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1.0   EXECUTIVE SUMMARY  

 

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

proposed 2-lot residential subdivision at Lot 6 DP 701105, 13 Palm Avenue, Mullumbimby, 

providing recommendations to comply with Planning for Bushfire Protection 2019 (PBP2019) 

and to accompany an application for a Bush Fire Safety Authority. 

 

The proposed subdivision will create one additional allotment; noting the northern residual 

lot (Figure 2) supports the existing dwelling. The proposed allotments are located on bushfire 

prone land and are able to comply with the acceptable solutions of PBP2019. This report is to 

be assessed by the consent authority pursuant to s100B Rural Fires Act 1997. 

 

The proposed subdivision does not increase the bushfire risk to the existing dwelling on the 

proposed northern lot. The existing dwelling has no formal bushfire protection measures, 

therefore asset protection zones (APZs) are recommended to create a better outcome than 

currently exists. Additionally, there will be adequate APZ on the northern lot for a future 

rebuild to meet the 29kw/m2 radiant heat flux threshold. 

 

The report has demonstrated compliance with each of the heads of consideration 

appropriate to the acceptable solutions and performance criteria of PBP 2019. The following 

table is provided as a summary of the recommendations and method of assessment for each 

consideration relating to Planning for Bushfire Protection 2019.  

 

MEASURE RECOMMENDATION METHOD OF 

ASSESSMENT 

Construction 

Standards 

To be assessed at DA stage for future dwelling. The 

bushfire hazard to the existing approved dwelling will 

remain unchanged, therefore no upgrade measures 

proposed.  

Acceptable 

Solution 

Existing dwelling – no ember upgrade required – APZ 

provided. 

Better bushfire 

outcome  

APZ Required Proposed allotments to comply with Table A1.12.3 

PBP2019. The following APZ distances to future 

dwellings are to be managed and maintained as an Inner 

Protection Area (IPA) in perpetuity-  

• North, south and west – To the allotment 

boundaries; 

• East – Minimum 9m. 

APZ to be applied to the existing dwelling to the 

allotment boundaries in all directions. 

Acceptable 

Solution 
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Water Supply Reticulated water supply. Street hydrants provide 

coverage in accordance with AS 2419.1-2021 or 

standard applicable at the time of installation.  

Acceptable 

Solution 

Electricity Supply Existing electricity supply. New electricity supply to 

comply with Section 5.3.3 and Table 5.3c PBP2019. 

Acceptable 

Solution 

Gas Supply To be assessed at DA stage for future dwelling. No 

upgrades required to existing dwelling. 

Acceptable 

Solution 

Landscaping Landscaping to comply with Appendix 4 of Planning for 

Bushfire Protection 2019 and managed and maintained 

in perpetuity. To be assessed at DA stage for future 

dwelling. 

Acceptable 

Solution 

Access Standard access suitable. No upgrade required to 

existing dwelling. 

Acceptable 

Solution 

 

 

The report makes the following recommendations for the development. The full report 

however is to be considered, including Section 2.2 that details the Significant Environmental 

Features that are not considered by this report. 
 

1. Future dwellings are to be assessed pursuant to s4.14 or s4.15 of the Environmental 

Planning and Assessment Act 1979. 

 

2. At the commencement of works and in perpetuity the following APZ distances from 

the proposed building envelope and existing dwelling are to be managed and 

maintained as an Inner Protection Area (IPA) to prevent the spread of a fire towards 

the buildings in accordance with Appendix 4 of Planning for Bushfire Protection 2019 

and the requirements of ‘Standards for Asset Protection Zones’ RFS 2005 (as attached 

in Appendix B & Appendix C of this report) –  

 

• North, south and west – To the allotment boundary; 

• East – Minimum 9m. 

 

APZ to be applied to the existing dwelling to the allotment boundaries in all 

directions. 

 

3. Landscaping on the proposed allotments to comply with Appendix 4 of Planning for 

Bushfire Protection 2019 and managed and maintained in perpetuity.  

 

4. New fencing to comply with section 7.6 of Planning for Bushfire Protection 2019. 
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2.0   INTRODUCTION 

 

2.1   General 

 

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

proposed 2 lot subdivision. The report has been prepared to address the requirements of 

Planning for Bushfire Protection 2019 to accompany an application for a Bush Fire Safety 

Authority.  
 

The recommendations within this report address the aims and objectives of Planning for 

Bushfire Protection 2019 to reduce the risk of ignition of the building/s in a bushfire event. 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 affected by bushfire.  

 

 

2.2   Significant environmental features 

 

An assessment is to be undertaken, if applicable, regarding: 

 

• SEPP (Biodiversity and Conservation) 2021 

• SEPP (Resilience and Hazards) 2021 

• 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 should be read in conjunction with 

the Statement of Environmental Effects submitted with the development application.  

 

No trees are required for removal to achieve the asset protection zones, it being noted the 

asset protection zones have been established on the basis there are no requirements to 

revegetate any parts of the subject site, as advised by the applicant. 
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2.3   Report details 

 

Report Reference No.: 23/233 

Property Address: Lot 6 DP 701105, 13 Palm Avenue, Mullumbimby. 

Local Government Area: Byron Shire Council. 

Proposal: 2-Lot subdivision.  

Drawings: Preliminary subdivision sketch provided by client. 

Report Prepared By: Peter Thornton MFireSafeEng 

BPAD – L3 Accredited Practitioner. 

3.0   PROPOSED DEVELOPMENT  

 

3.1 General 

 

The applicant is proposing a 2-lot residential subdivision as shown in the Locality Plan in 

Figure 1. The proposed allotment layout shown in Figure 2 indicates the proposed northern 

lot supporting the existing dwelling and the proposed southern lot which will be vacant and 

will support a future dwelling. 

 

 
Figure 1 – Location map 
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Figure 2 – indicative plan of subdivision (proposed dwelling not included in this report). 

 

 

4.0   BUSHFIRE THREAT ASSESSMENT 

 

Bushfire prone land mapping as shown in Figure 3 indicates the subject site as being within 

the buffer to Category 1 bushfire prone land. Aerial mapping and inspection of the site 

reveals the bushfire prone land map is inaccurate with respect to the current bushfire 

hazard. 

 

Site inspection revealed rainforest vegetation is the predominant vegetation class to the 

north, east, and south. The mapped Category 1 forest vegetation has therefore been 

determined as Category 2 rainforest. 
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Figure 3: Bushfire prone land map                                                     Source: NSW Planning Portal 

 

The rainforest vegetation to the north is located around a large body of water significantly 

reducing the fuel load in that area, as shown in Photo 1. The vegetation to the north is 

therefore considered low threat as shown in Figure 5. 

 

Rainforest vegetation to the east and south is located along a creek with moderately steep 

slopes on either side of the creek, as shown in Photo 3 however there are over minimum 

distances (short runs). For the purpose of determining the effective slope most likely to 

influence bushfire behaviour, the slope has been measured across the creek bank. Therefore, 

the slopes to the east and south are flat/upslope as shown in Figure 4. 
 

 Photo 2: Rainforest vegetation to the east. Photo 1: Low threat area to the north 

including body of water. Peg indicating 

allotment boundary. 
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Photo 3: Rainforest vegetation and waterway  

to the east. 

 

 

 
Figure 4: Slope analysis 

 

 

Flat/upslope 

Flat/upslope 
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Figure 5: Bushfire threat analysis                                                            Source:  Nearmap image 

 

 

5.0   ASSET PROTECTION ZONES AND CONSTRUCTION STANDARDS 

 

Asset Protection Zones (APZ) are areas established and maintained to ensure bushfire fuels 

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

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

3t/ha. 

 

It is recommended an APZ be provided around the existing dwelling on the proposed 

northern lot to provide a better bushfire outcome in accordance with s5.1.3 PBP2019 

upgrade provisions and ensure the site does not become a hazard to the adjoining allotment.  

 

The existing dwelling is not recommended to be upgraded for ember attack as part of this 

assessment. Section 4 of this report establishes that each proposed allotment will be capable 

of supporting APZs in accordance with section 5.3.1 and Table A1.12.3 of PBP2019 as 

detailed in Table 1. 

 

 

 

 

 

Low threat 

Rainforest 

Rainforest 

Low threat 

Low threat 
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Table 1 – Asset Protection Zones – Acceptable Solutions Table 5.3a PBP2019 

Performance Criteria and Acceptable 

Solution 

Comment Capable of 

Compliance 

Potential building footprints must not be 

exposed to radiant heat levels exceeding 

29kW/m2 on each proposed lot. APZs are 

provided in accordance with Appendix 1 

PBP 2019 Table A1.12.3. 

A future dwelling on each proposed 

lot is capable of achieving compliance 

with acceptable solutions. APZ to be 

applied to the existing dwelling to 

achieve a better bushfire outcome. 

 

It has also been assessed that the 

residual allotment will be capable of 

supporting a future replacement 

dwelling within the 29kW/m2 

threshold if required i.e. the proposed 

subdivision will not compromise 

future compliance requirements 

pursuant to current legislation. 

Yes  

 

APZ’s are to be managed and maintained 

to prevent the spread of a fire towards the 

building. APZs are managed in accordance 

with the requirements of Appendix 4 PBP 

2019. 

APZ’s are capable of being provided in 

accordance with Appendix 4 PBP2019 

and the requirements of Standards for 

Asset Protection Zones RFS 2005. 

APZ’s recommended for the existing 

dwelling. 

Yes 

APZ’s are provided in perpetuity. APZs are 

wholly within the boundaries of the 

development site. 

Required APZ’s must be provided 

within the boundaries of the site. 

Capable of achieving compliance.  

Yes 

APZ maintenance is practical, soil stability 

is not compromised and the potential for 

crown fires is minimised. APZs are located 

on lands with a slope less than 18 degrees. 

Recommended APZs will be located on 

lands with a slope less than 18o  

Yes 

Landscaping is designed and managed to 

minimise flame contact and radiant heat to 

buildings, and the potential for wind-driven 

embers to cause ignitions. Landscaping is in 

accordance with Appendix 4 PBP 2019.  

Applicant to ensure compliance. 

Landscaping plans have not been 

assessed. 

Yes 

Fencing is constructed in accordance with 

s7.6 PBP2019. 

Applicant to ensure compliance. 

Fencing has not been assessed. 

Yes 

 

Subject to implementation of recommended APZ’s a future dwelling on the proposed lots 

will not be exposed to radiant heat levels exceeding 29kW/m2 and is to be assessed at DA 

stage in accordance with s4.14 of the Environmental Planning and Assessment Act 1979.  
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Table 2 summarises the category of bushfire attack pursuant to Planning for Bushfire 

Protection 2019. 

 

Table 2: Summary Bushfire Threat Assessment, APZs  - Proposed allotments 

ASPECT SLOPE VEGETATION 

CLASS  

Figure A1.2 

PBP2019 

DISTANCE TO 

VEGETATION 

APZ <29kW/m2 

Table A1.12.3 

PBP2019 

Comment 

North n/a Low threat n/a To the allotment 

boundary 

Future buildings are 

capable of being sited 

to receive <29kW/m2  

radiant heat flux and 

are to be assessed at 

DA stage.  

Existing dwelling -

entire allotment to be 

managed and 

maintained as an IPA. 

South Flat Rainforest Approx. 76m of 

low threat land 

To the allotment 

boundary 

East Flat Rainforest Approx. 21m 9m 

West n/a Managed n/a To the allotment 

boundary 

 

At the commencement of works and in perpetuity the following APZ distances from future 

building envelopes and the existing dwelling are to be managed and maintained as an Inner 

Protection Area (IPA) to prevent the spread of a fire towards the future dwellings in 

accordance with Appendix 4 of Planning for Bushfire Protection 2019 and the requirements 

of ‘Standards for Asset Protection Zones’ RFS 2005 as attached in Appendix B & Appendix C – 

 

• North, south and west – To the allotment boundary; 

• East – Minimum 9m 

 

 

6.0   WATER AND UTILITY SERVICES 

 

6.1   Water services 

 

Property access is provided by way of Palm Avenue giving fire fighters access to the proposed 

allotments. Existing street hydrants are provided in Palm Avenue. Pressure and flow of 

hydrants have not been tested to determine compliance with AS 2419.1-2005.  

 

The access table in Section 5.3.2 of Planning for Bushfire Protection 2019 does not have 

specific requirements where the access from the public road supporting hydrants to the 

most distant part of an existing or future building has an unobstructed path of 70m. Street 

hydrants in Palm Avenue are located to provide coverage of the proposed allotments. 
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Photo 4: Street hydrant in Palm Avenue 

 

6.2   Electricity services 

 

New electrical transmission lines if required are to comply with Section 5.3.3 and Table 5.3c 

of Planning for Bushfire Protection 2019 as follows: 

• where practicable, electrical transmission lines are underground; and 

• where overhead, electrical transmission lines are proposed as follows: 

- lines are installed with short pole spacing of 30m, unless crossing gullies, gorges or 

riparian areas; and 

- no part of a tree is closer to a power line than the distance set out in accordance with 

the specifications in ISSC3 Guideline for Managing Vegetation Near Power Lines. 

 

 

6.3   Gas services 

 

The following aspects are to comply with Section 5.3.3 and Table 5.3c of Planning for 

Bushfire Protection 2019 should new gas service be considered: 

• reticulated or bottled gas is installed and maintained in accordance with AS/NZS 

1596:2014 – The storage and handling of LP Gas, the requirements of relevant 

authorities, and metal piping is used; 

• all fixed gas cylinders are kept clear of all flammable materials to a distance of 10m 

and shielded on the hazard side;  

• connections to and from gas cylinders are metal; 

• polymer-sheathed flexible gas supply lines are not used; and 

• above-ground gas service pipes are metal, including and up to any outlets. 
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7.0   ACCESS 

 

Each proposed allotment has a frontage to the public road system being Palm Avenue 

providing fire fighters access to the allotments from the public road system directly to the 

private land. Standard access is suitable for the proposed allotments with no specific 

bushfire specification required. 

 

 

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. 

 

Landscaping is capable of complying with 5.3.1 APZ’s and Table 5.3a PBP 2019 and will be 

assessed with individual development applications for future dwelling. An upgrade of 

landscaping is recommended within proposed APZ’s surrounding the existing dwelling.  

 

Landscaping must comply with Appendix 4 PBP 2019 and Standards for Asset Protection 

Zones RFS 2005 as attached in Appendix B and C of this report. Fencing to comply with 

Clause 7.6 PBP 2019.  

 

 

9.0   CONCLUSION 

 

The report establishes the subdivision, existing dwelling and any future dwellings will be 

capable of achieving compliance with Planning for Bushfire Protection 2019 based on the 

recommendations contained in Section 1 of this report. Recommendations for upgrading 

bushfire mitigation measures in relation to the existing dwelling have been provided. 
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DISCLAIMER  

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

accompany a two-lot subdivision development application to Byron Shire Council 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 2019 and the Building Code of Australia the 

report is to provide recommendations to reduce the risk of ignition and does not guarantee 

the complete protection of the building in the event of bush fire or that the building will not 

be adversely impacted upon. 

 

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

recommendations or suggestions 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 

 

Preliminary subdivision plan 
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APPENDIX B 

 

Asset Protection Zone Requirements - Appendix 4 PBP 2019  
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APPENDIX C  

 

Standards for Asset Protection Zones RFS 2005  
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