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EXECTIVE SUMMARY 

 
This updated Bushfire Risk Assessment has been prepared in response to comments 
received from the Department of Planning following exhibition of the proposed 
Picnic Point subdivision. Additional requested information is included. 
 
Further discussions with both the NSW Rural Fire Service and the Bega Valley Shire 
Council staff have been held specifically regarding those items identified as requiring 
further investigations and justification.  
 
The key issues raised by the Department of Planning are identified in Table 1, which 
Table 1 also identifies the relevant response and section of this report where this 
matter is addressed. 
 
Table 1: Response to Key Issues 
 
Department of Planning 
Key Issues 

Response Section of this report 

Asset Protection Zones Discussions and email liaison with Jason 
Hulston of NSW RFS, from 08/02/10 – 
02/03/10 confirmed that APZs as 
provided were in accordance with 
Planning for Bushfire Protection, and are 
in fact adequate.  

 Section 3.4 

Adequate Water available 
for fire fighting purposes 

Required water supply dedicated for fire 
fighting purposes has been increased to 
20,000L per lot, in line with revised RFS 
guidelines. 

Section 4.4 

Ensure that safe operational 
access and egress for 
emergency service 
personnel and residents is 
available 

In order to satisfy this requirement, the 
easement width for the road is confirmed 
to be 20metres, with a minimum 10 metre 
leaf to leaf clearing and a sealed 
carriageway width of 4 metres. Minor 
variation to the minimum PFBP 
carriageway width of 6 metres is sought, 
following confirmation from Council that 
they would not be in favour of taking 
over maintenance of the road (as Public 
Road as required under Section 4.1.3 
(Access (2)). We believe the intent of the 
access requirements under that section is 
still achieved by the proposal, as 
amended.  

Section 4.7 

 
 
This updated report documents additional investigations, which have been 
undertaken to provide further information and clarification regarding the three areas 
of concern described above. Additional information is included within the amended 
head report, included below.  
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1. Introduction  
 

We have been instructed on behalf of Picnic Point Pty Ltd, owner of the subject 
property, to undertake a Bushfire Risk Assessment, to accompany an 
application for subdivision to the NSW Department of Planning. 
 
This proposal involves a 7 Lot rural subdivision of Lot 14 in Deposited Plan No. 
750222 Parish of Narrabarba, forming a contiguous land parcel of 131 hectares 
or thereabouts, (Attachment 1).  
 
It also includes a boundary adjustment of Lot B DP 33573. This property (Lot B) 
is to be utilised to extend Ivor Jones Drive to the subject property (Lot 14), 
creating practical access. Lot B contains an existing dwelling house.  
 
This assessment will form part of an application to NSW Rural Fire Service for 
Bushfire Safety Authority under Section 100B of the Rural Fires Act 1997. 
 
The report concludes that the subject property and activities in relation to the 
development of the land is not sterilised by the bushfire threat, provided 
appropriate precautions are taken. 

 
It should be noted that this report has been updated since it was originally 
prepared in 2006, following the exhibition of the proposal and following 
modifications to the application. The modifications resulted from submissions 
received from various Government Authorities. 

 
2. Property Description and Location 
 
2.1 Property Address  

The subject land is irregular in shape and is bounded to the east and west by 
the Wonboyn River and adjoins freehold land to the north and south. The land 
is known as:  
 
Lot 14 Ivor Jones Drive,  
Wonboyn  Lake  NSW  2551, and 
 
“Silvertops” 
Lot B Ivor Jones Drive 
Wonboyn Lake NSW 2551 
 

2.2 Area 
 Each proposed lot comprises an irregular shaped parcel of land, with access to 

be obtained directly from an extension to Ivor Jones Drive. The proposed lot 
areas are as follows: 

 
Lot 1 3.28 hectares 
Lot 2 4.58 hectares 
Lot 3  3.22 hectares 
Lot 4 4.07 hectares 
Lot 5 2.83 hectares 
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Lot 6  3.54 hectares 
Lot 7 107.8 hectares (residue) 
Lot B 6.2 hectares (total increase of approximately 0.7 hectares) 

 
Photographs of the proposed new allotments have been included within 
Appendix 8. 

 
2.3 Location and Neighbourhood 

The subject property is situated to the north of the Wonboyn Lake Village, 
adjoining the Wonboyn River, approximately 3 kilometres from the General 
Store. The land is irregular in shape and could be described as undulating with 
dense natural vegetation across the site. The land obtains access directly from 
Ivor Jones Drive, a Council maintained public road at the southeastern corner 
of the property.  
 
The site is bounded by freehold land to the north and south, which are 
predominantly utilised as rural lifestyle properties and occupied on a holiday 
basis. Some of these properties are improved with dwellings and buildings 
associated with the rural retreat lifestyle, although Lot 11 (to the north), 
remains vacant. 
 
The adjacent properties are in a similar, natural state to the subject site, with 
those that are improved having cleared areas around the dwellings. 

 
2.4 Topography 

The topography of this land is generally undulating, with an overall slope to 
the north and a low ridge running through the centre of the southern end of the 
property. From this boundary, the land slopes to the east and west, on the 
respective sides of the ridgeline. Generally, the site has an average slope of no 
more than 10o. 

 
The land contains sandy soil and could be described as typical for coastal 
country, being dunal in origin without defined features. The land is generally 
uncleared and in a natural vegetated and regrowth state, with some recent 
under scrubbing works being undertaken in the proposed new allotments and 
cleared lines along the electricity easements. 
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Subject Property, Kiah Topographic Map 
 

2.5 Utilities 
The location of the property, places it outside the area for supply of reticulated 
services such as water and sewerage, as provided by Bega Valley Shire 
Council. As such, these services will be required to be provided for onsite and 
connected to any future dwellings erected following this subdivision.  
 
Electricity is available to the property, and is to be connected to each new lot as 
part of the subdivision, in accordance with Country Energy guidelines. It is 
intended that two separate connections will be made, given the size of the 
property, to reduce overall costs. The domestic supply to all lots will be 
underground, however part of the main extensions within the residue lot may 
continue overhead from the transmission lines in an easterly direction to the lot 
boundaries.  
 
Telephone is also available for connection to the property, and will also be 
connected as part of the subdivision process. 
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As discussed, there is no water reticulation available to the land. Each lot will 
establish its own collection and storage system for domestic use.  Fire 
protection water reserves will be supplied as part of the onsite storage.  

 
Sewer is also not available to this area. The lots are intended as single 
residential dwelling parcels only. All domestic effluent will be contained and 
disposed of on each lot using appropriate OSM measures located within an 
approved effluent dispersal envelope.  

 
2.6 Access 

The current legal access to the property is provided by a series of unmade 
Crown Roads. It is not practical to construct a permanent access along this 
route; currently the site is accessed from a network of trails leading through 
adjoining land.  
 
As part of the subdivision, an alternative legal and practical access is to be 
created to the southeastern corner of the land, via an easement across adjoining 
property to the south (Lot B), for a distance of approximately 100 metres, which 
will link with Ivor Jones Drive.  
 
This proposed Right of Carriageway will be extended through the subdivision, 
and will also provide access to adjoining Lot 11 (to the north). The Right of 
Carriageway will connect to the existing track within the electricity easement, 
allowing for a “looped” fire access for fire fighting purposes, (Attachment 2).  
 

3. Planning for Bushfire Protection  
 

3.1 Vegetation 
 The subject land is vegetated across the site, with natural species including 

melaleucas, eucalypts etc in the top layers, and smaller grasses and trees in the 
shrub layer.  

 
The Bega Valley Shire Bushfire Prone Land Map (below) shows the subject 
property to contain Vegetation 1 category across the entire site. 
 
All adjoining properties also contain Vegetation 1 Category as the dominant 
class. 
 
An aerial photograph of the site and adjoining properties has also been 
included as Appendix 7 to this report. 

 
3.2 Bushfire Threat Assessment 

This bushfire assessment follows the methodology described in Planning for 
Bushfire Protection 2006.  
 
The Bega Valley Bushfire Prone Land Map, which has been prepared in 
accordance with Sec. 146 of the Environmental Planning and Assessment Act 1979, 
shows the subject land to lie predominantly within Vegetation Category 1. 
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    Vegetation 1 Category 

    Vegetation 2 Category 

    Vegetation Buffer 
 
(Bega Valley Shire Bushfire Prone Land Map) 
 
As discussed, the Category 1 Vegetation is shown to lie over the whole of the 
site, being naturally vegetated, and having not being cleared or maintained for 
some years. More recently (in 2008), a hazard reduction burn was undertaken 
of the majority of the site, by the local Rural Fire Brigade. 
 
The lands adjoining each of the boundaries (north, south and across the 
Wonboyn River on the eastern and western boundaries) are considered to 
comprise vegetation varying from a dry sclerophyll forest to open woodland 
type vegetation. From Table A2.4 of Planning for Bushfire Protection 2006, the 
required Asset Protection Zone for each of the hazardous vegetation types have 
been adopted, according to the various slopes of each hazard to the building 
envelopes (3.3). 
 

3.3 Determination of Vegetation Types 
Hazardous vegetation has been individually assessed for a distance of 140 
metres from the site, with slope assessed to a distance of 100 metres from the 
proposed building envelopes, allowing for a more accurate assessment of the 
appropriate threat to each of the future dwellings, in accordance with Planning 
for Bushfire Protection 2006. 
 
Vegetation has been assessed using David Keith’s “Ocean Shores to Desert 
Dunes,” and have been identified individually according to aspect, for a 
distance of 140 metres from the property boundaries.  
 

Subject 
Property 
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The vegetation types have then been converted to AUSLIG Pictorial Analysis 
(Specht) in accordance with Addendum: Appendix 3, for compliance with the 
BCA and AS 3959 – 2009. 
 
For relation to the BCA and AS 3959 – 2009, the vegetation has been converted 
to a Forest, under the Specht classification system. 
 

3.4 Asset Protection Zones 
 Using the Asset Protection Zone Calculator on the NSW Rural Fire Service 

website (www.rfs.nsw.gov.au) in conjunction with Planning for Bushfire Protection 
2006, APZ’s have been determined for each of the sites and have been assessed in 
accordance with the recommendations of that calculator, (Appendix 3). 

 
This vegetation has been assessed using David Keith’s “Ocean Shores to Desert 
Dunes,” and has been identified as a South East Dry Sclerophyll Forest, 
containing forest type vegetation and eucalypts identified as being common in 
the immediate area, and having an estimated fuel load of 25 tonnes per hectare. 
 
The recommended Asset Protection Zones included within this report are 
assessed based on a minimum Bushfire Attack Level 29 (BAL 29), for any future 
dwellings. As such, the bushfire attack assessor (3.4) has been utilised in order 
to determine the minimum separation distance (Asset Protection Zone) 
required in order to comply with a lesser construction standard (Bushfire 
Attack Level 12.5). 
 
It should be noted that Asset Protection Zones are measured in accordance with 
Planning for Bushfire Protection Guidelines 2006, and are measured from the 
building line to the hazard, along the horizontal plane. 

 
 In summary, the following Asset Protection Zones should be maintained as a 

minimum, around any future dwellings erected as a result of this application, 
in accordance with Planning for Bushfire Protection 2006, in order to achieve a 
BAL 29 Construction standard (which would require additional standards to be 
included in the dwelling construction, in accordance with AS 3959 – 2009). 

 
It should be noted that where a boundary fronts the Wonboyn River, there is 
not considered to be a bushfire threat from outside the subject property, from 
that aspect, given the width of the Wonboyn River at this location (being 
approximately 100 metres). As such the foreshore has been assessed as forest 
type vegetation, for a distance of 75 metres from the nominated building 
envelopes.  
 
Following exhibition of the application and comments from various 
Government Authorities, a Core Riparian Zone has been created with a width 
of 40 meters, along the lands frontage to the Wonboyn River. No Asset 
Protection Zones should be located in this area. It has been noted that the 
minimum Asset Protection Zones as recommended within this report, do not 
encroach into this area. 
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It should also be noted that Lot B has also been assessed as part of this 
application, and details of the dwelling are also included further within this 
report (3.5.2). 
 
Lot 1  
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 6o downslope 27 metres 

(15m IPA and 12m OPA) 

East Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

South Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

West Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 
 

Lot 2 
 

  Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

East Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

South Dry Sclerophyll 
Forest 3o upslope 17 metres 

(9m IPA and 8m OPA) 

West Dry Sclerophyll 
Forest 3o upslope 17 metres 

(9m IPA and 8m OPA) 
 
Lot 3  
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

East Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

South Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

West Dry Sclerophyll 
Forest 6o upslope 14 metres 

(8m IPA and 6m OPA) 
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Lot 4  
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

East Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

South Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

West Dry Sclerophyll 
Forest 3o upslope 17 metres 

(9m IPA and 8m OPA) 
 

Lot 5 
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

East Dry Sclerophyll 
Forest 6o down-slope 27 metres 

(15m IPA and 12m OPA) 

South Dry Sclerophyll 
Forest 3o upslope 17 metres 

(9m IPA and 8m OPA) 

West Dry Sclerophyll 
Forest 0o  - Level  20 metres 

(11m IPA and 9m OPA) 
 

Lot 6  
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

East Dry Sclerophyll 
Forest 0o – Level  20 metres 

(11m IPA and 9m OPA) 

South Dry Sclerophyll 
Forest 3o upslope 17 metres 

(9m IPA and 8m OPA) 

West Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 
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Lot 7  - Residue 
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

East Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

South Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

West Dry Sclerophyll 
Forest 3o up-slope 17 metres 

(9m IPA and 8m OPA) 
 

Lot B   
 

 Prominent 
Vegetation Type 

Average Slope 
(Within 140m of bdy) 

Recommended APZ 

North Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

East Dry Sclerophyll 
Forest 3o downslope 23 metres 

(13m IPA and 10m OPA) 

South Dry Sclerophyll 
Forest 0o – Level 20 metres 

(11m IPA and 9m OPA) 

West Dry Sclerophyll 
Forest 3o up-slope 17 metres 

(9m IPA and 8m OPA) 
 
3.5 Determination of Category of Bushfire Attack 

Appendix 2 of Planning for Bushfire Protection 2006, identifies the Bega Valley as 
having a Fire Danger Index (FDI) rating of 100. 
 
Under this rating, Asset Protection Zones have been assessed, using the 
Bushfire Attack Assessor and the APZ Calculator Tools from the NSW Rural 
Fire Service website, and have been attached to this report, (Attachment 4). 
 
Despite the above, it is recommended that in order to achieve a BAL 12.5 
construction standard on any future dwellings in the subdivision, that asset 
protection zones are established and maintained in accordance with the 
nominated separation distances on the attached Bushfire Attack Assessment 
Report.  
 
It should also be noted that a BAL 12.5 Construction Standard is the lowest 
possible standard for buildings in a bushfire prone area. It is not possible to 
have a BAL Low standard for any future dwellings in this subdivision.  
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4. Additional Bushfire Protection  
 
4.1 Construction standards 
 Due to the fact that the proposed allotments are capable of providing for the 

required Asset Protection Zones for each of the proposed building envelopes 
(Lots 1 – 7) it is not considered necessary to provide any additional 
construction standards on future dwellings built within the nominated building 
envelopes. 

 
 It should be noted however, that the recommended Asset Protection Zones 

have been calculated on a recommended Bushfire Attack Level 29, in 
accordance with AS 3959-2009, (Attachment 4). This is based on a heat flux ratio 
of no more than 29kW/m2, which is considered achievable on the subject 
properties, within the nominated building envelopes.   

 
 The NSW Rural Fire Service Bushfire Attack Assessor demonstrates that a BAL 

12.5 can be nominated as a minimum standard on all faces of the future 
buildings, provided that the greater separation distances are complied with.  

 
4.2  Existing Dwelling 
 As previously discussed, there is an existing dwelling located within Lot B, 

positioned in the north eastern corner of the land, close to the existing 
boundary.  

 
 As such, it is proposed to undertake a boundary adjustment, which will see the 

boundary swung to the north, in order that additional protection can be 
available to the dwelling, for both privacy and bushfire protection. 

 
 This dwelling was an original homestead on the property. The current owner 

undertook significant extensions to the dwelling and renovated both the 
internal and external parts of the building, approximately 15 years ago.  

 
 Discussions with the current owner and the builder who undertook the 

renovations have revealed that the dwelling is constructed of blue board with a 
weathertex finish and has a colorbond roof.   

 
 Other improvements undertaken to the property at the time include the 

installation of four (4) fire hose reels on steel posts at strategically selected 
locations at each corner of the dwelling, all of which are powered by a 5hp 
petrol pump, connected to a 90,000L water tank, which was approved by the 
Wonboyn Rural Fire Brigade at the time. A key for the lock on the front gate 
has also been made available to the local Rural Fire Brigade for their use. 

 
 Given the above, it is considered that the property (Lot B) is capable of 

complying with Planning for Bushfire Protection with regards to setbacks and 
Asset Protection Zones, especially with the increased area to the north.  
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 As such, it is recommended that the existing building be upgraded to comply 

with a Bushfire Attack Level 12.5, provided that the greater separation 
distances are complied with. It is believed that very little work will need to be 
undertaken to achieve this, and that the boundary adjustment will be of benefit 
to the dwelling allowing for the greater separation distances to be achieved.  

 
4.3  Electricity 
 Any new dwelling to be erected on the site, as well as any new lines put in 

place during connection to the subdivision, should, where possible, provide 
electrical supply lines underground. 

 
 It is noted that all electricity supply within the new allotments is to be 

underground, with only the easterly extension from the existing HV powerline 
that runs north – south through the property, to be overhead, as indicated on 
the attached proposal plan. 

 
 Where overhead electrical transmission lines are installed the following is 

recommended: 
 

¾ Lines should be installed with short pole spacing in the vicinity of the new 
allotments, unless crossing gullies, gorges or riparian areas; and 

¾ No part of a tree should be closer to a power line than the distance set out in 
accordance with the specifications in ‘Vegetation Safety Clearances’ issued by 
Energy Australia (NS179, April 2002).  

 
4.4 Water Supply 
 As there is no guaranteed water supply to any of the subject lots, it is 

recommended that any future dwellings on any of the lots subject to this report, 
should supply the following dedicated water for fire fighting purposes: 

  
¾ A minimum 20,000 litres of dedicated water per lot, in the form of a water 

tank or part of a larger water tank; 
¾ Water tank to be of a non combustible type construction (metal or concrete, 

no pvc or plastics); 
¾ To be located in close vicinity to the dwelling it is providing protection for; 
¾ Each tank is to be fitted with a 65 mm Storz outlet with a gate or ball valve; 
¾ Raised tanks should have their stands protected; 
¾ An independent diesel or petrol powered pump (approximately 5hp) to be 

provided for the tank, which is not reliant on mains electrical supply. 
¾ If the location of a water tank is to be on the hazardous side of the 

buildings, adequate shielding should be provided for the protection of fire 
fighters and equipment. 

 
4.5 Gas 

There is currently no reticulated gas supply to the Wonboyn Village area, and 
as such, if gas is to be supplied to the site, any bottles must be fixed in 
accordance with Planning for Bushfire Protection, specifically: 
 
¾ Gas bottles to be installed and maintained in accordance with AS 1596 

and the requirements of relevant authorities.  
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¾ All connections to and from gas cylinders and any piping is to be 

metal. 
¾ All fixed gas cylinders are to be kept clear of all flammable materials 

to a distance of 10 metres and shielded on the hazard side of the 
installation 

¾ If gas cylinders need to be kept close to the building, the release 
valves are to be directed away from the building and are to be at least 
2 metres from any combustible material 

 
4.6 Landscaping 
 It is recommended that any vegetation to be placed onsite as part of the 

erection of any future dwellings, should be designed in accordance with 
Planning for Bushfire Protection 2006, and in particular, should not create a fire 
path directly to the building, nor contain species that will add to the overall 
bushfire threat to the building.  

 
4.7 Access 
 As part of the subdivision, it is intended to construct a new Right of 

Carriageway, along the eastern portion of the property, generally following the 
rear (western) boundary of the new allotments. 

 
As part of the preparation of this application, discussions have been held 
between the proprietors and Bega Valley Shire Council staff, specifically 
regarding the access within the subdivision. 

 
In this instance, it has been agreed that given the location of the property, at the 
extremity of Ivor Jones Drive, it is not practical (nor is it in the best interest of 
the Council with regards to maintenance) to extend the Public Road (Ivor Jones 
Drive) through the subdivision. As such, the proponents are seeking a variation 
to the Council DCP 2, on the understanding that certain standards be 
maintained along the new Right of Carriageway (Attachment 7) 

 
Given the slight reduction in road widths that has been approved by Council 
(from 6.4 metre bitumen to a 4m bitumen carriageway), there is to be a 
variation to Section 4.1.3 (Access 2) of the Guidelines. The details of this 
variation have been included below (Item 6). 

 
 Following formal advice from Council, amended road design plans have been 

prepared by SEEC Morse McVey. The new road (Right of Access) is to extend 
from the intersection with Ivor Jones Drive, and be a 4m wide, bitumen sealed 
carriageway, with passing bays at least every 200 metres (6 in total). The 
carriageway is to be within a 20 metre wide easement, located wholly within 
the residual allotment (Lot 7), and is to have a total cleared corridor of not less 
than 10 metres for the entire length of the easement.  

 
Passing Bays are to also be a bitumen seal with dimensions of 20m long by 2m 
wide, and are to be located at chainages 50, 195, 360, 495, 650 and 820, with the 
road having a total length of approximately 950 metres. 
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This road will continue 20 metres beyond the driveway into Lot 6, being the 
furthest lot along this route. From here, the carriageway continues in a westerly 
direction, where a 4 metre wide gravel formation, is to be constructed, again 
with passing bays at least every 200 meters (5 in total along this section). The 
intention of this extension is to provide legal and practical access to the 
adjoining allotment to the north (Portion 11), as well as to provide a continued 
“loop” access back to the power lines, for use by emergency fire fighting crews. 
 
The details of the “loop” track and road specifications have been considered 
following additional discussions with NSW Rural Fire Service Staff, subsequent 
to receipt of comments from the exhibition of the proposal. 
 
I believe that the provision and standard of the proposed access is consistent 
with the aims and objectives of Planning for Bushfire Protection 2006, with 
regards to access and egress from the site, for both residents and fire fighting 
personnel. 
 
It is noted that the design plans prepared by SEEC Morse McVey, for the 
proposed new road, comply and exceed the minimum requirements for access, 
as outlined in Section 4.3.2 of Planning for Bushfire Protection Guidelines 2006. It is 
understood that the road design plans have been prepared for Development 
Approval only, not for construction purposes. Any significant variation to the 
designs following approval should maintain the objectives of Planning for 
Bushfire Protection. Any aspects that may conflict with this document, may 
require additional concurrence from the NSW Rural Fire Service.  

 
4.8 Threatened Species 

It has been noted that a threatened species assessment has been undertaken by 
Lesryk Environmental Consultants, as part of the subdivision process. This 
assessment found that there are threatened flora and fauna species onsite, as 
well as Hollow Bearing Trees and Feed Trees and some of those are located 
within the proposed new allotments and near the service corridors (electricity 
and access). These include Yellow-bellied Gliders, bats and owls; Melaleuca 
scrub, Coastal Saltmarsh and Swamp Paperbark Scrub. 

 
The report concludes that the identified flora and fauna of concern would not 
be adversely affected as a result of the subdivision, provided the ecological 
recommendations are complied with.  

 
As such, any hollow bearing trees located within the identified Asset Protection 
Zones should be left, where possible, and any other specific recommendations 
of that report should be complied with. This request is not considered to 
adversely impact on the effectiveness or objectives of the Asset Protection 
Zones. A plan showing the location of the hollow bearing trees and feed trees 
to be preserved, has been attached to this report, (Attachment 5). 

 
4.9 Aboriginal Heritage 

It has been established as part of the subdivision process, that the Wonboyn 
Lake area is known to contain items of Aboriginal Heritage, particularly within 
close vicinity to Foreshores and prominent ridgelines. 
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It is possible that the establishment of Asset Protection Zones may lie over the 
location of these items, and as such, care must be taken during any works 
onsite.  
 
It is therefore recommended that any comments/requirements from the Eden 
Local Aboriginal Land Council be noted and complied with during the 
implementation of the recommendations of this assessment. 

 
5. Village Protection Plan 
 

It is noted that there is currently a Wonboyn Village Protection Plan in place, 
which has been endorsed by the Ratepayers Association, NSW Rural Fire 
Service and Bega Valley Shire Council.  
 
While only sections of this plan have been provided to this office, it is believed 
that the subject property lies within the “Outer Zone,” which is considered to 
be a “fuel reduced zone” and recommends the average Total Fine Fuel loads 
should not exceed 15 tonnes/hectare in the shrub layer of this zone. 
 
The recommendations within this report are therefore considered to be 
consistent with the requirements of the Protection Plan, and will allow for 
easier compliance with that plan, now being smaller, more manageable 
allotments as a result of the subdivision, and providing a safer and superior 
access to the property, for fire fighting purposes.   
 
Furthermore, there is not considered to be any additional requirements for the 
proposed new allotments, in order to comply with this plan.  
 
Note: If there are any inconsistencies between this assessment and the Wonboyn Village 
Protection plan, then that plan should prevail, for the extent of the inconsistency.  

 
6. Variations 
 

In preparing this application, the proponents have attempted to comply with 
the requirements of all Government Authorities and relevant legislation and 
planning instruments. 
 
However, given the large area of the subject land, the provision of access to a 
suitable standard is going to be one of the most costly items of the 
development.  
 
As such, in order to keep the development as cost effective as possible, whilst 
still aiming to comply with the relevant requirements the proponents are 
seeking a simplified access, that would use an easement situation, as opposed 
to a Public Road system. 
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It is noted that the road has been designed to comply with all requirements of 
the Planning for Bushfire Protection Guidelines, with the exception of one 
acceptable solution, being that: 
 

Access to a development comprising more than 3 dwellings have formalised access by 
dedication of a road, and not by Right of Way. 

 
Discussions have been held with NSW Rural Fire Service Staff (Jason Hulston) 
in March 2010, regarding the variation to this statement. 
 
These discussions indicated that given the location of the subject property, 
being at the extremity of Ivor Jones Drive; the current (poor) condition of Ivor 
Jones Drive; the provision of a “loop” track through the proposed subdivision; 
and the advice received from Council, that some variations to this condition 
could be considered, although could not provide formal comment without an 
application being received from the Department of Planning. 
 
As such, this assessment has been provided for consideration by the RFS, for a 
variation to this item. 
 
We believe that the road, as proposed still satisfies the requirements of a rural 
property access, with the “loop” and frequent passing bays providing 
additional protection for access in the event of an emergency. 
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7. Bushfire Maintenance Plan 
 
 It is recommended that: 

 
¾ Asset Protection Zones are put in place as discussed (3.4). 
¾ All buildings should be designed and constructed to a minimum 

Bushfire Attack Level 29, in accordance with AS 3959-2009, unless the 
greater separation distances are complied with. 

¾ The existing dwelling meets the minimum construction standard 
(Bushfire Attack Level 12.5), provided that all increased setbacks are 
complied with, as outlined in the Bushfire Attack Assessor. 

¾ Any electricity supply connections put in place for the proposed 
subdivision and any future dwellings should be in accordance with 
Planning for Bushfire Protection Guidelines (4.3). 

¾ All future dwellings should make provisions for onsite water supply 
dedicated for fire fighting purposes (4.4). 

¾ Any gas bottles to be installed onsite should be installed in accordance 
with the recommendations in this report (4.5). 

¾ Landscaping should be placed in accordance with the aims of Planning 
for Bushfire Protection 2006, and the recommendations of this report 
(4.6). 

¾ Access roads should be constructed in accordance with the design plans 
as proposed, and in accordance with Planning for Bushfire Protection 
(4.7 & 6.0). 

¾ Clearing for asset protection zones and services should be sympathetic 
to the recommendations of the Threatened Species Assessment (4.8). 

¾ Any comments/recommendations regarding Aboriginal Heritage items 
be complied with (4.9). 

¾ Objectives of the Wonboyn Lake Village Protection Plan be complied 
with (5.0). 

 
Assessment conducted by 

 

 
Maree Staight 
RW Surveying & Valuations 

 
8. Qualifications 

 
1. That this assessment is an expert opinion on the facts before you, and that it is 

given in good faith. 
2. That the report relates only to the land described, and is not to be relied upon for 

any other property. 
3. That the report has been prepared for the purpose of accompanying an application 

for subdivision to the Department of Planning and the NSW Rural Fire Service, 
and should not accompany any other applications for any other purpose. 
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4. That the Asset Protection Zones identified in this report have been recommended for 

a single dwelling house only, in the area identified as “Proposed Building Envelopes” 
on the Proposal Plan included as an addendum to this report, and should not be 
relied upon for developments of multi unit housing or Special Protection Purposes as 
described in Chapter 4 of Planning for Bushfire Protection 2006. 

5. It should be borne in mind that the measures contained and recommended in this 
report cannot guarantee that a building will survive a bushfire event on every 
occasion. This is substantially due to the unpredictable nature and behaviour of 
fires, and the difficulty in assessing extreme weather conditions. 
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ATTACHMENTS  

 
 

1. Proposal Plan  
 
 
 
2. Plan Showing Extension of Right of Carriageway “Loop” to Existing 

Track 
 
 
 
3. Asset Protection Zone Calculator (Lots 1 – 7 and Lot B) 
 
 
 
4. Bushfire Attack Assessor (Lots 1 – 7 and Lot B) 
 
 
 
5. AS 3959 – 2009 Summary 
 
 
 
6. Plan Showing Location of Hollow Bearing and Feed Trees within 

Potential Disturbed Areas 
 
 
 
7. Email advice from Bega Valley Shire Council regarding Access variation 
 
 
 
8. Aerial Photograph 

 
 
 
9. Photographs  


