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COPYRIGHT STATEMENT 
Barnson Pty Ltd (Publisher) is the owner of the copyright subsisting in this publication. Other than as 
permitted by the Copyright Act and as outlined in the Terms of Engagement, no part of this report may be 
reprinted or reproduced or used in any form, copied or transmitted, by any electronic, mechanical or by 
other means, now known or hereafter invented (including microcopying, photocopying, recording, 
recording tape or through electronic information storage and retrieval systems or otherwise), without the 
prior written permission of Barnson Pty Ltd. Legal action will be taken against any breach of its copyright. 
This report is available only as book form unless specifically distributed by Barnson Pty Ltd in electronic 
form. No part of it is authorised to be copied, sold, distributed or offered in any other form. 
 
The document may only be used for the purposes for which it was commissioned. Unauthorised use of this 
document in any form whatsoever is prohibited. Barnson Pty Ltd assumes no responsibility where the 
document is used for purposes other than those for which it was commissioned. 
 

LIMITATIONS STATEMENT 
The sole purpose of this report and the associated services performed by Barnson Pty Ltd is to provide a 
Statement of Environmental Effects at the subject site in accordance with the scope of services set out in 
the contract / quotation between Barnson Pty Ltd and Bogal Local Aboriginal Land Council C/- Resource 
Design and Management (hereafter known as the Client). That scope of works and services were defined 
by the requests of the Client, by the time and budgetary constraints imposed by the Client, and by the 
availability of access to the site. 
 
Barnson Pty Ltd derived the data in this report primarily from a number of sources which included site 
inspections, correspondence regarding the proposal, examination of records in the public domain, 
interviews with individuals with information about the site or the project, and field explorations conducted 
on the dates indicated. The passage of time, manifestation of latent conditions or impacts of future events 
may require further examination / exploration of the site and subsequent data analyses, together with a 
re-evaluation of the findings, observations and conclusions expressed in this report. 
 
In preparing this report, Barnson Pty Ltd may have relied upon and presumed accurate certain information 
(or absence thereof) relative to the site. Except as otherwise stated in the report, Barnson Pty Ltd has not 
attempted to verify the accuracy of completeness of any such information (including for example survey 
data supplied by others). 
 
The findings, observations and conclusions expressed by Barnson Pty Ltd in this report are not and should 
not be considered an opinion concerning the completeness and accuracy of information supplied by 
others. No warranty or guarantee, whether express or implied, is made with respect to the data reported 
or to the findings, observations and conclusions expressed in this report. Further, such data, findings and 
conclusions are based solely upon site conditions, information and drawings supplied by the Client etc. 
in existence at the time of the investigation. 
 
This report has been prepared on behalf of and for the exclusive use of the Client and is subject to and 
issued in connection with the provisions of the agreement between Barnson Pty Ltd and the Client. Barnson 
Pty Ltd accepts no liability or responsibility whatsoever for or in respect of any use of or reliance upon this 
report by any third party. 
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1. INTRODUCTION 
 

1.1  Site Description 
 
The subject site (the site) is legally described as Lot 316 in DP 755631 and is accessed via Ti Tree 

Street and Box Ridge Road. 

Figure 1: Aerial Imagery - The site 

Source: Sixmap (Accessed 10/3/2021) 
 

Table 1 below provides the site description details of the lot subject to this development 
application: 

Table 1: Site Features 

Site Features  Description 

Existing Development The site currently accommodates 12 low-density residential dwellings 

and associated infrastructure, all having access off Box Ridge Road. 

Within the property are an existing concrete basketball/netball court, 

a community centre and ancillary shed and open space. 

Total Size of Land to 

be subdivided  

The current Deposited Plan has been included in the application and 

illustrates that the site's area is 4.057ha (Appendix A). 

Site Shape The site is irregular in shape. 

Slope The site generally falls towards the north and eastern periphery. 
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Table 1: Site Features 

Site Features  Description 

Adjacent Properties The LALC are also in ownership of the property to the west of the 

subject site (Being Lot 175 in DP 755631). 

Surrounding Land 

uses 

The Coraki wastewater treatment plant (with an RU1 Primary 

Production zone) is to the east; 

To the west is a vacant allotment of Village Zoned land, currently 

grassed and vegetated (in its western extremity) and this land is also 

owned by Bogal LALC. Beyond this vacant land are some private 

residences – also zoned RU1 Primary Production zone; 

To the north-west is the Coraki Cemetery, this land is zoned SP2 – 

Infrastructure (Cemetery); 

To the north is an area of land that is forested and has an E2 

Environmental Conservation Zone, with land further to the north 

being zoned RE1 Public Recreation which accommodates the Coraki 

Golf Course;   

To the south of the site, the land is rural and zoned RU1 Primary 

Production.  

 
 

1.2 Site Context 
 
The site is located within the Local Government Area (LGA) of Richmond Valley (The Council). The 

site is located approximately 3km southwest of the Coraki township (Figure 2 & 3).  
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Figure 2: Locality Plan (Site in Red) 

Source: Sixmap (Accessed 10/3/2021)  
 
 

 
Figure 3: Aerial Map (Site in Red) 

Source: Sixmap (Accessed 17/3/2021) 
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Figure 4 demonstrates the location of the site in the context of the surrounding subdivision 

patterns. It can be seen in the figure that the subject property forms one of several larger 

landholdings within the area. It is noted that the majority of land within proximity is primarily 

rural greenfield sites with tracts of vegetation scattered throughout the whole region. 

 
Figure 4: Site Context 

Source: Sixmap (Accessed 10/3/2021) 
 

The site is located in proximity to other established parts of Coraki (situated to the northeast), 

however, the surrounding residential land is separated by large “unmanaged” bushland.  

 

1.3 Site Context 
The site is found to comprise largely of residential development with maintained lawns with 

sparse vegetation. The site has been used for residential purposes with established dwellings for 

over 5 decades. As a result of the residential use, the vegetation within the site has been highly 

modified from its natural state to be predominantly managed and maintained lawns. The 

following images (Images 1-6) illustrate the existing site conditions and confirm the subject land 

comprised of well-managed pastures and rural accesses. 
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Image 1: Taken at the southern end of the Community Building looking East. The image shows a 

couple of the large existing trees that are proposed to be retained as part of the development of 

the site. 

 
 

Image 2: Taken beside Box Ridge Road as it enters the estate looking toward the southwest. The 

vegetation in the foreground is associated with open space on the land. 
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Image 3: Looking southeast from the Community Hall 

 

 

Image 4: Looking West toward a gap between houses at the start of the estate  
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Image 5: Looking East toward existing houses  

 

 
Image 6: Looking South toward existing houses  
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2. PROPOSED DEVELOPMENT 
2.1 Proposed Subdivision 
 
The proposal seeks consent to subdivide the land so that each of the existing dwellings is located 

on their own respective lot. Therefore, the proposal will seek to create: 

 

- 14 Residential allotments 

- One lot for the existing community centre (Proposed Lot 14) 

- One public reserve lot with proposed children’s playground (Proposed Lot 15) 

- One lot to house the maintenance/equipment shed (Proposed Lot 15), and  

- One large residue lot (Proposed Lot 18). Proposed Lot 18 sits behind/around the 

residential allotments and accommodates all the APZ land. 

 

 Figure 5 below illustrates the lot arrangement. 

 

 

Figure 5: Proposed Subdivision Plan 

Source: Barnson 2021 
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The works proposed to facilitate the creation of these lots, include;  

 

• Widening and resealing sections of Box Ridge Road;  

• Replacing existing solar street lighting with ones connected to the grid;  

• Upgrade existing stormwater drainage;  

• Provision of driveway and power supply to maintenance shed;  

• Install fencing/bollards to limit access to proposed Lot 18 (residue lot) around the 

dwellings;  

• Relocate sewer lines to match boundaries of proposed residual allotments;  

• Installation of a children’s playground with suitable equipment;  

• Installation of picnic shelter with fixed tables and chairs;  

• Installation of public toilets;  

• Reconstruction of driveway accesses to match new kerb and footpaths;  

• Installation of additional on-street parking bays and associated signage. 

 

The proposed works also seek to dedicate the land forming Box Ridge Road to Richmond Valley 

Council. 

 

The proposed subdivision works, as described above, do not give rise to any significant adverse 

environmental, social, or economic impact that is unable to receive mitigation  

 

A Plan of Subdivision as prepared by Barnson has been included in this report and attached in 

Appendix B.  
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2.2 Road Reserve Maintenance 
 

Upgrade of Road 

Figure 6: Road Design 

Source: Barnson 2021 
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3. BUSHFIRE PRONE LAND 
The Bushfire Prone Land Map identifies a significant area of adjacent land as Category 1 

Vegetation, north and west of the site, which correlates with the native vegetation that sits in 

those areas. (Figure 7). The site has mapped “Vegetation Buffer” within the property and 

therefore the provisions within the Planning for Bushfire Protection 2019 apply to the subject site. 

 

The subdivision would be classified as integrated development under the Rural Fires Act 1997 

s100B. As it is classified as Bush Fire Prone Land, this  Bush Fire Risk Assessment has been 

prepared. 

 

 

Figure 7: Bushfire Prone Lane (Site in Red) 

Source: ePlanning Spatial Viewer 
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3.1 Bushfire Assessment Requirements  
This report has been prepared having regard to the Rural Fires Act 1997, the Rural Fires Regulation 

2013 and Planning for Bushfire Protection 2019.   

This report provides an assessment of the bushfire risk associated with the proposed activity 

having considered the provisions of the abovementioned documents. Barnson has made a site 

inspection of the subject property and the surrounding area. 
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4. CLAUSE 44 MATTER 
 

The following matters address the issues requiring consideration under Clause 44 of the Rural 

Fires Regulation 2013. More specifically, the matters addressed below correspond to those 

described under sub-clause 1(a) – 1(f).  

 

4.1 Site Description 
The Richmond Valley LEP 2012 establishes a policy framework for land use planning decisions and 

guidelines the community is required to follow in terms of how land can and cannot be used 

within the Local Government Area. The land subject to this application is zoned RU5 – Village. 

Figure 8 shows an extract of the Richmond Valley LEP 2012. 

 

Figure 8: Land Zoning 

Source: ePlanning Spatial Viewer 
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4.2 Site Topography 
The existing dwellings are located on the peripheral of the site. The ground surface falls to the 

north, east and west, with the high point being located at 22mAHD, which is located on the 

southern border of the site. Figure 9 below provides an extract of the existing survey taken over 

the site. 

 
Figure 9: Topography 

Source: Sixmap (Accessed 10/3/2021) 
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4.3 Existing Site and Dwellings 
The site currently accommodates 14 dwellings, of which all have access from Box Ridge Road. 

Within the centre of the site is a community hall. Areas on the site have been historically cleared 

in order to maintain a bushfire APZ around the property.  

 

 
Figure 10: Existing Dwellings 

Source: Sixmap (Accessed 10/8/2021) 
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4.4 Existing Access 
The property has practical access from the existing bitumen roads being Box Ridge Road and Ti-

Tree Road. Box Ridge Road after entering the site, becomes a grid pattern loop road providing 

individual direct access to each of the 12 existing dwellings. Box Rodge Road and an internal 

(unnamed road) create a ring around the community hall and the vacant open space/parkland. 

The breakdown of the existing road arrangement is provided below. 

- Black – Existing Public Road 

- Orange – Crown Road 

- Green – Private Road. 

 

Figure 11: Access Network 

Source: SixMaps  

The following images illustrate the existing site conditions of the access road, Box Ridge Road, 

into the Estate. 
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Image 4: Box Ridge Road as it enters the Estate. Box Ridge Road is approximately 7 metres wide 

here.  
 

 

 

 

Image 5: Looking northwest towards Ti-tree Road and the Coraki Cemetery 
 

 

4.5 Threatened Species 
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The site has been used for residential purposes with established dwellings for over 5 decades. As 

a result of the residential use, the vegetation within the site has been highly modified from its 

natural state to be predominantly managed and maintained lawns.  

No tree removal is likely required to facilitate the creation of the required Asset Protection Zones. 

The land subject to this management has been historically managed over time. 

 

4.6 Heritage (including Indigenous and European)  
After conducting an online search on the Aboriginal Heritage Information Management System 

(AHIMS), it was concluded that the subject site is considered a significant Aboriginal Site 

(identified as the Box Ridge Mission). Considering the circumstances, it was required that a Due 

Diligence Aboriginal Archaeological report be prepared. Furthermore the discovery of certain 

objects when a site walkover occurred meant a Statement of Heritage Impact was also prepared 

by a consultancy firm to determine the severity of the impact of the proposed developments on 

the areas of significance. 

 

The two reports are described below: 

 

Please refer to Appendix C and Appendix D respectively. 

 

Due Diligence Aboriginal Archaeological Assessment   

Virtus Heritage was engaged to prepare a Due Diligence Aboriginal Archaeological Assessment 

report for the Box Ridge Community to support the subdivision DA. The aims of the Due Diligence 

Aboriginal Archaeological Assessment are generally:  

• Identify whether or not Aboriginal objects are, or are likely to be, present in the area;  

• If objects are present or likely to be present, determine whether the proposed 

development activities are likely to harm Aboriginal objects; and  

• Determine whether further assessment or an Aboriginal Heritage Impact Permit is 

required. 

 

Dr. Mary-Jean Sutton was escorted around the subject site by Elders and knowledge holders, 

Uncle Bill Drew, Uncle Victor Williams, and Aunty Irene Cavanough. They provided insight into the 

rich culture that is a part of the Box Ridge community. There were no areas identified that 

contained Aboriginal objects, cultural occupation sites or the remains of occupation deposits 

relating to the mission, within areas of the proposed impact for this report. The following 

recommendations were made based on the information provided on project impacts, 

consultation to date, relevant archaeological and environmental background research, and the 

results of the site inspection:  

 

• No objects were identified that would be impacted by the subdivision;  

• The western land which borders the current housing is culturally sensitive, this should 

not be impacted upon without further research; 
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• The northern and southwest land is also culturally sensitive with the potential for 

unmarked graves;  

• All workers involved in the subdivision should be inducted and briefed on the possible 

identification of Aboriginal sites and objects during construction. 

 

Statement of Heritage Impact 

Virtus Heritage was engaged to prepare a Statement of Heritage Impact (SoHI) for the Box Ridge 

Community to support the subdivision DA. The steps taken to provide the SoHI include:  

• Web-based research on the locality;  

• Cultural knowledge holders inputs for general cultural knowledge gathering, including a 

site walkover, and review and advice. 

• Provision of a succinct and well-referenced historic summary of the property based on 

the research to be included;  

• Liaison with consultancy firms regarding more detailed plans and information on the 

proposal to understand impacts on significance and to meet SoHI requirements;  

• Identification of Box Ridge community’s historical heritage significance;  

• Determine the impacts- both negative and positive, of the proposed works on that 

heritage significance;  

• Completion of the report 

 

The SoHI confirmed that Box Ridge has heritage value established at a local level in relation to its 

history, associations, social, research and representative values. The archaeological potential has 

been identified as relevant for Aboriginal cultural heritage for the Bogal LALC and for the local 

area, that is, local heritage significance. However, the location of the proposed works will occur 

where there is minimal archaeological potential. The following recommendations have been 

made by the expert: 

 

• Diligence and Care: Management and mitigation measures relate to proper diligence and 

care while the works take place to minimise any undue land clearing;  

• Cultural monitoring and archaeological unexpected finds: Uncle William Drew has 

requested the opportunity to assist with cultural monitoring of the project and 

supervision of the proposed works;  

• Heritage interpretation: Elders would like Bogal LALC to consider in the future, 

opportunities to commemorate the mission history and interpret it within the mission.  
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5. BUSHFIRE RISK ASSESSMENT 
 
The following matters address the issues requiring consideration under Clause 44 of the Rural 

Fires Regulation 2013. More specifically, the matters addressed below correspond to items 

described under sub-clause (g). 

 

5.1 Existing Dwellings 
As mentioned in the earlier sections of this report, the site accommodates 14 dwellings, each 

with road access.  

 

Figure 12: Existing Dwelling Locations 

Source: Sixmap 
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5.2 Building Protection  
The building construction classification system is based on five (5) bushfire attack levels (BALs). 

These are BAL – Flame Zone, BAL 40, BAL 29, BAL 19, and BAL 12.5 (AS3959 – Construction of 

buildings in bushfire-prone areas). The lowest level, BAL 12.5, has the greatest APZ distance while 

BAL – FZ has the least APZ distance. These allow for varying levels of building design and the use 

of appropriate materials. 

As the dwelling are existing, we have proposed to create Asset Protection Zones from the existing 

dwelling. This has been done by utilizing Table A1.12.3 of the PfBP 2019. 

 

 
 

Figure 13 below illustrates the proposed APZ associated with the subdivision application. As a 

result of creating the APZ, each of the buildings should meet BAL 29 standard. 
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Figure 13: BAL Assessment (Prepared by Barnson)
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A copy of the APZ/BAL Plan is provided in Annexure D of this report. 

 

5.3 Water Supply 
 

The proposed development benefits for a water/hydrant supply and there are two hydrant 

connections and are located at the northern and southern end of the site (illustrated in blue 

below).  

 

 

Figure 14: Hydrant Location 

Source: Richmond Valley Council 
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5.4 Property Access 
 

The proposed application benefits from the existing Public Road and Private Road access 

arrangements, namely Box Ridge Road and Ti-Tree Road. 

 

Figure 15: Road Design- Western End 

Source: Barnson 2021 
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6. BUSHFIRE HAZARD DETERMINATION 
This section aims to address the requirements of Part 6, Clause 44(h) of the Rural Fires Regulation 

2013. More specifically, it provides an assessment of the extent to which the proposed activity 

conforms with or deviates from the standards, specific objectives and performance criteria set 

out in Section 5 of Planning for Bush Fire Protection 2019. 

 

6.1 Consideration Under Section 5 of PfBP 2019  
An assessment has been undertaken within Table 2 below against the provisions relating to 
asset protection zones, access and services detailed in Section 5 of the PBP 2019. 

 

6.1.1 Asset Protection Zones (TABLE 5.3a of PfBP 2019) 
 

Table 2 - Assessment against Table 5.3a of the PfBP 2019 

Performance 

Criteria 
Acceptable Solutions Compliance Comment 

Asset Protection 

Zone (APZ) 

 

• potential building 

footprints must not be 

exposed to radiant heat 

levels exceeding 29 

kW/m² on each proposed 

lot. 

Yes 

 

▪ A BAL plan has been 

prepared which 

demonstrates that each 

lot provides adequate 

area to a BAL rating of 29 

kW/m2 or less. 

▪ APZs are managed and 

maintained to prevent 

the spread of a fire 

towards the building 

Yes ▪ Positive Covenant has 

been proposed to ensure 

all future and existing 

dwellings are surrounded 

by an Inner Protection 

Area (IPA). 

▪ the APZs is provided in 

perpetuity 

Yes ▪ The IPA requirement will 

be noted on the title of 

each lot via a positive 

covenant. 

▪ APZ maintenance is 

practical, soil stability is 

not compromised and 

the potential for crown 

fires is minimised. 

Yes ▪ Noted 
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Table 2 - Assessment against Table 5.3a of the PfBP 2019 

Performance 

Criteria 
Acceptable Solutions Compliance Comment 

Landscaping ▪ landscaping is designed 

and managed to 

minimise flame contact 

and radiant heat to 

buildings, and the 

potential for wind-driven 

embers to cause ignitions 

Yes ▪ Landscaping plans have 

not been prepared and do 

not form part of the 

application.  

 
 

6.1.2 Access 
 

Table 3 - Access – Internal Roads 

 Acceptable Solutions Compliance Comment 

Access 

(General) 

▪ firefighting vehicles are 

provided with safe, all-weather 

access to structures.  

Yes 

 

▪ The current access road 

(Box Ridge Road) will be 

widened and resealed in 

sections and is in a grid 

like formation providing 

easy access. 

▪ Fence/bollards have been 

made available in the APZ 

zone on the southern 

boundary and eastern 

boundary to allow vehicle 

access  

▪ the capacity of access roads is 

adequate for firefighting 

vehicles 

Yes 
 

▪ Noted.. 

▪ there is appropriate access to 

water supply. 

Yes ▪ Noted - complies 

Perimeter 

Road 

▪ access roads are designed to 

allow safe access and egress for 

firefighting vehicles while 

residents are evacuating as well 

as providing a safe operational 

Y

e

s 

Noted - complies 
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Table 3 - Access – Internal Roads 

 Acceptable Solutions Compliance Comment 

environment for emergency 

service personnel during 

firefighting and emergency 

management on the interface. 

Non-

perimeter 

Roads 

▪ access roads are designed to 

allow safe access and egress for 

firefighting vehicles while 

residents are evacuating. 

Yes 
 

▪ Noted - Complies 

Property 
Access 

▪ firefighting vehicles can access 

the dwelling and exit the 

property safely 

Yes ▪ The driveway carriageway 

width is 4m and greater. 

▪ It is believed that the 

maximum grade of all 

driveways will not be 

exceeded. 

 
 
 

6.1.3 Services – Water, gas and electricity 
 

Table 4 - Services – Water, gas and electricity 

Performance 

Criteria 
Acceptable Solutions Compliance Comment 

Water 

Supplies 

▪ adequate water supplies are 
provided for firefighting 
purposes. 

Yes ▪ Can comply 

▪ The provisions of public 
roads in section 4.1.3 in 
relation to parking are met. 

Yes ▪ complies 

▪ flows and pressure are 
appropriate. 

Not 

applicable 

▪ Not applicable. 

▪ the integrity of the water 
supply is maintained. 

Yes ▪ Can comply 

Electricity 

 

▪ location of electricity 

services limits the possibility 

of ignition of surrounding 

Yes ▪ Future electricity services for 

the development will be a 
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Table 4 - Services – Water, gas and electricity 

Performance 

Criteria 
Acceptable Solutions Compliance Comment 

bush land or the fabric of 

buildings. 

combination of above and 

underground.  

Gas 

 

▪ location and design of gas 

services will not lead to 

ignition of surrounding 

bushland or the fabric of 

buildings. 

NA Not applicable. 
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7. Assessment Recommendations 
Having regard to the content of Planning for Bushfire Protection 2019 and with respect to the 

location of the proposed facility relative to identified bushfire prone land, the following measures 

are recommended as a means of providing an appropriate level of bushfire protection to the 

proposed activity. 

 

7.1 Building Construction Requirements and APZ 
• All dwellings should be located on land with a BAL rating of 29 or less and constructed 

in accordance with the relevant Building Attack Level as detailed in AS3959-2018. 

• At the issue of the Subdivision Certificate, and in perpetuity, a positive covenant 

should be created on title requiring each dwelling to be surrounded by an adequate 

IPA. 

 

7.2 Services 
• Water Supply requirements for each of the dwelling is to comply with Table 5.3d 

before the issue of an occupation certificate. 

 

7.3 Access 
• The public road extension shall comply with chapter 5.3.2 of the PfBP 2019. 

• The driveways for proposed Lots 2, 4, 6 and 7 shall allow for ingress and egress from 

the property in accordance with Appendix 3 of the PfbP2019. 
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8. CONCLUSION 
The development proposal relates to the subdivision of land by way of developing the property 

of 12 Box Ridge Road, Coraki in line with the Richmond Valley Local Environmental Plan 2012. 

Given that the property is deemed bushfire prone land under Richmond Valley Bushfire Prone 

Land Map, any development would need to meet the requirements of the Planning for Bushfire 

Protection- 2019. The determination of any bushfire hazard must be made on a site-specific basis 

that includes an assessment of the local bushland area and its possible impact on the subject 

property. 

In consideration of the bushfire safety recommendations detailed herein, it is our opinion that 

the proposed development will be afforded a reasonable and satisfactory level of bushfire 

protection.  

Should further clarification be required in relation to any aspect of this report, please do not 

hesitate to contact Barnson Pty Ltd. 
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ANNEXURE A ~ EXISTING LAYOUT  
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ANNEXURE B ~ PROPOSED SUBDIVISION 
LAYOUT 
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ANNEXURE C ~ Due Diligence  
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ANNEXURE D ~ Statement of Heritage 
Impact 
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