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1.0 EXECUTIVE SUMMARY 

 

The proposed Byron Bay Central Hospital is classified as a Class 9a Health Care Building 

pursuant to Part A3.2 of the Building Code of Australia 2014.  The development is classified 

as a Special Fire Protection Purpose (SFPP) development as defined by Planning for Bushfire 

Protection 2006 (PBP2006).  

 

The site however is not currently mapped as designated bushfire prone land and a specific 

exceptional circumstance section has been included in this report with regard to future 

adjoining development uses and outlining that it may be reasonable not to provide a 

Bushfire Attack Level (BAL) to the proposed buildings on this basis.  

 

However as requested, this bushfire threat assessment will address the items in Clause 44 of 

the Rural Fires Regulation 2013 but is not provided for an application for a Bush Fire Safety 

Authority. Reference is also made to the recommendations of the NSW Rural Fire Service in 

their correspondence to NSW Planning and Environment dated 4 July 2014. 

 

The proposed hospital will be capable of complying with the 10kW/m
2
 threshold as required 

by the performance criteria for Planning for Bushfire Protection 2006 in relation to 

grasslands.   

 

The following table and summary of recommendations are provided identifying each head 

of consideration and the method of assessment used within the report. 

 

MEASURE RECOMMENDATION ASSESSMENT METHOD 

APZ Required The property surrounding the hospital for 

a distance of 50 metres or to boundary 

whichever the lesser, is to be maintained 

as an inner protection area (IPA) 

Acceptable Solution 

Water Supply Onsite static water supply to comply with 

2419.1-2005  

Acceptable Solution 

Electricity Supply Proposed electricity supply is to be 

located below ground level 

Acceptable Solution 

Gas Supply Gas supply to comply with PBP2006.  Acceptable Solution 

Construction Standards 

(AS 3959-2009) 

See exceptional circumstance response 

for alternative to BAL 12.5 

Acceptable Solution 

Exceptional circumstance 

Landscape Landscaping is to comply with Appendix 5 

of PBP2006 

Acceptable Solution 

Access  Access to comply with s4.2.7 PBP 2006 Acceptable Solution 

Design & Siting  Design and siting consistent with the 

intent of PBP2006. 

Acceptable Solution 
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The report provides the following recommendations: 

 

1. The proposed hospital would require construction to BAL-12.5 AS-3959 2009 + 

Appendix 3 Addendum PBP 2006;  alternatively  

 

No level of construction required with concurrence from the NSW RFS that, with the 

proposed future uses and current commercial agricultural uses to the north, there is 

strong likelihood in the near future of managed land within 50m of the proposed 

hospital. 

 

2. At the commencement of construction and in perpetuity the property surrounding the 

hospital for a distance of 50 metres or to the property boundary, whichever the lesser is 

to be maintained as an inner protection area (IPA) as outlined within section 4.1.3 and 

Appendix 5 of Planning for Bush Fire Protection 2006 and the NSW Rural Fire Service's 

document Standards for Asset Protection Zones. It is noted that APZs must be contained 

wholly within the subject property boundary although the managed public road reserve 

may be included as part of an APZ. 

 

3.    Water, gas and electricity are to comply with section 4.2.7 Planning for Bushfire 

Protection 2006. A fire hydrant system complying with AS 2419.1-2005 will satisfy the 

water requirements relating to s4.2.7 PBP2006. 

 

4.    The internal property access road is to comply with section 4.2.7 (Internal Roads) 

Planning for Bushfire Protection 2006 with exception to the perimeter road being 

required to comply with PBP2006 Table 4.1 rather than 8m width for the entirety of the 

access road.  It is noted that at the curves, Table 4.1 will supersede the requirement of 

6m between inner and outer curves if it requires a greater width. 

 

5. 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.   

 

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

Protection 2006 and managed and maintained in perpetuity.  
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2.0 INTRODUCTION 

 

2.1 GENERAL 

 

This report has been prepared to address the requirements of Special Fire Protection 

Purpose Development as detailed in Planning for Bushfire Protection 2006 guidelines and 

clause 44 of the Rural Fires Regulation.  

 

The subject site is not mapped as designated bushfire prone land as identified in Figure 4, 

Byron Shire Council bushfire prone land map. Notwithstanding this, the request has been 

made for this report to be prepared in this format.    

 

The requirements of clause 44 of the Rural Fires Regulation are as follows; 

 

• 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); 

• a bush fire assessment for the proposed development (including the methodology 

used in the assessment) that addresses the following matters:  

o the extent to which the development is to provide for setbacks, including asset 

protection zones; 

o the siting and adequacy of water supplies for fire fighting; 

o the capacity of public roads in the vicinity to handle increased volumes of traffic 

in the event of a bush fire emergency; 

o whether or not public roads in the vicinity that link with the fire trail network 

have two-way access; 

o the adequacy of arrangements for access to and egress from the development 

site for the purposes of an emergency response; 

o the adequacy of bush fire maintenance plans and fire emergency procedures for 

the development site; 
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o the construction standards to be used for building elements in the development; 

o the adequacy of sprinkler systems and other fire protection measures to be 

incorporated into the development;  

• 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. 

 

This report however does not specifically address the following heads of consideration of 

clause 44 of the Rural Fires Regulation. These items are to be considered by consultants with 

these fields of expertise, provided under separate cover and assessed by the relevant 

authority in conjunction with this report. No clearing is required for the APZ to the proposed 

building works. 
 

• 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. 

The recommendations within this report will detail general compliance with Chapter 4 and 

the aim and objectives of Planning for Bushfire Protection 2006. It is noted however that 

bushfire is a natural phenomenon and there can never be any guarantee that a building or 

occupants will not be adversely affect by bushfire.  

 

 

2.3 REPORT DETAILS 

Report Reference No.: 14/184 

Property Address: Byron Bay Central Hospital, 54 Ewingsdale Road Ewingsdale  

Local Government Area: Byron Shire Council  

Proposal: New hospital Class 9a  

Drawings: Woods Bagot, dated 04.07.2014 

Report Prepared By: Peter Thornton, MFireSafeEng, Building Surveyor (MAIBS) 

BPAD – A Certified Practitioner 
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3.0 PROPOSED DEVELOPMENT 

 

The applicant is proposing a new hospital as identified in the following site plans (see Figure 

2). The proposed building works for the new hospital will be capable of achieving a 

minimum of 30m distance to the existing grassland hazard thereby complying with the 

10kW/m
2
 threshold.  The property is vacant except for the recently constructed ambulance 

station to the east of the proposed hospital. 

 

 

Figure 1 – Location of subject property  

 

 

Photo 1- Location of proposed hospital 
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Figure 2 – Site plan showing location of the proposed hospital (larger image in Appendix A) 
 

 

 

 

4.0 BUSHFIRE THREAT ASSESSMENT 

 

Council bushfire prone mapping does not identify the subject site as being bushfire prone 

(see Figure 4) however the request has been made by the consent authority for this report 

to be prepared pursuant to clause 44 Rural Fires Regulation. The proposed development is 

however subject to grassland hazard which is not mapped as bushfire prone land. Whilst the 

Building Code of Australia may not specifically require a Bushfire Attack Level, Planning for 

Bushfire Protection 2006 requires grassland to be assessed pursuant to AS 3959-2009. 

Further, confirmation from the NSW RFS was received stating that this was the intention of 

their correspondence to NSW Planning and Environment dated 4 July 2014. 

 

The hazard is located to the north, southwest and east of the proposed hospital facility. The 

bushfire hazard is classified as grassland vegetation and is generally located on flat to 

upslope terrain. The grass is heavily grazed however there is no guarantee it will remain so. 

To the southwest there is a small pocket of rainforest/Camphor Laurel vegetation greater 
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than 100 metres to the current proposed hospital buildings. It is noted that significant 

future development to the east and southwest is earmarked and in turn these grassland 

areas may not be classified as a hazard to the current proposed development in the future 

which will leave the north aspect as being the primary hazard. At the time of reporting 

however the grassland requirements apply to the development. To the north the APZ 

includes Ewingsdale Road. The proposed hospital complies with the 30 metre APZ to the 

southwest.  

 
 

Figure 3 – Bushfire threat analysis    

 
   

  

Photo 2 and 3 - Grassland to the southwest and north 

 

 

Proposed hospital 

Grassland 

 flat (0
0
) 

 

Residential 

Electricity  

Substation 

 (managed) 
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Photo 4 - Existing ambulance station on the site 

 

 

Table 1: Bushfire Threat Assessment for Proposed Class 9a Hospital  

 

Aspect Slope vegetation Distance to Building Table A2.6 PBP 2006 

North flat Grassland Approx. 33 metres 30m see Fig. 5 p.12 

East flat Grassland 30 metres 30m see Fig. 5 p.12 

South n/a Residential n/a n/a 

Southwest upslope Grassland 50m  30m see Fig. 5 p.12 

West n/a Electricity 

sub-station 

n/a n/a 
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Figure 4 – Byron Shire Council bushfire prone land map showing the site outside the buffer 

 

 

The proposed hospital will be compliant with Table A2.6 of Planning for Bushfire Protection 

2006 and AS 3959-2009 however as grassland, is not in table A2.6 it has been modelled to 

establish that the radiant heat received by the building is not greater than 10KW/m
2
 in 

order to satisfy the ‘performance based controls’ of Chapter 4 PBP2006 and RFS 

correspondence.  
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Figure 5 – Design fire for grassland 
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5.0 ASSET PROTECTION ZONES AND CONSTRUCTION STANDARDS 
 

Performance Criteria Acceptable Solutions Comment 

The intent may be achieved where:   

Radiant heat levels of greater than 

10kW/m
2
 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.  

Complies 

 

 

 

Complies  

 

 

Complies  

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 

Can be 

conditioned 

 

 

Complies  

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).  

Capable of 

compliance. Can 

be conditioned. 

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 

Can be 

conditioned 

 

 

Table 2:  Summary Bushfire Threat Assessment for Proposed Class 9a Hospital 

Aspect Slope Vegetation Distance to hospital 

Buildings 

PBP 2006 & 

AS 3959-2009 

North flat Grassland Approx. 33 metres BAL 12.5 + Appx. 3 

ADD PBP 2006 

East flat Grassland 30 metres         “ “        “  “ 

South n/a Residential n/a Dictated by other 

aspects 

Southwest upslope Grassland 50m  Dictated by other 

aspects 

West n/a Electricity sub-

station 

n/a Dictated by other 

aspects 
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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.  Reference to Planning for Bushfire Protection 2006 and the RFS Asset Protection 

Zone Standards 2005 (see Appendix B) should be made. 

 

 

5.1 Exceptional Circumstances for APZs and Construction Standards 

 

Section 3.3 – Exceptional circumstances for APZs Planning for Bushfire Protection 2006 

permits the use of APZs on adjoining lands and specifically sites one example of an 

acceptable exceptional circumstance are being; 

 

‘Where it can be demonstrated that there is a strong likelihood of the adjoining land being 

developed for future residential or other compatible purposes (e.g. staged development or 

Urban Development Program or Strategies with supporting development control plans).’ 

 

In this regard, it is considered that the adjacent allotments being Lot 101 DP 1140936 (east 

and west) and Lot 5 DP 848222 (north) have proposed and existing uses that reasonably fall 

into this category. Figure 6 is provided showing the location of these allotments in relation 

to the subject property. 

 

 

Figure 6 -  Location of adjacent allotments in relation to the subject property    
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5.1.1 Proposed uses for Lot 101 DP 1140936 

 

A planning proposal has been submitted and gateway determination received by NSW 

Planning and Infrastructure to permit seniors housing, business premises, restaurants and 

cafes, shops and medical centres on this allotment. Given the location of the proposed 

hospital and the demand for supporting uses there is a strong likelihood that these 

developments will occur. It is understood that the application is on public notification. 

 

Once these developments proceed the current grassland will be managed land it being 

noted that NSW RFS consultation will be required and asset protection zone/landscaping 

conditions likely to be recommended. In turn, there is a strong likelihood that this site can 

be determined a future asset protection zone and the hospital building will be greater than 

50m from grassland and greater than 100m from treed vegetation. On this basis there 

would be no requirement for a Bushfire Attack Level (BAL) pursuant to AS 3959-2009. 

 

 

5.1.2 Existing use Lot 5 DP 848222 

 

The property to the north is current an approved restaurant, cheese production farm known 

as ‘The Farm’. The property is a well managed commercial/agricultural venture that is 

essentially a commercial/industrial operation with market gardens for vegetables and herbs 

etc.  

 

Development Consent No. 10.2013.626.1 has been granted for a cheese making facility and 

farm cafe with ancillary structures and carparking etc. The Statement of Environmental 

Effects (SEE) submitted with the development application specifically acknowledges the 

establishment of the hospital, ambulance, potential aged housing and care facilities, medical 

centre and retail facilities as being part of the locality to which it will make a positive 

contribution. The SEE also indirectly attests to the management of the site in saying; 

 

‘The subject site provides some 1000 metres of road frontage on the northern side of the 

town’s main entry road and the proposal is able to provide and maintain a positive 

contribution to the character and visual presentation of the town gateway’. (Balanced 

Systems Planning Consultants 2013) 

 

The farm being a commercial/agricultural established development is not unlike a 

macadamia plantation or the like that is well managed and due to the commercial nature of 

the development is less likely to become unmanaged. Currently there are vegetable gardens 

and herb gardens further to the north approximately 100m from Ewingsdale Road. It is 
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understood that the future plans are to extend the market gardens to toward Ewingsdale 

Road. It is noted that the grounds currently are very well managed. 

Further, section A2.3 PBP2006 acknowledges that vineyards, orchards and cultivated 

ornamental gardens can be included in APZs and are not considered a hazard. Currently the 

classification is grassland however it is currently well managed with the likelihood of further 

cropping increasing in this area with the progression of the approved use. 

 

 

5.1.3 Conclusion 

 

As outlined in this report the assessment pursuant to AS 3959-2009 and Appendix 3 of 

Planning for Bushfire Protection 2006 is that the current hazard on adjoining land is 

‘grassland’ and the BAL 12.5 AS 3959-2009 would apply. However, it is considered 

reasonable that there is a strong likelihood of development of the adjacent sites and 

removal of the grassland hazard within 50m of the development. In turn this report provides 

detail to the NSW RFS for consideration of exceptional circumstance to remove the 

requirement of BAL 12.5 AS 3959-2009 on the basis provided. 

 

Should the NSW RFS concur with this assessment then it is recommended that at the 

commencement of construction and in perpetuity the property surrounding the hospital for 

a distance of 50 metres or to the boundary, whichever the lesser shall be maintained as an 

inner protection area (IPA) as outlined within section 4.1.3 and Appendix 5 of Planning for 

Bush Fire Protection 2006 and the NSW Rural Fire Service's document Standards for Asset 

Protection Zones. 

 

 

 

6.0 WATER, GAS AND ELECTRICITY 

 

Adequate water supply is a critical requirement for fire-fighting purposes in the event of a 

bushfire.  Electrical and gas supply can also have an impact in a bushfire event by increasing 

the risk of ignition to a building and to personal safety during suppression or evacuation 

stages. Electrical supply is to be placed underground.  

 

Section E1.3 of the Building Code of Australia 2014 is likely to require a fire hydrant system 

to comply with AS 2419.1-2005. Given this area does not have a reticulated water supply, 

the system is likely to be a static supply which will significantly exceed the 20,000L static 

supply required by Planning for Bushfire Protection 2006.  

 

It is therefore recommended that the building be provided with a fire hydrant system that 

complies with BCA E1.3 – Fire Hydrants.  
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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 hospital is accessed directly from Ewingsdale Road and provides for two entry/egress 

points which will allow the fire brigade to entry and exit in the forward direction. Ewingsdale 

road will be capable of supporting evacuation and fire brigade intervention. 

 

The internal property access road is to comply with section 4.2.7 (Internal Roads) Planning 

for Bushfire Protection 2006 with exception to the perimeter road being required to comply 

with PBP2006 Table 4.1 rather than 8m width for the entirety of the access road.  

 

 

 
Figure 7 - Table 4.1 PBP2006 
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The performance criteria for internal roads pursuant to s4.2.7 PBP2006 states; 

 

‘Internal road widths and design enable safe access for emergency services and allow crews 

to work with equipment about the vehicle’ 

 

Compliance with PBP2006 Table 4.1 for the perimeter road is considered to comply with the 

performance criteria based on the following reasoning; 

 

1.  The site is not mapped as bushfire prone land and would not normally attract 

the full suite of Planning for Bushfire Protection 2006 requirements. 

 

2. The building will be required to comply with BCA E1.3 – fire hydrants and in turn 

fire protection of the building will be sufficient for fire fighting intervention, 

including access to hydrants. 

NOT APPLICABLE - REFER TO 

TABLE 4.1 PBP 2006 

 

REFER TO TABLE 4.1 PBP 2006 
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3. The fire hazard is grassland which will have a fire front residence time of 2-15 

seconds with negligible residual heat once the fire front has based. In this regard 

it is unlikely that significant resources will be required to combat an approaching 

fire or to provide any pre-fire front property protection. 

 

4. The land to the east and southwest is planned for future development in the 

likely near future and at that point will be managed land with minimal fuel loads. 

The property to the north has a use that is likely to result in managed land. 

 

5. Ewingsdale Road is the likely staging area for any fire response to the north 

which is grassland. A grassfire to the north will have minimal direct impact on the 

building or occupants given the buffer provided by Ewingsdale Road. 

 

 

 

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 building 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 EMERGENCY AND EVACUATION PLANNING 

 

Emergency and evacuation planning is a critical measure for a Special Fire Protection 

Purpose to provide a higher level of co-ordination and safety for the occupants in a bushfire 

event.  

 

It is extremely important that the emergency plan is constantly monitored and amended 

when required and that training of staff, participants and stakeholders is sustained at a high 

level.  
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The following table outlines the requirements and comments, it being noted that the 

development is to fully comply with the acceptable solutions in consultation with the Rural 

Fire Service. 

 

Performance Criteria 

 

Acceptable Solutions Comment 

Intent 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 4083-1997 and the 

relevant provisions of AS 3745-2002 

‘Emergency control organization and 

procedures for buildings, structures and 

workplaces’ for residential accommodation’. 

To comply  

 

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 Compliance with AS 

4083-1997 AS 3745-2002 are clearly displayed, 

and an annual (as a minimum) trial emergency 

evacuation is conducted. 

To comply in 

relation to staff 

only. 

 

 

 

 

To comply. 

 

   

 

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 certifier for 

approval prior to the occupation of the building. 

 

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, AS 4087-1997 and AS 3745-2002.   

 

A copy of the approved document is to be provided to the local Bush Fire Management 

Committee for their information prior to occupation of the building.  
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10.0 CONCLUSION 

 

The report has established that: 

 

• The proposed development is classified as a Special Fire Protection Purpose 

development. 

• The proposed building is to be constructed pursuant to AS 3959-2009 however the 

report provides supporting documentation to propose exceptional circumstances 

may be reasonable to remove the requirement for a Bushfire Attack Level (BAL). 

• The required asset protection zones are capable of being achieved to the new 

hospital building based on PBP2006. 

 

The recommendations in this report and the executive summary are provided for referral to 

the Rural Fire Service. 
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Disclaimer 

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

the requirements of Clause 44 Rural Fires Regulation and RFS recommendation for a 

proposed Special Fire Protection Purpose as requested by the client, 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. 

 

As identified in Planning for Bushfire Protection 2006 and the Building Code of Australia the 

report is to provide recommendations to reduce the risk of ignition of the proposed 

additions and does not guarantee the complete building and occupant protection of the 

building in the event of bush fire. It is noted that the existing building is not considered to be 

capable of adequately withstanding the impact of a potential bushfire even though the 

report endeavours to reduce the risk to that currently achieved. 

 

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 

 

Site Plan 
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APPENDIX B 

 

 

Standards for Asset Protection Zones (RFS 2005) 
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