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LAND CONSULTANTS 

 
         1/2 Kennedy Drive 

Cambridge   7170 
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                 djpotter@iinet.net.au   
   

 
 
11th January, 2024 
 
Central Highlands Council 
19 Alexander Street 
BOTHWELL   TAS   7030 
 
 
Dear Sir/Madam, 
 
 
Re:  Proposed Boundary Reorganisation – Dawsons Road 
 

 
Please find enclosed plans of the above. 
 
The application is in response to the request of Sunray Strawberries Pty Ltd (SSPL) wishing to 
access water availability at the frontage of Mr. & Mrs. Crawford’s lot. 
 
Whilst this could be via a pipeline easement it would in fact split the Crawford’s lot in parts and 
require a road crossing at Dawson Road. 
 
The proposal will allow (SSPL) to gain valuable access to water and also gain additional and 
better land for agricultural production. 
 
The land is not used by the Crawford’s nor is it intended to be used. 
 
At present it merely represents a burden and is used for grazing by neighbours. 
 
The balance land is sufficient for their intended tourist purpose. 
 
As the land is to be used for the best possible purpose of agriculture production the land is to 
be attached to another of the owner’s lots. 
 
Mr. Crawford’s lot will then be subject to further investigation as a tourist venture at a future 
date. 
 
All existing services and access will remain. 
 
            …/2 
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The proposal suits both parties long tern plans for use and is clearly an improvement and 
benefit to them and enhances the value adding potential. 
 
Can you please consider and advise of any further information required or advice of suitable 
amendments if needed. 
 
Enclosed is DA Form, copies of titles and plan. 
 
 
 
 
 

 
Yours faithfully, 
 

Per: AA 
 
D.G.J. Potter  
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1 Introduction 
 

I have been engaged by Richard Crawford on behalf of Architects Designhaus to prepare a bushfire 
hazard assessment for the adjustment between two adjoining property boundaries in the suburb 
of Ouse. The addresses of the properties are 580 & Lot 7 Dawson Road Ouse. The author, David 
Lyne, is an Accredited Person under Part 4A of the Fire Service Act 1979.   

The development is proposed in a ‘bushfire-prone area’ as defined under the Building Regulations 
2014 due to being within 100m of unmanaged vegetation, hence an assessment is required in 
order to satisfy the relevant building requirements. 

This report considers: 
 

• Whether the site is within a bushfire-prone area; 

• The characteristics of the site and surrounding land; 

• The proposed use and development that may be threatened by bushfire hazard; 

• The applicable Bushfire Attack Level (BAL) rating; 

• Appropriate bushfire hazard mitigation measures; and 

• Compliance with planning requirements pertaining to bushfire hazard. 

In order to demonstrate compliance with the Bushfire-Prone Areas Code this report includes a 
Certificate of Compliance (for planning purposes). 

2 Site Description 
 
The subject sites are located at 580 Dawson Road Ouse (CT 136268/1) with a total area of 
approximately 24ha; and Lot 7 Dawson Road Ouse (CT 127705/2) and has a total area of 
approximately 31.48ha. 
 
Both sites are located in a developed rural resource area and such is located in an unserviced 
area for reticulated water and sewage. Surrounding development is primarily single detached 
dwellings on larger sized allotments with open paddocks to the east and west, plantation to the 
south and Cluny Lagoon on the northern boundaries. 
 
 

Planning Context 

The subject sites are currently zoned ‘Rural Resource’ – 580 Dawson Road, and ‘Agriculture’ – 
Lot 7 Dawson Road, under the Tasmanian Planning Scheme - Central Highlands. It is subject to 
the ‘Waterway and Coastal Protection Area’, ‘Bushfire Prone Areas’, ‘Priority Vegetation’ and 
‘Landslide Hazard Area’ overlays. 
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Figure 1: Aerial view of site (outlined in blue is 580 Dawson Road, and red is Lot 7 Dawson Road) and surrounding 
land (source: LISTmap 24/04/2024). 

 

Natural Values 

The subject sites are slightly modified. Both sites have been largely cleared of standing 
vegetation with a row of introduced trees acting as a wind break through the centre of the 
property and developed with a single ‘yurt’ and landscaped areas. The site is mapped as 
‘Agricultural areas’ under the TASVEG 4.0 database. To the north of the site is Clungy Lagoon; 
to the east are established residential dwellings on large allotments, and to the west is open 
pasture followed by the lagoon. 

 

 

 

 

 

  

CT 136268/1 

CT 179597/7 
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3 Proposed Use & Development 

The proposed development (Appendix A) includes the adjustment a boundary that separates 580 
Dawson Road from Lot 7 Dawson Road. The boundary adjustment would result in 9.2ha of land 
from 580 Dawson Road be added to Lot 7 Dawson Road. 

The proposed boundary adjustment will not involve clearance of any existing vegetation to 
enable the boundary to be shifted. 

Plans have been devised which particularly consider the site in relation to: 

• the Bushfire Hazard overlay. 

See Appendix A for proposed lot sizes and frontages. 

4 Bushfire Hazard Assessment 

The subject sites are located within the Planning Scheme’s Bushfire-Prone Areas overlay.  
Therefore, the site is within a ‘bushfire prone area’ as defined in the Planning Scheme. 

The key factors affecting bushfire behaviour are fuel, weather conditions and topography. This 
section of the report considers these factors in the context of the Australian Standard AS3959-
2018 - Construction of buildings in bushfire-prone areas, which is required in order to determine 
compliance with planning and building requirements for bushfire protection. 

AS:3959-2018 provides categories for classifying vegetation based on structural characteristics.  
‘Effective Slope’ refers to the slope of land underneath bushfire-prone vegetation relative to the 
subject site. Effective Slope affects a fire’s rate of spread and flame length and is accordingly a 
critical aspect affecting bushfire behaviour. AS3959-2018 refers to five categories of Effective 
Slope and these have been used for the purpose of this analysis. 

The process for determining BAL ratings is outlined in AS:3959-2018. This assessment has relied 
on Method 1, which considers vegetation type, distance from hazardous vegetation and effective 
slope.   

 

Step 1: Relevant fire danger index: FDI 50  
 
Step 2: Assess the vegetation within 100m in all directions 
 
 
Figure 2 shows land within 100 m of the proposed development as this is the minimum area for 
consideration under AS 3959-2018. 
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Vegetation 

 

North 

Land north of the site includes some small shrubs and trees that run along the edge of the 
adjoining lagoon, there is surrounding grassland between the shrub vegetation and existing yurt 
on 580 Dawson Road, and several hundred meters of grassland from the existing buildings on Lot 
7 Dawson Road to the boundary. 

 

South 

The land south of the site is comprised of a large open paddock, which continues to run through 
the property to the southern boundary. The vegetation associated with this area is generally 
grassland vegetation. 

 

East 

The vegetation to the east of the site is again mostly comprised of larger rural residential 
allotments with single storey residential dwellings present. The trees located north/north- east 
of the existing and proposed dwellings are considered to have sufficient maintenance and canopy 
separation to be considered low threat in accordance with clause 2.2.3.2(f). 

 

West 

The land west of the 580 Dawson Road includes one large undeveloped lot that is predominately 
grassland. This allotment to the west terminates at the waters edge of the lagoon.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2: Site Analysis 100m and Vegetation Communities (Source: LISTmap 16.04.24). 
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Effective Slope  

The land to the north, west and east of both sites has a gentle slope to it moving towards the 
lagoon, whilst to the south the land rises away from the site. Therefore, the effective slope to 
the south is upslope; and downslope to the north, east and west.  

 

 

Figure 3: Effective slope – 10m contours (approx.) (Source: LISTmap 24.04.24). Subject properties shown with blue 

border. 

 

Step 3: Distance from classified vegetation 

 

This section sets out the required separation distances from bushfire-prone vegetation to achieve 
the required BAL. It should be noted that AS3959 Table 2.6 only provides BAL ratings for 
separation distance up to and including 50m from grassland. Therefore, grassland less than 100m 
but greater than 50m separation from the site has been excluded from assessment. 
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Step 4: Effective slope under classified vegetation 

 

Effective Slope Upslope 

 
 

Slope under the classified 
vegetation 

Upslope/0  Upslope/0 x Upslope/0 x Upslope/0 x 

Downslope 

>0 to 5  >0 to 5  >0 to 5  >0 to 5  

>5 to 10 x >5 to 10  >5 to 10  >5 to 10  

>10-15  >10-15  >10-15  >10-15  

>15-20  >15-20  >15-20  >15-20  

 

 

Step 5: Determination of Bushfire Attack Level (BAL) 

Building areas shown are indicative only and are shown for planning purposes. These areas are 
flexible in they may change position as long as setbacks and HMAs are achieved and adhered to. 
The adjustment to the existing boundary does not have an affect on the existing residential 
buildings on Lot 7 Dawson Road in terms of a BAL rating, and new residential buildings on either 
allotment will require a separate report to confirm suitability and compliance.  

 

Minimum Separation Required 

Any proposed dwellings are required to be able to achieve a minimum of BAL-29 as required by 
the Directors Determination. The adjustment to the boundary will allow more than sufficient 
room for any potential dwellings to achieve a BAL-12.5, which will be dependent on final site 
position and need to be confirmed with an independent bushfire hazard report.  

 

5 Bushfire Protection Measures 

During a bushfire event, a number of bushfire attack mechanisms may threaten buildings and 
occupants, including: 

• Radiant heat; 

• Direct flame contact; 

• Ember attack; and 

• Wind. 

A range of bushfire protection measures are recommended to improve the resilience of the 
proposed development and achieve a tolerable level of residual risk for occupants. The 
protection measures outlined in this section. 

Additional measures to improve resilience are also recommended but are at the discretion of the 
developer and future developers within the subdivision.  

5.1 Hazard Management Areas  

The Hazard Management Area (‘HMA’) refers to land that is managed in a minimum fuel condition 
so as to reduce the potential exposure of habitable buildings and occupants to radiant heat and 
flames and to provide defendable space. The effectiveness of the hazard management areas is 
reliant on ongoing maintenance by landowners. 
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Table 3 - Hazard Management Area Prescriptions 

Within 10m of 
habitable 
buildings 

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

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

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

Trees within 
HMA 

• Maintain canopy separation of approximately 2.0m; 

• Ensure no branches overhang habitable buildings; 

• Remove tree branches within 2.0m of ground level below; 

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

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

Understory 
vegetation 
within HMA 

• Maintain grass cover at <100mm; 

• Maintain shrubs to <2.0m height; 

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

• Avoid locating shrubs directly underneath trees; 

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

 

Figure 4 - Example Hazard Management Area 

 

The proposal will comply with section C13.6.1 of the Code, as there is an insufficient increase in 
risk. 

5.2 Construction Standards  

As this assessment is for a boundary adjustment and existing dwellings on these sites will not be 
affected, there are no specific construction standards to adhere by.  

5.3 Access 

The primary access to the existing lots is from an unsealed public road – Dawson Road. The 
existing driveways for the lots are from the same road on the southern side of 580 Dawson, and 
the northern end of Lot 7. There are currently two separate access points into 580 Dawson Road, 
and just the one into Lot 7 Dawson Road - refer to Appendix A.  
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The access arrangements for the boundary adjustment must comply with section C13.6.2 of the 
Bushfire-prone areas code. The proposal complies with the acceptable solution for this standard 
and associate code because the accesses are already existing and servicing each allotment. There 
is also an insufficient increase in risk from the boundary adjustment to warrant any changes to 
the current layouts.   

5.4 Water 

For any future developments on these allotments a separate report may be required for that 
specific building/s, and a new dedicated firefighting water supply may form part of the 
construction standard.   

5.5 Optional Protection Measures 

The following recommendations are not specifically regulated under any planning or building 
standards at present hence would not form part of the final conclusion and recommendations.  

If implemented, however, they will improve bushfire protection for future occupants. 

Electrical Infrastructure 

Overhead power lines are a common source of unplanned fires, particularly during high wind 
conditions. Where practicable, electricity connections to properties should be provided 
underground to remove this potential fire source. 

Building Design 

Building configuration can be used to improve building resilience. It is recommended that future 
developers of buildings within the subdivision consider adopting the following design features: 

• Simple roof shapes with roof pitch at 18 or greater, to reduce the potential for ember 
accumulation. This measure ought to be combined with non-combustible gutter guards 
to prevent accumulation within the guttering; 

• Simple building shapes are preferable, as they reduce the opportunity for embers and 
debris to be trapped against the building within re-entrant corners; 

• Keep walls as low as possible. Large expansive walls present greater surface area to wind 
turbulence and to radiant heat; 

• Slab-on-ground construction is generally more resilient than suspended slab construction. 

 

6 Conclusion & Recommendations 

The proposed boundary adjustment is located within a ‘bushfire prone area’ as defined by 
C13.3.1. Protection measures reduce bushfire risk to future residents, developments and to 
firefighters, as outlined in this report.  

As the boundary adjustment has no impact on the existing buildings or residences on these sites 
that would warrant any changes to the current conditions, it is deemed that there is an 
insufficient increase in risk to warrant any changes to the sites in terms of access, water and 
hazard management areas. This development is therefore exempt from the code as per C13.4.1 
of the planning scheme.  
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BUSHFIRE-PRONE AREAS CODE 
 
CERTIFICATE1 UNDER S51(2)(d) LAND USE PLANNING AND 
APPROVALS ACT 1993 

 

 

1. Land to which certificate applies 

 

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

 

Street address: 580 & 572 Dawson Road, Ouse 

 

Certificate of Title / PID: 136268/1  / 2107266  &  127705/2 / 1813062 

 
 

2. Proposed Use or Development 
 

 

Description of proposed Use  
and Development: 

Boundary adjustment 

 

Applicable Planning Scheme: 
 

Tasmanian Planning Scheme – Central Highlands 

  
 

3. Documents relied upon 
 

This certificate relates to the following documents: 
 

Title Author Date Version 

Bushfire Hazard Management plan report David Lyne April 2024 2.0 

    

    

    

    
  

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

The following requirements are applicable to the proposed use and development: 
 

☐ E1.4 / C13.4 – Use or development exempt from this Code 

 Compliance test Compliance Requirement 

☒ E1.4(a) / C13.4.1(a) Insufficient increase in risk 

 

☐ E1.5.1 / C13.5.1 – Vulnerable Uses 

 Acceptable Solution Compliance Requirement 

☐ E1.5.1 P1 / C13.5.1 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1.  

☐ E1.5.1 A2 / C13.5.1 A2 Emergency management strategy 

☐ E1.5.1 A3 / C13.5.1 A2 Bushfire hazard management plan 

 

☐ E1.5.2 / C13.5.2 – Hazardous Uses 

 Acceptable Solution Compliance Requirement 

☐ E1.5.2 P1 / C13.5.2 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

☐ E1.5.2 A2 / C13.5.2 A2 Emergency management strategy 

☐ E1.5.2 A3 / C13.5.2 A3 Bushfire hazard management plan 

 

☐ E1.6.1 / C13.6.1 Subdivision: Provision of hazard management areas 

 Acceptable Solution Compliance Requirement 

☐ E1.6.1 P1 / C13.6.1 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

☒ E1.6.1 A1 (a) / C13.6.1 A1(a) Insufficient increase in risk  

☐ E1.6.1 A1 (b) / C13.6.1 A1(b) 
Provides BAL-19 for all lots (including any lot 
designated as ‘balance’) 

☐ E1.6.1 A1(c) / C13.6.1 A1(c) Consent for Part 5 Agreement  
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☒ E1.6.2 / C13.6.2 Subdivision: Public and fire fighting access 

 Acceptable Solution Compliance Requirement 

☐ E1.6.2 P1 / C13.6.2 P1 
Planning authority discretion required. A 
proposal cannot be certified as compliant with 
P1. 

☒ E1.6.2 A1 (a) / C13.6.2 A1 (a) Insufficient increase in risk  

☐ E1.6.2 A1 (b) / C13.6.2 A1 (b) Access complies with relevant Tables 

 

☐ 
E1.6.3 / C13.1.6.3 Subdivision: Provision of water supply for fire fighting 
purposes 

 Acceptable Solution Compliance Requirement 

☐ E1.6.3 A1 (a) / C13.6.3 A1 (a) Insufficient increase in risk 

☐ E1.6.3 A1 (b) / C13.6.3 A1 (b) 

 

Reticulated water supply complies with relevant 
Table 

 

☐ E1.6.3 A1 (c) / C13.6.3 A1 (c) Water supply consistent with the objective 

☒ E1.6.3 A2 (a) / C13.6.3 A2 (a)  Insufficient increase in risk 

☐ E1.6.3 A2 (b) / C13.6.3 A2 (b) 

 

Static water supply complies with relevant Table 

 

☐ E1.6.3 A2 (c) / C13.6.3 A2 (c) Static water supply consistent with the objective 
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5. Bushfire Hazard Practitioner 
 

Name: David Lyne Phone No: 0421 852 987 

 

Postal 
Address: 

11 Granville Avenue, Geilston Bay 
Email 

Address: 
Dave_lyne@hotmail.com 

 
 

Accreditation No: BFP –  144 Scope:  1, 2, 3a, 3b 

 

 

6. Certification 
 

I certify that in accordance with the authority given under Part 4A of the Fire Service Act 
1979 that the proposed use and development: 
 

☒ 

Is exempt from the requirement Bushfire-Prone Areas Code because, having regard 
to the objective of all applicable standards in the Code, there is considered to be an 
insufficient increase in risk to the use or development from bushfire to warrant any 
specific bushfire protection measures, or 

☐ 

The Bushfire Hazard Management Plan/s identified in Section 3 of this certificate 
is/are in accordance with the Chief Officer’s requirements and compliant with the 
relevant Acceptable Solutions identified in Section 4 of this Certificate. 

 
 

Signed: 
certifier 

 
 
 

 

Name: David Lyne Date: 29.04.2024 

    

  
Certificate 

Number: 
1501/24 

  (for Practitioner Use only) 

 



 

 

Proposed Boundary Reorganisation 
580 DAWSON ROAD OUSE 

 

 

 

AUGUST 2024 
 

 

 

 

 

 

 

 

 

�  



 

 

 

�

ϲϲ�ZŝĐŚŵŽŶĚ�sĂůůĞǇ�ZŽĂĚ͕�ZŝĐŚŵŽŶĚ͕�dĂƐŵĂŶŝĂ�ϳϬϮϱ�

�ŵĂŝů͗�Lee@nicholbrook.com.au DŽďŝůĞ͗�Ϭϰϭϴ�ϭϰϭ�ϳϲϮ�

�

 

 

 

Author: Dr Lee Peterson 

 

Document status: 

Date Status  Reviewed by Transmission 
method 

21/8/24 Draft L Peterson Email 
26/8/24 Final L Peterson Email 

 

 

 

 

 

 

This report has been prepared in accordance with the scope of services described in the 
contract or agreement between Nicholbrook and the Client. Any findings, conclusions or 

recommendations only apply to the aforementioned circumstances and no greater reliance 
should be assumed or drawn by the Client. Furthermore, the report has been prepared solely 

for use by the Client and Nicholbrook accepts no responsibility for its use by other parties.



580 Dawson Road Ouse 

 1 

Contents 
Executive Summary .................................................................................................................... 2 
Introduction ................................................................................................................................. 3 
Qualifications and Experience .................................................................................................. 3 
Location ....................................................................................................................................... 3 
Land Classification - Agriculture ............................................................................................... 4 
Soils ............................................................................................................................................... 8 
Climate ........................................................................................................................................ 9 
Water Resources ....................................................................................................................... 11 
Current Land Use ...................................................................................................................... 11 
Proposal ..................................................................................................................................... 11 

Criteria 1 – Enterprise Suitability Clusters – 580 Dawson Rd .............................................. 12 
Criteria 1 – Enterprise Suitability Clusters – 575 Dawson Rd .............................................. 12 

References ................................................................................................................................ 14 
Declaration ............................................................................................................................... 14 
Attachment A – Dr Lee Peterson ............................................................................................ 15 
Attachment B – Land Capability Mapping ........................................................................... 17 
Attachment C – Proposed Boundary Reorganisation .......................................................... 18 
 

�  



580 Dawson Road Ouse 

 2 

Executive Summary 
 

This report examines the land capability and classification of the property 580 Dawson 
Road Ouse owned by Richard and Karyn Crawford in respect to the proposed 
reorganisation of the title boundary with 575 Dawson Road, owned by Sunray 
Strawberries Pty Ltd, under the Tasmanian Planning Scheme, Central Highlands Local 
Provisions Schedule.   

The properties examined are PID 2107266 Title reference 136268/1 and PID 9493405 title 
reference 179591/7. 

The proposal is boundary reorganisation between the existing titles to enable 
adherence of 9.2 ha of productive Class 4 land from 580 Dawson Road to 575 Dawson 
Road for the purpose of horticultural production.  

580 Dawson Road is zoned Rural whilst 575 Dawson Road is zoned Agriculture, however 
the landform and soils are identical therefore resulting in an increase area of 
Agricultural zone. 

Water rights held by Sunray Strawberries allow for the development and intensive 
horticulture on a parcel of land that is currently dryland grazing. 
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Introduction 
This report, by Dr Lee Peterson, Principal Consultant, Nicholbrook Pty Ltd, has been 
prepared to provide an expert agricultural assessment the property 580 Dawson Road 
Ouse owned by Richard and Karyn Crawford in respect to the proposed reorganisation 
of the title boundary with 575 Dawson Road, owned by Sunray Strawberries Pty Ltd, 
under the Tasmanian Planning Scheme, Central Highlands Local Provisions Schedule.   

This report reviews the current land usage of the present land titles and the surrounding 
region in relation to Land Capability and Land Classification.  This includes soils, aspect, 
topography, water resource, and impact in relation to agricultural. 

Qualifications and Experience  
Dr Lee Peterson is an agricultural science graduate from the University of Tasmania with 
over 35 years of experience in primary industry production, research and consulting.  Dr 
Peterson has worked with a variety of farming enterprises throughout Tasmania and 
other mainland states.  A detailed outline of experience and qualifications is attached 
in Attachment A. 

Location  
580 Dawson Road Ouse is situated on the southern side of Cluny lagoon approximately 
4 km from the township of Ouse.  It is bordered by Hydro Electric Commission title to the 
north encompassing Cluny Lagoon, Rural zoned land to the west and east and 
Agricultural zoned land owned by Sunray Strawberries Pty Ltd to the south. 

580 Dawson Road PID 2107266 Title reference 136268/1 is 23.95 ha whilst 575 Dawson 
Road PID 9493405 title reference 179591/7 is 31.48 ha but forms part of a property of 4 
titles totaling 100.97 ha owned and operated by Sunray Strawberries. 

�  
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Land Classification - Agriculture 
The land capability of the property was assessed according to the Tasmanian Land 
Capability Classification System (Grose, 1999).  Land is ranked according to its ability to 
sustain a range of agricultural activities without degradation of the land resource.  Class 
1 land is the best land and Class 7 land is the poorest.  A wide range of limitations are 
considered, and the most significant limitation determines its final classification, or 
ranking.  Limitations in relation to soils include stoniness, topsoil depth, drainage and 
erosion hazard.  Limitations to topography include slope and associated erosion 
hazard.  Limitations relating to climate include low rainfall and frost.   

A full explanation of the Land Capability System is available in the DPIPWE Tasmanian 
Land Capability Handbook. 

The classification system assumes an average standard of land management and that 
production will be sustainable if the land is managed according to the guidelines of its 
Class.  The system does not consider the economics of production, distance from 
markets, social or political factors, all of which can change over time.  

Class 4 land is described as follows:  

Land primarily suitable for grazing but which may be used for occasional cropping. 
Severe limitations restrict the length of cropping phase and/or severely restrict the 
range of crops that could be grown. Major conservation treatments and/or careful 
management is required to minimize degradation. 
Cropping rotations should be restricted to one to two years out of ten in a rotation 
with pasture or equivalent, during ‘normal’ years to avoid damage to the soil 
resource. In some areas longer cropping phases may be possible but the versatility 
of the land is very limited. 

 

Class 5 land is described as follows:  

Land with slight to moderate limitations to pastoral use but which is unsuitable for 
cropping, although some areas on easier slopes may be cultivated for pasture 
establishment or renewal and occasional fodder crops may be possible. The effects 
of limitations on the grazing potential may be reduced by applying appropriate soil 
conservation measures and land management practices. 

 

A detailed, site specific assessment of land classification of the property was 
undertaken by the author during the week of the 14th August 2024.   

The attachment B maps illustrate the extent of each land capability class within the 
properties.   

Table1 provides a detailed description of each land capability class of the 580 Dawson 
Rd property and the immediate area of 575 Dawson Rd to be adhered to.
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Table 1: Land Capability Summary – 580 Dawson Rd 

 

Land Capability 
Class1 

Area 
(ha) 

Limitation Soil Description Cropping 
Suitability 
Rating 2 

Land Use                      
Types 3 

Cropping 
Frequency 4 

4s 15.8 Soil structure  Grey to brown sandy 
loam, hydrosol, typical of 
river terrace in the 
region.  Permeable, low 
fertility, strongly 
differentiated profile 
over bleached sand (0-
5% slope) 

Moderate ISD, IP, DP, H Annual 

5s 3.4 Soil permeability, 
depth and fertility 

Grey sandy clay loam, 
dermosol, moderately 
permeable over dolerite 
(0 -5% slope) 

Not suitable DP 

Annual but low 
stocking rates 

due to potential 
erosion risk 

5sr 4.5 Soil depth and 
stoniness 

Grey sandy clay loam, 
dermosol, moderately 
permeable with surface 
dolerite rock and rock 
fragments (5 -10% slope) 

Not suitable DP, F 

Annual but low 
stocking rates 

due to potential 
erosion risk 
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1 Land Capability Class 

Land capability was assessed according to the Tasmanian Land Capability Classification System (Grose, 1999). Land is ranked according to its ability to sustain a range of agricultural activities without 
degradation of the land resource. Class 1 land is the best land and Class 7 land is the poorest. A wide range of limitations are considered and the most significant limitation determines its final classification, 
or ranking. The classification system assumes an average standard of land management and that production will be sustainable if the land is managed according to the guidelines of its Class. The system 
does not take into account the economics of production, distance from markets, social or political factors, all of which can change over time.   

 Cropping Suitability Rating 

x� High - Soils with no or only slight limitations to use. Can support a wide range of intensive cropping and grazing activities. Cropping can occur almost continuously with only occasional pasture breaks. 
x� Moderate - Soils with moderate limitations to use. Conservation practices and sound management are needed to overcome limitations. Regular short-term pasture breaks are also required. 
x� Low - Soils suited to occasional cropping through severe limitations. Major conservation treatments and/or careful management required to minimise degradation. 
x� Very low - Very limited cropping with long pasture breaks (greater than 8 years). 
x� Unsuitable - No cropping should be undertaken. 
x�  

3 Land Use Types 

x� DP (Dryland pasture) 
x� IP (Irrigated pasture) 
x� DS (Dryland surface cropping; i.e. cereals and poppies) 
x� ISD (Irrigated surface cropping – dry harvest; i.e. cereals, poppies, carrot seed and grass seed) 
x� ISW (Irrigated surface cropping – wet harvest; i.e. peas, beans and broccoli) 
x� IRC (Irrigated root cropping; i.e. potatoes and carrots) 
x� H (Horticulture; i.e. grapes, olives and fruit) 
x� F (Forestry) 
x� NA (Not suitable) 

 
4 Cropping Frequency is given as an approximate range only. It assumes that best practices are being implemented in relation to soil management, sustainable crop rotations undertaken, and that seasonal 
and long term climatic conditions are favourable for cropping activities. Best practice soil management includes cultivation at an appropriate soil moisture level so as to maintain soil structure, management 
of cropping residues to assist in maintaining soil structure, and implementation of the most appropriate cultivation techniques. The lower range pertains to a more intensive cropping rotation (i.e. typically 
including irrigated root cropping) and/or less favourable seasonal/growing conditions. The upper range pertains to non-intensive cropping rotations (i.e. cereals and poppies) and/or more favourable 
seasonal/growing conditions (see Appendix 1). Cropping frequency does not include irrigated pasture which can be irrigated annually. 
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�

Class 4s land suitable for cropping that is proposed for adherence to neighbouring property, 
currently under cultivation 

 

Class 5r land with exposed rock  
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:  

 

 

580 Dawson Road title is predominantly Class 4s and the balance Class 5 which is not 
suitable for cropping.  Whilst the area of Class 4 is suitable for cropping, unless 
irrigation is available it is also only suitable for grazing, which is the current situation. 

 

Soils 
The soils are predominantly windblown alluviums on the terrace area above the 
original Derwent River.  These hydrosols are generally permeable but low fertility and 
exhibit an abrupt A and B horizon over sands that are stained with organic matter.  
The lower slopes are generally alluviums over dolerite with patches of rock exposed 
and rock fragments within the profile 



580 Dawson Road Ouse 

 9 

 

Area of 4s sandy loam currently being cultivated demonstrating abrupt horizon 

 

Climate  
The Derwent region experiences a temperate maritime climate with mild summers 
and cool winters. This is attributed to the stabilising effect of the Southern Ocean that 
varies in temperature through the year by only approximately 5oC. Altitude is the 
principal factor dictating the range of climatic conditions experienced in the region 
and larger climatic extremes occur with increasing distance from the coast and 
increasing elevation.  Whilst the elevation in this upper region of the Derwent Valley is 
only 120 metres it is very inland and hence subject to larger temperature variations. 
 
The nearest temperature data is available is station number 95048 at Ouse.  The mean 
lowest temperature recorded is 1.2 degrees however the lowest recorded is -6.8 
degrees and the number of mean days below 0 degrees is 26, which represents a frost 
risk to many crops but does provide high chill units which is necessary for a number of 
temperate crops. 
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 Rainfall information recorded a mean annual rainfall of 511 mm.  The highest annual 
rainfall recorded is 727 mm and the lowest recorded is 339 mm, a very low rainfall 
region in the state.  Low rainfall is an advantage for cropping provided reliable 
irrigation sources are available as this limits diseases and aids in production 
management of crops. 

Monthly distribution of rainfall is also evenly spread through Summer and Autumn but 
increases during Winter to a Spring peak. 
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Water Resources 
The property is adjacent to Cluny Lagoon. 580 Dawson Road is not currently irrigated 
and has no water license while Sunray Strawberries are developing the neighbouring 
property predominantly for runner production on the basis of large water rights from 
the Derwent River.  The reorganisation of the boundaries between 580 and 575 
Dawson Road will enable increased area for intensive horticultural development by 
Sunray. 

Current Land Use 
The current main land use for the 580 Dawson Road property is dryland grazing.  The 
low rainfall combined with the soil types results in very low stocking rates to be 
sustainable.  Given the scale of the property dryland grazing cannot be considered 
as an economic enterprise. 

Proposal 
A reorganisation of the boundary between 580 and 575 Dawson Road is proposed.  
An area of 9.2 ha of 580 Dawson Road would be adhered to 575 Dawson Road as 
per the attached plan.  This would leave a balance of 15 ha of 580 Dawson Road 
and allow for an increased production area for Sunray Strawberries at 575 Dawson 
Road.  The 9.2 ha is Class 4 land that continues into 575 Dawson Road.  This property 
is currently being transformed from forestry to intensive horticultural production.  The 
utilization of the water rights and infrastructure that Sunray possesses enables this 
portion of land to also be developed.  This portion of land is currently under-utilised 
as dryland grazing. 

The zoning of the two properties was determined by the “Agricultural Land Mapping 
Project “2017 (ALMP) as part of the implementation of the Tasmanian Planning 
Scheme.  This mapping project utilized a decision tree process examining constraints 
to agriculture enterprise to determine zone status.  The first steps of the constraints 
analysis were the valuation of a title followed by the enterprise suitability: 
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Criteria 1 – Enterprise Suitability Clusters – 580 Dawson Rd 
Enterprise 
Suitability 

Cluster 

Minimum 
Area 

Requirement 
(ha) 

Suitable 
Area 

Assessed 
(ha) 

Irrigation 
Required 

Irrigation 
Available 

Overall 
Assessment 

ES1 
(Irrigated 
Perennial 
Horticulture) 
 

 
10 

 
0 

 
Yes 

 
No 

 
Constrained 

ES2 
(Vegetable 
Production) 
 

 
25 

 
0 

 
Yes 

 
No 

 
Constrained 

ES3 
(Irrigated 
Grazing – Dairy) 
 

 
40 

 
0 
 

 
Yes 

 
No 

 
Constrained 

ES4 
(Broadacre – 
Cropping and 
Livestock) 

 
133 

 
0 

 
No 

 
No 

 
Constrained 

ES5 
(Dryland 
Pastoral) 
 

 
333 

 
10 

 
No 

 
No 

 
Constrained 

 

Criteria 1 – Enterprise Suitability Clusters – 575 Dawson Rd 
Enterprise 
Suitability 

Cluster 

Minimum 
Area 

Requirement 
(ha) 

Suitable 
Area 

Assessed 
(ha) 

Irrigation 
Required 

Irrigation 
Available 

Overall 
Assessment 

ES1 
(Irrigated 
Perennial 
Horticulture) 
 

 
10 

 
>10 

 
Yes 

 
Yes 

 
Not Constrained 

ES2 
(Vegetable 
Production) 
 

 
25 

 
>10 

 
Yes 

 
Yes 

 
Not Constrained 

ES3 
(Irrigated 
Grazing – Dairy) 
 

 
40 

 
     <40 

 

 
Yes 

 
Yes 

 
Constrained 

ES4 
(Broadacre – 
Cropping and 
Livestock) 

 
133 

 
<133 

 
No 

 
No 

 
Constrained 

ES5 
(Dryland 
Pastoral) 
 

 
333 

 
<333 

 
No 

 
No 

 
Constrained 
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These analyses determined 580 Dawsons Road as constrained and therefore zoned 
Rural whilst 575 Dawson Road is not constrained and therefore zoned Agriculture. 

However, the landform and soil type of the norther section of 575 Dawson Road is 
identical to the portion of land of 580 Dawson Road that is proposed in the 
boundary reorganisation. 

This proposal not only maximises agricultural land but further protects agricultural 
land by transfer from Rural to Agriculture zone, thereby meeting local are objectives. 

 

Adjacent title of 575 Dawson Road, Class 4 land currently under development 

�  
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x� DĂƌŬĞƚ͕�ƉƌŽĚƵĐƚŝŽŶ�ĂŶĚ�ĨĞĂƐŝďŝůŝƚǇ�ƐƚƵĚǇ�ŽĨ�ŵĞĚŝĐŝŶĂů�ĐĂŶŶĂďŝƐ�ƉƌŽĚƵĐƚŝŽŶ�
ĨŽƌ�dĂƐŵĂŶŝĂŶ��ůŬĂůŽŝĚƐ�

x� /ŵƉŽƌƚĂƚŝŽŶ�ŽĨ�ŶĞǁ�ǀĂƌŝĞƚŝĞƐ�ĂŶĚ�ĐŽŽƌĚŝŶĂƚŝŽŶ�ĂŶĚ�ƉƌŽĚƵĐƚŝŽŶ�ƐǇƐƚĞŵ�
ĚĞǀĞůŽƉŵĞŶƚ�ĨŽƌ��ĞƌƌǇtŽƌůĚ��ƵƐƚƌĂůŝĂ�ŝŶ�dĂƐŵĂŶŝĂ�ĂŶĚ�YƵĞĞŶƐůĂŶĚ�

x� ^ŝƚĞ�ĂƐƐĞƐƐŵĞŶƚ͕�ƉƌŽƉĞƌƚǇ�ůŝĂŝƐŽŶ�ĂŶĚ�ĚĞǀĞůŽƉŵĞŶƚ�ŽĨ�/ƌƌŝŐĂƚŝŽŶ�ĂŶĚ�'ƌŽƵŶĚ�
tĂƚĞƌ�DĂŶĂŐĞŵĞŶƚ�WůĂŶƐ�ĨŽƌ�ĞĨĨůƵĞŶƚ�ŵĂŶĂŐĞŵĞŶƚ�ŽĨ�dĂƐƐĂů�ŚĂƚĐŚĞƌǇ�
ĞǆƉĂŶƐŝŽŶ�Ăƚ�ZĂŶĞůĂŐŚ�ĂŶĚ�ǁĂƐƚĞ�ƉƌŽĐĞƐƐŝŶŐ�ƉůĂŶƚ�Ăƚ�dƌŝĂďƵŶŶĂ�ŝŶĐůƵĚŝŶŐ�
ƌĞƉƌĞƐĞŶƚĂƚŝŽŶ�ƚŽ��W��

x� dĞĐŚŶŝĐĂů�ĂĚǀŝƐŽƌ�ƚŽ�,ŽƵƐƚŽŶ͛Ɛ�&Ăƌŵ�ŝŶĐůƵĚĞ�ƉƌŽĚƵĐƚŝŽŶ�ƐǇƐƚĞŵ�
ĚĞǀĞůŽƉŵĞŶƚ͕�ǀĂƌŝĞƚǇ�ĂƐƐĞƐƐŵĞŶƚ͕�ŵĂƌŬĞƚ�ƌĞƐĞĂƌĐŚ͕�ĐƌŽƉ�ƐĐŚĞĚƵůŝŶŐ͕�
ƉĞƐƚŝĐŝĚĞ�ƐƚƌĂƚĞŐŝĞƐ͕�/WD�ƉƌŽŐƌĂŵ�ĂŶĚ�ƌĞƉƌĞƐĞŶƚĂƚŝŽŶ�ŽĨ�ƚŚĞ�ĐŽŵƉĂŶǇ�ŝŶ�
ƌĞƐƉĞĐƚ�ƚŽ�ƚĞĐŚŶŝĐĂů�ŝƐƐƵĞƐ�ƐƵĐŚ�ĂƐ�ďŝŽƐĞĐƵƌŝƚǇ�ĂŶĚ�/WD�

x� �ŐƌŝĐƵůƚƵƌĂů�ĂƐƐĞƐƐŵĞŶƚ�ĂŶĚ�ƐƚĂŬĞŚŽůĚĞƌ�ƐƵƌǀĞǇ�ĨŽƌ�ĨƵƚƵƌĞ�,ƵŶƚĞƌ�sĂůůĞǇ�
ŝƌƌŝŐĂƚŝŽŶ�ĚĞǀĞůŽƉŵĞŶƚ�ƉŽƐƚ�ƉŽǁĞƌ�ƐƚĂƚŝŽŶ�ĂŶĚ�ŵŝŶŝŶŐ�ĐůŽƐƵƌĞƐ�

x� /ŶĚĞƉĞŶĚĞŶƚ�ĂĚǀŝƐŽƌ�ĂŶĚ�ĂƵƚŚŽƌ�ƚŽ�ƚŚĞ�͞�ŶǀŝƌŽŶŵĞŶƚĂů�'ƵŝĚĞůŝŶĞƐ�ĨŽƌ�
ZĞĐǇĐůĞĚ�tĂƚĞƌ�hƐĞ�ŝŶ�dĂƐŵĂŶŝĂ͘͟�

x� WƌŽũĞĐƚ�DĂŶĂŐĞƌ�ĨŽƌ�ƚŚĞ�ůĂŶĚ�ĐĂƉĂďŝůŝƚǇ�ĂƐƐĞƐƐŵĞŶƚ�ĨŽƌ�ƚŚĞ�DĞĂŶĚĞƌ��Ăŵ�
�ĞǀĞůŽƉŵĞŶƚ�WƌŽƉŽƐĂů�

x� �ǆƉĞƌƚ�ƌĞƉŽƌƚŝŶŐ�ĨŽƌ�Ă�ƌĂŶŐĞ�ŽĨ�ďƌŽĂĚ�ĂĐƌĞ�ĂŶĚ�ŚŽƌƚŝĐƵůƚƵƌĂů�ůŝƚŝŐĂƚŝŽŶ�ĐĂƐĞƐ�

x� �ƐƐĞƐƐŵĞŶƚ�ŽĨ�ŝŵƉĂĐƚ�ŽĨ�ZŽďďŝŶƐ�/ƐůĂŶĚ�ZĞŶĞǁĂďůĞ��ŶĞƌŐǇ�WĂƌŬ�ŽŶ�
�ŐƌŝĐƵůƚƵƌĂů�>ĂŶĚ�hƐĞ�

x� WƌŽũĞĐƚ�ŵĂŶĂŐĞƌ�ĨŽƌ�ĨŝĞůĚ�ƐĞƌǀŝĐĞƐ�ŽƉĞƌĂƚŝŽŶ�ĞƐƚĂďůŝƐŚŵĞŶƚ�ĨŽƌ�dĂƐŵĂŶŝĂŶ�
WŽƉƉǇ��ŶƚĞƌƉƌŝƐĞƐ�

dĞĐŚŶŝĐĂů�ĂĚǀŝƐŽƌ�ƚŽ�^ŽƵƚŚ�WĂĐŝĨŝĐ�KŝůƐ͕�ĞƐƐĞŶƚŝĂů�Žŝů�ƉƌŽĚƵĐƚŝŽŶ�ĂŶĚ�
ĞǆƚƌĂĐƚŝŽŶ�ĐŽŵƉĂŶǇ͕�sĂŶƵĂƚƵ�ʹ�^ĂŶĚĂůǁŽŽĚ�ƉƌŽĚƵĐƚŝŽŶ�ĂŶĚ�ƌĞƐĞĂƌĐŚ�

�

�ƌĞĂƐ�ŽĨ��ǆƉĞƌƚŝƐĞ�

x� EĞǁ�ĐƌŽƉ�ĚĞǀĞůŽƉŵĞŶƚ�
ŝŶĐůƵĚŝŶŐ�ĞƐƐĞŶƚŝĂů�ŽŝůƐ͕�ĐƵůŝŶĂƌǇ�
ŚĞƌďƐ͕�ŵĞĚŝĐŝŶĂůƐ�ĂŶĚ�ůĞĂĨǇ�
ǀĞŐĞƚĂďůĞƐ�

x� �ĞƐŝŐŶ�ŽĨ�ŝŶŶŽǀĂƚŝǀĞ�ŚĂƌǀĞƐƚ�
ƐǇƐƚĞŵƐ�ĨŽƌ�ŶĞǁ�ĐƌŽƉƐ�

x� tĂƐƚĞ�ǁĂƚĞƌ�ĂŶĚ�ĞĨĨůƵĞŶƚ�
ƌĞƵƐĞ�

x� �ŐƌŝĐƵůƚƵƌĂů�ƌĞƐĞĂƌĐŚ�ĂŶĚ�
ĚĞǀĞůŽƉŵĞŶƚ�

x� ^ƵƐƚĂŝŶĂďůĞ�ĂŐƌŝĐƵůƚƵƌĂů�ƐǇƐƚĞŵ�
ĚĞƐŝŐŶ�ĂŶĚ�ŝŵƉůĞŵĞŶƚĂƚŝŽŶ�

x� �ŶǀŝƌŽŶŵĞŶƚĂů�ŵŽŶŝƚŽƌŝŶŐ��

x� >ĂŶĚ�ĐĂƉĂďŝůŝƚǇ�ĂƐƐĞƐƐŵĞŶƚ�

x� 'ƌŽƵƉ�ƚƌĂŝŶŝŶŐ�

x� �ŐƌŝďƵƐŝŶĞƐƐ�ĂŶĚ�ĨŝŶĂŶĐŝĂů�
ŵĂŶĂŐĞŵĞŶƚ�

x� ^ŽĐŝŽ�ĂŶĚ�ĞĐŽŶŽŵŝĐ�ŝŵƉĂĐƚ�
ĂƐƐĞƐƐŵĞŶƚ�

�

EŝĐŚŽůďƌŽŽŬ��ǆƉĞƌƚŝƐĞ�

x� �ĐŽŶŽŵŝĐ�ƐƚƵĚŝĞƐ��

x� �ƵƐŝŶĞƐƐ�ĂŶĚ�ĨĂƌŵ�
ŵĂŶĂŐĞŵĞŶƚ��

x� &ĞĂƐŝďŝůŝƚǇ�ƐƚƵĚŝĞƐ�

x� ^ƚĂƚĞ�ĂŶĚ�ƌĞŐŝŽŶĂů�
ĚĞǀĞůŽƉŵĞŶƚ�

x� /ƌƌŝŐĂƚŝŽŶ�ĂŶĚ�ǁĂƚĞƌ�
ĚĞǀĞůŽƉŵĞŶƚ�

x� >ĂŶĚ�ĐĂƉĂďŝůŝƚǇ�ĂŶĚ�ŵĂƉƉŝŶŐ�

x� EĂƚƵƌĂů�ƌĞƐŽƵƌĐĞ�ŵĂŶĂŐĞŵĞŶƚ�

x� dƌĂŝŶŝŶŐ�ĂŶĚ�ĞǆƚĞŶƐŝŽŶ�

x� dĞĐŚŶŝĐĂů�ĂŐƌŝĐƵůƚƵƌĂů�
ĐŽŶƐƵůƚŝŶŐ�

x� >ĞŐĂů�ƌĞƉƌĞƐĞŶƚĂƚŝŽŶƐ�

�
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SEARCH DATE : 12-Jan-2024
SEARCH TIME : 01.19 PM
 
 

DESCRIPTION OF LAND
 
  Parish of SUTHERLAND Land District of BUCKINGHAM
  Lot 7 on Sealed Plan 179591
  Derivation : Part of 2060A-0R-0P Gtd. to Edward Paine Butler & 
  Robert Pitcairn & Part of Lot 4445, 30 Acres, W A Bethune Pur.
  Prior CT 177251/1
 
 

SCHEDULE 1
 
  M859763  TRANSFER to SUNRAY STRAWBERRIES PTY LTD   Registered 
           19-Jun-2021 at 12.01 PM
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP179591 FENCING PROVISION in Schedule of Easements
  SP179591 WATER SUPPLY RESTRICTION
  SP179591 SEWERAGE AND/OR DRAINAGE RESTRICTION
  C287139  INSTRUMENT Creating Restrictive Covenants  Registered 
           23-Mar-2001 at noon
  D114231  AGREEMENT pursuant to Section 71 of the Land Use 
           Planning and Approvals Act 1993  Registered 
           12-Feb-2014 at noon
  E312565  MORTGAGE to National Australia Bank Limited   
           Registered 24-Aug-2022 at 12.01 PM
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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SEARCH DATE : 10-Jan-2024
SEARCH TIME : 03.27 PM
 
 

DESCRIPTION OF LAND
 
  Parish of SUTHERLAND, Land District of BUCKINGHAM
  Lot 1 on Sealed Plan 136268
  Derivation : For grantees see plan
  Prior CT 135130/1
 
 

SCHEDULE 1
 
  C947040  TRANSFER to RICHARD LEIGH CRAWFORD and KARYN LORRAINE 
           CRAWFORD as tenants in common in equal shares   
           Registered 14-Jan-2010 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP 136268 COVENANTS in Schedule of Easements
  C507585  BURDENING EASEMENT:Pipeline Right (appurtenant to Lot 
           1 on Plan 137406) over the Pipeline Easement 5.00 
           Wide passing through the said land within described   
           Registered 14-Sep-2004 at 12.01 PM
  C287139  INSTRUMENT Creating Restrictive Covenants  Registered 
           23-Mar-2001 at noon
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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