
 

DEVELOPMENT APPLICATION 

PDPLANPMTD-2025/054890 

 

 

PROPOSAL: Outbuilding (Domestic Animal Breeding, Boarding or 

Training) 

 

LOCATION: 81 Richardsons Road, Sandford 

 

RELEVANT PLANNING SCHEME: Tasmanian Planning Scheme - Clarence 

 

ADVERTISING EXPIRY DATE: 01/04/2026 00:00:00 
 

The relevant plans and documents can be inspected at the Council offices, 38 Bligh 

Street, Rosny Park, during normal office hours until 01/04/2026 00:00:00.  In addition 

to legislative requirements, plans and documents can also be viewed at 

www.ccc.tas.gov.au during these times. 

 

Any person may make representations about the application to the Chief Executive 

Officer, by writing to PO Box 96, Rosny Park, 7018 or by electronic mail to 

clarence@ccc.tas.gov.au.  Representations must be received by Council on or before 

01/04/2026 00:00:00. 

 

To enable Council to contact you if necessary, would you please also include a day 

time contact number in any correspondence you may forward. 

 

Any personal information submitted is covered by Council’s privacy policy, available 

at www.ccc.tas.gov.au or at the Council offices. 



City of Clarence 
38 Bligh St Rosny Park 
PO Box 96 
Rosny Park TAS, 7018 

03 6217 9500 
clarence@ccc.tas.gov.au 
ccc.tas.gov.au 

City of Clarence  ▪  03 6217 9500  ▪  ccc.tas.gov.au 

Application for Development / Use or
Subdivision 
Use this form to obtain planning approval for developing or using land, including 
subdividing it into smaller lots or lot consolidation.  

Proposal: 

Location:  

Current Owners 

Applicant details 

Name / Company:  

Address:  

Phone: 

Email: 

Tax Invoice details (if different from above) 

Name / Company: 

Address: 

Phone: 

Email: 

Estimated cost of development: 

81 Richardsons Road, Sandford

Sarah Harriss C/- Sheds N Homes Hobart

57 Cove Hill Road, Bridgewater 7030
0408406307

hobart@shedsnhomes.com.au

$50,000

New Farm Shed

Suanne Joy Lawrence 

Version: 1, Version Date: 19/08/2025
Document Set ID: 5668565

Personal Information Removed



City of Clarence 
38 Bligh St Rosny Park 
PO Box 96 
Rosny Park TAS, 7018 

03 6217 9500 
clarence@ccc.tas.gov.au 
ccc.tas.gov.au 

City of Clarence  ▪  03 6217 9500  ▪  ccc.tas.gov.au 

Is the property on the Tasmanian Heritage Register?         Yes  ☐      No ☐     

If yes, we recommend you discuss your proposal with Heritage Tasmania prior to lodgement as  
exemptions may apply which may save you time on your proposal. 

If you had pre-application discussions with City of Clarence, please provide planner’s name: 

Current use of site: 

Does the proposal involve land administered or owned by the Crown or Council?  Yes  ☐      No ☐ 

Declaration 
• I have read the Certificate of Title and Schedule of Easements for the land and am satisfied 

that this application is not prevented by any restrictions, easements or covenants. 
• I authorise the provision of a copy of any documents relating to this application to any person 

for the purposes of assessment or public consultation.  I agree to arrange for the permission 
of the copyright owner of any part of this application to be obtained.  I have arranged 
permission for Council’s representatives to enter the land to assess this application 

• I declare that, in accordance with Section 52 of the Land Use Planning and Approvals Act
1993, that I have notified the owner of the intention to make this application. Where the 
subject property is owned or controlled by Council or the Crown, their signed consent is 
attached.

• I declare that the information in this declaration is true and correct.

Acknowledgement 
• I 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 
consultation; 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. 

Applicant’s signature: 

Date: 

Please refer to the development/use and subdivision checklist on the following pages to 
determine what documentation must be submitted with your application. 

■

Vacant land

Sarah Harriss Digitally signed by Sarah Harriss 
Date: 2025.08.18 11:35:46 +10'00'

Version: 1, Version Date: 19/08/2025
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City of Clarence 
38 Bligh St Rosny Park 
PO Box 96 
Rosny Park TAS, 7018 

03 6217 9500 
clarence@ccc.tas.gov.au 
ccc.tas.gov.au 

City of Clarence  ▪  03 6217 9500  ▪  ccc.tas.gov.au 

Development/use or subdivision checklist 
 

Mandatory Documents 
This information is required for the application to be valid.  We are unable to proceed with an 
application without these documents.  

□ Details of the location of the proposed use or development. 
□ A copy of the current Certificate of Title, Sealed Plan, Plan or Diagram and Schedule 

of Easements                     and other restrictions for each parcel of land on which the 
use or development is proposed. 

□ Full description of the proposed use or development. 
□ Description of the proposed operation. May include where appropriate: 

staff/student/customer numbers; operating hours; truck movements; and 
loading/unloading requirements; waste generation and disposal; equipment used; 
pollution, including noise, fumes, smoke or vibration and mitigation/management 
measures. 

□ Declaration the owner has been notified if the applicant is not the owner. 
□ Crown or Council consent (if publically-owned land). 
□ Any reports, plans or other information required by the relevant zone or code. 
□ Fees prescribed by the City of Clarence. 

 
Application fees (please phone 03 6217 9550 to determine what fees apply). An invoice will 
be emailed upon lodgement. 

Additional Documents 
In addition to the mandatory information required above, Council may, to enable it to 
consider an  application, request further information it considers necessary to ensure that 
the proposed use or  development will comply with any relevant standards and purpose 
statements in the zone, codes or  specific area plan, applicable to the use or development. 
 

□ Site analysis and site plan, including where relevant: 
• Existing and proposed use(s) on site. 
• Boundaries and dimensions of the site. 
• Topography, including contours showing AHD levels and major site features. 
• Natural drainage lines, watercourses and wetlands on or adjacent to the site. 
• Soil type. 
• Vegetation types and distribution, and trees and vegetation to be removed. 

Version: 1, Version Date: 19/08/2025
Document Set ID: 5668565



City of Clarence 
38 Bligh St Rosny Park 
PO Box 96 
Rosny Park TAS, 7018 

03 6217 9500 
clarence@ccc.tas.gov.au 
ccc.tas.gov.au 

City of Clarence  ▪  03 6217 9500  ▪  ccc.tas.gov.au 

• Location and capacity of any existing services or easements on/to the site. 
• Existing pedestrian and vehicle access to the site. 
• Location of existing and proposed buildings on the site. 
• Location of existing adjoining properties, adjacent buildings and their uses. 
• Any natural hazards that may affect use or development on the site. 
• Proposed roads, driveways, car parking areas and footpaths within the site. 
• Any proposed open space, communal space, or facilities on the site. 
• Main utility service connection points and easements. 
• Proposed subdivision lot boundaries. 

 
□ Where it is proposed to erect buildings, detailed plans with dimensions at a scale of 

1:100 or 1:200 showing: 
• Internal layout of each building on the site.  
• Private open space for each dwelling.  
• External storage spaces.  
• Car parking space location and layout.  
• Major elevations of every building to be erected.  
• Shadow diagrams of the proposed buildings and adjacent structures 

demonstrating the extent of shading of adjacent private open spaces and 
external windows of buildings on adjacent sites.  

• Relationship of the elevations to natural ground level, showing any proposed cut 
or fill.  

• Materials and colours to be used on rooves and external walls. 
 

□ Where it is proposed to erect buildings, a plan of the proposed landscaping showing: 
• Planting concepts. 
• Paving materials and drainage treatments and lighting for vehicle areas and 

footpaths.  
• Plantings proposed for screening from adjacent sites or public places. 

 
□ Any additional reports, plans or other information required by the relevant zone or 

code. 

This list is not comprehensive for all possible situations.  If you require further information 
about what may be required as part of your application documentation, please contact City 
of Clarence Planning team on (03) 6217 9550. 
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SEARCH DATE : 08-Aug-2025
SEARCH TIME : 11.27 AM
 
 

DESCRIPTION OF LAND
 
  City of CLARENCE
  Lot 2 on Sealed Plan 184625
  Derivation : Part of 2000 Acres Loc. to Robert Mather & Part 
  of 720 Acres Gtd. to Alexander McLeod
  Prior CTs 136228/1 and 136228/2
 
 

SCHEDULE 1
 
  N247403  TRANSFER to SUANNE JOY LAWRENCE   Registered 
           29-Apr-2025 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP184625 COVENANTS in Schedule of Easements
  SP184625 FENCING PROVISION in Schedule of Easements
  SP14489, SP30666, SP108910 & SP136228  COVENANTS in Schedule 
           of Easements
  SP30666 & SP54463 FENCING PROVISION in Schedule of Easements
  SP30666, SP54463 & SP108910 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

184625
FOLIO

2

EDITION

2
DATE OF ISSUE

29-Apr-2025

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
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FOLIO PLAN
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 08 Aug 2025 Search Time: 11:27 AM Volume Number: 184625 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 2
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SCHEDULE OF EASEMENTS
RECORDER OF TITLES

Issued Pursuant to the Land Titles Act 1980

Search Date: 08 Aug 2025 Search Time: 11:27 AM Volume Number: 184625 Revision Number: 01

Department of Natural Resources and Environment Tasmania www.thelist.tas.gov.au
Page 1 of 2
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Proposed new house site location.
This development is subject to a seperate application. 

Richardsons Road

Property Boundary

Property 
Boundary

Property Boundary

Property Boundary

Property Boundary

Property Boundary

40000

Crossover to be upgraded
to comply with TSD-R03-v3

New driveway - compacted gravel 
to match road seal.
Min 4m wide with driveway profile to 
comply with TSD-R04-v3.

Provide for Min. 2 vehicle parking
Parking area Max. 5% cross falls.

North

30000

DIMENSION NOTE:
Use written diemtnions only. Do no scale from drawings. All 
figured dimensions are to be used as a guide only. It is imperative 
that all dimensions, setouts and levels be confirmed onsite by the 
builder, Surveyor or Sub Contractor prior to the commencement of 
work, manufacture or installaion; and the Builder, Sub Contractor 
and/or manufacturer ensures a full set of plans are on hand and 
reference has been made to the general notes

DRAWING NOTE:
This drawing & design shown is the 
property of BLST Pty Ltd and shall not be 
copied nor reproduced in part or in whole in 
any form without the written permission of 
BLST Pty Ltd and shall be used only by the 
client of BLST Pty Ltd for the project for 
which it was provided.

57 Cove Hill Road
Bridgewater TAS 7030
(03) 6263 6545
hobart@shedsnhomes.com.au

BLST Pty Ltd
 ABN 52 660 422 159

CLIENT NAME:

PROJECT ADDRESS:

PROJECT:

DRAWING TITLE:

DATE: SCALE: DRAWN BY:

REVISION No. SHEET SIZE: JOB No:

A3
SHEET No:

 1 : 2000

Suanne Joy Lawrence

81 Richardsons Road, Sandford

New Farm Shed

SITEPLAN WHOLE SITE

08/08/2025 SH

SNH25-035 C2.1
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The current version can be downloaded from:
It is the users responsibility to ensure this drawing is the current version.

used for the purpose of which it was intended. Reproduction of this 
of the Local Government Association of Tasmania, and may only be 

drawing or its content in any format other than printed hard copies or

This drawing and the information it contains is, and remains the property
C
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DWG No.ISSUE DATE:

www.lgat.tas.gov.au.dwgXRef File:
GPO Box 1521, Hobart Tasmania 7001 I 326 Macquarie Street, Hobart Tasmania 7000

T: 03 6233 5966   F: 03 6233 5986   Email: admin@lgat.tas.gov.au

2020

PDF is strictly prohibited.

TSD-R03-v3

RURAL ROADS
TYPICAL PROPERTY ACCESS

TSD-R03-v318-09-2020
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The current version can be downloaded from:
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CONTENTS
A1.0 COVER PAGE
A2.0 SITEPLAN
A2.1 SITEPLAN WHOLE SITE
A3.0 FLOORPLAN
A4.0 ELEVATIONS
A4.1 ELEVATIONS

DIMENSION NOTE:
Use written diemtnions only. Do no scale from drawings. All 
figured dimensions are to be used as a guide only. It is imperative 
that all dimensions, setouts and levels be confirmed onsite by the 
builder, Surveyor or Sub Contractor prior to the commencement of 
work, manufacture or installaion; and the Builder, Sub Contractor 
and/or manufacturer ensures a full set of plans are on hand and 
reference has been made to the general notes

DRAWING NOTE:
This drawing & design shown is the 
property of BLST Pty Ltd and shall not be 
copied nor reproduced in part or in whole in 
any form without the written permission of 
BLST Pty Ltd and shall be used only by the 
client of BLST Pty Ltd for the project for 
which it was provided.

57 Cove Hill Road
Bridgewater TAS 7030
(03) 6263 6545
hobart@shedsnhomes.com.au

BLST Pty Ltd
 ABN 52 660 422 159

CLIENT NAME:

PROJECT ADDRESS:

PROJECT:

DRAWING TITLE:

DATE: SCALE: DRAWN BY:

REVISION No. SHEET SIZE: JOB No:

A3
SHEET No:

CLIENT

PROPERTY ADDRESS

PROPERTY TITLE REFERENCE
PROPERTY IDENTIFICATION NUMBER

LOCAL AUTHORITY
PLANNING ZONE

OVERLAYS
BUSHFIRE ATTACK LEVEL

CORROSION ENVIRONMENT
SOIL CLASSIFICATION
WIND CLASSIFICATION

PROPERTY LOT SIZE

PROPOSED FOOTPRINT

184625/2
9823852

Clarence
Rural

Airport Obsticle Limitation Area, Low Coastal inundation hazard band, medium coastal inundation hazard band, Future Coastal refugia area, 
Flood-Prone areas, Bushfire Prone areas
NA

NA
NA
N3

45580m2

168m2

Suanne Joy Lawrence

81 Richardsons Road, Sandford

NEW FARM SHED

COVER PAGE

08/08/2025 SH

SNH25-035 A1.0

CONSTRUCTION NEW FARM SHED

Suanne Joy Lawrence

81 Richardsons Road, Sandford

CLASS 10A
SNH25-035
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Proposed new house site location.
This development is subject to a further application. 

40000

Richardsons Road 30000

DIMENSION NOTE:
Use written diemtnions only. Do no scale from drawings. All 
figured dimensions are to be used as a guide only. It is imperative 
that all dimensions, setouts and levels be confirmed onsite by the 
builder, Surveyor or Sub Contractor prior to the commencement of 
work, manufacture or installaion; and the Builder, Sub Contractor 
and/or manufacturer ensures a full set of plans are on hand and 
reference has been made to the general notes

DRAWING NOTE:
This drawing & design shown is the 
property of BLST Pty Ltd and shall not be 
copied nor reproduced in part or in whole in 
any form without the written permission of 
BLST Pty Ltd and shall be used only by the 
client of BLST Pty Ltd for the project for 
which it was provided.
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DIMENSION NOTE:
Use written diemtnions only. Do no scale from drawings. All 
figured dimensions are to be used as a guide only. It is imperative 
that all dimensions, setouts and levels be confirmed onsite by the 
builder, Surveyor or Sub Contractor prior to the commencement of 
work, manufacture or installaion; and the Builder, Sub Contractor 
and/or manufacturer ensures a full set of plans are on hand and 
reference has been made to the general notes

DRAWING NOTE:
This drawing & design shown is the 
property of BLST Pty Ltd and shall not be 
copied nor reproduced in part or in whole in 
any form without the written permission of 
BLST Pty Ltd and shall be used only by the 
client of BLST Pty Ltd for the project for 
which it was provided.
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DIMENSION NOTE:
Use written diemtnions only. Do no scale from drawings. All 
figured dimensions are to be used as a guide only. It is imperative 
that all dimensions, setouts and levels be confirmed onsite by the 
builder, Surveyor or Sub Contractor prior to the commencement of 
work, manufacture or installaion; and the Builder, Sub Contractor 
and/or manufacturer ensures a full set of plans are on hand and 
reference has been made to the general notes

DRAWING NOTE:
This drawing & design shown is the 
property of BLST Pty Ltd and shall not be 
copied nor reproduced in part or in whole in 
any form without the written permission of 
BLST Pty Ltd and shall be used only by the 
client of BLST Pty Ltd for the project for 
which it was provided.
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East1

Colorbond Corrodek Roof
Colour: Pale Eucalypt
SRI:44

Colorbond Trimclad walls
Colour: Surfmist
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DIMENSION NOTE:
Use written diemtnions only. Do no scale from drawings. All 
figured dimensions are to be used as a guide only. It is imperative 
that all dimensions, setouts and levels be confirmed onsite by the 
builder, Surveyor or Sub Contractor prior to the commencement of 
work, manufacture or installaion; and the Builder, Sub Contractor 
and/or manufacturer ensures a full set of plans are on hand and 
reference has been made to the general notes

DRAWING NOTE:
This drawing & design shown is the 
property of BLST Pty Ltd and shall not be 
copied nor reproduced in part or in whole in 
any form without the written permission of 
BLST Pty Ltd and shall be used only by the 
client of BLST Pty Ltd for the project for 
which it was provided.
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Coastal Erosion and Inundation Hazard Assessment - Envirotech - 89 Balook Street Lauderdale     14 March 2024   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Client: Suanne Lawrence 
Certificate of Title: 184625/2 

Investigation Date: 26/09/2025 
 

COASTAL INUNDATION HAZARD ASSESSMENT 

LOT 2 81 RICHARDSONS ROAD - SANDFORD 

PROPOSED DWELLINGS AND SHED 

© Enviro-Tech Consultants Pty. Ltd.                        www.envirotechtas.com.au                         445 Macquarie Street, South Hobart 
Version: 1, Version Date: 22/01/2026
Document Set ID: 5797459
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Refer to this Report As 

Enviro-Tech Consultants Pty. Ltd. 2025. Coastal Inundation Hazard Assessment Report for a Proposed Dwellings And 
Shed, Lot 2 81 Richardsons Road - Sandford.  Unpublished report for Suanne Lawrence by Enviro-Tech Consultants 
Pty. Ltd., 26/09/2025. 

 

Report Distribution 

This report has been prepared by Enviro-Tech Consultants Pty. Ltd. for the use by parties involved in the proposed 
residential development of the property named above.  It is to be used only to assist in managing any existing or 
potential inundation hazards relating to the Site and its development. 

 

Permission is hereby given by Enviro-Tech Consultants Pty. Ltd., 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. 

 

Reporting Declaration –Coastal Erosion  

This Hazard Assessment Report includes a Geotechnical Site Investigation which has been prepared in accordance 
with AS1726 and the Tasmanian Planning Scheme, and the Director’s Determination and reviewed by a geotechnical 
practitioner with experience and competence in the preparation of coastal vulnerability assessment reports (see 
Attachment 30 for signed declaration & verification). 

 

Reporting Declaration – Coastal Inundation 

This Hazard Assessment Report includes an inundation assessment  which has been prepared in accordance with the 
Tasmanian Planning Scheme and the Director’s Determination – Coastal Inundation Hazard Areas and supervised by 
an environmental and engineering geologist with more than 10 years of experience and competence in coastal 
inundation modelling (see Attachment 30 for signed declaration & verification). 

 

Limitations of this report - Inundation 

No responsibility is accepted for subsequent activities onsite by owners including but not limited to placement of 
fill, uncontrolled earthworks or altered drainage conditions. 

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.  This report should not be applied to 
any project other than indicated herein.  
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Executive Summary 

 

Enviro-Tech Consultants Pty. Ltd. (Envirotech) were contracted by Benjamin Harris of Sheds n Homes, on 
behalf of Suanne Lawrence, to prepare a Coastal Inundation Assessment for a proposed dwelling at Lot 2, 
81 Richardsons Road, Sandford, which is herein defined as the Site. 

 

The proposal involves the construction of a single dwelling, a non-habitable shed and an internal access 
driveway within a defined building and works area located on elevated ground within the Lot. The dwelling 
is proposed to achieve a mandatory minimum finished floor level of 3.0 m AHD, in accordance with the 
requirements of the Tasmanian Planning Scheme for development within coastal inundation hazard areas. 

 

The Lot is mapped within the Medium Coastal Inundation Hazard Band and the Future Coastal Refugia 
Overlay under the Tasmanian Planning Scheme. Accordingly, the proposal has been assessed against the 
Natural Assets Code (C7) and the Coastal Inundation Hazard Code (C11), as well as the relevant Director’s 
Determination relating to coastal inundation risk, finished floor levels and tolerable risk for the intended 
life of development. 

 

The Lot comprises previously disturbed agricultural land with generally low relief. Ground elevations 
across the defined building and works area (The Site) range from approximately 1.8 m AHD to 2.2 m AHD, 
while lower-lying portions of the Lot occur outside the development footprint. The Site is inland, 
approximately 800 m from the coast, and is hydrologically separated from coastal and marine systems by 
intervening lagoon environments and natural topographic barriers. Regional geology and soil conditions 
are typical of the Sandford area and do not present constraints to the proposed development when 
appropriate siting and earthworks controls are applied. 

 

A detailed coastal inundation assessment was undertaken, incorporating stillwater storm-tide assessment 
for Ralphs Bay, hydrodynamic assessment of Pipe Clay Lagoon and Rushy Lagoon, and a conservative 
groundwater rise assessment for 2100 1% annual exceedance probability (AEP) conditions. The 
assessment demonstrates that the limiting inundation condition at the Site is groundwater rise, with a 
conservative design groundwater elevation of approximately 1.73 m AHD. No surface inundation of the 
defined building and works area is predicted under the assessed scenarios, and all proposed buildings are 
located above modelled inundation levels. 

 

Natural values and future coastal refugia were also assessed in accordance with Code C7. While the Lot is 
mapped within the Future Coastal Refugia Overlay at a strategic level, site-specific assessment 
demonstrates that the building and works area does not function as, nor is it required to accommodate, 
future coastal refugia or landward migration of coastal habitats. Clear Lagoon is an inland, hydrologically 
isolated saline system with no tidal influence, and no threatened flora, threatened vegetation 
communities or freshwater ecosystem values occur within the Site. The proposed development will not 
constrain future coastal processes or natural asset function. 
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A qualitative risk assessment was undertaken in accordance with AS/NZS ISO 31000, adopting a 
consequence–likelihood matrix consistent with the Director’s Determination. The likelihood of inundation 
affecting the Site is assessed as Barely Credible, with potential consequences limited to Minor impacts on 
non-habitable structures only under highly unlikely conditions. The resulting overall risk is classified as 
Very Low, which is considered acceptable and does not require specific hazard reduction or protection 
measures. 

 

In summary, the proposed development satisfies the intent and requirements of the Natural Assets Code 
(C7), the Coastal Inundation Hazard Code (C11) and the relevant Director’s Determination under the 
Tasmanian Planning Scheme. The Site can achieve and maintain a tolerable level of risk from coastal 
inundation for the intended life of the development, will not increase risk to adjacent land or public 
infrastructure, and is considered suitable for the proposed use. 

 

For the purposes of the Natural Assets Code C7.6.1 P2.1, it is established that the proposed building and 
works are for a use that relies upon the location to fulfil its purpose, having regard to the need to access 
a specific on-site resource. The dwelling is required to enable the ongoing keeping and care of horses, 
which is a land-dependent rural use that relies on access to on-site pasture, stock infrastructure and 
groundwater resources that are inherently location-specific. This use is consistent with, and comparable 
to, the established equestrian and rural land uses on neighbouring properties, all of which rely on the 
same on-site resources. Given the inland setting of the Lot and the absence of any credible coastal 
inundation influence, the proposed development does not depend on a coastal location, but rather on 
access to these site-specific rural resources, thereby satisfying the intent and requirements of C7.6.1 P2.1. 
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1 Introduction 

 Background 
Enviro-Tech Consultants Pty. Ltd. (Envirotech) were contracted by Suanne Lawrence to prepare a Coastal 
Inundation Assessment for a proposed dwelling and shed at Lot 2 81 Richardsons Road, Sandford which 
is herein defined as the Site (Map 1).  

Envirotech have assessed risks based on the supplied Site plans for the proposed development, modelling 
constraints stipulated within the Directors Determination, the Tasmanian Planning Scheme, and the 2016 
Tasmanian Building Regulations (TPS) 

 Scope 
The scope of the Site investigation is to: 

• Identify which overlay codes apply to the Site to determine development constraints including 
planning scheme exemptions, acceptable solutions, performance criteria as well as directors’ 
determinations and building regulations specific to the identified hazards. 

• Prepare a desktop review of relevant geomorphologic, hydrological and natural asset information 
for the Lot, Site and proposed development, including interpretation of available aerial imagery 
and topographic data. 

• Complete an invasive Site investigation comprising installation and gauging of a groundwater 
monitoring point to support inundation modelling and Site characterisation. 

• Using available geographic information system (GIS) data, construct a hydrodynamic, and coastal 
process model for the Site to interpret present and future Site conditions and how the proposed 
development may influence and be influenced by future Site inundation and natural assets. 

• Model coastal inundation inflow from Ralph’s Bay, Pipe Clay Lagoon and localised groundwater 
based on 1% AEP events for the year 2100. 

• Prepare a risk assessment for the proposed development in terms of coastal inundation hazards 
ensuring relevant building regulations, Directors Determination, and where applicable 
performance criteria are addressed; and 

• Where applicable, provide recommendations on methods and design approach to adapt to Site 
hazards. 

 Cadastral Title 
The land studied in this report is defined by the title 184625/2 

 Site Setting 
The Project Area and Site location plans are presented in Map 2, Attachment 1. The Site is positioned on 
a gently undulating coastal plain in Sandford, located approximately 800 m north of Rushy Lagoon and 
about 800 m southeast of Ralphs Bay. The surrounding landscape comprises low-relief terrain typical of 
the South Arm Peninsula, with local drainage and shallow groundwater influenced by nearby coastal and 
lagoonal systems. 
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 Proposed Development 
Table 1 summarises the provided design documents from which this assessment is based with plans 
presented in Attachment 2 with the Site outlay presented in Map 3. 

Table 1  Project Design Drawings  
Drafted By Project ID Date Generated Pages 
Sheds & Homes SNH25-035 08/08/2025 C2.1 

The proposal involves the development of a dwelling and shed towards the northern side of the block. 
Envirotech will be providing recommended finished floor levels as part of this assessment. 

2 Hazard Overlays 

Planning code overlay mapping is presented in Attachment 1.   

 Planning 
Planning code overlay descriptions, objectives and acceptable solutions are addressed in Attachment 4. 

Individual performance criteria are addressed in Attachment 11 and Attachment 12. 

2.1.1 Natural Assets Code C7 

Coastal natural asset (future coastal refugia) overlay mapping are presented in Map 3.  Planning details 
are presented in Attachment 3, with a natural asset assessment presented in Attachment 8 and code 
performance criteria addressed in Attachment 11.  The following relevant codes have been addressed: 

• C7.6.1A2 acceptable solution is not met given the Site is within the mapped future coastal refugia 
area but is not located within a building area on a sealed plan approved under this planning 
scheme.  Performance criteria C7.6.1 P2.1 and C7.6.1 P2.2 have therefore been addressed. 

• Performance criteria C7.6.1 P2.1 has been assessed in Attachment 8 
• In addressing Performance criteria C7.6.1 P2.1, it has been established that the buildings and 

works are for a use that relies upon the location to fulfil its purpose with the need to access a 
specific resource at the location. 

2.1.2 Coastal Inundation Code C11 

Coastal inundation hazard overlay mapping are presented in Map 4 and coastal inundation planning codes 
are addressed in more detail in Attachment 4 with the following codes addressed: 

• C11.5.2 A1 There are no acceptable solutions to uses located within a non-urban (rural) zone and 
within a medium coastal inundation hazard band: 

o C10.5.2 P1.1 To address erosion hazards and tolerable risks from a coastal erosion event 
in 2100 and the potential need for hazard reduction or protection measures. 

o C10.5.2 P1.2 modelling is conducted to ensure the use can achieve and maintain a 
tolerable risk1 from a 1% annual exceedance probability coastal inundation event in 2100 
for the intended life of the use without requiring any specific hazard reduction or 
protection measures. 

• C11.6.2 A1 As there are no acceptable solutions to C11.6.2 A1, the proposed development is 
assessed against performance criteria C11.6.2 P1 

 
1 Tolerable risk means the lowest level of likely risk from coastal inundation from a defined flood event to secure the 
benefits of a use or development in a coastal inundation hazard area, and which can be managed through routine 
regulatory measures or by specific hazard management measures for the intended life of each use or development. 
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 Building  

2.2.1 Coastal Inundation Hazard Overlay  

The director’s determination specifies (Division 2.2.1) that the defined flood level is above the 0 metres 
Australian Height Datum(AHD) level the with a one per cent probability of being exceeded in a storm surge 
flooding event in the year 2100, as specified in the Coastal Inundation Hazard Band Levels List (which 
includes the Site) at: 

2.7 m AHD for Sandford 

 

2.2.2 Proposed Dwelling  

According to the director’s determination and the Tasmanian Building Regulations 2016, buildings with 
habitable rooms2 including residential structures (Class 1) within a coastal inundation hazard area must 
have finished floor level of at least 300 millimetres above the defined flood level for the land (which 
includes the Site) at or above: 

3.0 m AHD for Sandford 

 

2.2.3 Proposed Shed 

Given Class 10 structures do not have habitable rooms, Class 10 structures are to be assessed in terms of 
tolerable risks only. The ground level near the shed ranges from 1.9 to 2.1m AHD with an average ground 
level of 2.0m and an estimated FFL of 2.1m AHD. 

 

2.2.4 Coastal Inundation Risk Assessment (outbuilding or class 10 structure) tolerable risks 

This coastal inundation assessment goes above and beyond the building design life (2075) scenario and 
extends the inundation model criteria out to include 2100 sea levels.  Therefore, the tolerable risks 
assessed herein as part of the Directors Determination are covered in the Tasmanian Planning Scheme 
Assessment. 

 

  

 
2   habitable rooms “means any room of a dwelling other than a bathroom, laundry, toilet, pantry, walk-in wardrobe, 
corridor, stair, hallway, lobby, clothes drying room and other space of a specialised nature occupied neither 
frequently nor for extended periods.” 
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3 Desktop Summary 

 Topography 
The Site ranges in elevation from approximately 1.8 m AHD to 2.1 m AHD and is near-level, consistent 
with the low-lying coastal plain of the South Arm Peninsula. The shallow relief allows overland flow to 
disperse slowly and makes the Site sensitive to elevated coastal water levels and localised ponding during 
high-rainfall or tidal-inundation events. 

 Published Geology 
According to the 1:250,000 geological mapping by Mineral Resources Tasmania (MRT), as presented in 
Map 12, the geology of the Project Area comprises: 

• Undifferentiated Quaternary sediment.   

4 Inundation Assessment 

 Assessment Methods 
The assessment focuses on determining future inundation levels near the proposed development in order 
to adequately address both the Tasmanian Planning Scheme and relevant Director’s Determinations. 

4.1.1 Ralphs Bay Storm-Tide Inundation and Coastal Overtopping Assessment 

Potential coastal inundation from Ralphs Bay was assessed using a conservative 2100 1% AEP storm-tide 
scenario incorporating astronomical tide, storm surge, projected sea-level rise (RCP8.5) and wind setup, 
with wave setup and run-up excluded due to the inland setting of the Site. Modelled stillwater levels were 
applied to regional LiDAR-derived topography to evaluate the potential for marine inundation or 
overtopping to propagate landward toward the Site, having regard to intervening topographic controls 
between Ralphs Bay and the lagoon system. 

4.1.2 Pipe Clay Lagoon and Rushy Lagoon Inlet Hydrodynamic Assessment 

Potential inundation via Pipe Clay Lagoon and Rushy Lagoon was assessed using an inlet-controlled 
hydrodynamic approach based on a time-varying 2100 storm-tide boundary condition combining 
astronomical tide, extreme barometric low-pressure effects and projected sea-level rise, with wind setup 
excluded due to the scale of the water body. Hydraulic exchange through the Rushy Lagoon inlet was 
assessed by analysing tidal and barometric low pressure exceedance of the inlet control elevation, 
calculating inflow and outflow volumes during exceedance periods, and applying these volumes to a 
storage–elevation relationship derived from a 2 m hydrographic digital elevation model to estimate 
lagoon water levels under extreme conditions, including a conservative rainfall allowance.   

4.1.3 Groundwater Rise Assessment for 2100 Conditions 

Groundwater inundation potential was assessed by extrapolating groundwater levels recorded during site 
inspection to projected 2100 conditions using conservative assumptions regarding groundwater recharge 
and long-term climatic variability. This involved estimating future groundwater depths relative to ground 
level, converting these to elevations relative to Australian Height Datum, and applying an additional buffer 
to define a conservative design groundwater level for subsequent comparison with Site elevations and 
proposed building platforms. 
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 Findings 

4.2.1 Ralphs Bay Storm-Tide Inundation and Coastal Overtopping Assessment 

Stillwater levels for Ralphs Bay under a 2100 1% AEP storm-tide event were calculated by summing 
projected sea-level rise, local 1% AEP storm tide and wind setup. 

• Projected 2100 sea-level rise = 0.93 m AHD 
• Local 1% AEP storm tide = 1.35 m 
• Wind setup = 0.13 m 
• Total 2100 stillwater level = 0.93 + 1.35 + 0.13 = 2.41 m AHD 

Spatial comparison of this level against regional LiDAR topography demonstrates that a natural elevated 
barrier between Ralphs Bay and the lagoon system prevents overtopping or landward propagation of 
marine inundation, with the mapped inundation extent remaining approximately 430 m from the Site. 
Accordingly, no direct coastal inundation pathway from Ralphs Bay to the Site is identified under the 2100 
1% AEP scenario. 

4.2.2 Pipe Clay Lagoon and Rushy Lagoon Inlet Hydrodynamic Assessment 

Stillwater levels for Pipe Clay Lagoon under a 2100 1% AEP storm-tide event were calculated without wind 
setup due to the limited fetch and scale of the waterbody. 

• Projected 2100 sea-level rise = 0.93 m AHD 
• Local 1% AEP storm tide = 1.35 m 
• Wind setup = 0.00 m 
• Total 2100 stillwater level = 0.93 + 1.35 = 2.27 m AHD 

Hydraulic exchange between Pipe Clay Lagoon and Rushy Lagoon is controlled by an inlet bed elevation 
of approximately 1.2 m AHD. Analysis of the adjusted 2100 tidal time series identified exceedance periods 
where ocean levels surpassed this control, enabling potential inflow into Rushy Lagoon. A critical inflow-
dominant period of approximately 100 hours was isolated, during which cumulative inflow exceeded 
cumulative outflow. 

Using inlet cross-sectional geometry and lagoon storage–elevation relationships derived from a 2 m 
hydrographic DEM: 

• Net inflow volume during the critical period ≈ 4.81 × 10⁵ m³ 
• Corresponding lagoon water level ≈ 1.52 m AHD 

A conservative rainfall allowance was then applied: 

• Design rainfall = 200 mm 
• Runoff coefficient = 0.5 
• Estimated rainfall contribution ≈ 1.0 × 10⁶ m³ 

When rainfall inflow is added to the storm-tide-driven inflow, the combined volume corresponds to a 
conservative peak Rushy Lagoon water level of approximately 1.7 m AHD. This represents the controlling 
surface-water inundation level at the Site under extreme 2100 conditions. 

In addition, the ground elevation separating Rushy Lagoon and Clear Lagoon was assessed to determine 
the potential for onward overtopping into Clear Lagoon under extreme conditions. The lowest point along 
this intervening saddle occurs at approximately 1.67 m AHD, resulting in a maximum potential head 
difference of approximately 30 mm relative to the conservatively modelled peak Rushy Lagoon water level 
of ~1.7 m AHD. Any overtopping across this low point would be tidally controlled, short-duration and 
coincident only with peak storm-tide conditions, and is conservatively estimated to occur for less than 
approximately 30 minutes. Based on the limited head difference, short duration and low flow depths, the 
resulting saline inflow to Clear Lagoon would be very small, conservatively estimated to be less than 3 KL. 
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Given the volume and storage capacity of Clear Lagoon, this magnitude of inflow would have a negligible 
effect on lagoon water levels and would not represent a sustained or meaningful inundation mechanism. 

4.2.3 Groundwater Rise Assessment for 2100 Conditions 

Groundwater levels recorded during the October 2025 site inspection were measured at 1.71 m below 
ground level, corresponding to a groundwater elevation of 0.44 m AHD. For the 2100 assessment, a 
conservative reduction in groundwater depth was adopted to reflect increased recharge and long-term 
climatic influences. 

• Adopted 2100 groundwater depth = 0.79 m below ground level 
• Corresponding groundwater elevation = 1.23 m AHD 

An additional buffer of 0.5 m was applied to account for climatic variability and long-term groundwater 
fluctuations. 

• 2100 design groundwater elevation = 1.23 + 0.5 = 1.73 m AHD 

This value represents the conservative upper bound groundwater inundation level at the Site for planning 
and risk assessment purposes. 

4.2.4 Summary of Controlling Inundation Levels at the Site 

Based on the combined assessments: 

• Ralphs Bay coastal overtopping: No inundation pathway to the Site 
• Rushy Lagoon surface water inundation (2100 1% AEP + rainfall): ~1.7 m AHD 
• Groundwater inundation (2100 design level): ~1.73 m AHD 

The defined building and works area is located at and above approximately 1.8 m AHD, above all modelled 
extreme inundation levels. 

4.2.5 Floodwater Depths and Finished Floor Level Assessment 

In accordance with the Tasmanian Planning Scheme Local Provisions Schedule and the Statewide Planning 
Provisions, habitable rooms within the Sandford area are required to achieve a minimum finished floor 
level of 3.0 m AHD, based on the defined 2100 1% AEP coastal inundation level plus freeboard. This 
mandatory finished floor level has been adopted for the proposed dwelling. 

Ground levels within the defined building and works area range from approximately 1.8 m AHD to 2.2 m 
AHD, with the dwelling platform located on the higher portion of the Site. The proposed shed is located 
on ground levels ranging from approximately 1.9 m AHD to 2.1 m AHD, with an average ground elevation 
of approximately 2.0 m AHD; allowing for slab construction, the finished shed floor level is anticipated to 
be approximately 2.1 m AHD. 

The limiting inundation condition at the Site is groundwater rise, with a conservative 2100 design 
groundwater elevation of 1.73 m AHD. This level remains below existing ground levels across the entire 
building and works area, including beneath the proposed dwelling and shed footprints. As a result, the 
modelled floodwater depth at ground surface is 0 m, and no surface inundation of the Site occurs under 
the assessed 2100 1% AEP scenario. 

Given the dwelling finished floor level of 3.0 m AHD, the vertical separation between habitable floor levels 
and the controlling inundation level exceeds 1.25 m, providing a substantial safety margin. The proposed 
shed floor level of approximately 2.1 m AHD also remains above the design groundwater level, and 
therefore is not subject to inundation. Accordingly, no inundation of buildings or the building and works 
area is anticipated under extreme future conditions, and floodwater depths across the Site are effectively 
nil. 
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5 Natural Values Assessment 

The Lot is mapped within the Future Coastal Refugia Overlay at a strategic planning scale due to the 
presence of inland saline wetland systems within the broader landscape, most notably Clear Lagoon. 
However, site-specific assessment demonstrates that the Lot does not function as, nor is it likely to 
become, land required to accommodate future coastal refugia or the landward migration of coastal 
habitats. 

Future coastal refugia within this landscape are constrained by elevation and hydrological setting and are 
expected to be limited to areas at or below approximately 1.1 m AHD, where saline influence and 
groundwater conditions may persist under sea-level rise scenarios. While a small proportion of the Lot 
reaches a minimum elevation of approximately 1.2 m AHD, the defined building and works area is located 
on elevated land at and above approximately 1.8 m AHD, well above the inferred future coastal refugia 
extent. 

Clear Lagoon is an inland saline lake that is hydrologically isolated from tidal and marine processes and 
does not support regular tidal inundation or active landward migration of coastal habitats. Modelling 
indicates that any potential overtopping between adjacent lagoon systems under extreme future 
conditions would be short-duration, very low probability and negligible in volume, and would not result 
in sustained saline inundation or expansion of coastal or halophytic vegetation onto the Lot or the building 
and works area. 

The Lot comprises previously disturbed agricultural land and does not contain coastal landforms, 
wetlands, saltmarshes, riparian vegetation or native vegetation of conservation significance. Natural 
Values Atlas mapping confirms that no threatened flora, threatened vegetation communities or 
freshwater ecosystem values occur on the Lot, with the nearest sensitive vegetation community confined 
to the margins of Clear Lagoon and not extending onto the land. 

Accordingly, while the Future Coastal Refugia Overlay applies at a strategic level to the Lot, the building 
and works area is not required to accommodate landward transgression of coastal or wetland habitats. 
The proposed development will not constrain future coastal processes or natural asset function and is 
compatible with the intent and outcomes of the Natural Assets Code and the Future Coastal Refugia 
provisions of the Tasmanian Planning Scheme. 

6 Risk Assessment 

Qualitative risk evaluation criteria have been created to determine fundamental risks that may occur due 
to development in areas that are vulnerable to erosion or inundation hazards. 

This qualitative risk assessment technique is based on AS/NZS ISO 31000:2009 and relies on descriptive 
or comparative characterisation of consequence, likelihood, and the level of risk comparative (rather than 
using absolute numerical measures). 

A risk consequence/likelihood matrix has been selected which is consistent with AS/NZS ISO 31000:2009 
guidelines. 

Consequence/likelihood criteria have assisted in determining if any risk management measures are 
required at the Site to mitigate any potential hazards.  Adopted consequence/likelihood criteria are 
presented in Attachment 10. 

Based on the outcomes of the site-specific coastal, surface water and groundwater inundation modelling, 
the probability of inundation affecting the building and works area is assessed as Barely Credible. In 
accordance with the adopted qualitative descriptors, a Barely Credible event is one that is considered 
inconceivable or fanciful over the design life of the development, noting that even under a conservative 
2100 1% AEP scenario, modelled inundation levels remain below the ground surface across the building 
and works area. 
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The consequence to property has been assessed as Minor, recognising that the proposed dwelling is 
elevated to a mandatory finished floor level of 3.0 m AHD and would not be affected under any assessed 
inundation scenario. In the highly unlikely event that inundation were to occur at the upper bounds of 
modelling uncertainty, any potential impacts would be limited to non-habitable ancillary structures only 
and would not result in structural damage to the dwelling or loss of property function. 

When assessed using the adopted consequence–likelihood risk matrix, the combination of Barely Credible 
likelihood and Minor consequence results in an overall Very Low Risk classification. A Very Low Risk is 
considered acceptable and does not require specific mitigation, hazard reduction or protection measures 
beyond standard regulatory controls. 

Accordingly, the proposed development is assessed as achieving and maintaining a tolerable level of risk 
from inundation for the intended life of the buildings, with no requirement for additional risk 
management measures at the Site. 

7 Recommendations 

Based on the outcomes of the coastal inundation, groundwater, natural values and risk assessments, the 
following recommendations are provided to guide development of the Lot. 

 Finished Floor Levels – Dwelling 
Habitable rooms within the proposed dwelling must achieve a minimum finished floor level of 3.0 m AHD, 
in accordance with the mandatory requirements of the Tasmanian Planning Scheme and Statewide 
Planning Provisions for the Sandford area. This may be achieved through controlled filling within the 
immediate dwelling footprint, anticipated to be on the order of 700–800 mm, together with slab 
construction. Filling should be confined to the defined building envelope to minimise land disturbance. 

 Finished Floor Levels – Shed 
As a non-habitable structure, the shed is not subject to prescribed minimum finished floor level 
requirements. It is recommended that the shed be founded on existing ground levels ranging from 
approximately 1.9 m to 2.1 m AHD, with only minor localised cut and fill to achieve a practical construction 
level. Allowing for gravel base and slab thickness, a finished floor level of approximately 2.1 m AHD is 
anticipated, which remains comfortably above the modelled inundation and groundwater levels. 

 Earthworks and Site Management 
Earthworks should be minimised across the Lot, with filling limited to the dwelling footprint and any minor 
levelling required for the shed and access driveway. To support protection of future coastal refugia values, 
it is recommended that a small, low-lying portion of the Lot below approximately 1.4 m AHD be excluded 
from horse access, thereby avoiding unnecessary disturbance of areas with potential future ecological 
sensitivity. 

 Stormwater and Roof Water Management 
Roof water from the dwelling and shed should be collected in tanks for reuse, with overflow directed to 
shallow, gravel-filled absorption trenches to promote infiltration and maintain existing diffuse drainage 
patterns. These trenches do not need to be substantial and are anticipated to be approximately 0.5 m 
deep, lined with geofabric to prevent soil migration while allowing infiltration. 

 Driveway Construction and Drainage 
The internal access driveway should be constructed using a free-draining gravel or road-base material, 
which is well suited to the Site’s conditions. If an impervious surface is proposed, any resulting runoff 
should be managed locally using shallow absorption trenches constructed along the downslope edge of 
the driveway. A slight longitudinal fall along the driveway alignment can be used to direct runoff into these 
trenches, which can be modest in size given the low catchment area and favourable drainage conditions. 
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 Erosion and Sediment Control 
Implementation of the above stormwater and driveway drainage measures will ensure a low likelihood of 
erosion, sediment mobilisation or off-site impacts, and no additional erosion control structures are 
anticipated to be required beyond standard construction practices. 

8 Concluding Statement 

The Lot is mapped within the Future Coastal Refugia Overlay at a strategic level; however, site-specific 
assessment confirms that the building and works area does not function as future coastal refugia and is 
not required to accommodate landward migration of coastal or wetland habitats. 

• Future coastal refugia overlay (C7.6.1) addressed, with the proposed building and works 
envelope consolidated on higher ground within the Lot and designed to avoid impacts on 
natural assets or future coastal processes (P2.1 a–j).  

• Future coastal refugia “coastal location” addressed by noting the Lot is ~800 m inland and the 
proposed dwelling is required to access and manage location-specific rural resources on the 
Lot (horse care/pasture/stock infrastructure and groundwater), consistent with surrounding 
rural/equestrian properties (P2.2, principally (a); (b)–(f) not applicable).  

• Coastal inundation hazard “coastal location” (C11.5.2 P1.1) addressed by confirming the use 
is not coastal-dependent and by relying on the coastal inundation hazard assessment findings 
that extreme 2100 1% AEP conditions do not inundate the defined building and works area 
(P1.1 (a) and (h)), with no applicable triggers for marine/coastal uses (P1.1 (b)–(f)) and no 
contrary agency/council advice identified (P1.1 (g)).  

• C11.5.2 P1.2 satisfied because the coastal inundation hazard report demonstrates very low 
risk (barely credible likelihood with minor consequence) and that no specific hazard reduction 
or protection measures are required (P1.2 (a)), and the use can achieve and maintain tolerable 
risk for a 2100 1% AEP event without protection works (P1.2 (b)).  

• Buildings and works tolerable risk (C11.6.1 P1.1) satisfied because modelling and the risk 
assessment indicate no increase in risk requiring protection measures (P1.1 (a)), no 
agency/council advice requiring mitigation (P1.1 (b)), and the coastal inundation hazard 
report supports tolerable risk for the intended life (P1.1 (c)).  

• Director’s Determination matters addressed by confirming the proposed building and works 
are unlikely to cause or contribute to coastal inundation on the Lot or adjacent land, and by 
demonstrating tolerable risk for the intended life having regard to use intensity/duration, 
development form, change in risk, adaptation capacity, utility/service continuity, no need for 
protection measures on the Lot or beyond it, no applicable coastal inundation management 
plan requirement, and no hazardous chemicals proposed that would elevate consequence 
during an event.  

 
Kris Taylor BSc (hons) |          Environmental & Engineering Geologist   

Director 

Enviro-Tech Consultants Pty. Ltd. 
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Attachment 1 Maps 

Map 1 

 
Map 1 Site regional setting (The LIST)

SITE 

  

5km 
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Map 2 

 
Map 2 Site and Project Area local setting

  

Version: 1, Version Date: 22/01/2026
Document Set ID: 5797459



 
Coastal Inundation Hazard Assessment - Envirotech - Lot 2 81 Richardsons Road Sandford     26/09/2025   

© Enviro-Tech Consultants Pty. Ltd.                   www.envirotechtas.com.au                 03 62 249 197  Page 15 

Map 3 

 
Map 3 Future Coastal Refugia  
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Map 5 

 
Map 4 Coastal inundation overlay 
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Map 6 

 
Map 5 Flood prone areas overlay 
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Map 7 

 
Map 6 Regional digital elevation model based on 2013 LIDAR and section A location 
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Map 8 

 
Map 7  1:250,000 Scale Mineral Resources Tasmania geology mapping  

S – Swamp deposits 

Qha – Quaternary sediments - 
Holocene alluvium 

Qhw – Quaternary sediments - 
Holocene windblown sand 

Jdl – Dolerite (tholeiitic) with locally 
developed granophyre 

Pu - Upper glaciomarine sequences of 
pebbly mudstone, pebbly sandstone 
and limestone. 

Pu 

Site 

Pipe Clay Lagoon 
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Attachment 2 Preliminary Design Concept Plans 
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Attachment 3 Planning and Building Regulations  

Tasmanian Planning Scheme – Acceptable Solutions 

Natural Assets Code 

Tasmanian Planning Scheme C7.0 

The proposed building and works fall within the following Natural Assets Code C7.6.1 overlays: 

• Future coastal refugia overlay (Map 3). 

C7.0 Natural Assets Code Exemptions  

C7.4.1The following use or development is exempt from this code: 

• (a) works by or on behalf of the Crown, State authority, or council to remedy an unacceptable risk to 
public or private safety or to mitigate or prevent environmental harm; 

• (e) works by or on behalf of the Crown, State authority, or council for the protection of a water 
supply, watercourse, lake, wetland, or tidal waters or coastal assets as part of an endorsed or 
approved management plan; 

• (f) coastal protection works by or on behalf of the Crown, State authority, or council that have 
been designed by a suitably qualified person; 

The Site is within the Future Coastal Refugia Overlay and the proposed works are not exempt under C7.4.1, 
so assessment against the Natural Assets Code is required. 

C7.6. Development Standards for Building and Works 

C7.6.1 Objective  

That buildings and works within a waterway and coastal protection area or future coastal refugia area will 
not have an unnecessary or unacceptable impact on natural assets. 
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C7.6.1 Codes 

The proposed development is to be assessed with respected to future coastal refugia area overlay code 
C7.6.1 acceptable solutions presented in Table 2. 

Table 2 Natural Asset Code Development Standards for Building and Works Acceptable Solutions 

Natural 
Asset 
Code 

Acceptable Solution  Over-
lay 

Perform-
ance 
Solution 

Performance 
Solution to 
be 
Addressed 

Justification 

C7.6.1 
A1 (a) 

be within a building area on 
a sealed plan approved 
under this planning 
scheme; 

WCPA C7.6.1 
P1.1 No 

Does meet acceptable solution.  
 
The Site and lot do not fall 
within the waterways and costal 
protection overlay.  
 

C7.6.1 
A1 (b) 

in relation to a Class 4 
watercourse, be for a 
crossing or bridge not more 
than 5m in width; or 

WCPA C7.6.1 
P1.1 No 

Not applicable  
waterway and coastal 
protection area 

C7.6.1 
A1 (c) 

if within the spatial extent 
of tidal waters3 WCPA 

 
C7.6.1 
P1.2 

No 
Not applicable  
waterway and coastal 
protection area 

C7.6.1 
A2 

Buildings and works within 
a future coastal refugia area 
must be located within a 
building area on a sealed 
plan approved under this 
planning scheme. 

FCR 

C7.6.1 
P2.1 
 
C7.6.1 
P2.2 

Yes 

Does not meet acceptable 
solution — the Site is within the 
mapped future coastal refugia 
area but is not located within a 
building area on a sealed plan 
approved under this planning 
scheme. 

C7.6.1 
A3 

Development within a 
waterway and coastal 
protection area or a future 
coastal refugia area must 
not involve a new 
stormwater point discharge 
into a watercourse, wetland 
or lake. 

FCR or 
WCPA C7.6.1 P3 No4 

A stormwater discharge point 
may be required for the Site but 
is outside of the scope of this 
investigation. 

C7.6.1 
A4 

Dredging or reclamation 
must not occur within a 
waterway and coastal 
protection area or a future 
coastal refugia area. 

FCR or 
WCPA 

C7.6.1 
P4.1 
 
C7.6.1 
P4.1 

No No applicable – No dredging or 
reclamation 

C7.6.1 
A5 

Coastal protection works or 
watercourse erosion or 
inundation protection 
works must not occur 
within a waterway and 
coastal protection area or a 
future coastal refugia area. 

FCR or 
WCPA C7.6.1 P5 No No applicable – No coastal 

protection works 

 

  

 
3 be an extension to an existing boat ramp, car park, jetty, marina, marine farming shore facility or slipway that is not more than 
20% of the area of the facility existing at the effective date. 
4 Not within the scope of this assessment 

Version: 1, Version Date: 22/01/2026
Document Set ID: 5797459



 
Coastal Inundation Hazard Assessment - Envirotech - Lot 2 81 Richardsons Road Sandford     26/09/2025   

 

C7.6.1 A2 Acceptable Solutions (Future Coastal Refugia) 

The proposed development does not meet C7.6.1 A2 given that the development is not within a building 
area on a sealed plan approved under this planning scheme.  C7.6.1 P2.1 & P2.2 performance solutions 
therefore needs to be addressed.   

C7.6.1 P2 Performance Criteria 

Performance criteria C7.6.1 P2.1 is to be assessed with performance solutions in Attachment 25 

In addressing performance criteria C7.6.1 P2.2, there is a requirement that buildings and works within a 
future coastal refugia area must be for a use that relies upon a coastal location to fulfil its purpose, having 
regard to: 

(a) the need to access a specific resource in a coastal location; 

(b) the need to operate a marine farming shore facility; 

(c) the need to access infrastructure available in a coastal location; 

(d) the need to service a marine or coastal related activity; 

(e) provision of essential utility or marine infrastructure; and 

(f) provision of open space or for marine-related educational, research, or recreational 
facilities. 

In this case, the development is located on privately owned land zoned Rural and is not intended to 
support marine or coastal-dependent activities. The proposal is for a dwelling to enable the ongoing 
keeping and care of horses, which is an established and accepted rural use within the locality. The effective 
care of horses requires a permanent on-lot presence to ensure appropriate animal welfare, land 
management and maintenance of rural infrastructure. The lot also contains a groundwater resource, 
consistent with neighbouring properties, which is intended to be used for stock watering and general rural 
purposes. Access to and management of this resource is inherently location-specific and cannot be 
undertaken remotely. Accordingly, the proposed dwelling is necessary to enable the reasonable and 
lawful use of the land in a manner consistent with its zoning, surrounding land uses and established rural 
character. 
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Coastal Inundation Hazards C11 

Code Overlay Reporting Requirements 

The Site falls within The LIST Coastal Inundation Hazard Overlay (medium hazard band) as presented in 
Map 7. 

The proposed development reporting requirements are summarised in Table 3 with the following to be 
addressed: 

• Tasmanian Planning Scheme (TPS) Code C11 Coastal Inundation Hazard Code. 
• Part 5 (Work in Hazardous Areas) of the Building Regulations 2016; Division 5 – Coastal Inundation 
• Directors Determination – Coastal Inundation Hazard Areas. 

The proposed development is not exempt from C11 Coastal Inundation Hazard Code on the basis that the 
proposal will involve uses located within a non-urban zone and within a medium coastal inundation hazard 
band. 

Table 3  Coastal Inundation Hazard Reporting Requirements Framework 
Council Clarence 
Planning Scheme Tasmanian Planning Scheme 

Critical use, hazardous use, or vulnerable use No 

Low or medium coastal inundation hazard band Medium 
Parts of the Site are located within a high coastal 
inundation hazard band No 

Located within a non-urban zone Yes 
Requires inundation protection works No 

Exemption from TPS Code C11 
No, on the basis that the proposed development is located 
within a non-urban (Rural 20) zone and within a medium 
coastal inundation hazard band 

Coastal inundation reporting requirements Coastal Inundation Hazard Assessment in accordance with 
directors’ determination and C11.0 Codes 

Coastal inundation code to be addressed 

C11.5.2 Uses located within a non-urban zone and within 
a medium coastal inundation hazard band 
C11.6.1 Buildings and works, excluding coastal protection 
works, within a coastal inundation hazard area 

Defined inundation level 
2.7m AHD.   Based on 1% AEP for year 2100 - as per 
Tasmanian Planning Scheme Local Provisions Schedule 
Table C11.1 Sandford  

Minimum habitable room finished floor level based 
on the defined inundation level plus 0.3m freeboard 
(Tasmanian Building Regulations 2016) 

3m AHD 

Risk assessment modelling criteria 

1% annual exceedance probability coastal inundation 
event in 2100 for the intended life of the use factoring in 
sea levels, astronomical tides, barometric low, wave 
setup, wave runup and wind setup 

In a coastal inundation investigation area No 
Coastal inundation investigation area report 
required No 

Located within a flood-prone area hazard code 
overlay Yes 

Flood-prone area hazard code overlay to be 
addressed 

Not in areas where the proposed building and works are 
located within the coastal inundation hazard overlay, but 
the Directors Determination still needs to be addressed 
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Directors Determination  

Certificate of Likely Compliance 

In determining an application for a Certificate of Likely Compliance (2 (6), the building surveyor must: 

(a) take into account the coastal inundation hazard report and any relevant coastal inundation 
management plan; and 

(b) be satisfied that the proposed work will not cause or contribute to coastal inundation on the Site, on 
adjacent land or of public infrastructure; and 

(c) be satisfied that the proposed work can achieve and maintain a tolerable risk5  for the intended life 
of the building without requiring any specific coastal inundation protection measures. 

Residential structures and outdoor structures 

Although a coastal inundation hazard assessment report may not be required for planning purposes, 
according to the director’s determination, a coastal inundation hazard report must be prepared 
addressing tolerable risks for proposed residential structures (Class 1) and outdoor structures (Class 10). 

Coastal Inundation Risk Assessment Addressing the Directors Determination 

To comply with the determination, this report assesses whether the proposed use or development can 
achieve and maintain a tolerable risk for the intended life of the use or development without requiring 
any specific coastal inundation protection measures.  This risk assessment is two tiered and includes an 
assessment of tolerable risks associated with a: 

• Defined floor level (local inundation levels set out in the local provisions schedule) 
• 1% AEP flooding event within the building design life (50 year)   

Enviro-Tech have undertaken site-specific inundation modelling for the 2100 1% AEP storm-tide scenario, 
including astronomical tide, storm surge, wind setup, barometric pressure effects, groundwater 
elevations and inlet-controlled hydraulic behaviour. 

Class 1 Structures 

Buildings with habitable rooms6 including residential structures (Class 1) within a coastal inundation 
hazard area must be assessed in terms of tolerable risks and have finished floor level of at least 300 
millimetres above the defined flood level for the land.  

Class 10 Structures  

Given Class 10 structures do not have habitable rooms, finished floor levels are not regulated and Class 
10 structures are to be assessed in terms of tolerable risks only.   

Defined Flood Level  

For the purposes of the Directors Determination – Coastal Inundation Hazard Areas and regulation 56(3) 
of the Building Regulations 2016, the defined flood level is the level above the 0 metres Australian Height 
Datum with a one per cent probability of being exceeded in a storm surge flooding event in the year 2100, 
as specified in the Local Provisions Schedule of the Tasmanian Planning Scheme. 

 
5 Tolerable risk means the lowest level of likely risk from coastal inundation from a defined flood event to secure the benefits of 
a use or development in a coastal inundation hazard area, and which can be managed through routine regulatory measures or 
by specific hazard management measures for the intended life of each use or development 
6   habitable rooms “means any room of a dwelling other than a bathroom, laundry, toilet, pantry, walk-in wardrobe, corridor, 
stair, hallway, lobby, clothes drying room and other space of a specialised nature occupied neither frequently nor for extended 
periods.” 
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Site Defined Flood Level 

The defined flood level for the Site is based on TPS Table C11.1 Coastal Inundation Hazard Bands AHD 
Levels for 2100 with the following 1% annual exceedance probability of inundation: 

• 2.7 m AHD for Sandford 

Coastal Inundation Risk Modelling 

 

Tasmanian Building Regulations 2016  

Habitable Room Finished Floor Levels 

Tasmanian Building Regulations 2016, residential structures (Class 1) within a coastal inundation hazard 
area must have finished floor level of habitable rooms7 at least 300 millimetres above the defined flood 
level for the land (which includes the Site) at or above: 

3.0 m AHD for Sandford 

 

Coastal Inundation Risk Assessment Addressing TPS Code C11 

Where the determination requires an inundation risk assessment in terms of the defined flood level as 
well as 50 year building design life scenario, where the proposed development is not exempt from TPS 
Code C11, the development requires an additional level of inundation risk modelling based on 2100 sea 
level scenarios. 

To comply with C11 performance codes, this report assesses whether the proposed work can achieve and 
maintain a tolerable risk8 from coastal inundation from a 1% annual exceedance probability coastal 
inundation event in 2100 for the intended life of the use or development without requiring any specific 
coastal inundation protection measures.   

This report includes a site-specific assessment of 2100 1% AEP storm-tide flooding, incorporating 
astronomical tide, storm surge, barometric pressure, wind setup, and inlet-controlled hydraulic 
behaviour.   

C11.6 Development Standards for Buildings and Works 

C11.6.1 Buildings and works, excluding coastal protection works, within a coastal inundation hazard 
area 

C11.6.1 Objective 

That: 

(a) building and works, excluding coastal protection works, within a coastal inundation hazard area, 
can achieve and maintain a tolerable risk from coastal inundation; and 

(b) buildings and works do not increase the risk from coastal inundation to adjacent land and public 
infrastructure. 

 
7   habitable rooms “means any room of a dwelling other than a bathroom, laundry, toilet, pantry, walk-in wardrobe, 
corridor, stair, hallway, lobby, clothes drying room and other space of a specialised nature occupied neither 
frequently nor for extended periods.” 

8 Tolerable risk means the lowest level of likely risk from coastal inundation from a defined flood event to secure the benefits of 
a use or development in a coastal inundation hazard area, and which can be managed through routine regulatory measures or 
by specific hazard management measures for the intended life of each use or development 
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C11.6.1 A1 Acceptable Solutions 

As there are no acceptable solutions to C11.6.1 A1, and therefore the proposed development is to be 
assessed against performance criteria. 

C11.6.1 P1 Performance Criteria 

Modelling is conducted to ensure the use can achieve and maintain a tolerable risk from a 1% annual 
exceedance probability coastal inundation event in 2100 for the intended life of the use without requiring 
any specific hazard reduction or protection measures. 

C11.6.1 P1.1 and C11.6.1 P1.1 performance criteria is addressed based on the hazard modelling and a risk 
assessment of performance criteria presented in Attachment 12. 

C11.6.2 Coastal protection works within a coastal inundation hazard area 

C11.6.2 Objective 

That coastal protection works located within a coastal inundation hazard area are kept to a minimum, 
appropriately located, fit for purpose and do not increase the likely risks from coastal inundation to 
adjacent land. 

C11.6.2 A1 Acceptable Solutions 

As there are no acceptable solutions to C11.6.2 A1, the proposed development is to be assessed against 
performance criteria. 

C11.6.2 P1 Performance Criteria 

Coastal protection works within a coastal inundation hazard area must be appropriately located, fit for 
purpose and kept to a minimum, having regard to: 
 

(a) if within a non-urban zone, the works are for the protection of a use that relies upon a 
coastal location to fulfil its purpose; 
(b) the advice contained in a coastal inundation hazard report that: 

(i) there will not be an increased risk of coastal inundation from a 1% annual exceedance 
probability coastal inundation event in 2100 on the site, on adjacent land or public 
infrastructure; and 

(ii) the risks from coastal inundation in a 1% annual exceedance probability coastal 
inundation event in 2100 can be mitigated; 

(c) the need for arrangements to be made, including with the applicant, to meet the cost of 
construction and ongoing maintenance of the coastal protection works; and 
(d) any advice from a State authority, regulated entity or a council. 

 

Flood-Prone Area Hazard Code  

Tasmanian planning scheme C12.0 

The site is located within the Clarence Council mapped 1% Annual Exceedance Probability (AEP) inland 
flooding hazard area (Map 8). 

C12.2 Application of this Code 

C12.2.5 

The proposed development is exempt from C12.0 Flood-Prone Area Hazard Code planning on the basis 
that the code does not apply to land subject to the Coastal Inundation Hazard Code (C12.2.5). 
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Attachment 4 Coastal Hydrodynamics 

Stillwater Levels Assessment Method 

Stillwater levels influencing coastal processes within the Project Area are calculated from the combination 
of the following factors: 

• Storm Tide - Present day astronomical tides combined with barometric low-pressure influence 
(coined storm tide).  Storm tide inundation levels are adopted from 1% annual exceedance 
probability (AEP) modelling (McInnes O’Grady 2016).  

• Sea Levels - are projected based on IPCC RCP8.5 scenarios which have been locally modelled for 
local government area (DPAC 2016) based on McInnes et. al. (2016).  An allowance has been made 
for present sea level heights relative to Australian Height Datum (AHD).  Projections are based on 
2100 scenarios which are all compiled from a 2010 baseline. 

• Wind Setup – are calculated based on procedures outlined in Kamphuis (2000) with 100-year ARI 
wind data adapted from AS1170 based on a 0.2 s wind gust of 41 m/s with 0.85 to 1.00 directional 
multipliers. Wind setup was calculated for Ralphs Bay but not for Pipe Clay Lagoon. 

Findings 

Project Area Stillwater levels are presented in Table 4 (Ralph Bay) & Table 5 (Pipe Clay Lagoon).  The 
following is concluded: 

 
• Ralph Bay: 1% AEP Stillwater inundation level of 2.41 m AHD for 2100  
• Pipe Clay Lagoon: 1% AEP Stillwater inundation level of 2.27 m AHD for 2100  

 

Table 4  Project Area 1% AEP Stillwater Levels at Ralph Bay 

Parameter Units 
Scenario 

2026 2050 2100 

Sea Levels m AHD 0.14 0.23 0.93 
Local 1% AEP Storm Tide m 1.35 1.35 1.35 
Wind Setup m 0.14 0.14 0.13 
Total m AHD 1.64 1.72 2.41 

 

Table 5  Project Area 1% AEP Stillwater Pipe Clay Lagoon 

Parameter Units 
Scenario 

2026 2050 2100 

Sea Levels m AHD 0.14 0.23 0.93 

Local 1% AEP Storm Tide m 1.35 1.35 1.35 

Wind Setup m 0.00 0.00 0.00 

Total m AHD 1.50 1.58 2.27 
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Attachment 5 Coastal Overtopping Assessment: From Ralphs Bay  

The modelling completed for the 2100 1% AEP storm-tide event—which includes astronomical tide, storm 
surge, projected 2100 sea-level rise and wind setup—indicates a peak water level of 2.41 m AHD within 
Ralphs Bay. A natural elevated barrier exists between Ralphs Bay and the Site, and this barrier prevents 
marine water from overtopping or entering the lagoon. The mapped inundation extent remains 
approximately 430 m from the development site, and no encroachment toward the site occurs even under 
the extreme 2100 conditions. The figure below illustrates the modelled 2.41m AHD inundation extent 
relative to the site. 

 

 
Figure 1 Maximum extent of 2100 1% AEP storm-tide inundation (2.41 m AHD) from Ralphs Bay, shown 
relative to the development site. The peak inundation remains approximately 430 m from the site 
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Attachment 6 Rushy Lagoon Inlet Hydrodynamic Simulation  

Background and Model Basis 

Rushy Lagoons is connected to Pipe Clay Lagoon through a shallow tidal inlet near the South Arm Highway 
and Cremorne Avenue intersection. The inlet is hydraulically controlled by a channel bed elevation of 
approximately 1.2 m AHD, which limits tidal exchange under present conditions. 

To represent future behaviour, a time-varying 2100 storm-tide boundary was developed for Pipe Clay 
Lagoon. This boundary combines astronomical tide data, an observed extreme barometric low-pressure 
event, and projected 2100 sea-level rise and storm-tide allowances. The influence of wind setup has not 
been included in this analysis given the small size of the water body. The resulting dataset provides 
realistic future ocean water levels against which potential inflow conditions into Rushy Lagoons can be 
assessed. 

Scope and Objectives 

This investigation assesses the extent to which elevated 2100 ocean water levels in Pipe Clay Lagoon can 
drive inflow into Rushy Lagoons and raise internal lagoon levels. 

The objectives are to: 

• Determine the ocean water level at which inflow into the lagoon can commence, given the 
controlling 1.2 m AHD inlet elevation. 

• Identify whether and under what conditions ocean water levels may exceed this control and allow 
Rushy Lagoon inflow to surpass Pipe Clay Lagoon outflow. 

• Quantify potential net water transfer through the inlet using hydraulic calculations. 
• Estimate the resulting lagoon water level using the established storage–elevation relationship for 

Rushy Lagoons as derived from a volumetric analysis using the 2m hydrographic digital elevation 
model (LIDAR). 

 

Methodology 

Identify an extreme tidal anomaly from the past year and plot the corresponding hourly water levels from 
the Hobart tide gauge in metres AHD. 

Adjust the mean level of the four-month tidal record so that its average aligns with the projected 2100 
mean sea level of 0.93 m AHD. 

Incorporate an extreme barometric low-pressure event from this year into the tide record and align its 
peak with the peak astronomical tide. 

Scale the combined tidal and barometric series so that its maximum water level matches the projected 
2100 1% AEP storm-tide height of 2.27 m AHD. 

Scan the adjusted four-month series to identify all periods where the ocean level exceeds the 1.2 m AHD 
inlet threshold. 

From these exceedance periods, isolate any intervals where cumulative inflow exceeds cumulative 
outflow through the inlet channel. 

Use the inflow-dominant interval to calculate hourly inflow volume, hourly outflow volume and the total 
net inflow volume entering Rushy Lagoon.  Assumptions include inferring the initial water levels in Rushy 
Lagoon are at 1.2m AHD.  

Estimate rainfall runoff and accumulation within Rushy Lagoon over a 72 hour period and likely influence 
on water levels within Rushy Lagoon for the duration of the storm tide anomaly interval.  
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Rushy Lagoon Hydraulic Analysis 

Storm Tide Analysis 

To establish a realistic 2100 boundary condition for Pipe Clay Lagoon, the astronomical tide record was 
first adjusted to the projected future mean sea level of +0.93 m AHD, providing the baseline tidal signal 
for the analysis (Figure 2). Incorporating the observed extreme barometric low-pressure event into this 
record produced a combined water-level series that captures the amplified tidal response associated with 
the pressure minimum, with the 2100 still-water height of 2.27 m AHD forming the upper calibration 
target for subsequent storm-tide scaling (Figure 3). 

Using this combined boundary, a 600-point section of the time series was examined to determine when 
ocean levels exceed the 1.2 m AHD control elevation at Cross Section A (Table 6,  Figure 4 with location in 
Map 6), which governs whether flow can enter the Rushy Lagoons system. This assessment identified 
alternating periods where inflow or outflow would dominate, depending on whether boundary levels 
were above or below the inlet threshold (Figure 5). From within this dataset, a distinct 100-point (100 
hour) inflow-dominant window was identified—representing the period during which elevated ocean 
levels persist long enough to enable net water transfer into Rushy Lagoon. 

100-point sequence, representing the critical period for hydraulic assessment is shown in Figure 6. During 
this interval, ocean levels remained above the inlet control elevation across multiple tidal cycles, enabling 
the calculation of hourly inflow/outflow and the resulting net volume entering Rushy Lagoon. This 
extracted sequence forms the basis for the subsequent hydraulic computations that quantify the total 
inflow volume associated with the 2100 scenario. 

A simplified hydraulic simulation was performed using the geometric relationships defined from the 2m 
Hydrographic DEM surfaces. Key relationships are charted in Figure 7and include: 

• Lagoon Volume vs Lagoon Water Level (1.2–2.3 m AHD); and 
• Channel Cross-Sectional Area vs Sea Level across the inlet. 

Rushy Lagoon 1% AEP Storm Tide Inundation for 2100 

The modelling demonstrates that, under a 2100 sea-level scenario with static barometric low pressure 
but no wind setup: 

• The maximum lagoon water level is projected to reach approximately 1.52 m AHD. 
• This peak represents a hydraulic response damped by the Section A inlet geometry, consistent 

with physical expectations for a narrow, friction-dominated channel. 

Rainfall Buffer Allowance 

• A conservative rainfall buffer was applied by adding the runoff from a 200 mm design rainfall event 
(runoff coefficient 0.5), contributing an additional ~1.0 × 10⁶ m³ of inflow to the lagoon. 

Final Modelled 2100 Inundation level for Rushy Lagoon 

• When a conservative rainfall allowance is included the combined inflow increases the estimated 
lagoon level to approximately 1.7 m AHD. 

Site 2100 Inundation level  

• It's been established that under worst case scenario conditions inundation levels at the site have 
the potential to reach elevations of up to 1.7 metres AHD with a very low probability that the 
world levels will exceed this limit by 2100.   
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Figure 2 Astronomical tide series adjusted to 2100 mean sea level (+0.93 m AHD). 
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Figure 3 Astronomical tide series combined with a barometric pressure event, adjusted to the 1% AEP still-water level for 2100 (2.27 m AHD). 
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Figure 4 Cross-section A showing the inlet bed elevation (~1.2 m AHD) that controls hydraulic exchange between Pipe Clay Lagoon and Rushy Lagoons. 
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Figure 5 Portion of the combined water-level series showing periods where the ocean exceeds the 1.2 m AHD inlet control, highlighting intervals of inflow-
dominant and outflow-dominant behaviour. 
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Figure 6 Critical 100-point segment where the inflow rate exceeds the outflow  rate allowing for infilling of Rushy Lagoon.
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Table 6 Lagoon Volume and Cross-Sectional Area, 1.2–2.3 m AHD 

Sea Level Lagoon Volume (m3) Channel Cross Section Area (m2) 

1.2 1306971 0 
1.3 1456000 0.004 
1.4 1611222 0.2 
1.5 1767898 0.53 
1.6 1927275 0.92 
1.7 2401087 1.43 
1.8 2586382 2.01 
1.9 2779928 2.69 

2 2980201 3.45 
2.1 3190589 4.37 
2.2 3408185 5.44 
2.3 3633379 6.77 

 

 
Figure 7 Storage–elevation curve for Rushy Lagoons showing that the modelled net inflow volume (4.81 
× 10⁵ m³) corresponds to a peak lagoon level of approximately 1.52 m AHD. 
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Attachment 7 Groundwater Considerations for 2100  

Groundwater was recorded at a depth of 1.71 m below ground level during the October 2025 site 
inspection, corresponding to a groundwater elevation of 0.44 m AHD. For the 2100 assessment, a 
conservative groundwater depth of 0.79 m below ground level was adopted, giving a projected 
groundwater elevation of 1.23 m AHD. An additional 0.5 m buffer was applied to account for climatic 
variability and potential long-term groundwater rise, resulting in a 2100 design groundwater elevation of 
1.73 m AHD, as summarised in (Table 7).  

 

Table 7  Groundwater depth and projected 2100 groundwater level. 

Parameter meters Cumulative m AHD 

Groundwater depths at the time of investigation (Oct 2025)  0.44 
2100 Projected Groundwater Depth 0.79 1.23 
Additional groundwater level buffer allowing for climatic cycles 0.5 1.73 
2100 Design Groundwater Elevation (Site Inundation Level)  1.73 
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Attachment 8 Natural Assets Assessment 

Mapped Future Coastal Refugia Extent 

The Site is mapped within the Future Coastal Refugia Overlay at a strategic level due to the presence of 
inland saline wetland systems within the broader landscape, most notably Clear Lagoon. However, site-
specific assessment demonstrates that the land does not function as, nor is it likely to become, future 
coastal refugia. 

Future coastal refugia within this landscape are constrained by elevation and hydrological setting. Based 
on current saline influence and projected groundwater responses under sea-level rise scenarios, potential 
future coastal refugia are expected to be limited to land at or below approximately 1.1 m AHD. While a 
small portion of the lot reaches a minimum elevation of approximately 1.2 m AHD, the proposed building 
sites are located on elevated ground at and above approximately 1.8 m AHD, well above the inferred 
future coastal refugia extent. 

Clear Lagoon is an inland saline lake that is hydrologically isolated from tidal and marine processes. Unlike 
coastal environments where sea-level rise facilitates landward migration of coastal habitats through 
regular tidal inundation, projected future conditions for Clear Lagoon are expected to result in dilution of 
salinity through increased meteoric groundwater inputs rather than expansion of saline or coastal 
habitats. 

The Site comprises previously disturbed agricultural land and does not contain riparian, littoral or coastal 
vegetation. A Natural Values Atlas (NVA) search accessed on 12 December 2025 confirms that no 
threatened flora, flora of conservation significance, threatened vegetation communities, freshwater 
ecosystem values or riparian or littoral vegetation occur on the Site. As summarised in Table 8 the only 
mapped sensitive vegetation community within 200 m is Succulent Saline Herbland (ASS), which is 
confined to the margin of Clear Lagoon and does not extend onto the Site. 

Accordingly, while the Future Coastal Refugia Overlay applies at a strategic mapping scale, site-specific 
conditions demonstrate that the Site—and in particular the proposed building locations—are not required 
to accommodate landward migration of coastal or wetland habitats. The proposed development will not 
constrain future coastal processes or natural asset function and is compatible with the intent of the Future 
Coastal Refugia provisions. 

Table 8  Summary of natural values atlas report findings. 
Natural Values Attribute Site 100 m Radius 200 m Radius 
Threatened Flora None None None 
Non-Threatened Flora of 
Conservation Significance  None None None 

Threatened Communities 
(TNVC 2020) None None None 

Freshwater ecosystem values None None None 
Reserves None None None 

TASVEG 4.0 Communities 
within 200 metres (FAL) Agricultural land 

(ASS) Succulent Saline 
Herbland 
(FAL) Agricultural land 

(ASS) Succulent Saline 
Herbland 
(FAL) Agricultural land 

Geoconservation Sites None None None 
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Allowing for the Landward Transgression of Coastal Habitats 

Relevant Code Criteria: 

• P2(a): Allowing for the landward transgression of sand dunes and the landward colonisation of 
wetlands, saltmarshes and other coastal habitats from adjacent areas. 

Assessment 

The Site is mapped within the Future Coastal Refugia Overlay at a strategic level; however, site-specific 
assessment demonstrates that it does not function as land required to accommodate the landward 
transgression of coastal habitats. Future coastal refugia within this landscape are constrained to 
elevations of approximately 1.1 m AHD, based on current saline influence and projected groundwater 
responses under sea-level rise scenarios. The lowest point on the Site occurs at approximately 1.2 m AHD, 
and the proposed building sites are located on elevated ground at and above approximately 1.8 m AHD, 
well above the inferred future coastal refugia extent. 

Clear Lagoon is an inland saline lake that is hydrologically isolated from tidal and marine processes. Unlike 
coastal systems, it does not support tidal inundation or active landward migration of coastal habitats. 
Projected future conditions are expected to result in dilution of salinity through increased meteoric 
groundwater inputs rather than expansion of coastal or halophytic vegetation. The Site does not contain 
coastal landforms, wetlands, saltmarshes or dune systems, and there is no mechanism by which coastal 
habitats could migrate landward onto the land. 

Accordingly, the proposed development will not constrain or impede the landward transgression of 
coastal habitats, and the intent of C7.6.1 P2(a) is satisfied. 

Avoiding the Creation of Barriers or Drainage Networks Preventing Future Tidal Inundation 

Relevant Code Criteria: 

• P2(c): Allowing the coastal processes of sand deposition or erosion to continue to occur. 

Assessment 

The Site is not tidally influenced and is hydrologically isolated from coastal and marine systems. There are 
no existing tidal inundation pathways across the Site, and no surface or subsurface drainage connections 
linking the land to tidal waters. Clear Lagoon is an inland saline lake with no tidal connectivity, and tidal 
inundation processes do not occur within or adjacent to the Site. 

The proposed development does not involve the construction of embankments, levees, drainage 
channels, culverts or other structures that could impede tidal flows. Stormwater generated by the 
dwelling and associated infrastructure will be managed on-site using infiltration-based measures that 
maintain existing diffuse drainage patterns and do not alter natural hydrology. 

Accordingly, the proposal will not create barriers or drainage networks that would prevent future tidal 
inundation, and the requirements of C7.6.1 P2(b) are satisfied. 

Grouping New Facilities with Existing Facilities (Where Practical) 

Relevant Code Criteria: 

• P2.1(d): Similar grouping requirement in coastal refugia. 

Assessment 

The proposed development has been deliberately designed to consolidate all buildings and associated 
infrastructure within a single, defined development envelope on the higher, well-drained portion of the 
Site. The dwelling, shed and internal access driveway are grouped together and located on elevated land 
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at approximately 2.0–2.3 m AHD, avoiding low-lying areas and minimising the spatial extent of 
development. 

The driveway alignment has been selected to directly service the grouped building footprint and does not 
traverse or dissect other parts of the Site. This approach avoids unnecessary extension of infrastructure, 
reduces land disturbance and maintains the continuity of the surrounding landscape. 

By clustering development in this manner, the proposal minimises fragmentation of land and avoids 
introducing barriers that could affect future environmental processes. Accordingly, the development 
satisfies the intent of C7.6.1 P2(d) by grouping new facilities where reasonably practicable. 

Impacts on Native Vegetation 

Relevant Code Criteria: 

• P2(e): The impacts on native vegetation. 

Assessment 

The Site comprises previously disturbed agricultural land and does not contain native or priority 
vegetation within the proposed development footprint. A Natural Values Atlas search accessed on 12 
December 2025 confirms that no threatened flora, flora of conservation significance or threatened 
vegetation communities occur on the Site. As summarised in Table 9, the only nearby sensitive vegetation 
community, Succulent Saline Herbland, is confined to the margin of Clear Lagoon and does not extend 
onto the property. 

The proposed dwelling, shed and access driveway are located on elevated, well-drained pasture at and 
above approximately 1.8 m AHD, well separated from low-lying areas that could potentially support 
halophytic vegetation. No clearing or disturbance of native vegetation is required to facilitate the 
development. 

Accordingly, the proposal will not result in adverse impacts on native vegetation, and the requirements 
of C7.6.1 P2(e) are satisfied. 

Minimising Cut and Fill 

Relevant Code Criteria: 

• P1.1(i): Minimising cut and fill. 
• P2.1(f): Minimising cut and fill in future coastal refugia. 

Assessment 

The proposed development has been designed to minimise earthworks and avoid unnecessary 
modification of the existing landform. No cutting is proposed anywhere on the Site. Earthworks are limited 
to minor, localised filling within the building envelopes and for construction of the internal access 
driveway. 

The dwelling is required to achieve a minimum finished floor level of 3.0 m AHD, which will be achieved 
through confined filling within the immediate building footprint. The shed is located at approximately 2.0 
m AHD and requires only minimal construction tolerance fill, while the driveway will be constructed using 
a free-draining road-base material requiring only shallow fill to achieve a stable surface. 

Overall, earthworks are limited to the minimum extent necessary to meet planning and flood resilience 
requirements. Filling is confined to defined development areas, and the proposal satisfies the intent of 
C7.6.1 P2(f) by minimising cut and fill. 
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Building Design Responding to Site Size, Shape, Contours or Slope 

Relevant Code Criteria: 

• P2.1(g): Similar requirement in future coastal refugia. 

Assessment 

The proposed building design responds appropriately to the size, shape and topography of the Site. The 
property has an area of approximately 4.57 hectares, and the combined footprint of the proposed 
dwelling, shed and associated access infrastructure occupies only a very small proportion of the overall 
Site. As a result, the development does not result in over-development or crowding and is well 
accommodated within the available land area. 

The Site is broadly flat and low-lying, with minimal variation in contours and no steep slopes or 
topographic constraints. The proposed buildings are located on naturally level ground, avoiding the need 
for significant landform modification. No cutting is required, and only minor, localised filling is proposed 
within the immediate building envelopes to achieve compliant finished floor levels. Any platform 
construction will be limited in extent and proportionate to the scale of the buildings, particularly when 
considered in the context of the overall Site area. 

The design avoids geotechnically unstable areas, does not require excavation into slopes, and results in 
only minimal vegetation removal within previously disturbed pasture. Visual impacts are low, as the scale, 
form and siting of the buildings are consistent with surrounding rural development and existing building 
patterns in the locality. The buildings will sit comfortably within the landscape and will not introduce 
visually dominant or intrusive elements. 

Overall, the proposed building design is well suited to the Site’s size, shape and contours, requires only 
minor and necessary earthworks, and minimises impacts on landform, vegetation and visual amenity. The 
proposal therefore satisfies the intent and requirements of C7.6.1 P1.1(j). 

Impacts of Sea-Level Rise on Natural Coastal Processes and Coastal Habitat 

Relevant Code Criteria: 

• P2(h): The impacts of sea-level rise on natural coastal processes and coastal habitat. 

Assessment 

The Site is inland and not influenced by tidal or coastal processes, and it is hydrologically isolated from 
coastal and marine systems. Modelling undertaken for extreme future conditions indicates that, under a 
1% AEP storm-tide event by the year 2100, peak water levels on the coastal side of the hydraulic barrier 
between Rushy Lagoon and Clear Lagoon may reach approximately 1.7 m AHD. The hydraulic control 
separating the two systems occurs at 1.67m AHD, and while theoretical overtopping is possible under 
these extreme conditions, the overtopping rate has not been calculated and would be extremely low, 
given the small differential in water levels (on the order of approximately 100 mm). 

Any overtopping that may occur would be short-duration, likely lasting only a matter of ½ an hour 
maximum during the peak of an extreme event, and would not represent a sustained or recurring process. 
Importantly, this scenario reflects a very low-probability event, being a 1% AEP condition under 2100 sea-
level rise assumptions. There is no mechanism for persistent saline inundation, landward migration of 
coastal habitats, or establishment of coastal processes within Clear Lagoon or across the Site. 

Accordingly, the probability of coastal processes influencing Clear Lagoon or the Site as a result of sea-
level rise is very low, and the proposed development will not adversely affect natural coastal processes 
or coastal habitat under future climate scenarios. The intent of C7.6.1 P2(h) is therefore satisfied. 
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Consistency with Environmental Best Practice Guidelines (Wetlands & Waterways Works 
Manual) 

Relevant Code Criteria: 

• P2(i): The environmental best practice guidelines in the Wetlands and Waterways Works Manual. 

Assessment 

The proposed development does not involve works within wetlands, waterways or drainage features. 
Nevertheless, the design and construction of the development have had regard to the principles and 
environmental best practice measures outlined in the Wetlands and Waterways Works Manual, 
particularly those relating to minimising disturbance, managing earthworks, and protecting natural 
hydrological processes. 

Construction activities will be confined to the defined building envelopes and access driveway, and 
standard best-practice measures will be implemented to prevent erosion, sediment mobilisation and off-
site impacts. Stormwater will be managed on-site using infiltration-based measures appropriate to the 
Site’s soil conditions, ensuring post-development drainage behaviour is consistent with existing 
conditions. 

Accordingly, the proposal is consistent with the intent of the Wetlands and Waterways Works Manual and 
satisfies the requirements of C7.6.1 P2(i). 

Consistency with the Tasmanian Coastal Works Manual 

Relevant Code Criteria: 

• P2(j): The guidelines in the Tasmanian Coastal Works Manual. 

Assessment 

The proposed development is not located within an active coastal environment and does not involve 
works within tidal waters, coastal landforms or areas subject to coastal processes. Nevertheless, the 
principles of the Tasmanian Coastal Works Manual have been considered, particularly those relating to 
avoiding interference with natural coastal processes and minimising the need for future protective 
works. 

The Site’s inland setting, lack of tidal influence and separation from coastal sediment systems mean that 
the proposal will not affect coastal stability, sediment transport or shoreline dynamics. No coastal 
protection structures, shoreline modifications or coastal engineering works are proposed as part of the 
development. 

Accordingly, the proposed development is consistent with the intent of the Tasmanian Coastal Works 
Manual and satisfies the requirements of C7.6.1 P2(j). 

Justification for Coastal Location (Where Applicable) 

Relevant Code Criteria: 

• P1.2(a–f) and P2.2(a–f): Development requiring coastal proximity. 

Assessment 

In this case, the Site is privately owned and zoned Rural, and it is reasonable and appropriate that the 
landowner be afforded the opportunity to use the land for lawful rural purposes consistent with the 
established character of the locality. The land is proposed to be used for the keeping and care of horses, 
which is a well-established and prevalent rural land use within Sandford and the surrounding area. Many 
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neighbouring properties are similarly utilised for equestrian purposes and rely on on-site occupation to 
enable appropriate animal care and land management. 

The keeping of horses is inherently land-dependent and requires a permanent on-site presence to ensure 
proper animal welfare and effective day-to-day management. Activities such as feeding, watering, 
monitoring animal health, maintaining fencing and shelters, managing pasture and responding promptly 
to animal welfare issues cannot reasonably be undertaken remotely. The Site also contains a groundwater 
resource consistent with those accessed by surrounding properties, which is intended to support stock 
watering and general rural use. Access to and management of this resource is location-specific and 
requires ongoing oversight. A dwelling is therefore fundamental to enabling the responsible use of the 
land for horse keeping, rather than incidental to it. Denying on-site occupation would unreasonably 
constrain the lawful and established rural use of the land, despite the activity being low-intensity and 
consistent with the surrounding rural and equestrian character.  
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Attachment 9 Inundation Risk Assessment 

Summary of inundation levels within the Project Area based on modelled criteria. 

Tasmanian Planning Scheme Coastal Inundation Modelling  

Modelling has been conducted for Tasmanian Planning Scheme purposes and specifically to determine 
that the use, building and works ‘can achieve and maintain a tolerable risk from a 1% annual exceedance 
probability coastal inundation event in 2100 for the intended life of the use without requiring any specific 
hazard reduction or protection measures’.  This risk assessment therefore is based on tolerable risks 
associated with the defined floor level. 

Floor Inundation Probability  

Inundation hazards at the Site are determined by the results obtained in Attachment 5, Attachment 6 and 
Attachment 7 and summarised in Table 9.   
 
Table 9  Projected coastal and groundwater inundation levels compared with Site ground levels 

Model 
Modelled 

Inundation Level at 
the Site (m AHD) 

Limiting Site 
inundation levels 

(m AHD) 
Coastal Overtopping Assessment: Ralphs Bay to Rushy Lagoon N/A 9 0 
Rushy Lagoon Inlet Hydrodynamic Simulation 1.70 1.80 
Groundwater Considerations for 2100 1.73 1.80 

 

Based on 2100 Rushy Lagoon Inlet Hydrodynamic Simulation inundation levels modelled at 1.7 m AHD 
and groundwater levels modelled at 1.73m AHD, given the stipulated local provision schedule dwelling 
finished floor levels at 3.0 m AHD: 

• The chance of flooding reaching habitable dwelling floors by 2100 in a 1% AEP event is very low. 
• The chance of flooding reaching non habitable building floors (shed level at or greater than 1.9m, 

AHD) by 2100 in a 1% AEP event is very low. 

 
Table 10  Summary of 1% AEP Site Floodwater Depths & Estimated Velocities 

Location Floodwater depth based on 2019 LIDAR (m) Floodwater Velocity Estimates (m/s) 

Dwelling 0m 0 

Shed 0m 0 

 

 

 

 

  

 
9 Based on the modelling conducted inundation from Ralphs Bay is not expected 
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Attachment 10 Risk Assessment Qualitative Terminology 

DESCRIPTOR QUALITATIVE MEASURES OF LIKELIHOOD 

ALMOST CERTAIN The event is expected to occur over the design life 

LIKELY The event will probably occur under adverse conditions over the design life 

POSSIBLE The event could occur under adverse conditions over the design life 

UNLIKELY The event might occur under very adverse circumstances over the design life. 

RARE The event is conceivable but only under exceptional circumstances over the design life. 

BARELY CREDIBLE The event is inconceivable or fanciful over the design life. 

 

DESCRIPTOR QUALITATIVE MEASURES OF CONSEQUENCES TO PROPERTY 
CATASTROPHIC Structure(s) completely destroyed and/or large-scale damage requiring major engineering 

works for stabilisation. Could cause at least one adjacent property major consequence damage. 

MAJOR 
Extensive damage to most of structure, and/or extending beyond site boundaries requiring 
significant stabilisation works. Could cause at least one adjacent property medium consequence 
damage. 

MEDIUM Moderate damage to some of structure, and/or significant part of site requiring large 
stabilisation works. Could cause at least one adjacent property minor consequence damage. 

MINOR Limited damage to part of structure, and/or part of site requiring some reinstatement 
stabilisation works. 

INSIGNIFICANT Little damage. (Note for high probability event (Almost Certain), this category may be 
subdivided at a notional boundary of 0.1%. See Risk Matrix.) 

 

LIKELIHOOD CONSEQUENCES TO PROPERTY 
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ALMOST CERTAIN VH VH VH H L 

LIKELY VH VH H M L 

POSSIBLE VH H M M VL 

UNLIKELY H M L L VL 

RARE M L L VL VL 

BARELY CREDIBLE L VL VL VL VL 
 

RISK LEVEL EXAMPLE IMPLICATIONS 
 
VH 

 
VERY HIGH 
RISK 

Unacceptable without treatment. Extensive detailed investigation and research, planning and 
implementation of treatment options essential to reduce risk to Low; may be too expensive and not 
practical. Work likely to cost more than value of the property. 

H HIGH RISK Unacceptable without treatment. Detailed investigation, planning and implementation of treatment 
options required to reduce risk to Low.  

 
M 

 
MODERATE 
RISK 

May be tolerated in certain circumstances (subject to regulator’s approval) but requires investigation, 
planning and implementation of treatment options to reduce the risk to Low. Treatment options to 
reduce to Low risk should be implemented as soon as practicable. 

L LOW RISK Usually acceptable to regulators. Where treatment has been required to reduce the risk to this level, 
ongoing management is required. 

VL VERY LOW 
RISK Acceptable. Manage by management procedures. 
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Attachment 11 Performance Criteria – Natural Assets Code 

C7.6.1 P2.1 - Buildings and works – refugia area 

Performance Criteria C7.6.1 P2.1 
 
Buildings and works within a future coastal refugia10 area 
must allow for natural coastal processes to continue to 
occur and avoid or minimise adverse impacts on natural 
assets, having regard to: 

Relevance Management 
Options 

(a) allowing for the landward transgression of sand 
dunes and the landward colonisation of wetlands, 
saltmarshes and other coastal habitats from adjacent 
areas; 

The Site is inland, hydrologically isolated and above the inferred future coastal refugia elevation, and therefore does not 
function as land required to accommodate landward transgression of coastal or wetland habitats. NA 

(b) avoiding the creation of barriers or drainage 
networks that would prevent future tidal inundation; 

The development does not introduce embankments, levees or drainage infrastructure and will not create barriers that 
could prevent future tidal inundation, noting the Site is not tidally influenced. NA 

(c) allowing the coastal processes of sand deposition 
or erosion to continue to occur; 

No coastal landforms or sediment systems occur on or adjacent to the Site, and the proposal will not interfere with 
coastal sand deposition or erosion processes. NA 

(d) the need to group new facilities with existing 
facilities, where reasonably practical; 

The dwelling, shed and access driveway are consolidated within a single defined development envelope, grouping new 
facilities where reasonably practicable. NA 

(e) the impacts on native vegetation; The Site comprises previously disturbed agricultural land and the proposal will not impact native vegetation or 
vegetation of conservation significance. NA 

(f) minimising cut and fill; Earthworks are minimised, with minimal cutting proposed (<0.2m) and only minor, localised fill confined to building 
footprints and the access driveway. NA 

(g) building design that responds to the particular 
size, shape, contours or slope of the land; 

The building design responds appropriately to the Site’s size, shape and generally flat topography, avoiding unstable 
areas and minimising landform modification. NA 

(h) the impacts of sea-level rise on natural coastal 
processes and coastal habitat; 

The Site is inland and not subject to coastal processes, and sea-level rise will not influence coastal habitats or natural 
coastal processes on the land. NA 

(i) the environmental best practice guidelines in the 
Wetlands and Waterways Works Manual; and 

The proposal is consistent with the principles of the Wetlands and Waterways Works Manual by minimising disturbance, 
managing stormwater on-site and protecting existing hydrological conditions. NA 

(j)  the guidelines in the Tasmanian Coastal 
Works Manual. 

The development is consistent with the Tasmanian Coastal Works Manual as it does not involve coastal works or 
interfere with coastal processes or landforms. NA 

 

  

 
10 means land where coastal processes are likely to occur naturally and can continue to occur, including the landward transgression of sand dunes, wetlands, saltmarshes, and other sensitive coastal habitats due to sea-level rise. 
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C7.6.1 P2.2 - Buildings and works  – refugia area 

Performance Criteria C7.6.1 P2.2 
 
Buildings and works within a future coastal refugia10 area 
must be for a use that relies upon a coastal location to 
fulfil its purpose, having regard to: 

Relevance Management 
Options 

(a) the need to access a specific resource in a coastal 
location; 

Although mapped within the Future Coastal Refugia Overlay, the proposed development is located approximately 800 
m inland from the coast and is not situated in a coastal location or associated with coastal or marine processes. The 
dwelling is required to enable ongoing access to and management of location-specific rural resources on the Site, 
including pasture and stock infrastructure used for the keeping and care of horses, consistent with surrounding 
properties. Effective use of these resources requires a permanent on-site presence to ensure animal welfare, land 
management and maintenance of rural infrastructure. The Site also contains a groundwater resource used for stock 
watering and general rural purposes, access to which is inherently location-dependent and necessitates on-site 
occupation in the same manner as neighbouring rural landholdings. 
 

NA 

(b) the need to operate a marine farming shore 
facility; NA NA 

(c) the need to access infrastructure available in a 
coastal location; NA NA 

(d) the need to service a marine or coastal related 
activity; NA NA 

(e) provision of essential utility or marine 
infrastructure; or NA NA 

(f) provisions of open space or for marine-related 
educational, research, or recreational facilities. NA NA 
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Attachment 12 Performance Criteria - Inundation Hazards 

Tasmanian Planning Scheme – Coastal Inundation – Use Standards 
 
C11.5.2 Uses located within a non-urban zone and within a medium coastal inundation hazard band 

Objective: 
To ensure that a use located within a non-urban zone and within a medium coastal inundation hazard band: 
(a) is reliant on a coastal location; and 
(b) can achieve and maintain a tolerable risk from exposure to coastal inundation. 
 
C11.5.2 P1.1  

Performance Criteria C11.5.2 P1.1 
 
A use within a non-urban zone and within a medium coastal 
inundation hazard band must be for a use which relies upon a coastal 
location to fulfil its purpose, having regard to: 

Relevance Management 
Options 

Further 
Assessment 
Required 

(a) the need to access a specific resource in a coastal location; 

Although mapped within a medium coastal inundation hazard band, the Site is 
approximately 800 m inland and not coastal in nature.  Detailed coastal inundation 
modelling based on a conservative 2100 1% AEP scenario indicates that extreme 
worst-case inundation levels at the Site would be limited to approximately 1.73 m 
AHD, with any coastal overtopping (30mm head difference) occurring at very low 
probability and for short duration (<0.5 hours) only. The defined building and works 
area is located at and above approximately 1.8 m AHD, above the modelled 
inundation extent, and the dwelling relies on access to location-specific rural 
resources on the land rather than a coastal location. 

 No 

(b) the need to operate a marine farming shore facility; NA  No 
(c) the need to access infrastructure available in a coastal 
location; NA  No 

(d) the need to service a marine or coastal related activity; NA  No 
(e) provision of an essential utility or marine infrastructure; NA  No 
(f) provision of open space or for marine-related educational, 
research, or recreational facilities; NA  No 

(g) any advice from a State authority, regulated entity or a 
council; and 

No advice from a State authority, regulated entity or Council has identified any 
requirement for the Site to be used for a coastal-dependent purpose.  No 

(h) the advice obtained in a coastal inundation hazard report. 

The coastal inundation hazard report demonstrates that under a conservative 2100 
1% AEP scenario, potential inundation at the Site is limited, low-probability and 
does not introduce coastal processes, supporting the suitability of the proposed 
use. 

 No 

 

C11.5.2 P1.2 
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Performance Criteria C11.5.2 P1.2 
 
A coastal inundation hazard report also demonstrates 
that: 

Relevance Management 
Options Likelihood Consequence Risk 

Further 
Assessment 
Required 

(a) any increase in the level of risk from coastal 
inundation does not require any specific hazard reduction 
or protection measures; or 

 NA BARELY 
CREDIBLE MINOR VERY 

LOW NO 

(b) the use can achieve and maintain a tolerable risk 
from a 1% annual exceedance probability coastal 
inundation event in 2100 for the intended life of the use 
without requiring any specific hazard reduction or 
protection measures. 

The coastal inundation hazard report demonstrates that 
the proposed use can achieve and maintain a tolerable 
level of risk from a 1% AEP coastal inundation event in 
2100 for the intended life of the development, without 
requiring any specific hazard reduction or protection 
measures, as the building and works area is located 
above the modelled extreme inundation level of 
approximately 1.73 m AHD. 

NA BARELY 
CREDIBLE MINOR VERY 

LOW NO 
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Tasmanian Planning Scheme – Coastal Inundation – Building and Works 

C11.6.1 Buildings and works, excluding coastal protection works, within a coastal inundation hazard area 

Objective: 
To ensure that 
(a) building and works, excluding coastal protection works, within a coastal inundation hazard area, can achieve and maintain a tolerable risk from coastal inundation; and 
(b) buildings and works do not increase the risk from coastal inundation to adjacent land and public infrastructure. 
 

C11.6.1 P1.1 
Performance Criteria C11.6.1 P1.1 
 
Buildings and works, excluding coastal protection work, 
within a coastal inundation hazard area must have a 
tolerable risk, having regard to: 

Relevance Management 
Options Likelihood Consequence Risk 

Further 
Assessment 
Required 

 
(a) whether any increase in the level of risk from 
coastal inundation requires any specific hazard reduction 
or protection measures; 

The proposed buildings and works do not increase 
coastal inundation risk and do not require any specific 
hazard reduction or protection measures, as the 
development is located above the modelled 2100 1% AEP 
inundation level of approximately 1.73 m AHD. 

 BARELY 
CREDIBLE MINOR VERY 

LOW NO 

(b) any advice from a State authority, regulated 
entity or a council; and 

No advice from a State authority, regulated entity or 
Council has identified any requirement for hazard 
mitigation or protection measures in relation to coastal 
inundation at the Site. 

 BARELY 
CREDIBLE MINOR VERY 

LOW NO 

(c) the advice contained in a coastal inundation 
hazard report. 

The coastal inundation hazard report confirms that the 
proposal can achieve and maintain a tolerable level of 
risk from coastal inundation for the intended life of the 
development. 

 BARELY 
CREDIBLE MINOR VERY 

LOW NO 
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Attachment 13 Director’s Determination Declaration – Coastal Inundation  
Coastal Inundation Hazard Reporting Application  

whether the development is likely to cause or contribute to coastal 
inundation on the Site or on adjacent land. There is a low likelihood that the proposed building and works will contribute to coastal inundation on the site or adjacent land. 

whether the proposed work can achieve and maintain a tolerable risk11 
for the intended life of the building having regard to: Application/Management 

nature, intensity and duration of the use The proposed use is a low-intensity, permanent residential dwelling associated with rural land management, with continuous 
occupation but minimal exposure to coastal inundation risk due to its location above the modelled 2100 1% AEP inundation level. 

type, form and duration of the development The development comprises a single dwelling and ancillary rural structures of modest scale, designed for long-term use and sited on 
elevated land to avoid inundation. 

change in risk across the intended life of the building Coastal inundation risk is not expected to materially increase over the life of the building, as conservative 2100 climate change 
scenarios have been adopted and the development is located above the modelled extreme inundation level. 

adaptation to any potential changes in risk The elevated siting of the building and defined development envelope provide inherent resilience to future changes in coastal 
inundation risk without the need for retrofitting or adaptive works. 

ability to maintain access to utilities and services Utilities and services can be maintained during extreme events due to the elevated building location and absence of reliance on 
infrastructure within inundation-prone areas. 

the need for specific coastal inundation hazard reduction or 
protection measures on the Site; 

The need for specific coastal inundation hazard reduction or protection measures on the Site 
No specific coastal inundation hazard reduction or protection measures are required on the Site, as the development is located above 
the modelled inundation extent. 

the need for coastal inundation hazard reduction or protection 
measures beyond the boundary of the Site; and 

The need for coastal inundation hazard reduction or protection measures beyond the boundary of the Site 
The proposal does not necessitate any hazard reduction or protection measures beyond the Site boundary and will not increase risk 
to adjacent land. 

any coastal inundation management plan in place for the Site 
and/or adjacent land. 

Any coastal inundation management plan in place for the Site and/or adjacent land 
There is no coastal inundation management plan applicable to the Site, and none is required given the low and tolerable level of risk. 

hazardous chemical used, handled, generated, or stored on the 
Site, 

Hazardous chemicals used, handled, generated or stored on the Site 
No hazardous chemicals are proposed to be used, handled, generated or stored on the Site that would increase risk during a coastal 
inundation event. 

Details of the person who prepared or verified this report: 
This coastal inundation hazard report has been prepared in accordance with a methodology specified in the Director’s Determination 
- Coastal Inundation Hazard Area by a suitably qualified practitioner with relevant qualifications, experience and competence in the 
preparation of coastal inundation hazard reports. 

Qualifications Bachelor of Science with first class honours in geology 

Expertise 
Kris Taylor has over 10 years of experience in coastal inundation modelling with several reports externally reviewed by parties 
including the University of New South Wales Water Research Lab.  Reports written include Crown Land pilot studies several reports 
for councils, and over 200 costal inundation assessments for planning and building 

Level of current indemnity insurance Current indemnity insurance of $2,000,000 ($4,000,000) Underwriters at Lloyd’s covers coastal geomorphology, natural hazard, 
hydrology and environmental coastal inundation hazard assessments. 

 

 

 

Kris Taylor         Signed____________________ 
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Refer to this Report As 

Enviro-Tech Consultants Pty. Ltd. 2025. Foundation Classification Report for a Proposed Dwellings And Shed, 
Lot 2 81 Richardsons Rd - Sandford.  Unpublished report for Suanne Lawrence by Enviro-Tech Consultants Pty. 
Ltd., 26/09/2025. 

 

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.  

Footing exposure classification is 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. 

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 S is based on soil profiles around the proposed building envelope being classified as slightly 
reactive to soil moisture variation, with test locations potentially subject to surface movement 
ranging from 0 to 20 mm. 

Foundations 
It is recommended that edge or internal beam or strip footings of slabs are founded at 0.3 m depth 
or greater with an allowable bearing capacity of 120 kPa.  See the bearing capacity table herein for 
further details.   

 

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 
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Site Investigation  
The Site investigation is summarised in Table 1. 

Table 1 Summary of Site Investigation 
Client Suanne Lawrence 

Project Address Lot 2 81 Richardsons Road - Sandford 

Council Clarence 

Planning Scheme Tasmanian Planning Scheme 

Inundation, Erosion or 

Landslip Overlays 
Medium Coastal Inundation Hazard Code; Flood-prone Hazard Areas Code 

Proposed Dwellings And Shed 

Investigation Fieldwork was carried out by an Engineering Geologist on the 26/9/2025 

Site Topography 
The building site has a near level gradient of approximately 1% (0°) to the 

southwest 

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

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

proposed dwellings and shed (Appendix A): 

Investigation Depths 

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

push sampled to 2.2 m and borehole BH02 was direct push sampled to 2.2 m (both 

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

Soil moisture and 

groundwater 

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

encountered at 1.6 m below ground surface. 

Geology 

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

(accessed through The LIST), the geology comprises of: Quaternary 

Undifferentiated Quaternary sediments. and  

 

 

Version: 1, Version Date: 22/01/2026
Document Set ID: 5797459



Foundation Classification - Envirotech - Lot 2 81 Richardsons Rd Sandford     26 September 2025 
 

© Enviro-Tech Consultants Pty. Ltd.                              www.envirotechtas.com.au                                03 62 249 197          Page 4
  

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 SAND 
TOPSOIL: SAND, very dark greyish brown, poorly sorted, fine 
to medium grained sand, trace roots, trace silt/clay, 5 % 
roots, VL-L 

SP-SM 0-0.3 
DS@0.1 0-0.1 

2 SAND SAND, white, poorly sorted, fine grained sand, trace roots, 
trace silt/clay, 5 % roots, VL-MD SP-SM   0.1-0.4 

DS@0.2 

3 SAND SAND trace silt/clay, olive brown, poorly sorted, fine grained 
sand, MD SP-SM 0.3-0.6 

DS@0.4   

4 SAND SAND, very dusky red, poorly sorted, medium grained sand, 
trace roots, trace silt, 5 % roots, MD SP   0.4-0.6 

DS@0.5 

5 SAND SAND with silt, trace clay, light yellowish brown, poorly 
sorted, fine grained sand, MD SM 0.6-0.9 

DS@0.7   

6 SAND SAND trace silt, white, poorly sorted, fine to medium grained 
sand, L-MD SP   0.6-1 

DS@0.8 

7 SAND SAND with silt, trace clay, yellowish brown, poorly sorted, 
fine grained sand, L-D SM 0.9-1.3 

DS@1.2   

8 SAND SAND with silt, trace clay, dark greyish brown, poorly sorted, 
fine grained sand, L-MD SM   1-1.4 

DS@1.1 

9 Silty SAND Silty SAND with clay, light olive brown, poorly sorted, fine to 
medium grained sand, MD-D SM   1.4-2.1 

DS@1.7 

10 Clayey SAND Clayey SAND trace silt, dark grey, poorly sorted, fine to 
medium grained sand, MD SC 1.3-1.7 

DS@1.6   

11 SAND SAND trace silt/clay, dark grey, poorly sorted, fine to medium 
grained sand, D SP-SM 1.7-2.2 

DS@2.0 2.1-2.2 

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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Recommendations  

Dispersive soil Management 
Findings 

The results presented in Appendix E indicate: 

• Shallow soil Layers 1 to 6 are considered either not dispersive (Class 4 or greater) or only 
slightly dispersive (Class 3) to depths of greater than 0.1 m. 

• Deeper soil Layers 7 to 11 comprises Emerson Class 1 category soils which are considered 
severely dispersive 

Site specific recommendations 

• No specific recommendations apply to manage soil dispersion.   
• It is discerned that dispersive soils are unlikely to be exposed considering the gradient and 

proposed development plans. 

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.  

• With a minimum surface soil (to 0.5m) exposure classification of A1, at a minimum, 20 MPa 
concrete is generally recommended with 40 mm cover.  A minimum curing time of 3 days is 
recommended.    

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 

Shed BH01 BH02 No         0-2.1 2.1-3 
* 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 5, 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. 
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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 CLAY or SAND FILL on well drained slopes should not exceed 1V:2H unless 

supported by an engineered retaining wall.   
• Compacted SILT fill on well drained slopes should not exceed 1V:4H 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. 

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. 

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 
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. 

Footing Preparation 
Footing excavations must be free of loose earth, tree roots, mud or debris immediately before 
pouring concrete, ensuring the footing is appropriately seated on the target layer. 
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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 G 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 SAND BH01 0.1 5.4 0 86 14 L SM 
2 SAND BH02 0.2 4.9 0.1 86.6 13.3 L SM 
3 SAND BH01 0.4 5.9 0.1 89.5 10.4 L SM 
4 SAND BH02 0.5 12.3 0.3 88.9 10.8 L SM 
5 SAND BH01 0.7 12.5 0.1 85.9 14 L SM 
6 SAND BH02 0.8 4.4 0.4 93.8 5.8 L SM 
7 SAND BH01 1.2 14.6 0.3 83.6 16.1 L SM 
8 SAND BH02 1.1 14.2 0 84.4 15.6 L SM 
9 Silty SAND BH02 1.7 20.6 1 70.1 28.9 L SM 

10 Clayey SAND BH01 1.6 20.7 0.1 78 21.9 M SC 
11 SAND BH01 2.0 23.1 0.4 90.7 8.9 L SM 
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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 Layers 1 to 6 are considered either not dispersive (Class 4 or greater) or only 
slightly dispersive (Class 3) to depths of greater than 0.1 m. 

• Deeper soil Layers 7 to 11 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 TOPSOIL: SAND 0.1 BH01 0.1 Class >4 1/10/2025 DI 16°C 6.5 
2 SAND 0.2 BH02 0.2 Class >4 1/10/2025 DI 16°C 5.9 
3 SAND trace silt/clay 0.4 BH01 0.4 Class >4 1/10/2025 DI 16°C 7.7 
4 SAND 0.5 BH02 0.5 Class >4 1/10/2025 DI 16°C 5.4 
5 SAND with silt, trace clay 0.7 BH01 0.7 Class >4 1/10/2025 DI 16°C 7.1 
6 SAND trace silt 0.8 BH02 0.8 Class >4 1/10/2025 DI 16°C 5.7 
7 SAND with silt, trace clay 1.2 BH01 1.2 Class 1 1/10/2025 DI 16°C 6.5 
8 SAND with silt, trace clay 1.1 BH02 1.1 Class 1 1/10/2025 DI 16°C 6.5 
9 Silty SAND with clay 1.7 BH02 1.7 Class 1 1/10/2025 DI 16°C 6.0 

10 Clayey SAND trace silt 1.6 BH01 1.6 Class 1 1/10/2025 DI 16°C 6.6 
11 SAND trace silt/clay 2 BH01 2.0 Class 2 1/10/2025 DI 16°C 7.1  

 

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

La
ye

r 

Lo
ca

tio
n 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 0.1 Sand 0.05 13.5 0.68 A1 6.5 B A1 
2 BH02 0.2 Sand 0.03 13.5 0.41 A1 5.9 B A1 
3 BH01 0.4 Sand 0.1 13.5 1.35 A1 7.7 B A1 
4 BH02 0.5 Sand 0.07 13.5 0.95 A1 5.4 A B1^ 
5 BH01 0.7 Sand 0.12 13.5 1.62 A1 7.1 B A1 
6 BH02 0.8 Sand 0.38 13.5 5.13 A2 5.7 A A2 
7 BH01 1.2 Sand 0.52 13.5 7.02 A2 6.5 B A1 
8 BH02 1.1 Sand 0.19 13.5 2.57 A1 6.5 B A1 
9 BH02 1.7 Loamy sand 0.6 13.0 7.80 A2 6.0 B A1 

10 BH01 1.6 Sandy loam 1.02 11.0 11.22 B1 6.6 B A1 
11 BH01 2.0 Sand 1.09 13.5 14.72 B1 7.1 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.          
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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 7).  Table 8 should be 
referred to where only 50kPa allowable bearing capacity is required. 

Table 7 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 7, with considerations given to 
required bearing capacities in accordance with Table 8. 

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 7 Soil characteristic surface movements and recommended footing minimum target depths 
Footing design parameters BH01 BH02 
Ys Calculation Depth 0m^ 0m^ 
Surface movement Ys (mm) 5 10 
Soil reactivity class S S 
Base of problem soil layer (m)* 1.1 1.1 
Layer at base of problem soil* 7 8 
Footing minimum target depth (m)# >0.3^ >0.3^ 
footing minimum target layer# 1 1 
Allowable bearing capacity at min target depth (kPa) # 120 120 

- 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 8. 

Table 8 Soil allowable bearing capacities and problematic ground conditions. 

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

BH01 BH02 
0 90~ 50~ 

0.1 90~ 50~ 
0.2 50~ 50~ 
0.3 120* 120* 
0.4 260 170 
0.5 210 170 
0.6 260 170 
0.7 300 300 
0.8 170 170 
0.9 80~ 80~ 
1 80~ 80~ 

1.1 350 260 
1.2 300 300 
1.3 170 170 
1.4 130 130 
1.5 260 210 
1.6 300 300 
1.7 >400 350 
1.8 >400 350 
1.9 >400 350 

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 7. 

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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Concrete Durability Requirements 
The soil aggressivity testing results presented in   

Version: 1, Version Date: 22/01/2026
Document Set ID: 5797459



 

© Enviro-Tech Consultants Pty. Ltd.                              www.envirotechtas.com.au                                03 62 249 197          Page 30  

Table 6 have been interpreted in Table 9 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 9, it is generally discerned that in all investigated areas of the 
Site: 

• With a minimum surface soil (to 0.5m) exposure classification of A1, at a minimum, 20 MPa 
concrete is generally recommended with 40 mm cover.  A minimum curing time of 3 days is 
recommended.    

Table 9  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 0.1 A1 A1 20 3 40 
2 BH02 0.2 A1 A1 20 3 40 
3 BH01 0.4 A1 A1 20 3 40 
4 BH02 0.5 A1 B1^ 20-32^ 3-7^ 40-60^ ' 
5 BH01 0.7 A1 A1 20 3 40 
6 BH02 0.8 A2 A2 25 3 45-50# ' 
7 BH01 1.2 A2 A1 25 3 45-40# 
8 BH02 1.1 A1 A1 20 3 40 
9 BH02 1.7 A2 A1 25 3 45-40# 

10 BH01 1.6 B1 A1 32 7 50-40# 
11 BH01 2.0 B1 A1 32 7 50-40# 

^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 (non A1) soils may be reduced 
to 30 mm 
' Where a damp-proofing membrane is installed, the minimum reinforcement cover in sulphate (non A1) soils may be 
reduced by 10 mm. 
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Appendix G Foundation Maintenance & Footing Performance (CSIRO) 
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From:                                 "Suanne Lawrence" <suanne.lawrence@utas.edu.au>
Sent:                                  Fri, 6 Feb 2026 12:55:33 +1100
To:                                      "City Planning" <cityplanning@ccc.tas.gov.au>
Cc:                                      "Benjamin Harriss" <benjamin.harriss@shedsnhomes.com.au>
Subject:                             Re: Request for further information and Meeting - PDPLANPMTD-2025-054890 - 
81 Richardsons Road, Sandford - Farm Shed
Categories:                       Kylie

This Message Is From an External Sender 
This message came from outside your organization. 

Dear Ryan. Thank you again for meeting with me today. In response for additional information:
Rural Zone 20.3.1 Discretionary Uses - Use is domestic animal boarding.
C7.6.1 - Use, as stated in the Coastal Inundation Hazard Assessment (p3) by EnvironTech 
Consultants, is not a coastal location.
C11.5.2 - Based on the Assessment provided, this is not a coastal location.

Kind regards,
Suanne Lawrence
0412153115

University of Tasmania Electronic Communications Policy (December, 2014). This email is 
confidential, and is for the intended recipient only. Access, disclosure, copying, distribution, or 
reliance on any of it by anyone outside the intended recipient organisation is prohibited and 
may be a criminal offence. Please delete if obtained in error and email confirmation to the 
sender. The views expressed in this email are not necessarily the views of the University of 
Tasmania, unless clearly intended otherwise.

From: City Planning
Sent: Tuesday, 27 January 2026 11:29
To: Suanne Lawrence
Subject: Request for further information and Meeting - PDPLANPMTD-2025-054890 - 81 Richardsons 
Road, Sandford - Farm Shed
Good morning,
Thank you for the provided further information and Coastal Inundation Hazard 
Assessment for the development application PDPLANPMTD-2025/054329 – 81 
Richardsons Road, Sandford.
I have attached the request for further information with the remaining information that 
remains outstanding.
I would be happy to organise a meeting to progress the application, my working hours 
are 8:15 to 5:15 Monday to Friday and I am available to meet at the Clarence City 
Council Chambers at 38 Bligh St, Rosny Park.
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