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1.0 EXECUTIVE SUMMARY  
 

This report has been prepared for the proposed 145-lot residential subdivision known as 

Epiq Super Lot 5 (Stage 1B) at Lot 5 DP 1239938, Montwood Drive Lennox Head against the 

requirements of Planning for Bushfire Protection, 2006 (PBP2006).  

 

Whilst, the subject allotment is not mapped as being bushfire prone, the revegetation of the 

conservation land to the south and southeast of the proposed subdivision has been taken 

into consideration in the bushfire threat assessment as potentially being a bushfire hazard. 

The concept plan provided identifies a nominal 10m rear building line setback to the 

boundary adjoining the bushfire hazard. In this regard the report demonstrates compliance 

with Table A2.5 PBP2006. 

 

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

assessment for each consideration relating to Planning for Bushfire Protection 2006.  
 

MEASURE RECOMMENDATION METHOD OF 

ASSESSMENT 

APZ Required Each allotment is to be maintained as an inner 

protection area (IPA).  

Acceptable Solution  

 

Water Supply Street hydrants are to comply with s4.1.3 

PBP2006. 

Acceptable Solution 

Electricity Supply New electricity supply to be in accordance with 

s4.1.3 PBP2006 

Acceptable Solution 

Gas Supply Gas supply to comply with PBP2006. Acceptable Solution 

Construction 

Standards 

Future dwellings are capable of being sited to 

receive <29kW/m2 & are to be assessed in 

accordance with s4.15 or s100B for subdivision. 

Acceptable Solution 

Landscape Landscaping is to comply with Appendix 5 of 

PBP2006. 

Acceptable Solution 

Access Public roads to comply with s4.1.3(1) PBP2006 

however no perimeter road is required. 

Performance Solution 

 

The report makes the following summary of recommendations for the development. 

 

1. Any future dwellings on the proposed lots are to be assessed in accordance with s4.15 of 

the Environmental Planning and Assessment Act 1979 or s100B of the Rural Fires Act 

1997 for subdivision. 

 

2. At the commencement of works and in perpetuity each allotment is to be managed and 

maintained as an Asset Protection Zone (APZ) to prevent the spread of a fire towards the 

buildings in accordance with the requirements of Standards for Asset Protection Zones 

(RFS 2005) (see Appendix C). 
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3. The public road is to comply with s4.1.3(1) of Planning for Bushfire Protection 2006 with 

exception to the requirement for a perimeter road. 

 
4. Water, electricity and gas services shall comply with s4.1.3 of Planning for Bushfire 

Protection 2006. 

 

5. Landscaping is to be undertaken in accordance Appendix 5 of Planning for Bushfire 

Protection 2006 and managed and maintained in perpetuity. 

 

 

2.0   INTRODUCTION   
 

2.1   GENERAL  
 

The purpose of this report is to establish suitable measures to provide bushfire mitigation 

measures in order for Council to make determination of the proposed 145-lot residential 

subdivision known as Epiq Super Lot 5 (Stage 1B) at Lot 5 DP 1239938, Montwood Drive 

Lennox Head against the requirements of Planning for Bushfire Protection, 2006.  

 

Whilst the subject allotment is not mapped as being bushfire prone, the revegetation of the 

conservation land to the south and southeast of the proposed subdivision has been taken 

into consideration in the bushfire threat assessment as potentially being a bushfire hazard. 

 
2.2   SIGNIFICANT ENVIRONMENTAL FEATURES   

 

An assessment is to be undertaken, if applicable, with regard to: 
 

• State Environmental Planning Policy No. 44 (Koala Habitat Protection) 

• Biodiversity Conservation Act 2016 (NSW) 

• Local Land Services Act 2013 (NSW) 

• Land Management (Native Vegetation) Code 2017 (NSW) 

• National Parks and Wildlife Act 1974 (NSW) 

• Environmental Protection and Biodiversity Conservation Act 1999 (Cwlth). 

 

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

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

application to the consent authority. 
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2.3   REPORT DETAILS    
 

Report Reference No.: 18/273 

Property Address: Lot 5 DP 1239938, Montwood Drive Lennox Head 

Client: Clarence Property Corporation Limited 

Local Government Area: Ballina Shire Council 

Proposal: 145-lot residential subdivision    

Drawings: TVS Architects, Site plan Dwg. No.5551.1S.02.0 dated 

03.08.2018 

Report Prepared By: Peter Thornton  

MFireSafeEng 

Building Surveyor (MAIBS) 

BPAD – L3 Accredited Practitioner 

 

3.0 PROPOSED DEVELOPMENT 
 

The applicant is proposing a 145-lot residential subdivision known as Epiq Super Lot 5 (Stage 

1B) at Lot 5 DP 1239938, Montwood Drive Lennox Head with no Special Fire Protection 

Purpose (SFPP) development proposed.  

 

The subdivision will include public roads that will be constructed to Ballina Shire Council 

construction design requirements. 

 

The proposed modification will seek to undertake amendments to the Concept Approval (MP 

07_0026). The key changes proposed for the approved development: 

• Amending the development concept for Super Lot 5 from ‘retirement community’ to ‘small 

lot integrated housing’; 

• Establishing detailed design guidelines for the proposed subdivision and development of 

Super Lot 5 to supersede the current retirement community design guidelines; and 

• Amending the lot layout and road network to respond to the revised proposal. 

 

These matters are described in more detail below. 

 

3.1.1 Modify Super Lot 5 to Provide Small Lot Integrated Housing 

The proposal seeks to subdivide and develop Super Lot 5 to provide small lot integrated 

housing on torrens title allotments, rather than seniors or retirement living. The rationale for 

the change relates to the following: 
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a. Since the time of the original approval, two large seniors living developments have been 

approved in the Ballina / Lennox Head area – Palm Lakes Resort at North Creek Road 

Ballina (partly occupied and under construction) and GemLife Lennox Head at Skennars 

Head Road (to be constructed). These facilities provide a range of ‘resort style’ selfcare 

seniors living units and supplement the current supply of ‘standard’ selfcare 

accommodation opportunities provided by St Andrews Village, Crowley Village and the 

RSL Lifecare. As such, there is limited market demand for further accommodation of this 

kind at the current time. 

b. Our clients are aware that there is significant demand for affordable entry level housing 

options in locations which are readily accessible to services and infrastructure. This is 

evidenced by the high level of demand for the early subdivision releases within Epiq 

Lennox. 

c. Super Lot 5 is ideally located adjacent to shopping and sporting facilities to cater for 

relatively higher density integrated small lot housing. As such the proposal will cater for 

all age groups. 

 

The modified proposal seeks to provide subdivide the subject land into 145 torrens title 

allotments with sizes ranging between 123m2 to 672m2, with a ‘typical’ area ranging 

between 125m2 to 225m2. Internal public roads and pedestrian pathways will be provided in 

generally a modified grid pattern, whilst on-street parking is also afforded within the public 

road design. 

 

It is intended the allotments will be sold on a ‘house and land package’ basis, with each 

property constructed with a 2 storey attached or semi-detached dwelling. Four separate unit 

types are proposed depending on available lot frontage as illustrated within the design 

package contained within Attachment 1. 

 

The current modification seeks to adopt design guidelines for these dwellings, which will 

then form the basis of the assessment of future development application/s to Ballina Shire 

Council. Given the nature of the subdivision, clear design guidelines are considered critical to 

guide the integrated development of Super Lot 5, including matters such as: 

• Car parking; 

• Building design; 

• Site and open space design; 

• Lot size and subdivision; 

• Street design; and 

• Connectivity to neighbourhood retail centre. 

 

The design guidelines will ensure the desired architectural and operational features of 

this form of development are embodied into an integrated housing package. 
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Figure 1: Location of proposed subdivision                                        Source: NSW Govt Six Maps  

 

 

Figure 2: Super Lot 5 (now known as Stage 1B) – Blue outline 
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Figure 3: Plan of subdivision of Super Lot 5 (larger image in Appendix A). 

 

 

4.0 BUSHFIRE THREAT ASSESSMENT    

 

The bushfire mapping shows the proposed development is not located on mapped bushfire 

prone land (see Figure 4).  

 

Aerial mapping and inspection of the site shows the mapping is accurate however does not 

take account of revegetation which is considered in this assessment.  
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Figure 4: Bushfire prone land map with subdivision not on mapped bushfire prone land  

                                                                                                                    Planningportal.nsw.gov.au  

 

 

 

 

 

 

 

 

 

 

 

 

 

Freshwater wetland to the south and southeast.         Remnant vegetation to the southeast 
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Figure 5: Current aerial image (boundary approximate)                        TerraServer, 03.07.2018 

 

An inspection of the subject site was undertaken to establish the hazard classification that 

will most likely influence the bushfire behaviour. The inspection identified that the 

proposed conservation area as outlined in the Environmental Management Plan (EMP) 

prepared by Geolink UPR 1675-1141, Updated Final v8 dated 09/08/2013 identified on site. 

 

The hazard that will impact the Super Lot 5 (stage 1b) will be the revegetation of the 

conservation land to the south and southeast that requires the management of hairy joint 

grass, freshwater wetland, rainforest and small patch of swamp forest. The slopes varied 

from upslope to 0-50 downslope in relation to the proposed development area however it 

was generally located on flat topography. The area of conservation is identified in the EMP 

Illustrations 3.2 provided in Attachment 1.  

 

It was noted the Pacific Pines Conservation Zone Management Plan Final v4 prepared by 

Geolink dated 01/08/2013 establishes that the existing regeneration of the swamp 

sclerophyll forest will be minimal in area in comparison to the littoral rainforest, grassland 

and freshwater wetland regeneration. In turn, this area of forest and the location amongst 

the other vegetation classifications will not be the dominant vegetation that will determine 

the bushfire behaviour at the hazard interface.  
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For the subdivision of Super Lot 5 it is considered that the proposed freshwater wetland 

revegetation will influence the bushfire behaviour given the area of forested wetland 

(existing and proposed) is shown to be approximately 0.4ha and the freshwater wetland is 

located at the development interface as shown in Figure 6. Confirmation of the vegetation 

classifications has been received by the consultant ecologist Veronica Silver (Geolink Pty 

Ltd). 

 

 

Figure 6: Revegetation plan 

 

In response to initial NSW RFS advice following consultation with the response was that 

‘’the NSW RFS would require specific detail on the revegetation of the riparian corridor 

adjoin the residential lots’’. In this regard this office was provided with the Vegetation 

Monitoring Report prepared by Geolink dated August 2015 with first issue though dated 

14th September 2015.  The relevant excerpts relating to the forested wetland and the on-

going maintenance to ensure it remains treeless in these areas as shown in Figure 7 is 

provided in Appendix B. 

 

The future development is proposed as residential unit development and is not classified as 

a retirement village or the like. In turn, Planning for Bushfire Protection 2006 does not 

classify this type of development as a Special Fire Protection Purpose.  

 

Super Lot 5 
Stage 1b 



                                                                                    

Bushfire Certifiers  Bushfire Report  Epiq Super Lot 5 (Stage 1B) Montwood Drive Lennox Head    08/2018                           13 
              

 

 

In this regard the asset protection zones (APZs) for this type of development of Super Lot 5, 

based on the Conservation Zone Management Plan and the dominant area of freshwater 

wetland will be a minimum 10m pursuant to Table A2.5 of Planning for Bushfire Protection 

2006.  

 

 

 

 

Figure 7: Location of freshwater wetlands 
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It was noted that the Final EMP prepared by Geolink dated 16/07/2013 s5.4 (see Figure 8) 

identifies asset protection zones (APZs) for Super Lot 5 that are for Special Fire Protection 

Purpose developments (except grassland) however this does not relate to the proposed use 

being subject to this report.  

 

 

Figure 8: Geolink APZs outlined in the Environmental Management Plan prepared 

by Geolink dated 16/07/2013 s5.4. 
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Table 1: Bushfire Threat Assessment  

Aspect Veg. Slope Dominant Vegetation Formation Class 

(Table A2.1 PBP2006) 

North  n/a Future subdivision – non-hazard. 

East 00 Freshwater wetland. 

South 00 Freshwater wetland. 

West 00 Freshwater wetland. 

 

 

5.0   ASSET PROTECTION ZONES AND CONSTRUCTION STANDARDS     
 

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

are progressively reduced between the development and the bushfire hazard. The asset 

protection zone incorporates an Inner Protection Area (IPA) having reduced fuel loadings of 

approximately 3t/ha.  

 

At the commencement of works and in perpetuity each allotment is to be managed and 

maintained as an Asset Protection Zone (APZ) to prevent the spread of a fire towards the 

buildings in accordance with the requirements of Standards for Asset Protection Zones (RFS 

2005) (see Appendix C). The building line to the boundary adjacent to the conservation area 

is to be a minimum 10m. 

 

Table 2: Summary Bushfire Threat Assessment  

Aspect Veg. Slope Vegetation Class  

 

Setback from Hazard 

 

Complies A2.5 PBP2006 

and <29kW/m2 received. 

North  n/a n/a - Yes 

East 00 Freshwater wetland. 10m Yes 

South 00 Freshwater wetland. 10m Yes 

West 00 Freshwater wetland. 10m Yes 

 

 

6.0   WATER AND UTILITY SERVICES      

 

6.1   WATER SERVICES   

 

The development will be required to have street hydrants to council requirements pursuant 

to clause 142 Local Government Regulation which will provide adequate coverage and 

pressure and flows for fire brigade intervention in a bushfire event. 
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6.2   ELECTRICITY SERVICES   

 

Electricity services shall comply with s4.1.3 of Planning for Bushfire Protection 2006. 
 

 

6.3   GAS SERVICES   

 

Should a gas service be installed the following aspects will require consideration: 

• Reticulated or bottled gas installed and maintained in accordance with AS 1596 

with metal piping used. 
 

• Fixed gas cylinders to be kept clear of flammable material by a distance of 10m and 

shielded on the hazard side of the installation 
 

• Gas cylinders close to the dwelling are to have the release valves directed away 

from the building and at least 2m from flammable material with connections to and 

from the gas cylinder being of metal. 
 

• Polymer sheathed flexible gas supply lines to gas meters adjacent to the buildings 

are not used. 

 

 

7.0 ACCESS      
 

The applicant is proposing an internal road network that will allow egress away from the 

bushfire hazard that has mapped the subject property as being designated bushfire prone 

land. There will be provided a fire hydrant system to AS 2419.1-2005 it being noted that the 

site is serviced by the NSW Fire Brigade. 

 

Perimeter Roads 

As stated in section 4.1.3(1) PBP2006 a perimeter road is the preferred option in subdivision 

design. The primary purpose of the perimeter road is to; 

 

• Provide fire-fighters with easier access to structures, allowing more efficient use of 

firefighting resources; 

 

Comment:  

There will be access through the subject properties that allow fire fighters easy 

access to the structures. It is also noted that street hydrants will be provided with 

compliant coverage and will allow fire fighters to stage any fire-fighting from the 

street. 

  

• Provide a safe retreat for firefighters;  
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Comment: 

Given the potential street hydrant locations and the short intervals between access 

points allowing fire hydrant hoses to cover all areas of the structure when staged 

from the public road. 

 

 

• Provide a clear control line from which to conduct hazard reduction or back burning 

operations. 

 

Comment: 

Consideration in relation to perimeter roads needs to take the bushfire hazard and 

risk into account. When the hazard is high in relation to vegetation type i.e. forest, 

slopes and fire runs then a bushfire will have the potential to have a high level of 

intensity and rate of spread. In these circumstances it is critical to have perimeter 

roads to enable firefighters to be able to work adjacent to the hazard in order to 

create clear control lines to undertaken hazard reduction or back burning operations 

to minimize the fire intensity at the development interface. 

 

The bushfire hazard potentially impacting the proposed subdivision is not considered 

to be high risk given it is predominantly freshwater wetland and grassland. These 

vegetation types and the limited size of the hazard will not have significantly 

sustained fire fronts and will unlikely require back burning.  

 

Further, the direct fire run backing on to the development is approximately 100-

150m in length at the widest points and is disconnected from the primary hazard 

further to the west. The growth stage through the treed area from a point ignition 

will limit the intensity of the bushfire at the development interface. Therefore, the 

likely need to back burn or undertaken hazard reduction with this size and type of 

hazard is negligible. It is also noted, although freshwater wetlands can dry out the 

likelihood of reaching a curing point as outlined in PBP2006 methodology is less than 

any other vegetation type given the catchment area. 

  

There is a small area (0.4ha) of forested wetland in the central portion of the conservation 

zone however it is not considered to be the most dominant vegetation to influence bushfire 

behaviour at the APZ interface. This area is remnant is size, it being noted that remnant 

APZs are less than that for freshwater wetlands pursuant to Appendix 2 PBP2006 

 

It is noted that the consent authority is required to have consideration to s142 Local 

Government Regulation for a house fire event and in this regard the required specification 

for this consideration will allow adequate fire brigade intervention. 
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It is therefore considered that a perimeter road in the location of Super Lot 5 is not required 

to meet the objectives of s4.1.3 PBP2006 and the aim of PBP2006 which is to “minimise 

impacts on property from the threat of bush fire, while having due regard to development 

potential, on-site amenity and protection of the environment”. 

 

 

8.0   LANDSCAPING      
 

The majority of buildings adversely impacted upon in a bushfire event happen through 

ember attack and in this regard combustible material surrounding the buildings e.g. 

landscaping, can play a significant part during the event.  Adequate management of 

landscaping is critical to the survivability of an asset and for occupant safety during a 

bushfire.  
 

It is recommended that landscaping is undertaken in accordance Appendix 5 of Planning for 

Bushfire Protection 2006 and managed and maintained for the life of the development. 

 

 

9.0   CONCLUSION      
 

This assessment demonstrates that whilst requirements of Planning for Bushfire Protection 

2006 do not apply directly given that the proposed buildings which are not located on 

bushfire prone land consideration has been given to PBP2006 pursuant to an assessment 

against s4.15 of the Environmental Planning and Assessment Act 1979.  

 

The recommendations in the executive summary of this report have been provided in 

consultation with the NSW RFS and are considered to be compliant with the performance 

criteria of Planning for Bushfire Protection 2006 based on the future hazard as described. 
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DISCLAIMER  

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

accompany an application to Ballina Shire Council for a proposed residential subdivision and 

is not to be used for any other purpose or by any other person or Corporation.  BCA Check 

Pty Ltd accepts no responsibility for any loss or damage suffered howsoever arising to any 

person or Corporation who may use or rely on this report in contravention of the terms of 

this clause. 

 

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

however, recommendations given in this report are based on our site investigation at the 

time of reporting.  In some cases site conditions may change dramatically within a few years 

due to rapid vegetation re-growth and invading weed species.   

 

The report has been established to reduce the risk of ignition to the building and to promote 

occupant safety and this is dependent on the property and structure being maintained in 

perpetuity to the recommendations in this report and the standards of Planning for Bushfire 

Protection 2006.  It is noted however that the report and the recommendations within 

cannot and do not propose that the building or occupants will not be adversely impacted 

upon given that bushfire is a natural phenomenon and cannot fully be predicted as can 

occupant behavior. 
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APPENDIX A: Proposed Subdivision Plans
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Super Lot 5 
Stage 1b 
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         APPENDIX B: Excerpts from Vegetation Monitoring Report, dated 14.09.2015
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         APPENDIX C: Standards for Asset Protection Zones (RFS 2005)  
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