATIONS ARE TO BE 
VERIFIED BEFORE COMMENCEMENT OF ANY WORK ON SITE, IN PARTICULAR THOSE SERVICES 
NOT PREVIOUSLY LOCATED THROUGH FIELD SURVEY. 

• SURVEY PLUS CAN NOT ACCEPT LIABILITY WHATSOEVER FOR LOSS OR DAMAGE CAUSED TO 
ANY UNDERGROUND SERVICE WHETHER SHOWN BY OUR SURVEY OR NOT. 

• THIS NOTE IS AN INTEGRAL PART OF THIS PLAN/DATA. REPRODUCTION OF THIS PLAN OR 
ANY PART OF IT WITHOUT THIS NOTE BEING INCLUDED  IN FULL WILL RENDER THE 
INFORMATION SHOWN ON SUCH A REPRODUCTION INVALID AND NOT SUITABLE FOR USE 
WITHOUT PRIOR AUTHORITY OF SURVEY PLUS.

• HORIZONTAL DATUM IS MGA (GDA94).
• VERTICAL DATUM IS AHD.
• CONTOUR INTERVAL IS 0.2 METRE, INDEX IS 1.0 METRE. 
• SURVEY BY ROBOTIC TOTAL STATION AND RTK GPS. 
• IMPORTED DATA SHOWN ON THIS PLAN WAS OBTAINED FOR PUBLIC AVAILABLE DATA FROM 

VARIOUS GOVERNMENT AUTHORITIES. THIS INFORMATION IS PROVIDED FOR GUIDANCE ONLY. 
THE ACCURACY OF ANY IMPORTED DATA IS PER THE ACCURACY QUOTED BY THE SOURCE 
AND IS IN NO WAY GUARANTEED BY SURVEY PLUS. USERS MUST NOT RELY ON THIS DATA FOR 
ON-GROUND LOCATION OF BOUNDARIES AND/OR SERVICES.

• LIST DATA IMPORT
· TasWater-SewerLateralLine
· TasWater-SewerMain
· TasWater-SewerMaintenanceHole
· TasWater-SewerPressurisedMain
· TasWater-WaterHydrant
· TasWater-WaterLateralLine
· TasWater-WaterMain

• BOUNDARIES ARE COMPILED ONLY FROM SP183934 AND RELEVANT SURVEY INFORMATION 
OBTAINED FROM LAND TITLES OFFICE AND ARE APPROXIMATE AND SUBJECT TO SURVEY.

• ALL WINDOWS WERE NOT ABLE TO BE LOCATED DUE TO OBSTRUCTION OF LINE OF SIGHT 
FROM TOTAL STATION.

• WINDOW LOCATIONS ARE APPROXIMATE ONLY DUE TO BEING UNABLE TO BE PERPENDICULAR 
TO WINDOWS WHEN LOCATING WITH TOTAL STATION. 

• 3D DATA TURNED OFF IN LAYER CONTROL.
· 3D TIN
· MAJOR CONTOUR 3D
· MINOR CONTOUR 3D

THIS PROJECT HAS BEEN DETERMINED TO HAVE A 
BUSHFIRE ATTACK LEVEL (BAL) OF BAL-12.5
REFER TO ASSESSMENT FOR FURTHER DETAILS.
ALL CONSTRUCTION MUST COMPLY WITH AS3959.

REFER ASSESSMENT PREPARED BY DAVID LYNE.
DWG NO: 1713. FOR BUSHFIRE HAZARD MANAGEMENT 
AREA DETAILS
ALL CONSTRUCTION MUST COMPLY WITH AS3959

REV. DATE DESCRIPTION

SETBACKS
REFER TO DIMENSIONS AND ELEVATIONS FOR FURTHER 
DETAILS.

GARAGE IS LOCATED WITHIN 12m OF THE PRIMARY 
FRONTAGE, OPENING WIDTH IS 5.1m

SITE COVERAGE
BUILDING FOOTPRINT 196.96 /SITE AREA 645 = 0.3053
TOTAL SITE COVERAGE 30.53%

PRIVATE OPEN SPACE
24m2 MINIMUM,
WITH A MINIMUM DIMENSION OF 4m
GRADIENT NO STEEPER THAN 1:10

TITLE REF: 14/183934
LOT SIZE: 645 m2

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1
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01

PROPOSED NEW RESIDENCE
2 OLYMPIC AVENUE,
MIDWAY POINT

J. E. PTY LTD ApproverS.P.

PLANNING

PLUMBING NOTES:
ALL DRAINAGE WORK SHOWN IS PROVISIONAL
ONLY AND IS SUBJECT TO AMENDMENT TO
COMPLY WITH THE REQUIREMENTS OF THE LOCAL
AUTHORITIES. 
ALL WORK IS TO COMPLY WITH THE REQUIREMENTS 
OF AS 3500.2021 & THE TASMANIAN PLUMBING CODE. 
AND MUST BE CARRIED OUT BY A LICENCED
TRADESMAN ONLY. 

REV. DATE DESCRIPTION

1 : 200

SITE DRAINAGE PLAN

PITS: ALL GRATED PITS SIZED AND INSTALLED PER 
AS/NZS 3500.2021 PART 3

ORGS: OVERFLOW RELIEF GULLYS TO BE BRANCHED 
SEPERATE AND NOT PASS THROUGH. REFER 
AS/NZS 3500.2021 PART 2

S/W: STORMWATER PIPES TO BE SIZED PER ASNZS 
3500.2021 PART 3

VENTS: DRAINAGE VENTS TO BE LOCATED BEFORE 
LAST FITTING AT THE END OF THE LINE PER 
AS/NZS 3500.2021 PART 2

SEWER AND WATER SERVICES
• ALL WORKS IN ACCORDANCE WITH WATER SUPPLY 

CODE OF AUSTRALIA AND TASWATER SUPPLEMENTS
• WORKS TO BE DONE BY TASWATER AT DEVELOPERS 

COST
CONNECT ALL ROOF RUNOFF 
TO RAINWATER TANK & 
DISCHARGE OVERFLOW TO 
STORMWATER LOT CONNECTION

CONNNECT SEWER TO 
SEWER LOT CONNECTION

PROPOSED 5000 LITRE WATER TANK WITH 
MIN. RETENTION STORAGE OF 2OOOL, WATER 
SUPPLY TO BE PLUMBED INTO TOILETS SO 
THAT RE-USE OCCURS WITH TOP-UP FROM 
RECTICULATED WATER SUPPLY

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1
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LOCALITY PLAN
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PROPOSED NEW RESIDENCE
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MIDWAY POINT

J. E. PTY LTD ApproverS.P.

PLANNING

THIS SITE IS ZONED GENERAL RESIDENTIAL AND REQUIRES A BUSHFIRE ASSESSMENT.
RESIDENCE IS NOT OVER 100m FROM UNMANAGED BUSH/GRASSLANDS GREATER THAN 1 HECTARE.

REFER TO BUSHFIRE ASSESSMENT REPORT FOR MANAGMENT PLAN
1 : 2000

LOCALITY PLAN

PROPOSED NEW RESIDENCE
2 OLYMPIC AVENUE, 
MIDWAY POINT

THIS PROJECT HAS BEEN DETERMINED TO HAVE A 
BUSHFIRE ATTACK LEVEL (BAL) OF BAL-12.5
REFER TO ASSESSMENT FOR FURTHER DETAILS.
ALL CONSTRUCTION MUST COMPLY WITH AS3959.

REV. DATE DESCRIPTION

REFER ASSESSMENT PREPARED BY DAVID LYNE.
DWG NO: 1713. FOR BUSHFIRE HAZARD 
MANAGEMENT AREA DETAILS
ALL CONSTRUCTION MUST COMPLY WITH AS3959

Sorell Council

Date Received: 07/10/2025

Development Application: 5.2025.273.1 -
Development Application - 2 Olympic Court,
Midway Point - P1.pdf
Plans Reference: P1
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PLANNING

NOTE:
FLOOR AREAS INCLUDE TO EXTERNAL FACE OF 
BUILDING AND GARAGE, UNLESS OTHERWISE STATED. 
DECKS AND OUTDOOR AREAS ARE CALCULATED 
SEPARATELY.

FLOOR AREA 142.72 m2 (15.36 SQUARES )

ALFRESCO AREA 11.81 m2 (1.27 SQUARES )

GARAGE AREA 39.59 m2 (4.26 SQUARES )

PORCH AREA 2.84 m2 (0.31 SQUARES )

TOTAL AREA 196.96 21.20

1 : 100

FLOOR PLAN

REV. DATE DESCRIPTION

THIS PROJECT HAS BEEN DETERMINED TO HAVE A 
BUSHFIRE ATTACK LEVEL (BAL) OF BAL-12.5
REFER TO ASSESSMENT FOR FURTHER DETAILS.
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ALUMINIUM WINDOWS DOUBLE GLAZING COMPLETE 
WITH FLY SCREENS TO SUIT BAL-12.5 RATING.
ALL WINDOW MEASUREMENTS TO BE VERIFIED ON SITE
PRIOR TO ORDERING

DOOR SCHEDULE

MARK WIDTH TYPE REMARKS

1 920 EXTERNAL ENTRY DOOR

2 870 INTERNAL TIMBER DOOR

3 820 Barn Door

4 870 INTERNAL TIMBER DOOR

5 870 INTERNAL TIMBER DOOR

6 920 CAVITY SLIDING DOOR

7 870 INTERNAL TIMBER DOOR

8 876 GLAZED EXTERNAL DOOR

9 870 INTERNAL TIMBER DOOR

10 870 INTERNAL TIMBER DOOR

WINDOW SCHEDULE

MARK HEIGHT WIDTH TYPE REMARKS

W1 2100 2400 AWNING WINDOW

W2 2100 600 AWNING WINDOW

W3 1800 610 AWNING WINDOW OPAQUE

W4 1800 1810 AWNING WINDOW

W5 1800 2110 FIXED WINDOW

W6 1800 2110 FIXED WINDOW

W7 2100 2410 SLIDING DOOR

W9 1200 1810 AWNING WINDOW

W10 1200 1810 AWNING WINDOW

W11 1200 910 AWNING WINDOW OPAQUE

W12 1200 1810 AWNING WINDOW

W13 2100 900 AWNING WINDOW
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ROOF FRAMING 
PREFABRICATED ROOF TRUSSES 
@ 900 CRS MAX 
BRACING BY OTHERS

ROOF CLADDING
COLORBOND CUSTOM ORB 
TO CLIENTS SPECS.

CLADDING TO BE 
SELECTED BY CLIENT

DOORS AND WINDOWS TO  BE
SEALED IN ACCORDANCE WITH
ABCB HOUSING PROVISIONS PART 13.4

BRICKWORK 
SELECTED FIRED CLAY 
FACE BRICKS. 
RAKED JOINTS, STRETCHER BOND 
REFER ENGINEER FOR 
ARTICULATION JOINTS 
ALL MASONRY TO COMPLY
WITH ABCB HOUSING PROVISIONS PART 5

PANEL LIFT DOOR 5100 WIDE x 2100 
HIGH CLADDING PANELS TO CLIENTS
SPEC FIXED IN ACCORDANCE WITH
MANUFACTURERS SPEC

REV. DATE DESCRIPTION

THIS PROJECT HAS BEEN DETERMINED TO HAVE A 
BUSHFIRE ATTACK LEVEL (BAL) OF BAL-12.5
REFER TO ASSESSMENT FOR FURTHER DETAILS.
ALL CONSTRUCTION MUST COMPLY WITH AS3959.
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ROOF FRAMING 
PREFABRICATED ROOF TRUSSES 
@ 900 CRS MAX 
BRACING BY OTHERS

ROOF CLADDING
COLORBOND CUSTOM ORB 
TO CLIENTS SPECS.

CLADDING TO BE 
SELECTED BY CLIENT

DOORS AND WINDOWS TO  BE
SEALED IN ACCORDANCE WITH
ABCB HOUSING PROVISIONS PART 13.4

BRICKWORK 
SELECTED FIRED CLAY 
FACE BRICKS. 
RAKED JOINTS, STRETCHER BOND 
REFER ENGINEER FOR 
ARTICULATION JOINTS 
ALL MASONRY TO COMPLY
WITH ABCB HOUSING PROVISIONS PART 5

REV. DATE DESCRIPTION

THIS PROJECT HAS BEEN DETERMINED TO HAVE A 
BUSHFIRE ATTACK LEVEL (BAL) OF BAL-12.5
REFER TO ASSESSMENT FOR FURTHER DETAILS.
ALL CONSTRUCTION MUST COMPLY WITH AS3959.

TIMBER DECK

TIMBER DECK
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ROOF PLAN

ROOF PLUMBING NOTES:

GUTTER INSTALLATION
TO BE IN ACCORDANCE WITH 
ABCB HOUSING PROVISIONS PART 7.4.4
WITH FALL NO LESS THAN 
1:500 FOR EAVES GUTTER
BOX GUTTERS IN ACCORDANCE WITH 
AS33500.3:2021 

UNLESS FIXED TO METAL FASCIA 
EAVES GUTTER TO BE FIXED 
@ 1200 CRS MAX. 

VALLEY GUTTERS ON A ROOF WITH A PITCH:
A) MORE THAN 12.5° DEGREES - MUST
HAVE A WIDTH OF NOT LESS THAN 
400mm AND ROOF OVERHANG OF NOT 
LESS THAN 150mm EACH SIDE OFVALLEY
GUTTER.   
B) LESS THAN 12.5° DEGREES, MUST BE 
DESIGNED AS A BOX GUTTER.

LAP GUTTERS 75mm IN THE DIRECTION 
OF FLOW, RIVET & SEAL WITH AN 
APPROVED SILICONE SEALANT.

DOWNPIPE POSITIONS SHOWN ON THIS 
PLAN ARE NOMINAL ONLY. 
EXACT LOCATION & NUMBER OF D.P'S 
REQUIRED ARE TO BE IN ACCORDANCE 
WITH ABCB HOUSING PROVISIONS PART 7.4.5 
REQUIREMENTS. 
SPACING BETWEEN DOWNPIPES MUST NOT 
BE MORE THAN 12m & LOCATED AS CLOSE AS 
POSSIBLE TO VALLEY GUTTERS 

ADDITIONAL ROOF LOAD
NO SOLAR P.V. SYSTEM HAS BEEN ALLOWED FOR,
NO SOLAR HOT WATER HAS BEEN ALLOWED FOR.

METAL ROOF
METAL SHEETING ROOF TO BE INSTALLED IN 
ACCORDANCE WITH ABCB HOUSING PROVISIONS PART 
7.2. REFER TO TABLE 7.2.2a FOR ACCEPTABLE 
CORROSION PROTECTION FOR SHEET ROOFING, 
REFER TO TABLE 7.2.2b-7.2.2e FOR ACCEPTABILITY 
OF CONTACT BETWEEN DIFFERENT ROOFING 
MATERIALS. FOR FIXING, SHEET LAYING SEQUENCE, 
FASTENER FREQUENCY FOR TRANVERSE FLASHINGS 
AND CAPPINGS, ANTI CAPILLARY BREAKS, FLASHING 
DETAILS REFER TO ABCB HOUSING PROVISIONS PART 
7.2.5- 7.2.7. ROOF PENETRATION FLASHING DETAILS. 
REFER TO TO ABCB HOUSING PROVISIONS PART 
7.2.5- 7.2.7. ROOF SHEETING MUST OVERHANG MIN 
35mm AS PER ABCB HOUSING PROVISIONS PART 7.2.8
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