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1.0 EXECUTIVE SUMMARY

The following report has been prepared at the request of Lance Hansen to provide
supporting information to enable the NSW Department of Planning and NSW Rural Fire
Service to assess the proposal against the requirements of Planning for Bushfire Protection
2006 as directed by the Director Generals Environmental Assessment Requirements.

Although the application does not require a Bush Fire Safety Authority (s75U EP&A Act
1979) an assessment will be undertaken against the heads of consideration of clause 44 of
the Rural Fires Regulation for format purposes and will demonstrate compliance with the
Performance Criteria of Planning for Bushfire Protection 2006.

The following points highlight compliance with the exceptional circumstances of Section 3.3
of PBP2006 and the intent of Section 4.2.3 and Section 4.2.7 of Planning for Bushfire
Protection 2006.

 The existing development will have a better bush fire risk outcome than if the
development did not proceed as proposed, it being noted that the current
unprotected domiciles are within 8m of the northern boundary.

 The construction methods recommended will demonstrate that the buildings will be
provided with measures to reduce the risk of ignition and comply with the required
asset protection zones pursuant to Table A2.6 of Planning for Bushfire Protection
2006.

 The building lines proposed are not closer to the hazard than neighbouring
properties.

 Water supply will be compliant with Planning for Bushfire Protection 2006.

 Evacuation procedures and plans are to be prepared and submitted to the RFS for
approval as a condition of the Bush Fire Safety Authority or approval.

The following recommendations are made to the Rural Fire Service to be included with the
issue of a Bush Fire Safety Authority.

1. The building is to be constructed in accordance with Level 1 construction standards
pursuant to AS 3959-1999 and garage door openings in accordance with s4.3.5 and
Figure 4.9 of Planning for Bushfire Protection 2006.

2. 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.



BCA Check Pty Ltd Building & Bushfire Consultants © - Cnr Tweed Coast Rd & Cypress Cres Cabarita

 Polymer sheathed flexible gas supply lines to gas meters adjacent to the
buildings are not used.

3. Landscaping is to be undertaken in accordance with A5.3 of Planning for Bushfire
Protection 2006.

4. Vegetation management is to be undertaken in accordance with A5.4 of Planning for
Bushfire Protection 2006.

5. Maintenance of the property is to be undertaken in accordance with A5.5 of
Planning for Bushfire Protection 2006.

6. The design principles of s4.3.5 of Planning for Bushfire Protection 2006 are to be
complied with.

7. A hydrant and hose reel system is to be provided in accordance with Part E of the
Building Code of Australia. It is assumed that the system is compliant with 2419.1
and AS 2441 and in this regard it is recommended that certification be obtained from
the Principal Certifying Authority.

8. An emergency evacuation procedure and detailed plans of all Emergency Assembly
Areas (onsite and offsite) are to be prepared in accordance with the RFS Guidelines
for the Preparation of Emergency/Evacuation Plan and AS 3745-2002. The
emergency evacuation plan is to be submitted to the Rural Fire Service for approval
prior to the occupation certificate being issued. The developer is to provide a copy of
the above document to the local Bush Fire Management Committee and DECC for
their information prior to the occupation of any accommodation of a SFPP.

9. Electrical supply is to be placed underground.

10. The entire property is to be an Inner Protection Areas monitored and management
in accordance with the ‘Standards for Asset Protection Zones’ (RFS 2005) and
Appendix 5 of PBP2006.

11. Units denoted 6, 7, 8, 14, 15 and 16 are capable of being used as Class 3 tourist
facility use pursuant the Building Code of Australia provided they are located 25m
from the north boundary.

2.0 INTRODUCTION

The site is classified by Planning for Bushfire Protection 2006 as an Infill Special Fire
Protection Purpose (SFPP) given that the site has a current caravan park use and will require
removal of structures to accommodate the proposed development.
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Although the application does not require a Bush Fire Safety Authority (s75U EP&A Act
1979) an assessment will be undertaken against the heads of consideration of clause 44 of
the Rural Fires Regulation for format purposes and will demonstrate compliance with the
Performance Criteria of Planning for Bushfire Protection 2006.

The report has been prepared to address the requirements of clause 44 of the Rural Fires
Regulation as highlighted below.

 description (including the address) of the property on which the development the
subject of the application is to be carried out,

 classification of the vegetation on and surrounding the property (out to a distance of
140 metres from the boundaries of the property) in accordance with the system for
classification of vegetation contained in Planning for Bush Fire Protection,

 an assessment of the slope of the land on and surrounding the property (out to a
distance of 100 metres from the boundaries of the property),

 identification of any significant environmental features on the property,

 the details of any threatened species, population or ecological community identified
under the Threatened Species Conservation Act 1995 that is known to the applicant
to exist on the property,

 the details and location of any Aboriginal relic (being a relic within the meaning of
the National Parks and Wildlife Act 1974) or Aboriginal place (within the meaning of
that Act) that is known to the applicant to be situated on the property,

 a bush fire assessment for the proposed development (including the methodology
used in the assessment) that addresses the following matters:

 the extent to which the development is to provide for setbacks, including asset
protection zones,

 the siting and adequacy of water supplies for fire fighting,

 the capacity of public roads in the vicinity to handle increased volumes of traffic in
the event of a bush fire emergency,

 whether or not public roads in the vicinity that link with the fire trail network have
two-way access,

 the adequacy of arrangements for access to and egress from the development site
for the purposes of an emergency response,

 the adequacy of bush fire maintenance plans and fire emergency procedures for the
development site,

 the construction standards to be used for building elements in the development,

 the adequacy of sprinkler systems and other fire protection measures to be
incorporated into the development,
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 an assessment of the extent to which the proposed development conforms with or
deviates from the standards, specific objectives and performance criteria set out in
Chapter 4 (Performance Based Controls) of Planning for Bush Fire Protection.

Section 4.2.5 of Planning for Bushfire Protection 2006 requires that SFPPs that are classified
as infill development have “an appropriate combination of bush fire protection measures
and compliance with the intent and performance criteria of each measure within Section
4.3.5.” Section 4.2.5 acknowledges that in some existing circumstances the preferred
standards are difficult to achieve and in these circumstances the specific objectives in
Section 4.2.3 are to be followed.

The proposal is to comply with the asset protection zone requirements of Table 2.6 of
Planning for Bushfire Protection 2006 by locating the units used for the tourist
accommodation i.e. units 6, 7, 8, 14, 15 and 16 to meet these requirements. This is due to
the intent of Section 3.2 which requires a target level not exceeding 10kW/m2 to all sides of
the building. The report will address the requirements of ‘exceptional circumstances’ to
allow a major part of the asset protection zone to be located on crown land that is
maintained by Department of Environment and Climate Change (DECC) and is specifically
identified in the Cudgen Reserve Fire Management Strategy.

The specific objectives for the SFPP developments are to be complied with given the special
characteristic and needs of the occupants. The design ensures that exits are located away
from the hazard side of the building and emergency evacuation procedures are to be
prepared for approval by the Rural Fire Service.

The recommendations within this report will detail compliance with Section 3.3, Section
4.2.7 and the aim and objectives of Planning for Bushfire Protection 2006 to reduce the risk
of ignition to the buildings in a bushfire event. It is noted however that bushfire is a natural
phenomenon and there can never be any guarantee that a building will not be adversely
affect by bushfire especially given the exceptional circumstance relating to this site and use.

3.0 REPORT IDENTIFICATION

Report Ref No.: 91940

Property Address: Lot 1, 2 and 3 DP 29748 & Lot 4 Section 1 DP 31209, Tweed Coast Road
and Cypress Crescent CABARITA

Local Government Area: Tweed Shire Council

Proposal: Proposed unit development consisting of a combination of permanent residential
use and tourist accommodation.

Drawings prepared by: Pat Twohill Designs Pty Ltd Architects

Drawing ID: Pre DA 1.01 – 1.09 dated 21/4/09.
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4.0 PROPOSED DEVELOPMENT

The proposed development is described in the Statement of Environmental Effects (SEE)
prepared by Darryl Anderson Consulting Pty Ltd. The site currently has an approved caravan
park use comprising 24 sites and an amenities block. The development proposed the
demolition of the permanent structures to be replaced with a three storey, mixed use, multi
dwelling housing and tourist accommodation consisting of 23 units and basement parking
for 49 vehicles.

To ensure compliance with the acceptable solutions of Planning for Bushfire Protection 2006
having regard to the required width of asset protection zones for the Special Fire Protection
Proposed unit numbers 6, 7, 8, 14, 15 and 16 are nominated as tourist accommodation.

5.0 DETERMINATION OF CATEGORY OF BUSHFIRE ATTACK

The primary hazard is located within Cudgen Reserve to the north of the subject site. The
vegetation is identified as tall heath when assessed against the classifications provided in
Planning for Bushfire Protection 2006.

Currently the Cudgen Reserve Fire Management Strategy administered by Department of
Environment and Climate Change (DECC) identifies a 30m asset protection zone located on
crown land adjacent to the northern boundary of the subject property. Recent discussions
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with Josh Maden (DECC) established that although a 30m APZ is current DECC reserves the
right to reduce this APZ in the future to a width of 20m.

Table 1

ASSESSMENT STEPS RESPONSE

Step A – Vegetation distance, type and class

Identify all of the vegetation in each direction of
the site using figure A2.3 for a distance of 140m
– consider both under storey and canopy

East- Residential development
South – Residential development
North – Tall Heath – Cudgen Reserve
West – Residential development

Classify the vegetation groups as set out in PBP
2006 Table A2.1.

Tall Heath

Step B & C – distance between vegetation
groups

Determine the distance between each
vegetation group and the development.

North 28m – Class 2 (residential)
45m – Class 3 (tourist occupation)

Step D – average slope of the ground for each
vegetation group

Determine the average slope of the ground for
each vegetation group using the defined classes:

North The vegetation is located on flat 00 ground

Step E – determination of bushfire attack

Consult PBP 2006 Table 2.6 & A3.4 to match
vegetation distance and slope class to
determine category of bushfire attack

1. apply highest category attack if more than
one obtained

2. if the nearest vegetation is 100m or more
away the level of bushfire attack is
categorized as low

Medium - Level 1 construction
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Aerial photograph showing the location of the existing caravan park in relation to the
hazard.

6.0 ASSET PROTECTION ZONES

Performance Criteria Acceptable Solutions Comment

The intent may be achieved
where:

Radiant heat levels of
greater than 10kW/m2 will
not be experienced by
occupants or emergency
services workers entering or
exiting a building

An APZ is provided in accordance with
the relevant tables and figures in
Appendix 2 of PBP2006.

Exits are located away from the hazard
side of the building.

The APZ is wholly within the boundaries
of the development site. Exceptional
circumstances may apply (see section
3.3)

Complies – 45m Class 3
and 28m Class 2 use.

Complies

Exceptional
circumstances. Part of
the APZ is provided in
the Cudgen Fire
Management Strategy.

Applicants demonstrate that
issues relating to slope are
addressed: maintenance is
practical, soil stability is not
compromised and the
potential for crown fires is
negated.

Mechanisms are in place to provide for
the maintenance of the APZ over the life
of the development.

The APZ is not located on lands with a
slope exceeding 18 degrees

Complies

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

In accordance with the requirements of
‘Standards for Asset Protection Zones
(RFS 2005). NB – a monitoring and fuel
management program should be
required as a condition of development
consent

Complies – provided the
appropriate condition is
included in the approval
for the entire property to
be an Inner Protection
Area.

Vegetation is managed to
prevent flame contact and
reduce radiant heat to
buildings, minimise the
potential for wind driven
embers to cause ignition and
reduce the effects of smoke
on residents and fire
fighters.

Compliance with Appendix 5 of PBP2006 Complies - provided the
appropriate condition is
included on the approval
for fuel management
and monitoring.

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). The Inner Protection Area is
located adjacent to the development and becomes an area with significantly reduced fuel
loadings. These areas are to be monitored and management in accordance with the
‘Standards for Asset Protection Zones’ (RFS 2005) and Appendix 5 of PBP2006.

Current 30m APZ maintained as identified in the Cudgen
Reserve Fire Management Strategy.

A minimum 20m of the asset protection zone is provided as part of the Cudgen Reserve Fire
Management Strategy and in this regard ‘Exceptional Circumstances’ must be demonstrated
in order to permit the use of this area.
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Cudgen Reserve Fire Management Strategy.

PRINCIPLES FOR EXCEPTIONAL CIRCUMSTANCES
In order to further demonstrate exceptional circumstances the following principles of s3.3
PBP2006 are considered.

“The existing form of development will obtain a better bush fire risk outcome than if the
development did not proceed (e.g. through increased construction standards)”

As identified in s3.3 of Planning for Bushfire Protection 2006, it is not possible to be
definitive about the full range of exceptional circumstances and in turn each development
should be assessed on its own merits. In this regard it is considered that given the site has
24 current tourist facility sites that do not have any specific bushfire mitigation measures
exception circumstance can be applied to ensure that a better outcome is achieved if the
development proceeds in that the number of tourist sites is reduced and compliance with
Planning for Bushfire Protection 2006 is achieved.
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Structures currently adjacent to the northern boundary are
potentially susceptible in a bushfire event.

The proposed tourist accommodation is located in the southern section of the proposed
building and each unit is completely shielded from the hazard by the Class 2 residential units
in the northern section. In turn negligible radiant heat flux would be received by the tourist
units and the occupants or fire fighting personnel in access to or egress from the units.

The development will have emergency evacuation procedures, compliant APZ width and
water supply with access provided between the hazard and the development by way of the
managed area identified in the Cudgen Reserve Fire Management Strategy.

“The building line should be no closer to the hazard than neighbouring properties”
The proposed development is not closer to the hazard than adjoining properties it being
noted that residential development to the northwest is closer to the hazard that the
development proposed.

“The extensions should be no closer to the hazard than the existing building footprint”
The existing caravan sites are in close proximity to the northern boundary with the
development proposing an 8m setback from the north boundary. In turn the development
will be no closer that the existing footprint of the caravan sites.

“An upgrade of existing facilities may be required”
The new building will be fully compliant with the construction standards pursuant to Level 1
construction of AS 3959-1999.
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“The proposal is an infill arrangement and site constraints do not allow APZ requirements
to be met”
The asset protection zone required by Planning for Bushfire Protection 2006 will be met
however the asset protection zone will be located partly within a 20m wide area on crown
land adjacent to the northern boundary which is identified in the Cudgen Reserve Fire
Management Strategy and is currently adequately maintained.

The proposal is considered an infill arrangement although it may be suggested that given all
existing structures will be demolished that the development is not infill however the
proposal holds the same intention. The positives created by the proposed development is a
reduction of the impact of RFS resources in a bushfire event, significantly reducing the risk
of ignition, reducing the potential number of occupants on the site, improving life safety
over that currently approved and a Fire Safety Schedule being established as mechanism to
enforce maintenance is considered to be meritorious.

7.0 ACCESS

Internal roads within the development are 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. The existing development is accessed by a sealed driveway on flat ground from
the non-hazard (south) side of the property.

Access between the development and the bushfire hazard to the north currently exists and
is used by DECC as access to maintain the 30m wide asset protection zone as identified in
the Cudgen Reserve Fire Management Strategy.

Access is provided between the development and the
bushfire hazard to the north



BCA Check Pty Ltd Building & Bushfire Consultants © - Cnr Tweed Coast Rd & Cypress Cres Cabarita

8.0 WATER, GAS AND ELECTRICITY

Adequate water supply is a critical requirement for fire-fighting purposes in the event of a
bushfire. In rural areas not having a reticulated water supply, a dedicated static supply will
be required in an appropriate location and with suitable fittings included.

A hydrant and hose reel system will be provided on site in accordance with Part E of the
Building Code of Australia 2009. In this regard the Building Code of Australia will require the
systems to be compliant with 2419.1 and AS 2441 and certification be obtained from the
Principal Certifying Authority and included on the Fire Safety Schedule.

Electrical and gas supply can also have an impact in a bushfire event by increase the risk of
ignition to a building and to personal safety during suppression or evacuation stages.
Electrical supply is therefore to be placed underground.

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 building 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.

9.0 EMERGENCY AND EVACUATION PLANNING

Performance Criteria Acceptable Solutions Comment

The intent may be achieved
where:

An Emergency and
Evacuation Management
Plan is approved by the
relevant fire authority for
the area

An emergency/evacuation plan is
prepared consistent with the RFS
Guidelines for the Preparation of
Emergency/Evacuation Plan.

Compliance with AS 3745-2002
‘Emergency control organization and
procedures for buildings, structures and
workplaces’ for residential
accommodation’.

To comply and included
as a condition of
approval for submission.

To comply and included
as a condition of
approval for submission.
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NB: The developer should provide a copy
of the above document to the local Bush
Fire Management Committee for their
information prior to the occupation of
any accommodation of a SFPP.

Suitable management
arrangements are
established for consultation
and implementation of the
emergency and evacuation
plan

An Emergency Planning Committee is
established to consult with residents (and
their families in the case of aged care
accommodation and schools) and staff in
developing and implementing an
Emergency Procedures Manual.

Detailed plans of all Emergency Assembly
Areas including “onsite” and “offsite”
arrangements as stated in AS 3745-2002
are clearly displayed, and an annual (as a
minimum) trial emergency evacuation is
conducted.

This not relevant to the
existing use.

To comply and included
as a condition of consent
for submission.

Compliance with the acceptable solutions is capable of being achieved and in this regard an
emergency evacuation procedure is to be prepared and submitted to the Rural Fire Service
for approval.

An emergency evacuation procedure and detailed plans of all Emergency Assembly Areas
(onsite and offsite) are to be prepared in accordance with the RFS Guidelines for the
Preparation of Emergency/Evacuation Plan and AS 3745-2002. The emergency evacuation
plan is to be submitted to the Rural Fire Service for approval prior to the occupation
certificate being issued. The developer is to provide a copy of the above document to the
local Bush Fire Management Committee and Department of Environmental Climate Change
for their information prior to the occupation of any accommodation of a SFPP.

10. SPECIAL CONSIDERATIONS

This report does not comment on the following legislation and in this regard the report is to
be assessed with the Statement Environmental Effect submitted with the development
application.

 State Environmental Planning Policy No. 44 (Koala Habitat Protection).
 Threatened Species Conservation Act (1995).
 Environmental Protection and Biodiversity Conservation Act (1999).
 Rural Fires and Environmental Legislation Amendment Act 2002.
 National Parks and Wild Life Act, 1974 (Wildlife Atlas)



BCA Check Pty Ltd Building & Bushfire Consultants © - Cnr Tweed Coast Rd & Cypress Cres Cabarita

11. CONCLUSION

This report has addressed all matters required by clause 44 of the Rural Fires Regulation for
an application for a Bush Fire Safety Authority or consideration of the bushfire threat. The
report has established that:

 The proposed development satisfies the heads of consideration to be assessed with
‘exceptional circumstances’

 The recommended future construction will reduce the risk of ignition to the building.

 The intent of Planning for Bushfire Protection is satisfied.

The following recommendations are made to the Rural Fire Service to be included with the
issue of a Bush Fire Safety Authority.

1. The building is to be constructed in accordance with Level 1 construction standards
pursuant to AS 3959-1999 and garage door openings in accordance with s4.3.5 and
Figure 4.9 of Planning for Bushfire Protection 2006.

2. 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.

3. Landscaping is to be undertaken in accordance with A5.3 of Planning for Bushfire
Protection 2006.

4. Vegetation management is to be undertaken in accordance with A5.4 of Planning for
Bushfire Protection 2006.

5. Maintenance of the property is to be undertaken in accordance with A5.5 of
Planning for Bushfire Protection 2006.

6. The design principles of s4.3.5 of Planning for Bushfire Protection 2006 are to be
complied with.
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7. A hydrant and hose reel system is to be provided in accordance with Part E of the
Building Code of Australia. It is assumed that the system is compliant with 2419.1
and AS 2441 and in this regard it is recommended that certification be obtained from
the Principal Certifying Authority.

8. An emergency evacuation procedure and detailed plans of all Emergency Assembly
Areas (onsite and offsite) are to be prepared in accordance with the RFS Guidelines
for the Preparation of Emergency/Evacuation Plan and AS 3745-2002. The
emergency evacuation plan is to be submitted to the Rural Fire Service for approval
prior to the occupation certificate being issued. The developer is to provide a copy of
the above document to the local Bush Fire Management Committee and DECC for
their information prior to the occupation of any accommodation of a SFPP.

9. Electrical supply is to be placed underground.

10. The entire property is to be an Inner Protection Areas monitored and management
in accordance with the ‘Standards for Asset Protection Zones’ (RFS 2005) and
Appendix 5 of PBP2006.

11. Units denoted 6, 7, 8, 14, 15 and 16 are capable of being used as Class 3 tourist
facility use pursuant the Building Code of Australia provided they are located 25m
from the north boundary.
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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 Department of Planning and referred to the Rural Fire
Service for the specific application for development to the existing Special Fire Protection
Purpose, 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.
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APPENDIX A

Standards for Asset Protection Zones (RFS 2005)
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