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1.0   AMENDMENT TO THE BUSHFIRE ASSESSMENT REPORT   
 

In response to the Gateway Determination dated 18th January 2024 (see Appendix B), Bushfire 

Certifiers have been engaged to include the assessment of the detached dual occupancy dwelling to 

the Bushfire Assessment Report prepared by this office dated 23rd May 2024 (Rev A).  

 

The additional dwelling is located within the southern precinct of the cleared areas of the site and 

adjacent to the western property boundary as shown in Figure 1.  For this amended bushfire 

assessment report the northern dwelling (circled blue) will be referenced as Dwelling No. 1 and the 

southern dwelling (circled yellow) referenced as Dwelling No. 2. 

 

 
Figure 1: Location detached dual occupancy dwelling. 

 

The property access road assessed to the dwelling is as shown in the traffic report which traverses 

through the middle of the cleared areas of site and is not likely to be cut in a bushfire event. No 

other access road has been assessed. In turn, the performance solution for property access will not 

be adversely affected or require any further measures apart from compliance with Table 7.4a 

PBP2019. It is noted the same methodology for the first dwelling is used for the detached dual 

occupancy. 

 

 

2.0   EXECUTIVE SUMMARY  
 

The bushfire assessment report has been prepared for the purposes of the applicant obtaining a 

dwelling opportunity for two existing (unauthorised) dwellings at Lot 5 DP 585928, 55 Settlement 

Road Main Arm.  

Dwelling No. 1  

Dwelling No. 2  
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As requested, the study will be used to establish the two dwellings are suitable for residential use as 

the proposed siting option for the dwelling opportunities for the subject property. This report is to 

be referred to the NSW Rural Fire Service as a means of demonstrating compliance with the 

Environment Planning and Assessment Act 1979 Section 9.1, Ministerial Direction 4.3, and Planning 

for Bush Fire Protection 2019 (PBP2019). 
 

The study has determined that the subject land, supporting the two dwellings, is appropriate in the 

bushfire hazard context subject to the recommendations in this report. Bushfire mitigation and 

management measures for the development can be adequately addressed with the proposal having 

the ability within the subject property to comply with PBP2019, subject to the recommendations in 

this report. This is, however, contingent on the consent authority concurring with the public road 

assessment and upgrade Traffic Safety Assessment report prepared by SDS Civil Enterprises Pty Ltd 

dated May 2024 (Rev A). 
 

The report provides recommendations to demonstrate the land can meet the bushfire prevention 

measures of PBP2019 and Ministerial Direction 4.3, with the recommendations considering the 

following bushfire protection measure aspects -  
 

• Bushfire Attack Level (BAL) construction standards 

• Setbacks from bushfire hazard vegetation (Asset Protection Zones) 

• Fuel management within APZs 

• Access and egress from the proposed allotment via an appropriate well designed road system 

to support evacuation and firefighting demands. 

• Underground electricity and gas services 

• Compliant water supplies 
 

The following table is provided as a summary of the recommendations and method of assessment 

for each consideration relating to Planning for Bushfire Protection 2019.  

 
 

MEASURE RECOMMENDATION 
METHOD OF 

ASSESSMENT 

Construction 

Standards 

The dwellings are to be upgraded to meet the requirements 

of BAL 29 AS 3959-2018 + Section 7.5 Planning for Bushfire 

Protection 2019. 

 
 

Construction specifications detailing compliance shall be 

shown on the plans submitted with the application for a 

construction certificate and certified by a registered building 

certifier.  

 

Fences and gates within the APZ are to be made of either 

hardwood or non-combustible material. Where a new fence 

or gate is constructed within 6m of the dwelling it is to be 

made of non-combustible material only. 

 

Acceptable Solution  
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APZ Required At the commencement of works and in perpetuity the 

following asset protection zones for the two dwellings are to 

be managed and maintained as an Inner Protection Area 

(IPA) in accordance with Appendix 4 of Planning for Bushfire 

Protection 2019 and the requirements of ‘Standards for 

Asset Protection Zones’ (RFS 2005) (see attached Appendix 

D & Appendix E).  

 

Dwelling No. 1 – (North Precinct) 
 

• North for 12m 

• East for 12m 

• South for 9m 

• West for 10m 

 

Dwelling No. 2 – (South Precinct) 

• 20m around the entire dwelling. 
 

Acceptable Solution  

 

 

 

 

 

 

Water Supply Static water supplies are to comply with Section 5.3.3 and 

Table 5.3c of Planning for Bushfire Protection 2019 and AS 

3959-2018. 

 

A 30,000-litre water supply and 65mm Storz fitting to a non-

combustible water tank is to provide coverage for Dwelling 

No. 1. 

 

A 10,000-litre water supply and 65mm Storz fitting to a non-

combustible water tank is to provide coverage for Dwelling 

No. 2.  

 
 

A fire fighter minimum 5hp or 3kW petrol or diesel-powered 

pump for each dwelling is to be provided within the 

recommended asset protection zones and shielded against 

bush fire attack (note – no electric pumps). An associated 

hose and reel for firefighting is to be connected to the pump 

and shall be 19mm internal diameter. A fire hose reel is to 

be constructed in accordance with AS/NZS 1221:1997 and 

installed in accordance with the relevant clauses of AS 

2441:2005. 
 

Acceptable Solution & 

Additional Measures due 

to access performance 

solution. 

Electricity &  

Gas Supply 

Electricity and gas for the two dwellings are to comply with 

Section 7.4 and Table 7.4a of Planning for Bushfire 

Protection 2019 & AS3959-2018. 
 

Acceptable Solution 

Landscape Landscaping for the dwellings is to be undertaken in 

accordance with Appendix 4 of PBP2019.      
 

Acceptable Solution 

Access The internal property access road is to be constructed to 

comply with Section 7.4 and Table 7.4a of Planning for 

Performance Solution  
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Bushfire Protection 2019 except no alternative access road is 

required. The property access road will need to provide 

access to each dwelling with the firefighting water tanks 

located within 4m of the access road or turning head.  
 

The upgrading of Settlement Road recommended by the 

Traffic Safety Assessment report prepared by SDS Civil 

Enterprises Pty Ltd dated May 2024 (Rev A) is to be 

approved by Byron Shire Council. Any variations to the 

upgrade requirements or refusal of the report will require 

re-evaluation and an amended bushfire report for 

consideration, if meritorious. 
 

Bushfire 

preparation 

planning  

It is recommended that the property owner and occupants 

familiarise themselves with the relevant bushfire preparation 

and survival information located on the NSW Rural Fire 

Service website. This website should be accessed periodically 

to ensure the property owner and occupants are aware of 

the latest information. The RFS website is 

www.rfs.nsw.gov.au  

Advisory Note Only  

 

 

3.0   INTRODUCTION   

 

3.1   GENERAL  

 

The purpose of this report is to establish suitable bushfire mitigation measures for the existing 

(unauthorised) dwelling for the purposes of obtaining a dwelling entitlement at Lot 5 DP 585928, 55 

Settlement Road Main Arm, demonstrating compliance with the Environment Planning and 

Assessment Act 1979 Section 9.1, Ministerial Direction 4.3, and Planning for Bush Fire Protection 

2019 (PBP2019). 

 

The recommendations within this report address the aims and objectives of Planning for Bushfire 

Protection 2019 to reduce the risk of ignition of the building in a bushfire event. It is noted however 

that bushfire is a natural phenomenon and there can never be any guarantee that a building or 

occupants will not be adversely affected by bushfire.  

 

3.2   SIGNIFICANT ENVIRONMENTAL FEATURES   

 

An assessment is to be undertaken, if applicable, regarding: 

 

• SEPP (Biodiversity and Conservation) 2021 

• SEPP (Resilience and Hazards) 2021 

• Biodiversity Conservation Act 2016 (NSW) 

• Local Land Services Act 2013 (NSW) 

http://www.rfs.nsw.gov.au/
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• Land Management (Native Vegetation) Code 2017 (NSW) 

• National Parks and Wildlife Act 1974 (NSW) 

• Environmental Protection and Biodiversity Conservation Act 1999 (Cwlth) 

 

Note: This report does not consider the above legislation and in this regard this report should be 

read in conjunction with the Statement of Environmental Effects submitted with the development 

application. There will be some vegetation to be removed to satisfy the recommendations in this 

report. In this regard, the ecological report is to assess the vegetation to be removed and trees to 

remain.  

 
3.3   PROPOSED DEVELOPMENT     

 

The applicant has submitted a Planning Proposal for a dwelling entitlement at Lot 5 DP 585928, 55 

Settlement Road Main Arm. The subject property currently supports two existing (unauthorised) 

dwellings as shown on the aerial in Figure 2. Dwelling No. 1 is constructed of timber with a metal 

roof and bearer and joist construction with Dwelling No. 2 construction with a combination of 

timber, fibre cement and metal roof. 

 

 
Figure 1: Location of subject property and dwellings                                      Source: NSW Govt. Six Maps 

 

Dwelling No. 1  

Dwelling No. 2 
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Figure 2: Existing Dwelling No. 1                                             Source: Nearmap, 17.03.2023  

 

 
Figure 3: Existing Dwelling No. 2.                                      Bushfire Certifiers 15.5.2024 
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4.0   BUSHFIRE THREAT ASSESSMENT  

 

4.1   BUSHFIRE PRONE LAND MAP    

 

The bushfire prone mapping identifies the subject allotment as being bushfire prone (Figure 4). 

Aerial mapping and inspection of the site reveals that the bushfire prone land map is reasonably 

accurate with respect to the current bushfire hazard.   

 

 

 
Figure 4: Bushfire prone land map                                                                      Source: BSC online mapping 

 

 

4.2   ASSESSMENT – ASSET PROTECTION ZONES & CONSTRUCTION STANDARDS      

 

Identification of the vegetation formations for each aspect within 140 metres of the dwelling as per 

Keith (2004) classifications was undertaken and is detailed as follows. The slope was measured 

onsite with a ‘Tru Pulse 3600 R’ laser range finder and inclinometer with the assessment undertaken. 

 

Asset Protection Zones are areas established and maintained to ensure that bushfire fuels are 

progressively reduced between the development and the bushfire hazard. The asset protection zone 

incorporates an Inner Protection Area (IPA) having reduced fuel loadings.  

 

The following assessment for the asset protection zones and construction standards are provided for 

each dwelling separately given the distance between both dwellings. 
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Dwelling No. 1 
 

 

Figure 5: Vegetation communities 2023                                                           Source: BSC online mapping  

 

 
Figure 6: Bushfire threat analysis (Dwelling No. 1) yellow circled; neighbouring dwelling red circled) 

                                                                                                           Source: BSC online mapping  

Rainforest
Upslope 

Rainforest 
Upslope Grassland

Upslope 

Rainforest 0-50 
downslope 

Forest 
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The following table summarises the category of bushfire attack pursuant to Planning for Bushfire 

Protection 2019. 
 

 

 

Figure 7: Location of recommended asset protection zones to dwelling.  

                Source: Biodiversity Report dated 28th June 2023. 

 

Table 1: Summary Bushfire Threat Assessment, APZs & Construction Standards –Dwelling No 1 

ASPECT SLOPE VEG. CLASS  

Figure A1.2 

PBP2019 

APZ REQUIRED 

Table A1.12.3 

PBP2019 

APZ 

RECOMMENDED 

CONSTRUCTION  

AS 3959-2018 

Northeast 

 

0-50 d/s Rainforest 12m 12m To be upgraded to 

meet the 

construction 

standard 

requirements of 

BAL 29 + s.7.5 PBP 

2019 

East & 

Southeast 

 

Upslope Rainforest 9m 9m 

Southwest  Upslope Grassland 10m 10m 

West & 

Northwest 

Upslope Rainforest 9m 9m 
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Figure 8: Close up of recommended APZ and location of rainforest hazard.  

                Source: Biodiversity Report dated 28th June 2023. 

 

 
 

Dwelling No. 2  

 

The bushfire hazard directly impacting Dwelling No.2 is forest vegetation to the west and south 

located upslopes exceeding 10 degrees. To the north and east is a grassland hazard being the 

vegetation classification primarily influencing the bushfire behaviour at the recommended asset 

protection zone interface. 

 

 



                                                                                                                                                                                                                                                                                                                                       

 Bushfire Certifiers   Bush Fire Assessment Report      Lot 5 DP 585928, 55 Settlement Road Main Arm                            05/2024           13 
 

 
Figure 9: Bushfire threat analysis (Dwelling No. 2). 

 

The following table summarises the category of bushfire attack for Dwelling No. 2 pursuant to 

Planning for Bushfire Protection 2019. 
 

 

 

 

 

 

 

 

Table 1: Summary Bushfire Threat Assessment, APZs & Construction Standards –Dwelling No 2 

ASPECT SLOPE VEG. CLASS  

Figure A1.2 

PBP2019 

APZ REQUIRED 

Table A1.12.3 

PBP2019 

APZ 

RECOMMENDED 

CONSTRUCTION  

AS 3959-2018 

North 

 

0-50 d/s Grassland 11m 20m To be upgraded to 

meet the 

construction 

standard 

requirements of 

BAL 29 + s.7.5 PBP 

2019 

East  Upslope Grassland 10m 20m 

South  Upslope 

>100 

Forest 20m 20m 

West  Upslope 

>100 

Forest 20m 20m 
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5.0   MINISTERIAL DIRECTION 4.3 INCLUDING STRATEGIC BUSHFIRE STUDY  

        (Table 4.2.1 PBP2019)      

 

Ministerial Direction 4.3 contained within the NSW Department of Planning and Environment Local 

Planning Directions, states: 

 

(1) In the preparation of a planning proposal the relevant planning authority must consult with 

the Commissioner of the NSW Rural Fire Service following receipt of a gateway determination 

under section 3.34 of the Act, and prior to undertaking community consultation in satisfaction 

of clause 4, Schedule 1 to the EP&A Act, and take into account any comments so made. 

 

 

(2) A planning proposal must:  

 

(a) have regard to Planning for Bushfire Protection 2019  

 

The report identifies the required Bushfire Protection Measures required for the proposed 

dwelling opportunity for the subject property in relation to the existing dwellings constructed 

without prior Council approval. The report provides recommendations for compliance with the 

performance criteria of Planning for Bushfire Protection 2019 however it does rely on the consent 

authority’s concurrence with the Traffic Safety Assessment report prepared by SDS Civil 

Enterprises Pty Ltd dated May 2024 (Rev A) in relation to adequate public road access/egress 

during an emergency event, including non-bushfire events. 

 

 

(b) introduce controls that avoid placing inappropriate developments in hazardous areas 

 

Location/siting 

The existing unauthorised dwellings are in the location where the dwelling opportunities are 

proposed however there are other areas on site that will also comply if further assessments are 

required. The dwellings are both in locations that limit the impact from bushfire relating to all 

potential ignition sources i.e. convective heat, radiant heat, and ember attack.  

 

The dwellings are both located adjacent to a gully with the predominant rainforest bushfire 

hazard for Dwelling No. 1 and forest bushfire hazard for Dwelling No. 2 being located on upslopes. 

The upslope location of the bushfire hazard will result in a reduced intensity of the fire front due 

to a reduced rate of spread as fuel availability from the seat of the fire is decreased.  

 

The fire behaviour is more likely to have the fire front tilt closer to 90 degrees limiting potential 

flame contact and radiant heat based on the APZ recommendations. Further, the location in some 

cases creates a lee-side eddy (Cheney 2008) with wind traversing back into the front of the fire 

lessening embers impact compared to downslopes. 
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(c) ensure that bushfire hazard reduction is not prohibited within the Asset Protection Zone (APZ).  

 

The recommendation for the dwelling incorporates APZ setbacks for 29kW/m2 in accordance with 

Tables A1.12.3 of Planning for Bushfire Protection 2019. The ecological assessment is to confirm 

that the recommended asset protection zone and access locations/upgrades will be capable of 

being implemented in accordance with the relevant legislation and heads of consideration 

relating to ecology. 

 

 

(3) A planning proposal must, where development is proposed, comply with the following 

provisions, as appropriate:  

 

(a) provide an Asset Protection Zone (APZ) incorporating at a minimum:  

 

i. an Inner Protection Area bounded by a perimeter road or reserve which circumscribes the 

hazard side of the land intended for development and has a building line consistent with 

the incorporation of an APZ, within the property, and  

 

ii.  an Outer Protection Area managed for hazard reduction and located on the bushland side 

of the perimeter road,  

 

Locations of asset protection zones have been identified in Section 4 of the report. 

 
 

(b) for infill development (that is development within an already subdivided area), where an 

appropriate APZ cannot be achieved, provide for an appropriate performance standard, in 

consultation with the NSW Rural Fire Service. If the provisions of the planning proposal permit 

Special Fire Protection Purposes (as defined under section 100B of the Rural Fires Act 1997), the 

APZ provisions must be complied with  

 

Section 4 of this report provides the asset protection zone location and depths for the non-SFPP 

development. The report identifies there is merit to provide performance solutions to further 

reduce the asset protection depths for non-SFPP development subject to a specific assessment in 

consultation with the NSW Rural Fire Service (NSW RFS) if required. This, however, is used as 

redundancy for the access being greater then 200m in length. 

 

(c) contain provisions for two-way access roads which links to perimeter roads and/or to fire trail 

networks 

 

The capacity of the internal access and wider public road network has been considered by a traffic 

consultant, regarding the performance criteria of PBP2019 which states –  
 

The capacity for the proposed road network to deal with evacuating residents and responding 

emergency services, based on the existing and proposed community profile; and 
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The location of key access routes and direction of travel; and 

 

The potential for development to be isolated in the event of a bush fire. 

 

The assessment of the existing public road network for emergency access and egress from the 

subject property has been assessed by SDS Civil Enterprises with the Traffic Safety Assessment 

report (May 2024) provided in Appendix A, which demonstrates -  

 

(i)  Compliance with AS2890.1 driveway sight lines can be achieved; 

(ii)  Bushfire truck access can be achieved via localised upgrade of the 

driveway entrance as per the works identified in Figure 3.3; 

(iii)  Bushfire truck access and turning tee facility can be provided to the rear 

dual occupancy dwelling; 

(iii)  A net benefit is able to be provided to the wider community via 

 implementing the passing bay works within Settlement Road as identified 

in Figure 4. 

(iv)  By installing 3 x 600dia culverts, the internal driveway will achieve a 1yr 

 flood immunity. 

 

(d) contain provisions for adequate water supply for firefighting purposes,  

 

Water supply will be required to comply with Section 5.3.3 and Table 5.3c of Planning for Bushfire 

Protection 2019. In this regard the following recommendations are made for each consideration, 

consistent with the acceptance solutions. 

 

Static Water Supply 

A 30,000-litre water supply and 65mm Storz fitting to a non-combustible water tank is to provide 

coverage for Dwelling No. 1. 

 

A 10,000-litre water supply and 65mm Storz fitting to a non-combustible water tank is to provide 

coverage for Dwelling No. 2.  

 

A fire fighter minimum 5hp or 3kW petrol or diesel-powered pump for each dwelling is to be 

provided within the recommended asset protection zones and shielded against bush fire attack 

(note – no electric pumps). An associated hose and reel for firefighting is to be connected to the 

pump and shall be 19mm internal diameter. A fire hose reel is to be constructed in accordance 

with AS/NZS 1221:1997 and installed in accordance with the relevant clauses of AS 2441:2005. 

 

(e) minimise the perimeter of the area of land interfacing the hazard which may be developed,  

 

The existing dwellings are in a location that limits the interface of the hazard given their location 

at the bottom of the steep slopes rather than on ridge tops or saddles which are undesirable 

locations to reduce risk from bushfire. In this regard the siting is positive given the reduced rate of 

spread traversing an upslope from the dwellings locations. 
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(f) introduce controls on the placement of combustible materials in the Inner Protection Area. 

 

As identified in Section 4 of this report, the asset protection zones are to be managed and 

maintained in accordance with Table 5.3a PBP2019. This requirement limits the placement of 

combustible material with the Inner Protection Area; however, this can be reinforced with 

planning controls if deemed necessary. 

 

Landscaping 

Landscaping for the proposed dwellings is to be undertaken in accordance with Appendix 4 of 

PBP2019.      

 



Table 1: Summary Strategic Bush Fire Study (Table 4.2.1 PBP 2019). 

ISSUE DETAIL ASSESSMENT CONSIDERATIONS COMMENT 

Bush fire 

landscape 

assessment 

Considers the 

likelihood of a 

bush fire, its 

potential severity 

and intensity and 

the potential 

impact on life 

and property in 

the context of the 

broader 

surrounding 

landscape. 

The bush fire hazard in the surrounding 

area, including vegetation, topography, 

and weather. 

Addressed in bushfire report. Minimum required APZ setbacks capable of 

complying with PBP2019. Suitable for the dwelling opportunities. 

The potential fire behaviour that might 

be generated based on the above. 

Addressed in bushfire report.  Suitable for the dwelling opportunities. 

 

History of bush fire in the area. The area has a history of bushfires although specific information was not available 

at the time of reporting. The bushfire hazard assessment has included 

recommendation based on a fire occurring in the locality to the limitations in s1.3 

of Planning for Bushfire Protection 2019 

Potential fire runs into the site and the 

intensity of such fire runs. 

The fire runs are limited in areas given the location of adjoining and existing 

development in the locality. The fire run intensity however is reduced due to the 

location of the dwellings being at the bottom of ridges to the west, southeast and 

south.  Suitable for the dwelling opportunities. 

The difficulty in accessing and suppressing 

a fire, the continuity of bush fire hazards or 

the fragmentation of landscape fuels and 

the complexity of the associated terrain. 

The fire run intensity however is reduced due to the location of the dwellings being 

at the bottom of ridges to the west, southeast and south.  The fragmentation of  

the landscape in the locality identified in the following aerial, consists of areas of 

managed vegetation around existing development particularly to the north, east 

and northwest to a degree. This fragmentation will reduce fire intensity due to 

disrupted fuel loads. 
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Areas of managed land disrupts continuity of fuels and bushfire intensity. 

 

The property access is to be upgraded to fully comply with the acceptable solutions 

of Planning for Bushfire Protection 2019. The existing public road access is 

recommended for upgrading as outlined in the Traffic Safety Assessment report 

prepared by SDS Civil Enterprises Pty Ltd dated May 2024 (Rev A). 

 

Water supplies will be provided for firefighting intervention and a pump and fire 

hose added to the recommendation to allow for occupant suppression if safe to do 

so.  

Land use 

assessment 

The land use 

assessment will 

identify the most 

appropriate 

locations within 

The risk profile of different areas of the 

development layout based on the above 

landscape study. 

Dwelling opportunities are considered reasonable based on the location of the 

existing dwellings on site. 

The proposed land use zones and 

permitted uses. 

Dwelling opportunities are considered reasonable based on the location of the 

existing dwellings on site. 
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the masterplan 

area or site layout 

for the proposed 

land uses. 

The most appropriate siting of different 

land uses based on risk profiles within 

the site (i.e. not locating development on 

ridge tops, SFPP development located in 

lower risk areas of the site). 

As previously outlined the dwellings are in the lower areas of the topography in the 

locality i.e. located away from ridge tops, etc. 

The impact of the siting of these uses on 

APZ provision. 

Consultant ecologist report is provided confirming the recommended asset 

protection zones can be created. 

Access and 

egress    

A study of the 

existing and   

proposed road 

networks both 

within and 

external to the 

masterplan area 

or site layout. 

The capacity for the proposed road 

network to deal with evacuating 

residents and responding emergency 

services, based on the existing and 

proposed community profile. 

The following comments are provided directly from the Traffic Safety 

Assessment. For further detail and context refer to the Traffic report is 

Appendix A. 

 

(i)  Compliance with AS2890.1 driveway sight lines can be achieved; 

(ii)  Bushfire truck access can be achieved via localised upgrade of the 

driveway entrance as per the works identified in Figure 3.3; 

(iii)  Bushfire truck access and turning tee facility can be provided to the rear 

dual occupancy dwelling; 

(iii)  A net benefit is able to be provided to the wider community via 

 implementing the passing bay works within Settlement Road as identified 

in Figure 4. 

(iv)  By installing 3 x 600dia culverts, the internal driveway will achieve a 1yr 

flood immunity. 

The location of key access routes and 

direction of travel. 

The first 350m of Settlement Road is of a 3m sealed width on 4m wide 

pavement. Refer Plate 2.  

The balance of Settlement Road is gravel pavement from the end of bitumen 

seal to the driveway access to this planning proposal site as shown in Plate 1.  

The length of this section of gravel pavement is 170m. 

The potential for development to be 

isolated in the event of a bush fire. 

Settlement Road is considered a minor rural road within Byron Shire Council’s 

road hierarchy classification.  It services nominally 30+ dwellings.  The 

intersection of Settlement Road with Main Arm Road has recently been 

upgraded in year 2020 via black spot funding. 



                                                                                                                                                                                                                                                                                                                                       

 Bushfire Certifiers   Bush Fire Assessment Report      Lot 5 DP 585928, 55 Settlement Road Main Arm                            05/2024           21 
 

 

 

 

 

Emergency 

services 

An assessment 

of the future 

impact 

of new 

development on 

emergency 

services. 

 

Consideration of the increase in demand 

for emergency services responding to a 

bush fire emergency including the need 

for new stations/brigades. 

The increase of two bushfire compliant dwellings (see recommendations) is not 

considered to have a significant impact on existing emergency services. 

Impact on the ability of emergency 

services to carry out fire suppression in a 

bush fire emergency. 

Static water supply recommended with compliant property road access upgrade to 

comply with PBP2019. 

Infra-

structure 

An assessment of 

the issues 

associated with 

infrastructure and 

utilities. 

The ability of the reticulated water system 

to deal with a major bush fire event in 

terms of pressures, flows, and spacing of 

hydrants.   

 

No reticulated supply available or proposed. 

Life safety issues associated with fire and 

proximity to high voltage power lines, 

natural gas lines etc. 

 

Nil known in the proximity. 

Adjoining 

land 

The impact of 

new development 

on adjoining 

landowners and 

their ability to 

undertake bush 

fire management. 

Consideration of the implications of a 

change in land use on adjoining land 

including increased pressure on BPMs 

through the implementation of Bush Fire 

Management Plans. 

The proposal will not increase pressure on Bushfire Protection Measures (BPMs) to 

adjoining properties. Conversely, the approval of the dwelling use and bushfire 

recommendations will further reduce bushfire impact on adjoining properties. This 

is achieved by providing specific asset protection zones creating further disruption 

to fuel availability in a bushfire event, provides additional water source and access 

for NSW Rural Fire Service to attend for fuel reduction. 



6.0   ACCESS        

 

The property access to the proposed dwelling uses is to be provided directly from Settlement Road 

having a length of approximately 110m to Dwelling No. 1 and approximately 300m to Dwelling No. 2. 

Consideration has been given to Settlement Road being a dead-end road and the overall distance to 

the two-way road being Main Arm Road is approximately 600m to dwelling No. 1 with approximately 

50% of this distance passing by unmanaged forest vegetation directly adjacent to the road. It is 

noted the indicative property access for Dwelling No. 2 traverses through managed land. 

 

While Chapter 5 would generally be considered for rezoning, the proposed dwelling entitlements 

relate to the existing dwelling structures on site which will require assessment pursuant to Chapter 7 

PBP2019. In this regard, the performance solution of Section 7 – Table 7.4a for property access road 

has been given consideration together with the dead-end public road. 

 

 
Figure 10: Overall public road network in relation to the subject property. 
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Figure 11: Distance is approximately 600m from the dwelling to the two-way road with 

approximately 300m passing by unmanaged land, with the remainder having a level of forest 

management. 

 

 

Figure 12: Civil engineers schematic design demonstrating compliance can be achieved. 
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ACCEPTABLE SOLUTION RELATING TO ACCESS >200M FROM PUBLIC THROUGH ROAD 

 

The application departs from the acceptable solutions relating to access specified in Section 7.4 and 

Table 7.4a of Planning for Bushfire Protection 2019 which states: 
 

‘at least one alternative property access road is provided for individual dwellings or groups of 

dwellings that are located more than 200 metres from a public through road’. 

 

 

PERFORMANCE CRITERIA RELATING TO ACCESS  

 

The relevant performance criteria in this regard is: 
 

‘firefighting vehicles can access the dwelling and exit the property safely’ (Table 7.4a PBP2019). 

 

 

ACCEPTANCE CRITERIA 

 

Demonstration the proposed internal property access road will use the acceptable solutions as a 

guide to provide a reasonable outcome for infill development to aid firefighting operations.  
 

‘Provide access to aid firefighting operations.’  

 

SCOPE   

 

The scope of the performance solution is limited to the departure from the acceptable solution 

requirements identified in this report. 

 
LIMITATIONS   

 

The report provides recommendations that will reduce the risk of ignition to dwellings while the fire 

front passes however as documented: 

 

‘The goal of absolute safety during a bush fire event is not attainable and despite best effort there 

is the ever-present risk of personal injury or damage to property.  Ultimately, it is the responsibility 

of the owner/occupier to comply with conditions of consent and to maintain systems designed to 

mitigate the impacts of bush fire’.  

 

The report also acknowledges and reflects the limitations outlined in Section 1.3 of Planning for 

Bushfire Protection 2019 being -  
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‘Due to a range of limitations, the measures contained in this document do not guarantee that loss of 

life, injury and/or property damage will not occur during a bush fire event. Limitations of this 

document include but are not limited to uncertainties in the following areas: Fire Danger Index; fuel 

loads; existing developments; human behavior; and maintenance’. 

 

The study relies on the owner/occupier to comply with the recommendations in this report and the 

consent conditions and to maintain in perpetuity systems designed to mitigate the impacts of bush 

fire. The report is not considered to be a compliance report for any other aspects other than that 

specified in the scope. 

 

The report has not assessed existing building materials for compliance with the recommendations. 

This will need to be assessed by an accredited Building Surveyor with the application prior to the 

issue of a Building Information Certificate or Construction Certificate. 

 

For the consideration of the adequacy of the Settlement Road in an emergency event, the report 

relies upon the expertise of the civil engineer and the adequacy and upgrade of Settlement Road 

outlined in the Traffic Safety Assessment report prepared by SDS Civil Enterprises Pty Ltd dated May 

2024 (Rev A). 

 
ASSUMPTIONS   

 

The dwellings, once upgraded in accordance with the recommendations, are compliant with the 

acceptable solutions of Planning for Bushfire Protection 2019 and the recommendations within this 

report relating to the performance study. The building and asset protection zones, water, access, 

and landscaping will be managed and maintained in perpetuity in accordance with Planning for 

Bushfire Protection 2019. 

 

 

STAKEHOLDERS   

 

• BCA Check Pty Ltd t/a Bushfire Certifiers – Bushfire Consultants – Peter Thornton 

• NSW Rural Fire Service – Advice agency for referral and comment 

• Byron Shire Council – Consent Authority 

• Consultant Town Planner – Planners North – Kate Singleton 

• Consultant Civil Engineer - SDS Civil Enterprises – Peter Williams 

• Consultant Ecologist – Biodiversity Assessments and Solutions – Adam Gosling 

• Owners – Caroline Kinsella and Glenn Wright 

• Environmental Consultant – Tim Fitzroy 
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TRIAL DESIGN 

 

The trail design will be as follows -  
 

1. The existing dwellings subject to this application, are to be upgraded to comply with BAL 29 

AS 3959-2018 + Section 7.5 Planning for Bushfire Protection 2019. Construction specifications 

detailing compliance shall be shown on the plans submitted with the application for a 

Building Information Certificate/Construction Certificate to the satisfaction of the consent 

authority. 

 

2. Fences and gates within the APZ are to be made of either hardwood or non-combustible 

material. Where a fence or gate is constructed within 6m of the dwellings it is to be made of 

non-combustible material only. Post and wire farm fences are excluded. 

 

3. At the commencement of works and in perpetuity the following asset protection zones for 

the two dwellings are to be managed and maintained as an Inner Protection Area (IPA) in 

accordance with Appendix 4 of Planning for Bushfire Protection 2019 and the requirements 

of ‘Standards for Asset Protection Zones’ (RFS 2005) (see attached Appendix D & Appendix E).  

 

Dwelling No. 1 – (North Precinct) 

 

North for 12m 

East for 12m 

South for 9m 

West for 10m 

 

Dwelling No. 2 – (South Precinct) 

 

20m around the entire dwelling. 

 
4. Landscaping is to be in accordance with Section 7.4 and Table 7.4a of Planning for Bushfire 

Protection 2019.  

 

5. A 30,000-litre water supply and 65mm Storz fitting to a non-combustible water tank is to 

provide coverage for Dwelling No. 1. 

 

A 10,000-litre water supply and 65mm Storz fitting to a non-combustible water tank is to 

provide coverage for Dwelling No. 2.  

 

A fire fighter minimum 5hp or 3kW petrol or diesel-powered pump for each dwelling is to be 

provided within the recommended asset protection zones and shielded against bush fire 

attack (note – no electric pumps). An associated hose and reel for firefighting is to be 

connected to the pump and shall be 19mm internal diameter. A fire hose reel is to be 



                                                                                                                                                                                                                                                                                                                                       

 Bushfire Certifiers   Bush Fire Assessment Report      Lot 5 DP 585928, 55 Settlement Road Main Arm                            05/2024           27 
 

constructed in accordance with AS/NZS 1221:1997 and installed in accordance with the 

relevant clauses of AS 2441:2005. 

 

6. Electricity and gas for the dwelling are to be upgraded to comply with Section 7.4 and Table 

7.4a of Planning for Bushfire Protection 2019.  

 
7. The internal property access road is to be upgraded to comply with Section 7.4 and Table 

7.4a of Planning for Bushfire Protection 2019 except no alternative access road is required.  

 
8. The upgrading of Settlement Road recommended by the Traffic Safety Assessment report 

prepared by SDS Civil Enterprises Pty Ltd dated May 2024 (Rev A) and approved by Byron 

Shire Council. Any variations to the upgrade requirements or refusal of the report will require 

re-evaluation and an amended bushfire report for consideration if meritorious. 

 

 

ANALYSIS OF PROPOSED ACCESS ROAD  

 

The acceptable solutions of s7.4a of Planning for Bushfire Protection 2019 permits one internal 

property access where the dwelling is within 200m of a public through road.  

 

Although a method of measurement is not provided in Planning for Bushfire Protection 2019, for the 

purpose of this report it is considered reasonable to deduce the intent is for the property access 

road to have a 200m limitation when measured along the property access road and including the 

portion of the public road to the point where alternate egress is available. 

 

The analysis will provide qualification demonstrating in the following heads of consideration subject 

to the recommendation will be at least equivalent to the deemed-to-satisfy provisions (acceptable 

solutions).  
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Figure 13: Public road ~500m from Main Arm Road (red dashed line); onsite access road ~110m 

(yellow dashed line) to Dwelling No. 1 and approx. 300m to Dwelling No. 2.                                                                                  

Source: Nearmap, 22.05.2024 

 

 

Access road being cut by falling trees or stalled vehicle. 

The portion of property access road within the subject property will be upgraded to comply with the 

acceptable solutions of PBP2019 which will include a compliant turning head providing access to a 

static water supply for firefighting purposes. 

 

Consideration of the adequacy of Settlement Road has been considered by the Traffic Safety 

Assessment report prepared by SDS Civil Enterprises Pty Ltd dated May 2024 (Rev A). Upgrade 

measures have been included in the report recommending additional passing bays in conjunction 

with other considerations and measures. These have been deemed suitable by the civil engineer as 

being suitable for an emergency event whilst providing a better bushfire outcome for other 

properties currently accessed directly from Settlement Road. 

 

Notwithstanding this, consideration has also been given to the length of Settlement Road directly 

impacted by unmanaged forest vegetation capable of supporting a fully intense forest fire. In this 

regard approximately 50-66% of the total access distance to the subject dwellings traverses by land 

that has a reasonable degree of management sufficient to disrupt fuel load availability and lessening 

the bushfire impact on the road when compared to a compliant access road traversing through 

200m of forest with no alternative egress. Whilst the distances exceed 200m, it is not considered 
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unreasonable when consideration of the opportunity to create a better bushfire outcome for the 

locality. 

 

Further, the intent of s5.1.1 PBP2019 - isolated subdivisions is commensurate to the bushfire risk 

and site conditions, allowing for increased asset protection zone depths when modelling of fire 

behaviour is provided and water supply aids for occupants, if it is safe to do so.  

 

No passing opportunities within the 200m length of road. 

Consideration of the adequacy of Settlement Road has been considered by the Traffic Safety 

Assessment report prepared by SDS Civil Enterprises Pty Ltd dated May 2024 (Rev A). Upgrade 

measures have been included in the report recommending additional passing bays in conjunction 

with other considerations and measures. This will create a better bushfire outcome for emergency 

services and other residents that require access directly from Settlement Road. 

 

Exposure to bushfire hazard if stranded on the property access road and isolated subdivision. 

Whilst in a rural area, the subject property is near other rural residential developments that have a 

reasonable degree of management. In this regard, the location is not considered ‘isolated’ to the 

degree of many rural properties where the public roads have significant distances through forests, 

increasing the risk of pinch points. 

 

Consideration has been given to Main Arm Road, which traverses large distances of managed land 

with managed development on each side of the road. Notwithstanding, consideration of the 

objectives for isolated subdivisions in s5.1.1 PBP2019 has resulted in the following increased bushfire 

measures –  

 

• Asset Protection Zones have been provided to comply with Table A1.12.3 PBP2019. However 

as demonstrated with the following Method 2 modelling, the location of the dwellings in 

relation to the rainforest and forest hazard located on an upslope demonstrates the added 

safety margin in relation to radiant heat received by the dwelling against the recommended 

Bushfire Attack Level (BAL) AS 3959. 

 

The sensitivity study as shown in Figure 14 and 15 establishes the rainforest vegetation 

located on an upslope of minimum 10 degrees will halve the rate of spread and reduce fire 

intensity. The forecast radiant heat received by Dwelling No. 1 with the recommended APZs 

depth is 16.75kW/m2 and Dwelling No. 2 being 18.69kW/m2. The recommended BAL 

construction of BAL 29 will provide additional resistance to the dwellings should firefighters 

and occupants be unable to evacuate early as recommended. This is consistent with the 

objectives of isolated subdivisions. 

 

• Further measures are recommended with the increase of firefighting static water supply 

volume by 50% to minimum 30,000L for the primary dwelling No. 1 and 10,000L for Dwelling 

2 consistent with PBP2019. In addition, a fighting pump and fire hose reels to assist with site 

preparation is recommended for after the passing of the fire front if safe to do so. 
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Figure 14: Dwelling No. 1 - Modelling 10 degrees upslope to the south, southeast and west. 

 



                                                                                                                                                                                                                                                                                                                                       

 Bushfire Certifiers   Bush Fire Assessment Report      Lot 5 DP 585928, 55 Settlement Road Main Arm                            05/2024           31 
 

Figure 15: Dwelling No. 2 – Modelling 10-degree upslope to the south and west. 

 

 

CONCLUSION 

 

The study demonstrates compliance with the Intent of Planning for Bushfire Protection 2019 via the 

proposed trial design.  
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7.0   WATER, ELECTRICTY AND GAS         

 

7.1   WATER SUPPLY  

 

A minimum 30,000L static water supply for Dwelling No. 1 and 10,000L for Dwelling No. 2 is to 

comply with Section 7.4 and Table 7.4a of Planning for Bushfire Protection 2019 as follows: 

 

• a connection for firefighting purposes is to be located within the IPA or non-hazard side and 

away from the structure;  

• a 65mm Storz outlet with a ball valve is to be fitted to the outlet; 

• ball valve and pipes are to be adequate for water flow and are to be metal; 

• supply pipes from tank to ball valve are to have the same bore size to ensure flow volume; 

• underground tanks to have an access hole of 200mm to allow tankers to refill direct from the 

tank; 

• a hardened ground surface for truck access is to be supplied within 4m; 

• above-ground tanks are to be manufactured from concrete or metal; 

• raised tanks are to have their stands constructed from non-combustible material or bush fire-

resisting timber (see Appendix F of AS 3959); 

• unobstructed access is to be provided at all times; 

• underground tanks are to be clearly marked; 

• tanks on the hazard side of a building are to be provided with adequate shielding for the 

protection of firefighters; 

• all exposed water pipes external to the building are to be metal, including any fittings; 

• A minimum 5hp or 3kW petrol or diesel-powered pump is to be provided and shielded 

against bush fire attack (note – no electric pumps); 

• A hose and reel for firefighting connected to the pump shall be 19mm internal diameter;  

• fire hose reels are to be constructed in accordance with AS/NZS 1221:1997, and installed in 

accordance with the relevant clauses of AS 2441:2005. 

 

In addition, a SWS - Stored Water Supply sign is recommended to be attached to the front gate or in 

that proximity. 

 

7.2   ELECTRICITY SERVICES   

 

Electrical transmission lines, if required, are to comply with Section 7.4 and Table 7.4a of Planning 

for Bushfire Protection 2019 as follows: 

 

• where practicable, electrical transmission lines are underground; and 

• where overhead, electrical transmission lines are proposed as follows: 

- lines are installed with short pole spacing (30m), unless crossing gullies, gorges or riparian 

areas; and 

- no part of a tree is closer to a power line than the distance set out in accordance with the 

specifications in ISSC3 Guideline for Managing Vegetation Near Power Lines. 
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7.3   GAS SERVICES   

 

             The following aspects are to comply with Section 7.4 and Table 7.4a of Planning for Bushfire 

Protection 2019 should a gas service be applicable: 

 

• reticulated or bottled gas is installed and maintained in accordance with AS/NZS 1596:2014 

and the requirements of relevant authorities, and metal piping is used 

• all fixed gas cylinders are kept clear of all flammable materials to a distance of 10m and 

shielded on the hazard side  

• connections to and from gas cylinders are metal 

• polymer-sheathed flexible gas supply lines are not used 

• above-ground gas service pipes are metal, including and up to any outlets. 

 

 

8.0   LANDSCAPING         

 

Most buildings adversely impacted upon in a bushfire event happen through ember attack and in 

this regard combustible material surrounding the building e.g. landscaping can play a significant part 

during the event. Adequate management of landscaping is critical to the survivability of an asset and 

for occupant safety during a bushfire. 

 

It is recommended that any landscaping is undertaken in accordance with Section 7.4 and Table 7.4a 

of Planning for Bushfire Protection 2019 as follows and managed and maintained for the life of the 

development.     

 

• compliance with the NSW RFS ‘Asset protection zone standards’ (see Appendix 4 of PBP 

2019); 

• a clear area of low-cut lawn or pavement is maintained adjacent to the house; 

• fencing is constructed in accordance with section 7.6; and 

• trees and shrubs are located so that: 

- the branches will not overhang the roof; 

- the tree canopy is not continuous; and 

- any proposed windbreak is located on the elevation from which fires are likely to 

approach. 

 

This office has not specifically assessed landscape plans. In this regard it is recommended the 

landscaping plans be accompanied by a design statement of compliance from the landscape 

designer, relevant to the recommendations in this report and to be assessed by the consent 

authority for compliance. 
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9.0   EMERGENCY AND EVACUATION PLANNING        

 

It is recommended that the property owner and occupants familiarise themselves with the relevant 

bushfire preparation and survival information located on the NSW Rural Fire Service website. This 

website should be accessed periodically to ensure the property owner and occupants are aware of 

the latest information. The RFS website is www.rfs.nsw.gov.au 

 
             

10.0   CONCLUSION 

 

The report provides recommendations for compliance with the performance criteria of Planning for 

Bushfire Protection 2019 to provide the dwelling opportunities to the subject property and 

authorized the existing dwellings for occupation. The report provides a compliance demonstration 

with a combination of acceptable solutions and a performance solution for access.  

 

Property access within the subject property is recommended to comply with the acceptable 

solutions of Table 7.4a PBP2019. The primary consideration for access is the adequacy of the portion 

of Settlement Road from the intersection of Main Arm Road to the entrance to the subject property.  

 

In this regard, the upgrading of Settlement Road recommended by the Traffic Safety Assessment 

report prepared by SDS Civil Enterprises Pty Ltd dated May 2024 (Rev A) has provided 

recommendations to upgrade Settlement Road to account for emergency services intervention and 

to achieve a better access outcome for general access which includes bushfire.  

 

This report relies on the recommendations being assessed and approved by Byron Shire Council. Any 

variations to the upgrade requirements or refusal of the report will require re-evaluation and an 

amended bushfire report for consideration if meritorious. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.rfs.nsw.gov.au/
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DISCLAIMER  

This report was prepared for the purposes and exclusive use of the stated client specifically relating 

to the unauthorised Class 1a dwellings on the subject property, and is not to be used for any other 

purpose or by any other person or Corporation.  BCA Check Pty Ltd accepts no responsibility for any 

loss or damage suffered howsoever arising to any person or Corporation who may use or rely on this 

report in contravention of the terms of this clause.  This report is not intended for or to be used 

where aluminium composite panels or intumescent paints are proposed. The report is not to be 

construed as an assessment of the building materials or compliance with the recommended bushfire 

attack level/s. 

 

As identified in Planning for Bushfire Protection 2019 and the Building Code of Australia the report is 

to provide recommendations to reduce the risk of ignition and does not guarantee the complete 

protection of the building in the event of bush fire or that the building will not be adversely impacted 

upon. 

 

Reporting has been based on the relevant Council and Rural Fire Service Guidelines however 

recommendations or suggestions given in this report are based on our site investigation at the time 

of reporting.  In some cases site conditions may change dramatically within a few years due to rapid 

vegetation re-growth and invading weed species. 
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APPENDIX A: Traffic Safety Assessment - SDS Civil Enterprises dated May 2024 Rev A
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APPENDIX B: Gateway Determination 
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  APPENDIX C: Turning Head Requirements  
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APPENDIX D: Asset Protection Zone Requirements - Appendix 4 PBP 2019 
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APPENDIX E: Standards for Asset Protection Zones (RFS 2005)  
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