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DISCLAIMER 

This report was prepared for the purposes and exclusive use of the stated client to accompany an 
application to the relevant Council for the specified development application and is not to be used 
for any other purpose or by any other person or corporation.   

This report is prepared on the basis the subject land is identified to be ‘at risk’ of bushfire. Any 
buildings or structures located on such land subsequently inherit this risk. This report does not seek 
to remove this risk, but provide detailed siting, layout, building and / or servicing information to 
assist the ability of the land-owner to manage the threat of this risk. 

The information contained in this report is based on independent research undertaken by Senica 
Consultancy Group.  To the best of our knowledge, it does not contain any false, misleading or 
incomplete information. 

Senica Consultancy Group accepts no responsibility for any loss or damage suffered howsoever 
arising to any person or corporation who may rely on or use this report in contravention of the 
terms of this clause. 

The report has been based on the relevant Council, NSW Government and NSW Rural Fire Service 
Guidelines; however, recommendations given in this report are based on a site inspection at the 
time of this report.   

However, it is important to note that whilst bushfires generally maintain certain scientific attributes, 
bushfire events vary in intensity, duration, location and ‘typical’ behavioural characteristics.  
Bushfires do not always conform to scientific and widely-understood predictabilities and remain 
subject to variation across fire seasons by virtue of changes in ground fuel loads and vegetation, 
prevailing weather and wind conditions and topography. 

In some cases site conditions may change dramatically due to rapid vegetation growth or re-growth 
and invading weed species. 

This report is dependent on ongoing maintenance of building materials, asset protection zones, 
water supply and landscaping as recommended in this report. 

The content of this report is based on the assumption, as per the provisions of Planning for Bushfire 
Protection 2019, that all doors and windows will be closed during a bushfire event. 

It remains the land owner’s responsibility to understand and prepare for the event of bushfire, 
which requires year-round property maintenance, a proficient understanding of local bushfire 
knowledge and what do in the event of a bushfire. A personal bushfire safety plan is recommended, 
and decisions regarding what to do in an event should be made well in advance of any particular 
bushfire threat. Regular contact with your local fire authority is advised. 

Senica Consultancy Group does not accept responsibility for how the information within this report 
is applied or relied upon. 

Whilst every care has been taken in the preparation of this report to advise upon the bushfire risk of 
the property, it forms no guarantee with respect to the safeguard of life and property. 
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EXECUTIVE SUMMARY 

Senica Consultancy Group has been commissioned by Broadwater Riley Pty. Ltd. to prepare a 
Bushfire Threat Assessment for a Development Application to Richmond Valley Shire Council 
for the proposed torrens title subdivision of the subject site, Lot 105 in DP 1168071, 59 
Riley’s Hill Road, Broadwater. 

The development proposal is for the subdivision of the parent subject site, to create 60 
residential lots, an access road and residual lots. 

The development site is located on the southern side of Riley’s Hill Road, running parallel to 
Riley’s Hill Road.   

To the east of the subject site the Bushire mapping shows classified vegetation, which is 
separated from the subject site by a formed road, contains Category 1 Bushfire Prone 
Vegetation and the 100 metre wide buffer zone to the bushfire prone vegetation impacts 
upon the subject site. 

The development, involving the subdivision of the subject site to create 60 residential lots 
within a bushfire prone area is required to comply with the provisions of Section 4.14 of the 
Environmental Planning & Assessment Act 1979 and provide bushfire protection measures in 
accordance with Planning for Bushfire Protection 2019.  

As the proposed development is for the subdivision of land in to residential lots, as such the 
proposed development is deemed to be Integrated Development as defined by Section 91 of 
the Environmental Planning & Assessment Act 1979. 

The provisions of Section 100B of the Rural Fires Act 1997 apply to Integrated Development 
and the development is required to comply with the deemed-to-satisfy provisions of 
Planning for Bushfire Protection 2019. 

This report therefore examines the proposed development against these requirements and 
provides advice on the suitability of the development in addressing the availability of 
complying Asset Protection Zones/Defendable Spaces, access and water supplies for fire-
fighting operations and the requisite level of construction to the building in order to address 
the potential levels of radiant heat exposure on the building. 
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1 INTRODUCTION 

This report has been prepared on behalf of Broadwater Riley Pty Ltd, to provide supporting 
information to enable Council and the NSW Rural Fire Service to assess the proposal against 
the requirements of section 4.14 of the Environmental Planning and Assessment Act 1979 
and Planning for Bushfire Protection 2019.   

This report is prepared for the proposed subdivision of the subject parent site in to 60 
residential lots, access roads and residual lots.   

1.1 SUMMARY 

The purpose of this report is to establish suitable measures to provide bushfire mitigation in 
order for Council to make a determination of the proposed development pursuant to the 
requirements of section 100B of the Environmental Planning and Assessment Act 1979. 

This report addresses the matters identified in Appendix 2 of Planning for Bushfire Protection 
2019.  The report will demonstrate that the proposal satisfies the aims and objectives of 
Planning for Bushfire Protection 2019 through compliance with the performance criteria of 
section 6.2 of Planning for Bushfire Protection 2019. 

The specific objectives for infill development are listed as: 

• Provide a defendable space to enable unimpeded access for firefighting around the 
building; 

• Provide better bush fire outcomes on a redevelopment site than currently exists, 
commensurate with the scale of works proposed; 

• Design and construct buildings commensurate with the bush fire risk; 
• Provide access, services and landscaping to aid firefighting operations; 
• Not impose an increased bushfire management responsibility on adjoining 

landowners; and 
• Increase the level of bushfire protection to existing dwellings based on the scale of 

the proposed work and level of bush fire risk. 

The proposed development is classified as integrated development and will require specific 
assessment to analyse the risk and the requirements to limit the risk of damage and/or 
ignition of the dwelling during a bushfire event. 

The recommendations within this report address the aims and objectives of Planning for 
Bushfire Protection 2019, utilising the prescriptive requirements of Australian Standard 
3959:2018. 

It is to be noted that bushfires are a natural phenomenon, which can be largely unpredictable 
and uncontrollable.  There can be no guarantee that a building or its occupants will not be 
adversely affected during a bushfire event. 
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1.2 STATUTORY REQUIREMENTS 

This report has been prepared having regard to the following legislative and planning 
requirements: 

1.2.1 LEGISLATION 

(A)  ENVIRONMENTAL PLANNING AND ASSESSMENT ACT (EPA ACT) 

Planning and development within NSW is regulated by the Environmental Planning & 
Assessment Act, 1979 (EPA Act).  This Act was amended in August 2002 by the Rural Fires & 
Environmental Assessment Legislation Amendment Act, 2002.  In relation to bushfire 
planning for new residential, rural residential and special fire protection developments in 
bushfire prone areas in NSW, the following sections of the Act apply: 

(i) Section 4.14: 

Section 4.14 requires a consent authority to determine if a proposed development 
that is located within a designated Bushfire Prone Area, or the buffer zone to the 
Bushfire Prone Land, complies with Planning for Bushfire Protection 2019. 

(ii) Section 4.15: 

“In determining a development application, a consent authority is to take into 
consideration such of the following matters as are of relevance to the 
development the subject of the development application: 

• The likely impacts of the development (e.g. natural hazards such as bushfire 
threat); 

• The suitability of a site for development (e.g. bushfires) 

(iii) Section 91(1): 

Defines the subdivision of bushfire prone land, for residential rural; residential 
subdivision and the construction of special protection purpose development, as 
integrated development which requires authorization under Section 100B of the 
Rural Fires Act 1997. 

(B)  RURAL FIRES ACT 1997 

The objectives of the Rural Fires Act are to provide: 

• The prevention, mitigation and suppression of fires; 
• Coordination of bushfire fighting and prevention 
• Protection of people and property from fires; and 
• Protection of the environment. 

In relation to bushfire planning for residential and rural residential subdivision and special 
fire protection purpose developments in bushfire prone areas in NSW, Section 100B of the 
Act applies.  Section 100B provides for the issue, by the Commissioner of the NSW Rural Fire 
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Service, of a Bushfire Safety Authority for development which creates the subdivision of 
bushfire prone land for residential and rural residential development and construction of 
special fire protection purpose developments located within a Bushfire Prone Area. 

An application for a Bushfire Safety Authority must be lodged as part of the development 
application process and must demonstrate compliance with Planning for Bushfire Protection 
2019 and other matters which are considered necessary, by the Commissioner, to protect 
persons, property and the environment from the impact of bushfire. 

In relation to the management of bushfire fuels on public and private lands within NSW, 
Sections 63(1) and 63(2) require public authorities and owners / occupiers of land to take all 
practicable steps to prevent the occurrence of bushfires on, and to minimize the danger of, 
the spread of bushfires. 

(C)  RURAL FIRES REGULATION 2008. 

Section 44 of the Rural Fires Regulation 2008 relates to planning for new residential, rural 
residential and special fire protection purpose developments in bushfire prone areas in NSW 
and provides details of the matters that are required to be addressed for the issue of a 
Bushfire Safety Authority under Section 100B of the Rural Fires Act. 

(D)  THREATENED SPECIES CONSERVATION ACT 1995 (TSC ACT). 

The TSC Act aims to protect and encourage the recovery of threatened species, populations 
and communities as listed under the Act. 

The TSC Act is integrated with the EP&A Act and requires consideration of whether a 
development or an activity (such as the implementation of hazard reduction and asset 
protection) is likely to significantly affect threatened species, populations and ecological 
communities or their habitat. 

1.2.2 PLANNING POLICIES 

PLANNING FOR BUSHFIRE PROTECTION – 2019  

This document provides guidance on the planning and development control processes in 
relation to bushfire protection measures for development in bushfire prone areas. 

In addition to the provisions of the Planning for Bushfire Protection 2019 document, the 
Commissioner may determine, under Section 100B of the Rural Fires Act, additional 
measures for rural residential and residential subdivisions and ‘Special Fire Protection 
Purpose’ development that are considered necessary to protect the development against the 
impact of bushfire. 
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2 SITE CHARACTERISTICS 

2.1 SITE DESCRIPTION 

The site is identified legally as Lot 105 of Deposited Plan 1168071.  It is commonly known as 
59 Riley’s Hill Road, Broadwater.  The subject site has an area of 6.6 Hectares.  

Please refer to the below locality image. 

2.2 SITE ANALYSIS 

The site is generally level across its length and has been generally cleared of significant 
vegetation.  The site is located within an established rural residential area.  

The subject site is identified as being Bushfire prone as per Council’s records.  According to 
Keith, 2004, the classified vegetation to is identified as forest.   

2.3 SURROUNDING LAND-USE 

The land is situated within a newly established section of a residential subdivision which is 
characterised by a mix of single and multi-storey residential dwellings with Brunswick River 
to the east of the subject site.  The adjoining and adjacent land uses include: 

• Residential Subdivision 
• Nearby Scrubland 
• Vacant parcel of land 

  

Figure 1 - Aerial Image 
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3 DESCRIPTION OF PROPOSAL 
3.1 PROPOSED DEVELOPMENT 

The proposed development includes the subdivision of a parent lot creating 60 residential 
lots, access road and residual lots.   

3.2 SITE ACCESS  

Vehicular access to the site is via access roads from Riley’s Hill Road.  The access roads are 
proposed to utilise the existing road reserves for Chester Street at the western end and 
Nordenfeldt Street at the eastern end.  Riley’s Hill Road is a formed maintained road and is 
consistent with the provisions of Planning for Bushfire Protection 2019. 

It is contended that the Access is consistent with Table 5.3b of Planning for Bush Fire 
Protection. 

3.3 SITE SERVICES 

The site has access to all necessary essential services including water, sewer, electricity and 
telecommunications.  Several fire hydrants are located in the surrounding area and would be 
readily accessible in the event of a bushfire. 

Figure 2 - Proposed Development 
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4 BUSH FIRE PROTECTION MEASURES 
4.1 SITE ASSESSMENT 

The subject site has been generally cleared of significant vegetation.  To north the subject 
site bounded by Riley’s Hill Road, a formed bitumen road.  To the south the site is bounded 
by Barb Street Road Reserve and cleared agricultural grazing land.  To the east the site is 
bounded by Nordenfeldt Street road reserve and to the west, the site is bounded by Chester 
Street road reserve.  The classified vegetation affecting the subject site is located to the east 

of Chester Street. 

Further to the north of the subject site is the Richmond River and its associated riparian zone.  
Directly to the south of this are developed residential lots. 

4.1.1 VEGETATION 

Council’s mapping identifies one area of classified bushfire prone land to the east of the 
subject site.  This vegetation has an area of approximately 2.6 hectares.  The classified 
vegetation is relatively isolated from other areas of classified vegetation, as it is bounded to 
the north and east by managed residential properties and bounded to the south and west by 
formed bitumen roads and their related managed road reserves.   

Aerial photography and mapping shows the classified vegetation extending away from the 
subject site to the south and east. 

The classified vegetation is identified in NSW Government mapping as being the Broadwater 
Koala Reserve.   

The classified surrounding vegetation to the east is identified as dry sclerophyll forest.  There 
is a thin band of remnant vegetation in the road reserve to the east of the subject site, along 
the western edge of the road reserve.   

Figure 4 - Subject Site, viewed from Riley’s Hill Road looking south-east Figure 3 - Subject Site, Viewed from Nordenfeldt Street, looking east 
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Dry Sclerophyll forest is defined in Planning for Bushfire Protection 2019, as being “Open tree 
canopy dominated by eucalypt species (typically 10-30 m in height) with crowns that touch 
and overlap.  Canopy allows most sunlight to penetrate supporting growth of a prominent 
understorey layer varying between hard-leaved shrubs to luxuriant soft leaved shrubs, ferns 
and herbs”. 

This is an accurate representation of classified vegetation viewed during the site inspection. 

It is anticipated that parts of this remnant vegetation band will be removed as part of the 
subdivision process and in the formalisation and construction of access roads.   

No classified vegetation was identified within 140 metres of the subject site to the North, 
West or South.   

There is a land parcel in between the subject site and the classified vegetation.  This land 
parcel is identified as being the Nordenfeldt Street road reserve.  Nordenfeldt Street is a 
formed and maintained road, however it is just a dirt road with no hard surface coverage. 

As a formed and maintained road, the Nordenfeldt Street Road reserve is considered to be 
managed land under the provisions of Planning for Bush fire Protection.  As managed land it 
is considered to meet the requirements of an APZ. 

4.1.1 SLOPE ASSESSMENT 

Slope assessment is derived from the most detailed contour data available, such as 
topographic maps displaying contour intervals determined when the land is surveyed.   

An desktop assessment of the subject site identified that the site was considered to be 
generally level and/or upslope.  A site inspection of the classified vegetation determined that 
this was accurate, with the land generally being level or slightly sloping upwards, away from 
the subject site. 

  

Figure 6 - Classified vegetation Figure 5 - Classified vegetation 
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4.2 ASSET PROTECTION ZONES 

The intent of Asset Protection Zones is to provide sufficient space and maintain reduced fuel 
loads, so as to ensure the radiant heat levels at buildings are below critical limits and to 
prevent direct flame contact with a building. 

Asset Protection Zones are 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, which is located adjacent 
to the development and becomes an area with significantly reduced fuel loads. 

Table 5.3a of Planning for Bushfire Protection 2019 identifies methods for compliance with 
the relevant performance criteria.  Please refer to Table 2 below. 

Table 1 - Performance Criteria 

Performance Criteria Acceptable Solutions 

The intent may be achieved where: 

As
se

t P
ro

te
ct

io
n 

Zo
ne

s 

Potential building footprints must not be 
exposed to radiant heat levels exceeding 29 
kW/m2 on each proposed lot. 

APZs are provided in accordance with 
Tables A1.12.2 and A1.12.3 based on the 
FFDI. 

APZs are managed and maintained to prevent 
the spread of a fire towards the building. 

APZs are managed in accordance with the 
requirements of Appendix 4. 

The APZs is provided in perpetuity APZs are wholly within the boundaries of 
the development site 

APZ maintenance is practical, soil stability is 
not compromised and the potential for crown 
fires is minimised. 

APZs are located on lands with a slope less 
than 18 degrees. 

La
nd

sc
ap

in
g Landscaping is designed to and managed to 

minimise flame contact and radiant heat to 
buildings, and the potential for wind-driven 
embers to cause ignitions. 

• Landscaping is in accordance with 
Appendix 4; and 

• Fencing is constructed in accordance 
with section 7.6. 

Table A2.5 of Planning for Bushfire Protection identifies the required minimum specification 
for Asset Protection Zones, for Class 1 buildings, in FDI 80 Fire Areas, to have the APZ 
designated in Table 3. 

Table 2 

Aspect Slope Vegetation 
Classification 

Required 
APZ Description 

E 
Upslope 
or Flat 
land 

Forest 
(Dry Sclerophyll) 20 m APZ Achievable 

As per the above Table, the proposed development requires a 20 metre APZ as per the 
provisions of Table A1.12.3 in Planning for Bush Fire Protection.  Given that the Nordenfeldt 
Street road reserve is a considered to be managed land, as per the definitions of Planning for 
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Bush Fire Protection 2019, it is considered able to be meet the requirements of an Asset 
Protection Zone and provide the required separation distance from the subject site to the 
classified vegetation formation. 

The Nordenfeldt Street road reserve is a formed and maintained road reserve which satisfies 
the requirements for an APZ and it is considered that this state will be maintained in 
perpetuity in accordance with the provisions of Appendix 4 of Planning for Bush Fire 
Protection 2019. 

Given that the classified vegetation is identified as Forest, the APZ can be made up of an 
Inner Protection Area (IPA) and an Outer Protection Area (OPA).  These requirements are 
identified as per below 

Table 3 - IPA and OPA requirements 

Requirements 

In
ne

r P
ro

te
ct

io
n 

Ar
ea

 

Trees 
• tree canopy cover should be less than 15% at maturity;  
• trees at maturity should not touch or overhang the building;  
• lower limbs should be removed up to a height of 2m above the ground;  
• tree canopies should be separated by 2 to 5m; and  
• preference should be given to smooth barked and evergreen trees. 

Shrubs 
• create large discontinuities or gaps in the vegetation to slow down or break the 

progress of fire towards buildings should be provided;  
• shrubs should not be located under trees;  
• shrubs should not form more than 10% ground cover;  
• and clumps of shrubs should be separated from exposed windows and doors by a 

distance of at least twice the height of the vegetation. 

Grass 
• grass should be kept mown (as a guide grass should be kept to no more than 

100mm in height); and  
• leaves and vegetation debris should be removed. 

O
ut

er
 P

ro
te

ct
io

n 
Ar

ea
 

 

Trees 
• tree canopy cover should be less than 30%; and  
• canopies should be separated by 2 to 5m. 

Shrubs 
• shrubs should not form a continuous canopy; and  
• shrubs should form no more than 20% of ground cover. 

Grass 
• grass should be kept mown to a height of less than 100mm; and  
• leaf and other debris should be removed. 
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The APZ provided by the road reserve is able to achieve these requirements and it is 
considered that these requirements will be maintained in perpetuity. 

Whilst the APZ to the east will not be wholly within the boundaries of the development site, 
Clause 3.2 of Planning for Bush Fire Protection 2019, allows that “The APZ can include roads 
or properties managed to be consistent with APZ standards set out in Appendix 4 and the 
NSW RFS document Standards for Asset Protection Zones.” 

Given the above and that the APZ will be provided by the Nordenfeldt Street road reserve, 
which meets the requirements of both a road and managed lands, under the definitions 
provided in Planning for Bush Fire Protection 2019, it is considered that the proposed 
development satisfies the acceptable solution. 

It is noted at this point that the APZ requirement, will only affect a small number of the 
proposed residential lots at the far eastern end of the proposed residential subdivision, 
defendable space is provided in between those sites and the classified vegetation and that 
escape is provided to the west in a bushfire event.  

Both the Inner Protection Area and the Outer Protection Area of the identified APZ are 
provided on flat land, consistent with the acceptable solution. 

Landscaping is identified as being a major factor in determining the level of possible impact 
from a bushfire event on a dwelling and its occupants.  The majority of dwellings impacted 
during bushfire events are the result of ember attack.   

Therefore landscaping surrounding the house can play a significant role in reducing the 
potential for impact on the building from a bushfire.  It follows that management of this 
landscaping is just as important. 

It is anticipated that in the proposed residential subdivision and any future development 
landscaping is in accordance with Appendix 4 and any fencing is constructed in accordance 
with section 7.6 of Planning for Bush Fire Protection.  

This is achievable through conditioning of the proposed Development Consent and any 
future Development Consent. 

4.3 ACCESS 

Access is required to meet an adequate level of performance to allow emergency services 
vehicles to gain access to the development for the purpose of property protection and 
evacuation procedures for occupants and fire fighting personnel. 
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Performance Criteria Acceptable Solutions 

The intent may be achieved where: 

Ac
ce

ss
 (G

en
er

al
 R

eq
ui

re
m

en
ts

 

Firefighting vehicles are provided with safe, 
all-weather access to structures 

• property access roads are two-wheel 
drive, all‑weather roads;  

• perimeter roads are provided for 
residential subdivisions of three or 
more allotments;  

• subdivisions of three or more 
allotments have more than one access 
in and out of the development;  

• traffic management devices are 
constructed to not prohibit access by 
emergency services vehicles;  

• maximum grades for sealed roads do 
not exceed 15 degrees and an average 
grade of not more than 10 degrees or 
other gradient specified by road design 
standards, whichever is the lesser 
gradient;  

• all roads are through roads;  
• dead end roads are not recommended, 

but if unavoidable, are not more than 
200 metres in length, incorporate a 
minimum 12 metres outer radius 
turning circle, and are clearly sign 
posted as a dead end;  

• where kerb and guttering is provided 
on perimeter roads, roll top kerbing 
should be used to the hazard side of 
the road;  

• where access/egress can only be 
achieved through forest, woodland and 
heath vegetation, secondary access 
shall be provided to an alternate point 
on the existing public road system; and 

•  one way only public access roads are 
no less than 3.5 metres wide and have 
designated parking bays with hydrants 
located outside of these areas to 
ensure accessibility to reticulated water 
for fire suppression. 

The capacity of access roads is adequate for 
firefighting vehicles. 

the capacity of perimeter and non-
perimeter road surfaces and any 
bridges/causeways is sufficient to carry 
fully loaded firefighting vehicles (up to 23 
tonnes); bridges/ 
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causeways are to clearly indicate load 
rating. 

There is appropriate access to water supply. 

• hydrants are located outside of parking 
reserves and road carriageways to 
ensure accessibility to reticulated water 
for fire suppression;  

• hydrants are provided in accordance 
with the relevant clauses of AS 
2419.1:2005 - Fire hydrant installations 
System design, installation and 
commissioning; and  

• there is suitable access for a Category 1 
fire appliance to within 4m of the static 
water supply where no reticulated 
supply is available.  

Pe
rim

et
er

 R
oa

ds
 

Access roads are designed to allow safe access 
and egress for firefighting vehicles while 
residents are evacuating as well as providing a 
safe operational environment for emergency 
service personnel during firefighting and 
emergency management on the interface. 

• are two-way sealed roads;  
• minimum 8m carriageway width kerb to 

kerb;  
• parking is provided outside of the 

carriageway width;  
• hydrants are located clear of parking 

areas;  
• are through roads, and these are linked 

to the internal road system at an interval 
of no greater than 500m;  

• curves of roads have a minimum inner 
radius of 6m; the maximum grade road is 
15 degrees and average grade of not 
more than 10 degrees;  

• the road crossfall does not exceed 3 
degrees;  
and a minimum vertical clearance of 4m 
to any overhanging obstructions, 
including tree branches, is provided. 

N
on

-P
er

im
et

er
 R

oa
ds

 

Access roads are designed to allow safe access 
and egress for firefighting vehicles while 
residents are evacuating. 

• minimum 5.5m carriageway width kerb 
to kerb;  

• parking is provided outside of the 
carriageway width;  

• hydrants are located clear of parking 
areas;  

• roads are through roads, and these are 
linked to the internal road system at an 
interval of no greater than 500m;  

• curves of roads have a minimum inner 
radius of 6m;  

• the road crossfall does not exceed 3 
degrees;  

• and a minimum vertical clearance of 4m 
to any overhanging obstructions, 
including tree branches, is provided. 
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firefighting vehicles can access the dwelling 
and exit the property safely. 

• There are no specific access 
requirements in an urban area where an 
unobstructed path (no greater than 70m) 
is provided between the most distant 
external part of the proposed dwelling 
and the nearest part of the public access 
road (where the road speed limit is not 
greater than 70kph) that supports the 
operational use of emergency 
firefighting vehicles. 

In circumstances where this cannot occur, 
the following requirements apply: 
• minimum 4m carriageway width;  
• in forest, woodland and heath situations, 

rural property access roads have passing 
bays every 200m that are 20m long by 
2m wide, making a minimum trafficable 
width of 6m at the passing bay;  

• a minimum vertical clearance of 4m to 
any overhanging obstructions, including 
tree branches;  

• provide a suitable turning area in 
accordance with Appendix 3;  

• curves have a minimum inner radius of 
6m and are minimal in number to allow 
for rapid access and egress;  

• the minimum distance between inner 
and outer curves is 6m;  

• the crossfall is not more than 10 degrees;  
• maximum grades for sealed roads do not 

exceed 15 degrees and not more than 10 
degrees for unsealed roads; and  

• a development comprising more than 
three dwellings has access by dedication 
of a road and not by right of way. 

Note: Some short constrictions in the 
access may be accepted where they are 
not less than 3.5m wide, extend for no 
more than 30m and where the obstruction 
cannot be reasonably avoided or removed. 
The gradients applicable to public roads 
also apply to community style 
development property access roads in 
addition to the above. 

The proposed access road incorporates utilising the public road system, creation of a new 
road and upgrading the current road system.  The roads are two wheel drive accessible, all 
weather roads with no traffic management devices proposed as part of the proposed 
development. 
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A perimeter road is provided on the Bushfire Threat side by Nordenfeldt Street.  Perimeter 
roads are provided on the other sides of the proposed subdivision through a mixture of 
formed and unformed roads and their appurtenant road reserves.   

The proposed subdivision allows for access at the eastern and western ends, giving access 
and egress to the west, away from the potential bushfire threat in the event of a bushfire 
event. 

Roll top kerbing has been proposed throughout the proposed subdivision.   

The access roads to the proposed residential subdivision are to be 8m wide carriageway 
width from kerb to kerb.  They are to be designed and constructed in manner consistent with 
the requirements to carry fully loaded firefighting vehicles (up to 23 tonnes). 

Hydrants are proposed to be provided in accordance with the provisions of AS2419.1:2005 – 
Fire hydrant installations System design, installation and commissioning.  They are to be 
positioned to ensure accessibility to reticulated water by fire crews for fire suppression. 

Parking is anticipated to be provided within the residential lots in garages appurtenant to the 
future dwelling houses with additional visitor carparking provided in a stacked arrangement 
in front of the anticipated garages. 

The access roads and the proposed new road are through roads, linked at less than 500m 
distance and have a minimum inner radius for on curves of 6m. 

The proposed and existing roads have a maximum grade of less than 15 degrees and an 
average grade of less than 10 degrees.  The cross fall of the roads does not exceed 3 degrees 
and a minimum vertical clearance of four metres to any overhanging obstructed shall be 
provided. 

The proposed residential lots will be less than 70 metres in depth and are anticipated to 
provide an unobstructed path between the most distant external part of any allowable 
dwelling and the nearest part of the public access road.   

It is anticipated that the proposed public access road will have a speed limit of less than 70 
kph and will support the operational use of emergency firefighting vehicles. 

It is considered that the proposed development satisfies and is able to achieve the 
acceptable solutions for access. 

4.4 WATER AND UTILITY SERVICES 

Adequate and reliable water supply is generally acknowledged as an integral part of fighting 
and preventing the spread of bushfires.  The protection of electrical supply is critical in 
preventing the change of further ignition by sparking as well as ensuring the protection and 
safety of occupants during an evacuation. 
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Performance Criteria Acceptable Solutions 

The intent may be achieved where: 
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adequate water supplies is 
provided for firefighting 
purposes. 

• reticulated water is to be provided to the 
development where available;  

• a static water and hydrant supply is provided for non-
reticulated developments or where reticulated water 
supply cannot be guaranteed; and  

• static water supplies shall comply with Table 5.3d. 

• water supplies are located 
at regular intervals; and  

• the water supply is 
accessible and reliable for 
firefighting operations. 

• fire hydrant, spacing, design and sizing complies with 
the relevant clauses of Australian Standard AS 
2419.1:2005;  

• hydrants are not located within any road carriageway; 
and  

• reticulated water supply to urban subdivisions uses a 
ring main system for areas with perimeter roads. 

Flows and pressure are 
appropriate. 

Fire hydrant flows and pressures comply with the 
relevant clauses of AS 2419.1:2005. 

The integrity of the water 
supply is maintained. 

• all above-ground water service pipes are metal, 
including and up to any taps; and  

• above-ground water storage tanks shall be of concrete 
or metal.  

El
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location of electricity services 
limits the possibility of ignition 
of surrounding bush land or the 
fabric of buildings. 

• where practicable, electrical transmission lines are 
underground;  

• where overhead, electrical transmission lines are 
proposed as follows:  
o lines are installed with short pole spacing of 30m, 

unless crossing gullies, gorges or riparian areas; 
and  

o no part of a tree is closer to a power line than the 
distance set out in ISSC3 Guideline for Managing 
Vegetation Near Power Lines. 
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location and design of gas 
services will not lead to ignition 
of surrounding bushland or the 
fabric of buildings. 

• reticulated or bottled gas is installed and maintained in 
accordance with AS/NZS 1596:2014 - The storage and 
handling of LP Gas, 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; and  
• above-ground gas service pipes are metal, including 

and up to any outlets. 

The property has adequate access to reticulated water supplied by the water authority and 
has adequate coverage provided by street hydrants.  The proposed fire hydrants will be 
spaced, designed and sized to comply with AS2419.1:2005. 

Any above ground water service lines in the proposed development or any future proposed 
development are to be metal, including and up to any taps.   

Where practicable, electrical transmissions lines will be underground.  Where this can not 
practicably be achieved, they will be compliant with the requirements of Planning for Bush 
Fire Protection 2019. 

Electrical transmission lines and water supply lines will be located underground.  Gas services 
will be installed and maintained in accordance with AS1596-2002 and the provisions of PBP. 

It is considered that the proposed development can achieve the acceptable solutions. 

4.5 CONSTRUCTION STANDARDS 

Future dwellings on the proposed residential lots are required to be able to withstand 
bushfire attack in the form of embers, radiant hear and flame contact.  This is achieved by 
determining the required Bushfire Attack Level (BAL) in accordance with the provisions of 
Clause 7.7 and Tables A1.12.5-A1.12.7 of Planning for Bush Fire Protection 2019. 

The construction requirements of AS3959:2018 Construction of Buildings in Bushfire Prone 
Areas, are accepted by Planning for Bushfire Protection as the deemed to satisfy construction 
standards for buildings in designated bushfire prone areas.   

Construction standards, consistent with AS3959:2018 are applied to buildings to resist, as 
best possible, the impact of ember attack, direct flame and radiant heat.   

Given the proposed residential lots will be required to comply with the setback requirements 
of the Richmond Valley Council Development Control Plan, a minimum side setback of 
900mm has been assumed for all lots. 
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Table 4 

Aspect Slope Minimum 
APZ Minimum BAL Construction Standard 

N Not 
Applicable >140 m BAL-LOW Section 3 and 4 of AS3959-2018 

E Upslope or 
flat land >20 m BAL-29 Section 3 and 5 of AS3959-2018 

W Not 
Applicable >140 m BAL-LOW Section 3 and 4 of AS3959-2018 

S Not 
Applicable >140 m BAL-LOW Section 3 and 4 of AS3959-2018 

Based upon the relevant provisions of Planning for Bush Fire Protection 2019, the highest 
radiant heat attack for any of the residential lots within the proposed development is to be 
<29 kW/m2 and the subsequent Bushfire Attack Level is BAL-29. 

However, future development on the residential lots will be required to achieve the Deemed 
to Satisfy the requirements of the NCC and the relevant provisions of Planning for Bush Fire 
Protection.  This will necessitate a site specific Bush fire attack threat assessment report for 
the specific lot based on the proposed development. 

 

Figure 7 - Estimated BAL Levels 
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5 CONCLUSION 
It is considered that this report has satisfactorily demonstrated that the Bushfire Protection 
Measures provided as part of the proposed development and the recommendations within 
this report, will significantly reduce the impact of a bushfire event on occupants, firefighters, 
buildings and the environment. 

Acceptable solutions for Bushfire Protection Methods have been provided and demonstrate 
compliance with the performance criteria of Planning for Bush Fire Protection 2019. 

Adequate means of access/egress and reticulated water are available to the site, whilst a 
potentially defendable space is provided around the proposed subdivision with a means of 
escape to the west available in a worst case scenario. 

It is regarded that the following summary of recommendations will satisfy the minimum 
requirements to address the aims and objectives of Planning for Bushfire Protection 2019. 

The following recommendations are made to reduce the potential for ignition of the 
proposed dwelling and to promote the safety of occupants and emergency services 
personnel during a bushfire event. 

Recommendations: 

1. Any gas service which is installed must satisfy the following; 

a. Reticulated or bottled gas installed and maintained in accordance with AS 1596 
with metal piping used; 

b. Fixed gas cylinders to be kept clear of flammable material by a distance of 10m 
and shielded on the hazard side of the installation; 

c. Gas cylinders close to the dwelling are to have the release valves directed away 
from the building and at least 2 (two) metres from flammable material with 
connections to and from the gas cylinder being of metal; 

d. Polymer sheathed flexible gas supply lines to gas meters adjacent to the 
building are not used. 

2. The entirety of any resultant site affected by potential bushfire attack is to be 
maintained as an asset protection zone in perpetuity in accordance with Planning for 
Bushfire Protection 2019 and the NSW Rural Fire Service Asset Protection Zone 
Standards. 

3. Landscaping within the bushfire affected sites is to be undertaken in accordance with 
Appendix 4 of Planning for Bushfire Protection 2019 and managed and maintained in 
perpetuity. 

4. Future occupants to prepare a Bushfire Evacuation Plan in accordance with NSW 
Rural Fire Services “A guide to Developing a Bushfire Evacuation Plan”. 

Version: 1, Version Date: 05/12/2022
Document Set ID: 1812947



Bushfire Hazard Assessment Report 
59 Riley’s Hill Road, Broadwater 

Issue A – Date 24/11/2022 
21 

6 REFERENCES 
Australian Building Codes Board (ABCB). (2011). The Building Code of Australia . Canberra: Australian 
Building Codes Board. 

Council of Australian Standards. (2018). Australian Standard 3959 - Construction of buildings in 
bushfire prone areas. Sydney: Standards Australia. 

Keith, D. A. (2004). Ocean shores to desert dunes: the native vegetation of New South Wales and the 
ACT. Hurstville, NSW: The Department of Environment and Conservation (NSW). 

New South Wales Government. (1979). Environmental Planning and Assessment Act 1979. Sydney: 
New South Wales Parliamentary Counsel's Office. 

New South Wales Rural Fire Service. (2019). Planning for Bushfire Protection, A guide for Councils, 
planners, fire authorities and developers. Sydney: NSW Rural Fire Service. 

Byron Shire Council. (2004). Tweed Vegetation Management Strategy 2004. Murwillumbah, NSW: 
Byron Shire Council. 

 

 

 

  

Version: 1, Version Date: 05/12/2022
Document Set ID: 1812947



Bushfire Hazard Assessment Report 
59 Riley’s Hill Road, Broadwater 

Issue A – Date 24/11/2022 
i 

 

 

 

 

 

 

Appendix A 

 

BAL Level Approximation 

  

Version: 1, Version Date: 05/12/2022
Document Set ID: 1812947



Version: 1, Version Date: 05/12/2022
Document Set ID: 1812947

doonc
Polygon

doonc
Polygon

doonc
Polygon

doonc
Polygon

doonc
Polygon

doonc
Polygon

doonc
Typewritten Text
ClassifiedVegetation(Forest)

doonc
Typewritten Text
APZ

doonc
Callout
BAL-19

doonc
Callout
BAL-29

doonc
Callout
BAL-12.5



Bushfire Hazard Assessment Report 
59 Riley’s Hill Road, Broadwater 

Issue A – Date 24/11/2022 
ii 

 

 

 

 

 

 

Appendix B 

 

Plans of Subdivision 
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