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1.0 Introduction 
This Town Planning Report includes a Statement of Environmental Effects to 
accompany a Development Application to Byron Shire Council to subdivide 
an existing urban allotment into two Torrens title lots. 

The following sections of this report relate to the matters summarised below: 

Section 2 – provides a description of the development site. 

Section 3 – provides a description of the proposed development. 

Section 4 – provides consideration of the proposed development having 
regards to the statutory requirements applying to the site. 

Section 5 – provides a conclusion to this report. 

In addition to these sections, Annexures include documentation of relevance 
to the proposed development and its site, including the plans of the proposed 
development. Figures are included throughout the document to provide 
details of the development and the development site. 

This Statement of Environmental Effects has been prepared in consideration of 
the form approved by the Planning Secretary and published on the NSW 
Planning Portal, which requires a Statement of Environmental Effects to 
document the following, where relevant to the proposal:  

a. the environmental impacts of the development. 
b. how the environmental impacts of the development have been 

identified. 
c. the steps to be taken to protect the environment or to lessen the 

expected harm to the environment. 
d. any matters required to be indicated by any guidelines issued by the 

Planning Secretary. 
e. drawings of the proposed development in the context of surrounding 

development, including the streetscape. 
f. development compliance with building heights, building height planes, 

setbacks and building envelope controls (if applicable) marked on plans, 
sections and elevations. 

g. drawings of the proposed landscape area, including species selected 
and materials to be used, presented in the context of the proposed 
building or buildings, and the surrounding development and its context. 

h. if the proposed development is within an area in which the built form is 
changing, statements of the existing and likely future contexts. 

i. photomontages of the proposed development in the context of 
surrounding development. 

j. a sample board of the proposed materials and colours of the facade. 
k. detailed sections of proposed facades. 
l. if appropriate, a model that includes the context. 

Note on the use of this document 

This document has been prepared for the use of Byron Shire Council, as the 
consent authority, for determining a Development Application for carrying out 
development on the site. The document is to be used to assist in the 
assessment of a Development Application and is not intended to be used for 
any other purpose. This document is protected by copyright.   
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2.0 Description of the site 
General 

The proposed development relates to a single allotment of land that is 
formally described as Lot 6 in Deposited Plan 701105. The property is located 
at No. 13 Palm Avenue, Mullumbimby. The allotment has an irregular 
configuration with a land area of 2,529 square metres. The property gains 
access from Palm Avenue to the west with a frontage 16 metres. The land falls 
up to 3.5 metres from the street frontage in the west towards the rear property 
boundary to the east.  

Refer to Figure 1 for a Locality Plan and to Figure 2 for an Aerial Photograph of 
the Site and Surrounds. A Survey Plan is provided within the Annexures of this 
report. 

Improvements and Land Uses 

The allotment is currently improved by a dwelling house and ancillary 
structures. Vehicle access to the dwelling is from Palm Avenue via an informal 
driveway over an existing kerb crossing. 

Zoning 

The property is located within the R2 Low Density Residential Zone under Byron 
Local Environmental Plan 2014.  

Surrounding Land Uses 

Residential lots containing single and double storey dwellings adjoin the 
subject site to the south-west, south and north-west. Council land and 
Chinbible Creek adjoins to the east. Residential lots are located on the 
opposite side of Chinbible Creek. 

Services 

The allotment has access to the following services: 

- Water Supply – the property has access to Council’s reticulated water 
supply.  

- Sewerage Connection – the property has a connection point to 
Council’s sewer network. A sewer main passes through the lot. 

- Telecommunications – provided to the allotment via Telstra/NBN 
infrastructure. 

- Electricity – accessible from overhead transmission lines administered 
by Essential Energy. 

- Stormwater drainage – stormwater drains to Chinbible Creek. 

- Waste and Recyclables Collection – available with roadside collection. 

Constraints 

Mapping by NSW Planning and Environment indicates that the property is 
within a flood area and is affected by bush fire constraints. Despite a sewer 
main passing through the property, no easements are registered within the 
allotment as part of Deposited Plan 701105. 
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Figure 1 – Locality Plan (NSW LPI) 

 

 
Figure 2 – Aerial Photograph of Site (Byron Shire Council) 
 

Development Site 
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3.0 Description of the proposal 
Development consent is sought to subdivide the 2,529 square metre property 
into two Torrens title allotments. The proposed subdivision seeks to establish Lot 
1 of 1,322 square metres (in the north of the site) and Lot 2 of 1,207 square 
metres (in the south of the site). Proposed Lot 1 encompasses the existing 
dwelling house. Proposed Lot 2 will be vacant of development. 

Vehicle access to both of the proposed allotments is to be via a new shared 
driveway from Palm Avenue. An existing kerb crossing will be widened to 
meet Council’s requirements. A concrete crossover and driveway is proposed 
within a reciprocal right of carriageway that extends into the property.  

New services are proposed per the concept plans provided within the 
Annexures of this Town Planning Report. No changes are proposed to the 
existing parking arrangements for the established dwelling. Full engineering 
details of access and service provision will be provided as part of the 
subsequent Subdivision Works Certificate application. 

Refer to the Annexures of this report for plans of the proposed development 
prepared by Town Planning Studio.  

 

 

 

Figure 3 – Proposed Lot layout (Town Planning Studio) 
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4.0 Statutory considerations 

4.1 NSW Environmental Planning and Assessment Regulation 2021 

The proposal does not raise any significant issues under the NSW 
Environmental Planning and Assessment Regulation 2021.  

4.2 Section 1.7 of the Environmental Planning and Assessment Act 1979 

Section 1.7 of the EP&A Act 1979 provides that the Act has effect subject 
to the provisions of Part 7 of the Biodiversity Conservation Act 2016 and 
Part 7A of the Fisheries Management Act 1994 that relate to the operation 
of this Act in connection with the terrestrial and aquatic environment. 

As the proposed development does not include any native vegetation 
removal works, no impacts arise in relation to the on the Biodiversity 
Conservation Act 2016 or the Fisheries Management Act 1994.  

 

 

 
Figure 4 – Biodiversity Values Mapping (NSW Planning & Environment) 
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4.3 Section 100B of the Rural Fires Act 1997 

The image below confirms that the site of the proposed development is 
located within a bush fire area. Refer to the Annexures of this Town 
Planning Report for a Bush Fire Assessment Report prepared by Bush Fire 
Certifiers. 

 
Figure 5 – Bush fire hazard mapping (NSW Planning & Environment) 

 

4.4 Matters for Consideration under Section 4.15 of the Environmental 
Planning & Assessment Act 1979 

4.3.1  Section 4.15(1)(a)(i) The Provisions of any Environmental 
Planning Instrument 

SEPP (Resilience and Hazards) 2021: Chapter 4 Remediation of land 

The subject allotment was registered as part of Deposited Plan 
701105 on 18 January 1984. The site contains an established 
dwelling house. The land has had continuous residential usage for 
over 50 years. The proposed development comprises the 
subdivision of the lot for continued residential use. The property is 
within an R2 Low Density Residential zone and is not known to have 
had any contaminating land uses. No contamination indicators 
were identified on site. The nature of the proposal and the context 
of the site are such that further assessment of contaminated land is 
not warranted as part of this Development Application. 
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Byron Local Environmental Plan (LEP) 2014 

LEP 2014 Land Use Table – Zone R2 Low Density Residential Zone 

The site is located within the R2 Low Density Residential Zone under 
Byron Local Environmental Plan 2014. Subdivision is permitted with 
the consent of Council in the zone via Clause 2.6. The Objectives of 
the zone are as follows: 

•  To provide for the housing needs of the community within a low 
density residential environment. 

•  To enable other land uses that provide facilities or services to 
meet the day to day needs of residents. 

The existing dwelling within the site will be retained. The proposed 
subdivision will create two allotments that exceed the prescribed 
minimum lot size and will contribute to the housing needs of the 
community in a low density residential environment. 

The proposed development is consistent with the objectives of the 
R2 Low Density Residential Zone.  

LEP 2014 Clause 2.6 – Subdivision consent requirements 

Clause 2.6 provides that land to which Byron LEP 2014 applies may 
be subdivided, but only with development consent. This application 
seeks development consent for the purpose of subdividing the 
subject property.  

LEP 2014 Clause 4.1 – Subdivision consent requirements 

This clause provides that a proposed lot must not be less than the 
minimum lot size shown on the Lot Size Map. The Lot Size Map 
prescribes that the minimum lot size for land in the R2 Low Density 
Residential is 600 square metres. Each of the proposed lots 
achieves this lot sizes.  

LEP 2014 Clause 5.21 – Flood Planning  

The subject property is mapped within Byron Shire Council’s web 
portal as being impacted by flooding in a 1 in 100 year event. Refer 
to the Survey Plan provided within the Annexures of this Town 
Planning Report show that the existing dwelling within the site has a 
floor level of RL 6.7m AHD. The levels of the land in the vicinity of the 
future building footprint are between 5.89m and 6.06m AHD. 
Condition No. 13 of Development Consent No. 10.2022.180.1 (for a 
nearby property) nominates a Flood Planning Level of 5.98m AHD 
for the locality. On this basis, it is anticipated that the future 
dwelling construction within Proposed Lot 2 can easily meet the 
Flood Planning Level with an appropriate design. The requirements 
of Clause 5.21 are set out in the table below with a comment 
provided in relation to each: 
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Objectives Comment 

i. to minimise the flood risk 
to life and property 
associated with the use 
of land, 

Future development can be been 
designed in response to the flood 
impacts of the locality. The Flood 
Planning Level for the locality can easily 
be achieved within this site to minimise 
risk to life and property. 

ii. to allow development on 
land that is compatible 
with the flood function 
and behaviour on the 
land, taking into 
account projected 
changes as a result of 
climate change, 

The proposal is submitted with 
recognition that this clause specifically 
allows for development that is 
compatible with flood function and 
behaviour. Future development will be 
designed to meet applicable flood 
controls. 

iii. to avoid adverse or 
cumulative impacts on 
flood behaviour and the 
environment, 

The proposal will not result in adverse or 
cumulative impacts on flood behaviour 
or the environment. 

iv. to enable the safe 
occupation and efficient 
evacuation of people in 
the event of a flood. 

Mullumbimby residents are provided 
with advanced warning of flooding 
should evacuation be required. 

 

Consent Considerations Comment 

Development consent must not be granted to development on land the 
consent authority considers to be within the flood planning area unless 
the consent authority is satisfied the development— 

(a) is compatible with the 
flood function and 
behaviour on the land, 
and 

The future dwelling within Proposed Lot 2 
will be appropriately designed that that 
it does not result in adverse impacts on 
flood behaviour and function. 

(b) will not adversely affect 
flood behaviour in a way 
that results in detrimental 
increases in the potential 
flood affectation of 
other development or 
properties, and 

As above. 

(c) will not adversely affect 
the safe occupation and 
efficient evacuation of 
people or exceed the 
capacity of existing 
evacuation routes for the 
surrounding area in the 
event of a flood, and 

The small scale development will not 
result in excess movements on 
evacuation routes. Mullumbimby 
residents are provided with advanced 
warning of flooding should evacuation 
be required. It is noted that parts of the 
property are not constrained by 
flooding in a 1 in 100 year event. 
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In the event of a flood, occupants will 
rely on directions from SES for 
evacuation options and timeframes. 

In the event of a major flood, the 
residents of the property will be able to 
safely take refuge within their respective 
dwellings.  

(d) incorporates appropriate 
measures to manage risk 
to life in the event of a 
flood, and 

Existing and future floor levels and 
positioning of the proposed 
development outside high hazard flood 
areas provide a sufficient level of safety 
for the occupants during a flood. 

(e) will not adversely affect 
the environment or 
cause avoidable erosion, 
siltation, destruction of 
riparian vegetation or a 
reduction in the stability 
of river banks or 
watercourses. 

The proposed development is located 
within previously cleared and gently 
sloping land. The proposal does not 
compromise any riparian vegetation or 
the stability of any river bank. 

In deciding whether to grant development consent on land to which 
this clause applies, the consent authority must consider the following 
matters— 

(a) the impact of the 
development on 
projected changes to 
flood behaviour as a 
result of climate change, 

Future construction within a level 
building area that requires only minor 
earthworks will not cause any projected 
changes to flood behaviour. 

(b) the intended design and 
scale of buildings 
resulting from the 
development, 

The proposed development is small in 
scale, comprising just one additional 
residential allotment. 

(c) whether the 
development 
incorporates measures 
to minimise the risk to life 
and ensure the safe 
evacuation of people in 
the event of a flood, 

Refer to comments under Item (c) in the 
table above. 

(d) the potential to modify, 
relocate or remove 
buildings resulting from 
development if the 
surrounding area is 
impacted by flooding or 
coastal erosion. 

The small scale development will 
contain a new dwelling that is capable 
of being removed should it be impacted 
by flooding. However, the positioning 
and finished levels of the development 
will be such that a satisfactory level of 
flood protection is provided. 
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Figure 6 – Flood Planning Area (Byron Shire Council) 

 

LEP 2014 Clause 6.6 – Essential services 

The subject allotment has access to required services as discussed 
in the table below: 

Required 
arrangements 

Comment 

The supply of water The allotment is supplied by Council’s reticulated 
water. The existing water meter will be retained 
within Proposed Lot 1. A second water meter will 
be installed within Proposed Lot 2. 

The supply of electricity Overhead electricity is supplied to the site 
administered by Essential Energy. Arrangements 
will be made with Essential Energy to provide 
power to Proposed Lot 2. No changes are 
proposed to the service to the existing dwelling 
within Proposed Lot 1. 

The disposal and 
management of 
sewage 

The subject land is connected to Council’s sewer 
network. A connection point is located at the 
front of the allotment. A new connection point is 
proposed within Lot 2. 

Stormwater drainage 
or on-site conservation 

Stormwater currently drains to Chinbible Creek 
at the rear of the site. A future dwelling within Lot 

Development Site 
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2 will provide controlled stormwater discharge to 
this natural waterway.  

Suitable vehicular 
access 

Vehicle access is proposed from Palm Avenue.  

NOTE: All access and service provision will be subject to 
detailed engineering designs that will be 
provided as part of the Subdivision Works 
Certificate Application. 

 

 

4.3.2  Section 4.15(1)(a)(ii) The Provisions of any Draft Environmental 
Planning Instrument 

No draft environmental planning instruments raise significant 
relevant implications for the proposal.  
 

4.3.3  Section 4.15(1)(a)(iii) The Provisions of any Development 
Control Plans 

Byron Development Control Plan (DCP) 2014 

DCP 2014 Chapter B1 – Biodiversity 

Chapter B1.1.4 of Development Control Plan 2014 provides that 
there are two major assessment pathways which affect the level of 
biodiversity assessment and the information required to support a 
Development Application (refer to diagram below). The controls 
outline that the appropriate pathway depends on whether or not 
the proposed development triggers the Biodiversity Offset Scheme 
(BOS) under the Biodiversity Conservation Act. 
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Section 4.2 of this Town Planning Report confirms that the 
Biodiversity Offset Scheme is not triggered by the proposed 
development. It is noted from Figure 7 below that the development 
site is located to the south of mapped High Environmental Value 
vegetation. Refer to comments under Chapter B2. 

 

 
Figure 7 – High Environmental Value Vegetation mapping (Byron 
Shire Council) 

 

DCP 2014 Chapter B2 – Tree and Vegetation Management 

Chapter B2.2 provides that the vegetation listed in the table below 
is declared under Part 3 clause 9(1), (2) of the State Environmental 
Planning Policy (Vegetation in non-rural areas) 2017: 

Declared Vegetation Comment 

b. All vegetation mapped as High 
Environmental Value (HEV); 

The proposed development 
does not affect any 
vegetation that is mapped 
within Byron Shire Council’s 
GIS as being of High 
Environmental Value (HEV). 
No works are proposed that 
will affect the mapped 
vegetation to the north of 
the subject property. 

Development Site 
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c. All red flags within Table 3 of 
DCP Chapter B1 Biodiversity 
(Appendix 1); 
NOTE: These include: 
- HEV Vegetation 
- Wildlife Corridors 
- Threatened/Significant 

Species 
- Koala Habitat 
- Waterways/Riparian Areas 
- Flying Fox Camps 
- Very Large Native Trees  
- Stages & Hollow-Bearing 

Trees 
- Raptor Nests 

The proposed development 
does not affect any ‘red 
flag’ vegetation. However, 
a future dwelling 
construction within 
Proposed Lot 2 is located 
within 50 meters of a fourth 
order stream. Refer to 
comments under Chapter 
B1.2.1 below. 

d. All koala use tree species found 
in Schedule 2 of the Koala 
Habitat Protection SEPP specific 
to the North Coast Koala 
Management Area (Appendix 
2); 

The proposed development 
does not affect any trees 
that are koala tree species. 

e. All vegetation on land zoned E2 
or E3; 

The property is not within an 
E2 or E3 zone. 

f. All native vegetation within 50m 
of a fourth order stream or river, 
or within 20m of a second or 
third order stream; 

The proposed development 
does not affect any native 
vegetation that is within 50 
metres of the adjacent 
fourth order stream, or 20 
metres of a second or third 
order stream. 

g. All native trees within a non-
rural area >150cm diameter at 
breast height (DBH); 

The proposed development 
does not affect any trees 
that have a DBH of greater 
than 150cm. 

h. Any tree (native or non-native) 
that contains a hollow; 

The proposed development 
does not affect any trees 
that contain a hollow.  

i. Very large trees (non native) of 
significant cultural or amenity 
value (e.g. Norfolk pine); 

The proposed development 
does not affect any very 
large trees that are of 
significant cultural or 
amenity value. 

j. All native vegetation that 
supports threatened species 
and their habitat (e.g. koala 
use trees that provide linkages 
within urban areas); 

The proposed development 
does not affect any trees 
that support threatened 
species and their habitats. 

k. All native vegetation on 
publicly owned or managed 
land including road reserve; 

The proposed development 
does not affect any native 



Town Planning Report – Lot 6 DP 701105, No. 13 Palm Avenue, Mullumbimby 

Page 14 

vegetation within publicly 
owned or managed land. 

l. Where the native vegetation is 
a heritage item or within a 
heritage conservation area 
under the BLEP 2014 and does 
not otherwise require 
development consent as per 
the BLEP 2014; 

The proposed development 
does not affect any native 
vegetation that is a 
heritage item or that is 
within a heritage 
conservation area. 

However, Chapter B2.2.1 lists a number of Exemptions as listed in 
the table below: 

Exemption Comment 

1. The removal of vegetation 
that is authorised under 
Section 60O of the Local 
Land Services Act 2013. 

Not applicable in this case. 

2. Native vegetation that 
Council or the Native 
Vegetation Panel is satisfied is 
dead and is not required as 
habitat for native animals 
(see B2.2.4). 

Not applicable in this case. 

3. Native vegetation that 
Council is satisfied poses an 
unacceptable risk to human 
life or property (see B2.2.4). 

Not applicable in this case. 

4. Vegetation affected by works 
under State Environmental 
Planning Policy 
(Infrastructure) 2007 defined 
as exempt development. 

Not applicable in this case. 

5. Any tree where the nearside 
trunk is 3 metres from the 
nearest external wall of a 
lawfully approved existing 
permanent dwelling or 
manufactured home that is 
located on the same 
property. This does not apply 
to listed threatened species 
and ecological communities 
or areas mapped as koala 
habitat identified within the 
Byron Coast Comprehensive 
Koala Plan of Management 
or identified under the Koala 
Habitat Protection SEPP. A 
permit will be required in 
those instances. 

Not applicable in this case. 
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6. Any non-native and /or 
invasive tree species listed in 
Appendix 3, regardless of size. 

Not applicable in this case. 

7. Vegetation declared under 
the Biosecurity Act 2015 as a 
Mandatory Measure or 
above (see BSC Invasive Plant 
Species list) 

Not applicable in this case. 

8. Trees or saplings of Camphor 
laurel (Cinnamomum 
camphora) if under 5m tall. 

Not applicable in this case. 

9. Vegetation removal that is 
subject to works under an 
approved Vegetation 
Management Plan or 
Biodiversity Conservation 
Management Plan. 

Not applicable in this case. 

10. Restoration activities 
undertaken by landholders 
applying current ‘best 
practice’ camphor 
conversion techniques (e.g. 
Subtropical Rainforest 
Restoration 3rd Edition, Big 
Scrub Landcare). 

Not applicable in this case. 

 

It is acknowledged that the proposed development will be located 
within 50 metres of a fourth order stream. However, the proposed 
works have been positioned to minimise impacts on native 
vegetation. The proposed development is to be carried out within 
previously cleared residential land that is free of native trees. The 
Bush Fire Assessment that has been provided with the Development 
Application requires an asset protection zone of just 9 metres on 
the eastern side of the future dwelling within Proposed Lot 2. See 
extract from this report below. On this basis, it is not anticipated that 
any clearing works will be required for a future dwelling 
construction within Proposed Lot 2.  
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DCP 2014 Chapter B1.2.1 – Development Envelope Controls 

Chapter B1.2.1 includes recommended buffer setbacks to 
nominated ‘red flag areas’ such as high ecological value 
vegetation and streams. The proposed development is not located 
within a buffer area of any high ecological value vegetation. It is 
acknowledged that a fourth order stream is located to the east of 
the development site. However, the proposed subdivision relates to 
an existing residential allotment that already contains development 
within 50 metres of this waterway. As no native vegetation removal 
is required for the proposed subdivision or the construction of a 
future dwelling house within the vacant allotment (Lot 2), the 
development is not considered to result in conflicts with the 
objectives of Chapter B1. A minor variation to the 50 metre 
development envelope provisions of Chapter B1.2.1 is requested in 
this case. 

DCP 2014 Chapter D6 – Subdivision 

DCP 2014 Chapter D6.2.1 – Subdivision Design Guidelines 

Objectives Comment 

1. Site Design A Site and Context Analysis Plan accompanies this 
Development Application. 

2. Climate 
Control and 
Aspect 

The topography of the site allows for good solar access to 
each of the proposed lots. The gentle fall of the land 
accommodates development sites that do not significantly 
overshadow one another and will have access to summer 
breezes. 

3. Hazards Bush fire and flooding hazards can be appropriately 
managed. 

4. Vegetation 
Removal 

No vegetation removal is proposed. 

5. Riparian 
Buffers and 
Land Fronting 
Watercourses 

The site is not within a buffer area to coastal wetlands.  

6. Landscaping The proposed infill subdivision does not create any 
additional roadways to require new landscaping or street 
plantings. 

7. Roads No additional roadworks are proposed. 

8. Street 
Lighting 

The proposed infill subdivision does not create any 
additional roadways to require new lighting. 

9. Public Open 
Space and 
Public 
Reserves 

Byron Section 7.11 Developer Contributions Plan 
appropriately levies funds for public open space provision. 

10. Stormwater 
Management 

Stormwater currently drains to Chinbible Creek at the rear of 
the site. A future dwelling within Lot 2 will provide controlled 
stormwater discharge to this natural waterway. 

11. Utility Services All required utility services are available at the proposed 
allotments. 
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12. Provision of 
Potable 
Water Supply 

The land is connected to Council’s reticulated water 
infrastructure. A new connection will be provided to the rear 
lot. 

13. Sewer Sewer connection is available to each of the proposed 
allotments. 

14. Strata Title, 
Community 
Title and 
Stratum 
Subdivision 

Not Applicable. 

DCP 2014 Chapter D6.4 – Urban Residential Subdivision 

DCP 2014 Chapter D6.4.1 – Lot Size and Shape 

Objectives Comment 

1. To provide lots of sufficient size to 
satisfy the needs of future residents, 
and which will accommodate well 
designed and innovative 
development 

The proposed allotments have sufficient 
area to accommodate residential 
development. 

2. To encourage diversity in lot size and 
opportunities for a variety of housing 
choice 

The proposed configuration supports a 
variety of housing design within Byron 
Shire. 

3. To ensure that lot design takes into 
account the natural features of the 
site and locality. 

The proposed allotments have been 
designed having regards to the slope 
and physical limitations of the land. 

 

Performance Criteria Comment 

1. Lots must be of sufficient area to 
allow for the siting of a dwelling and 
ancillary buildings, including provisions 
for private open space, solar access, 
vehicle access and parking.  Lots must 
provide sufficient effluent disposal 
areas where required. 

The proposed allotments provide 
sufficient area to facilitate a dwelling 
house and ancillary buildings. A 12m x 
15m indicative building envelope is 
nominated within the development 
plans. 

2. Lot sizes must enable dwellings and 
driveways to be sited to protect 
natural or cultural features, and must 
respond to site constraints including 
topography, bushland, soil erosion, 
drainage, and bushfire risk. 

No natural or cultural features are 
compromised by the proposed 
development. 

3. To provide useable areas, lot sizes 
may need to be increased where sites 
are steep or contain significant 
constraints or landscape features 
including watercourses and 
easements. 

The proposed lots are capable of 
accommodating usable private open 
space within the property.  

4. Lot design must enable the 
construction of a built form that is 
sympathetic to the established 
character of the area. 

The surrounding residential area 
contains a mix of single and double 
storey dwellings, as well as dual 
occupancy development. The 
proposed eastern allotment supports 
future housing that is sympathetic to this 
established character. 
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Prescriptive Measures Comment 

1. Lot sizes must not be less than the minimum area 
specified in Byron LEP 2014 on the lot size map. 

The proposal 
complies as 
described under 
LEP Clause 4.1 
above. 

2. For lots that are not typical rectangular shaped lots, 
Table D6.1 indicates Council's preferred minimum lot sizes in 
urban subdivisions: 

 

As above. 

3. Proposed lots containing existing dwellings must not result 
in that lot having a floor space ratio lower than that 
specified on the floor space ratio map. 

The subdivision will 
not create a non-
compliant Floor 
Space Ratio.  

4. Lots must provide an appropriate shape and area to 
accommodate an unconstrained building envelope with 
minimum dimensions of 12 metres by 15 metres. 

Sufficient space is 
nominated within 
each lot to 
accommodate 
the existing 
dwellings and a 
12m x 15m building 
envelope. 

5. Hatchet-shaped lots must have a minimum frontage of 6 
metres (i.e. 3 metre driveway and provision for services, 
landscaping etc).  This may translate as 3 metres frontage 
each if reciprocal rights of carriageway provide shared 
access to 2 or more adjoining lots.  Consideration will be 
given to a further reduction in lot width for four or more lots 
where the pavement widths comply with the Northern 
Rivers Development and Design Manual. 

The proposal 
includes an access 
handle which 
provides a 3m 
frontage for 
Proposed Lot 2.  

6. The access handle of hatchet-shaped lots must be 
landscaped in accordance with the requirements of 
Chapter B9 Landscaping.  A landscaping plan must be 
submitted with the development application for 
subdivision.  Such details could incorporate, for example a 
meandering driveway with landscaping elements, passing 
bays, different pavement treatments and kerb blisters 
incorporating landscaping beds. 

The access handle 
contains existing 
landscaping which 
will remain in situ.  

 
DCP 2014 Chapter D6.4.2 – Access Design 

Objective Comment 

1. To ensure provision of safe and 
effective access to properties. 

Each of the proposed allotments have 
safe and effective access. Refer to the 
development plans within the 
Annexures of this report. 

 

Performance Criteria Comment 
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1. Driveways and access must form an 
integral part of the overall design of 
the subdivision. 

Each of the proposed lots have access. 
Refer to the development plans 
attached to this report. 

2. Driveway and access design is to 
provide a safe and efficient 
entrance/exit to individual lots. 

Access to each lot has been designed 
to be safe and efficient. 

 

Prescriptive Measures Comment 

1. Applications must demonstrate that 
vehicle access can be provided to 
each lot created by the subdivision in 
accordance with Chapter B3 Services.  
In certain circumstances, due to 
topography and other constraints, the 
driveway will need to be designed 
and constructed at the subdivision 
stage.   

Refer also to comments below under 
Section B4.2.3. 

2. Additional standards may apply in 
bushfire prone areas as per the 
requirements of the NSW Rural Fire 
Service. 

The site is located within a bush fire 
area. Refer to the Annexures of this 
Town Planning Report for a Bush Fire 
Assessment Report. 

DCP 2014 Chapter B4.2.3 – Vehicle Access and Manoeuvring Areas 

Objectives Comment 

1. Driveways and manoeuvring areas 
are to be designed and constructed 
in accordance with the requirements 
of the current editions of Australian 
Standard 2890 and the Northern Rivers 
Local Government Development & 
Design Manual.  

A shared access driveway is proposed. 
Full details will be provided within 
Engineering Plans to be submitted with 
the Subdivision Works Certificate 
Application. 

2. All parking and service areas shall 
be provided with sufficient 
manoeuvring areas to allow vehicles 
to enter and leave the site in a 
forward direction.  Dwelling houses 
and dual occupancy developments 
are exempt from this requirement 
except when located on roads with 
high traffic volumes or with short sight 
distances, or on roads with other 
traffic safety issues.  

As above. Sufficient area is available 
within each of the proposed allotments 
for vehicle manoeuvring. 

3. Designs for manoeuvring areas are 
to be in accordance with the current 
editions of Australian Standard 2890 
and must include a swept path 
analysis for the relevant design 
vehicle. 

As above. 

4. Driveways, manoeuvring areas and 
parking areas, including loading & 
unloading areas, should be sealed 
with an all weather surface, such as 
asphalt, bitumen seal, concrete, 
pavers or other similar treatment. 
Porous paving should be provided, 
where soils are capable of high 
infiltration rates, for parking spaces 
(other than those for people with 
disabilities) and domestic driveways. 
Gravel surfaces are generally not 

A concrete driveway surface is 
proposed.  
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acceptable in urban locations and 
some rural situations (issues such as 
noise, dust, and erosion need to be 
considered). 

6. Internal driveways for more than 
three dwellings should have a 
minimum driveway width of 5.5 metres 
to facilitate two-way access.  The 
driveway width may be reduced to a 
minimum width of 3.5m where there 
are no potential internal driveway 
conflicts or traffic safety issues having 
regard to the following:  

a) a minimum driveway width of 5.5m 
is provided for at least the first 6 m 
from the property boundary;  

b) adequate passing opportunities 
are provided;  

c) good sight distance is available;  

d) slope of driveway is not excessive;  

e) frontage roadway has less than 
3000 vehicle trips per day; 

f) traffic and pedestrian volumes on 
the driveway.  

A single driveway is proposed to be 
shared between two lots only. However, 
engineering designs will ensure that 
sufficient width is provided in the access 
driveway to accommodate future 
increases in residential density within the 
property. 

7. Where driveways are to be 
negotiated by a waste collection 
vehicle, they must have a maximum 
gradient of 16% at any one point. 

No driveways are required to be 
negotiated by a waste collection 
vehicle. 

 

 

4.3.4  Section 4.15(1)(b) The likely Impacts of the Proposed 
Development 

In assessing the subject proposal, Council must consider the likely 
impacts of the development, including environmental impacts, on 
both the natural and built environments, and social and economic 
impacts in the locality. 

This Section of the Statement of Environmental Effects indicates the 
following matters, where relevant to the proposal: 

(a) the environmental impacts of the development, 
(b) how the environmental impacts of the development have 

been identified, 
(c) the steps to be taken to protect the environment or to lessen 

the expected harm to the environment. 

The following actions were applied to assist in identifying potential 
impacts from the proposed development: 

- An inspection of the site on 28 November 2023. 
- Review of aerial photography to identify vegetation cover 

and the position of development within the site and 
surrounding properties. 
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- Review of environmental planning tools including vegetation 
mapping, koala habitat mapping, BDAR mapping, stream 
mapping, constraints mapping and zoning mapping. 

- Review of historic planning approvals to confirm existing and 
past land uses within the site and adjoining properties. 

Economic Impacts 

The proposal is likely to result in positive economic impacts through 
the creation of additional lots within the Mullumbimby township. 
The proposal will require the engagement of local consultants and 
tradespersons to design and complete access and service 
connections for each lot. 

Social impacts 

The development site is located within the Mullumbimby residential 
locality. Residential properties surround the development site in all 
directions (noting those on the opposite side of Chinbible Creek). 
The proposed development will not adversely affect residents 
within the immediate or extended neighbourhood.  

Impacts on the Built Environment 

As the subdivision requires only minor building works (installation of 
underground services and an access driveway), no adverse 
impacts on the built environment will arise from the proposal. 

 

Impacts on Traffic and Car Parking 

Adequate area is available within the site for vehicle parking as 
required. Sufficient manoeuvring area is available to allow vehicles 
to exit in a forward direction. Palm Avenue is a cul-de-sac and has 
low traffic volumes. 

Impacts on the Natural Environment 

No vegetation works are proposed as part of the subdivision. The 
site is not in a sensitive environmental area. It is removed from 
coastal wetland vegetation. No adverse impact on the natural 
environment are anticipated from the proposed subdivision works. 

 

4.3.5  Section 4.15(1)(c) Suitability of the Site for the Proposed 
Development 

The development site comprises a 2,529 square metre allotment 
located within the Byron Bay urban area. The land is within the R2 
Low Density Residential Zone under Byron Local Environmental Plan 
2014.  
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The allotment contains an existing dwelling house and ancillary 
structures. The land has sufficient area to meet Byron Shire Council’s 
minimum subdivision lot size controls. Direct access is available to 
each of the proposed lots from the public street system. Urban 
services are also available from the adjacent road reserve and 
underground mains. Bush fire constraints can be managed in 
accordance with the attached report. The subject land is assessed 
as being suitable for subdivision. 

 

4.3.6  Section 4.15(1)(e) The Public Interest 

The proposed subdivision development does not compromise the 
public interest. The proposed development meets Byron Shire 
Council’s development controls for urban subdivision.  

 

5.0 Conclusion 

The proposal seeks to subdivide the 2,529 square metre site into two allotments 
of 1,322 square metres and 1,207 square metres. The proposed development 
has considered the requirements of Byron Local Environmental Plan 2014 and 
Development Control Plan 2014. 

The proposal is permitted with consent within the R2 Low Density Residential 
Zone under Byron Local Environmental Plan 2014. It is consistent with the 
objectives of the zone and does not detract from the surrounding residential 
land uses. 

The proposal aligns with the planning controls of Byron Shire Council. The 
development provides compliant lot sizes and is considered to be suitable for 
the proposed development. 

This report addresses the matters for consideration under Section 4.15 of the 
Environmental Planning and Assessment Act 1979 and relevant planning 
instruments. It is considered that sufficient information has been provided to 
assess the proposal as a Development Application in light of the issues 
identified. However, please advise the Applicant should further information be 
required to address any issues that may arise during assessment. 

 

.    .     .      .       .       .      .     .    . 
Joe Davidson  
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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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