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Disclaimer 
 
Legal status: This report has been prepared as a submission document in support of a Planning 
Proposal to Council and in instances may rely upon information provided by a number of external 
sources including Councils, State Government Agencies and it is assumed that the information 
provided was accurate at the time. This report cannot be relied upon for commencement of works 
or construction until such time as it has been endorsed or otherwise included within the consent 
conditions issued by Council as part of the DA determination. 4.14 applications (under the 
Environmental Planning and Assessment Act 1979) and all infill development applications may 
be referred by Council to the NSW Rural Fire Service for review and concurrence during the DA 
process. S100B applications under the Rural Fires Act 1997 (subdivisions and Special Fire 
Protection Purpose Developments), Flame Zone determinations and Alternate Solutions must be 
referred by Council to the NSW Rural Fire Service for review and receipt of a Bushfire Safety 
Authority (BSA) or other such recommended conditions from the NSW Rural Fire Service before 
the consent can be granted. The onus is on the applicant to cross reference this document with 
any conditions of consent issued by Council or any requirements supplied by the NSW Rural Fire 
Service following development approval. The onus is on the applicant to provide them to us and 
request this review. Where any discrepancy between this document and the development 
approval or the NSW Rural Fire Service requirements is found, the conditions of consent always 
take precedence until such time as an application to review, amend or vary these conditions is 
approved. 
  
  
Disclaimer: This report has been prepared with due care and diligence by Firebird EcoSultants 
Pty Ltd and the statements and opinions contained in this report are given in good faith and in the 
belief on reasonable grounds that such statements and opinions are correct and not misleading 
bearing in mind the necessary limitations noted in previous paragraphs. Further, no responsibility 
is accepted by Firebird ecoSultants Pty. Ltd. or any of its officers or employees for any errors, 
including errors in data which is supplied by a third party, or which Firebird ecoSultants Pty. Ltd. 
is required to estimate, or omissions howsoever arising in the preparation of this report, provided 
that this will not absolve Firebird ecoSultants Pty. Ltd. from liability arising from an opinion 
expressed recklessly or in bad faith.    Any representation, statement of opinion, or advice 
expressed or implied in this document is made in good faith on the basis that Firebird ecoSultants 
Pty. Ltd. employees and / or agents are not liable (whether by reason of negligence, lack of care 
or any other reason ) to any person, company or their agents for any damage or loss whatsoever 
which has occurred or may occur in relation to that person taking or not taking (as the case may 
be) action in respect of any representation, statement or advice referred to above. 
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Executive Summary  
A Bushfire Threat Assessment Report has been prepared by Firebird ecoSultants Pty Ltd at the 
request of Raheja Projects for a proposed boom gate installation and change of use from existing 
storeroom to staff accommodation building at Kosciusko Mountain Retreat, Wilsons Valley NSW 
2624. This report forms part of a Development Application (DA) to be submitted to the Department 
of Planning, Housing, and Infrastructure. 
 
The proposed development is located within the existing Kosciusko Mountain Retreat which is 
captured under the Snowy Mountains Special Activation Precinct (Snowy SAP). In accordance 
with Section 11.5 of the Snowy SAP, all new development in the alpine precinct must comply with 
the NSW RFS document Planning for Bushfire Protection 2019 (PBP, 2019). However, as the site 
is existing, the proposed development is to meet the requirements for Special Fire Protection 
Purposes Infill in Alpine Resort Areas as set out in Section 6.6 of PBP 2019. The proposed 
development must also consider Section 11.5 of the Kosciusko National Park Plan of 
Management in accordance with State Environmental Planning Policy (Precincts Regional) 2021 
(Alpine SEPP). 
 
The proposed development is classified as integrated development being that the existing site is 
a Special Fire Protection Purposes development and the Department of Planning, Housing and 
Infrastructure will refer the DA to the NSW Rural Fire Service. A Bush Fire Safety Authority (BFSA) 
will be obtained with General Terms of Approval to update the existing BFSA dated 4th January 
2005. While the 2005 BFSA remains a historical reference, the controlling standard for this SFPP 
infill development is now PBP 2019 (Section 6.6), which supersedes older guidelines. Refer to 
Appendix D for previous BFSA.  
 
The aim of PBP 2019 is to provide for the protection of human life and minimise impacts on 
property from the threat of bush fire, while having due regard to development potential, site 
characteristics and protection of the environment.  
 
The specific objectives that apply to SFPP infill development in the alpine resort areas are as 
follows: 
 

〉 Provide an appropriate defendable space; 
 

〉 Provide a better bush fire protection outcome for existing structures (e.g. via ember 
protection measures); 

 
〉 Ensure new building work complies with the construction standards set out in AS3959; 

 
〉 To ensure ongoing management and maintenance responsibilities are in place where 

APZs are proposed outside of the sub lease or leasehold area; 
 

〉 Written consent from the land managers is provide for all proposed works outside of the 
sub lease or leasehold area;  
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〉 Proposed APZs outside of the sub lease or leasehold area are supported by a suitable 
legal mechanism to ensure APZs are managed under a binding legal agreement in 
perpetuity; 
 

〉 Ensure building design and construction standards enhance the chances of occupant and 
building survival; and 
 

〉 Provide safe emergency evacuation procedures. 
 

The following recommendations have been provided for the proposed development to meet the 
requirements of SFPP Infill development in Alpine Resort Areas: 
 

1. Asset Protection Zones - 
The APZ provides space and reduced fuel loads to ensure radiant heat levels at the 
buildings are below critical limits and to prevent direct flame contact. 
 
The established areas of managed land implemented in accordance with the Bushfire 
Protection Plan (refer to Appendix B) and previous DA Determination Schedule as 
supported by NSW RFS (refer to Appendix C and Appendix D) are suitable for compliance 
with the managed land as set out in Table A1.12.7 – FFDI 50 – Alpine areas. 
 
As the proposed boom gate is classified as a class 10a structure, there are no 
requirements for compliance in accordance with Section 8.3.2 in PBP 2019. No habitable 
structures, including the proposed change of use from storeroom to staff accommodation, 
occurs within 6m of the proposed boom gate location. 
 
The existing storeroom that is to be converted to staff accommodation is constructed to a 
standard appropriate for the alpine area with the following areas of managed land already 
established within the Kosciusko Mountain Retreat: 
 
 North for a minimum distance of 52m; and 
 West for a minimum distance of 30m. 

 
It is noted that as the site is located within the Kosciusko National Park, the standard APZ 
maintenance set out in Appendix 4 cannot apply due to regard for the ecological 
constraints of the site. Regular lawn maintenance is undertaken as well as removal of tree 
barks/debris so as to not contribute to the fuel loads within the park. 
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2. Construction Standards - 
Construction standards seek to increase the protection of the habitable buildings from 
bushfire. The shorter the APZ (distance between the external wall of the habitable building 
and the unmanaged vegetation), then the higher the construction standard, which is 
referred to as the BAL. 
 
Based on the established areas of managed land provided above, the proposed staff 
accommodation building has been assessed as compliant with the appropriate 
construction standards for alpine conditions and provides a reasonable level of bushfire 
resilience. 
 
No construction requirements / BAL ratings will be imposed on the proposed boom gate 
installation as the structure is classified as 10a and occurs >6m from any habitable 
structures. 
 
As the proposal development occurs in the Kosciusko National Park, large-scale clearing 
to achieve the standard APZ is not feasible. Rather, maintenance of minimal vegetation 
and debris (mowing, debris removal) is conducted around the buildings. Existing alpine 
construction standards provide a reasonable level of bushfire resilience. As such, the 
proposed staff accommodation aligns with SFPP guidelines under PBP 2019. 
 

3. Access - 
Access standards provide for emergency evacuation and firefighting operations. 
 
The Bushfire Protection Plan (refer to Appendix B) as recommended by the previous 
BFSA (refer to Appendix D) details the establishment of a firefighting trail around the 
habitable structures of the Kosciusko Mountain Retreat. Access was recommended to 
comply with the requirements of section 4.3.2 in Planning for Bushfire Protection 2001. 
While the 2005 BFSA remains a historical reference, the controlling standard for this SFPP 
infill development is now PBP 2019 (Section 6.6), which supersedes older guidelines.  
 
The performance criteria for general access in SFPP development states “firefighting 
vehicles are provided with safe, all-weather access to structures and hazard vegetation”.  
The Kosciusko Mountain Retreat has existing direct access to Kosciusko Road via a two-
wheel drive, all weather road. All internal roads provide direct access to habitable 
structures within the site and these are through roads. 
 
The proposed boom gate installation is to provide control over vehicles entering and 
exiting the Kosciusko Mountain Retreat. The proposed boom gates provide a separate 
lane for entering and existing the site. The proposed boom gate will include a mechanical 
override key to allow staff to disengage the motor and manually lift the arm if power fails. 
A dedicated procedure outlining these steps – covering the location of the override key, 
battery backup operation, and staff roles – will be included in the Park Management Plan. 
In the event of a complete power outage, staff are available on-site 24/7 to unlock and lift 
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the barrier. This ensures that emergency services will be provided with direct access to 
the property at all times and maintains compliance with SFPP requirements. 
 
Given the above and the additional firefighting trail within the site, the existing access is 
compliant with the performance criteria in PBP 2019. 

 
4. Water and Utility Services 

A water supply is required for firefighting operations. 
 

The existing water supply to the Kosciusko Mountain Retreat is sufficient for the purposes 
of firefighting operations in the event of a bushfire. 
 
The property features underground fire hydrants (mains pressure) and a centrally located 
fire hose reel. Additionally, Sawpit supplies 2x potable water tanks; one metal tank with 
100KL capacity & one concrete tank with 110KL capacity. These are gravity fed from 
upstream weir. 
 
Annual fire inspections are performed across the premises. Both the drying room and staff 
room have interconnecting fire alarms and evacuation plans are displayed in every unit. 
These measures align with the site’s bushfire safety obligations under PBP 2019. 
 

5. Emergency Management 
Provide suitable emergency and evacuation arrangements for occupants. 
 
A park management plan is already existing for the site which includes a bushfire strategy. 
This is to be updated to include: 

 
 The new staff accommodation details 
 The boom gate override procedure 
 The fire evacuation plans for the drying room and staff room, highlighting 

hydrant/hose reel locations. 
 

Noted that annual fire inspections are performed across the premises. Both the drying 
room and staff room have interconnecting fire alarms and evacuation plans are displayed 
in every unit. These measures align with the site’s bushfire safety obligations under PBP 
2019. 

 
This report provides recommended information to assist the RFS in determining 
compliance in accordance with the PBP 2019 and AS 3959-2018. In conclusion, subject to 
the implementations detailed in this report, the proposal will be acceptable from a bushfire 
perspective. 
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Sarah Jones 
B.Env.Sc., G.DIP.DBPA (Design for Bushfire Prone Areas) 
BPAD-A Certified Practitioner (BPD-26512) 
Ecologist / Bushfire Planner 
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Terms & Abbreviations 

Abbreviation Meaning 

APZ Asset Protection Zone 

AS2419 -2017 Australian Standard – Fire Hydrant Installations 

AS3959-2018 Australian Standard – Construction of Buildings in Bush Fire 
Prone Areas 

BCA Building Code of Australia 

BPA Bush Fire Prone Area (Also Bushfire Prone Land) 

BFPL Map Bush Fire Prone Land Map 

BPMs Bush Fire Protection Measures 

BFSA Bush Fire Safety Authority 

CC Construction Certificate  

EPA Act NSW Environmental Planning and Assessment Act 1979 

FDI Fire Danger Index 

FMP Fuel Management Plan 

ha hectare 

IPA Inner Protection Area 

LGA Local Government Area 

OPA Outer Protection Area 

PBP Planning for Bushfire Protection 2019 

PoM Plan of Management 

RF Act Rural Fires Act 1997 

RF Regulation Rural Fires Regulation 

SMR Snowy Monaro Regional Council  
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1 INTRODUCTION 
Firebird ecoSultants Pty Ltd has been engaged by Raheja Projects to undertake a Bushfire 
Threat Assessment (BTA) for a proposed boom gate installation and change of use from 
existing storeroom to staff accommodation building at Kosciusko Mountain Retreat, Wilsons 
Valley NSW 2624, hereafter referred to in this report as ‘the site’ (Refer to Figure 1-1).  

 
The intent of the BPMs is to minimise the risk of bush fire attack and provide protection for 
emergency services personnel, residents and others assisting firefighting activities, while 
having regard for the natural environment of Kosciusko National Park.  

 
This assessment has been based on the hazards within the site and surrounds in January 
2025.   

1.1 Site Particulars 

Locality:                              7693 Koscisuko Road, Wilsons Valley 2624  

LGA:                                    Snowy Monaro Regional Council  

Lot / DP:                              Lot 30 / DP725492 

Current Land Use:             C1: National Parks and Nature Reserves 

1.2 Description of Proposal 

The proposal is for a boom gate installation and change of use from existing storeroom 
to staff accommodation building at Kosciusko Mountain Retreat, Wilsons Valley NSW 
2624.  Refer to Appendix 1 – Site Layout and Plans.
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Figure 1-1: Site Location (Six Maps) 
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Figure 1-2: Bushfire Prone Land Map (NSW Planning Portal) 
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2 METHODOLOGY 

2.1 Vegetation Assessment 
Vegetation surveys and vegetation mapping carried out on the site has been undertaken 
as follows: 
 

• Aerial Photograph Interpretation to map vegetation cover and extent 
• Confirmation of the vegetation assemblage typology present. 

2.2 Slope Assessment 
Slope assessment has been undertaken as follows: 
 

• Aerial Photograph Interpretation in conjunction with analysis of electronic contour 
maps with a contour interval of 2m using Spatial Map Viewer. 

 
 
 



 

 
Bushfire Threat Assessment – Kosciusko Mountain Retreat, Wilsons Valley NSW 2624 Page 14 

3 SITE ASSESSMENT 
The following assessment has been undertaken in accordance with the requirements of 
PBP (RFS, 2019).  

3.1 Vegetation Assessment 
In accordance with PBP (RFS 2019), an assessment of the vegetation and slope over a 
distance of 140m in all directions from the site was undertaken. Vegetation that may be 
considered a bushfire hazard was identified in all directions from the site.  Refer to Table 
3-1 for Vegetation and Slope Assessment and Figure 3-1 Vegetation Map.   
 

Table 3-1: Vegetation Classification for Proposed Boom Gate and Staff Accommodation 

Direction Vegetation Type Slope Assessment 

North 
Managed Land followed by forest 

vegetation Downslope 10-15° 

East Managed Land  N/A 

South Managed Land N/A 

West Forest vegetation Upslope 

 
NOTE: the areas of the site for distances of 80m Northwest and South of any habitable buildings 
and to the property boundary on all other elevations has been adopted as per the Bushfire 
Protection Plan prepared by KL & CM Gordon Drafting Service and dated 10/11/2004. Refer to 
Appendix B for Bushfire Protection Plan. 
 
The biodiversity assessment prepared by WSP dated 22/03/2022 describes the existing condition 
of the vegetation surrounding the camping grounds/cabins as low condition. This shows that the 
understorey and ground layer are disturbed/managed and will continue so as part of the Bushfire 
Protection Plan while retaining canopy trees to address ecological habitat significance. Refer to 
Appendix F for Figure 14.1 showing biodiversity constraints of the Kosciusko Tourist Park sub 
precinct.
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4 BUSHFIRE PROTECTION ASSESSMENT 

4.1 Asset Protection Zones (APZ) 
The PBP (RFS, 2019) guidelines has been used to determine the widths of the APZs 
required for habitable buildings within the site using the vegetation and slope data 
identified in Section 3-1 of this report. 
 
The site lies within the Kosciusko National Park alpine area therefore is assessed under 
a FDI rating of 50.  Using the results from the Site Assessment (section 3-1 of this report) 
the deemed to satisfy APZ requirements for the proposed building within the site was 
determined using Table A1.12.7 in PBP (RFS, 2019). Refer to Table 4-1 and Figure 4-1 
for existing managed areas for the proposed staff accommodation building. 
 

Table 4-1: Existing Managed Area for Proposed Staff Accommodation  

Direction from 
Building 
Envelope 

Vegetation 
Classification 
within 140m 

Effective 
Slope (within 

100m) 
APZ to be 
Provided Comment 

North  Forest 
Downslope 10-

15°) 

An APZ of 
minimum 52m is 

established 
within the site. 

Acceptable 
solution in 

accordance with 
PBP (RFS, 2019) 

East Managed Land  N/A  
>100m 

managed land 
provided 

Acceptable 
solution in 

accordance with 
PBP (RFS, 2019) 

South 

 

Managed Land N/A 
>100m 

managed land 
provided 

Acceptable 
solution in 

accordance with 
PBP (RFS, 2019) 

West 

 

Forest Upslope 
An APZ of 

minimum 30m is 
established 

within the site. 

Acceptable 
solution in 

accordance with 
PBP (RFS, 2019) 

 
Given the information above, the proposed staff accommodation building has been assessed as 
compliant with a construction standard for alpine conditions. It is noted that the recommended 
areas of managed land in accordance with Table A1.12.7 in PBP 2019 are established within the 
site as per the NSW RFS and Determination Schedule for a previous DA. Refer to Appendix C 
and Appendix D. While the 2005 BFSA remains a historical reference, the controlling standard for 
this SFPP infill development is now PBP 2019 (Section 6.6), which supersedes older guidelines. 
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5 BUSHFIRE ATTACK ASSESSMENT 
Building design and the materials used for construction of future dwellings should be 
chosen based on the information contained within AS3959-2018, and accordingly the 
designer / architect should be made aware of this recommendation. It may be necessary 
to have dwelling plans checked by the architect involved to ensure that the proposed 
dwellings meet the relevant Bushfire Attack Level (BAL) as detailed in AS3959-2018. 
 
The determinations of the appropriate BAL are based upon parameters such as weather 
modelling, fire-line intensity, flame length calculations, as well as vegetation and fuel load 
analysis.  The determination of the construction level is derived by assessing the: 
 

• Relevant FFDI = e.g. 100 
• Flame temperature 
• Slope 
• Vegetation classification; and 
• Building location.  

 
The following BAL, based on heat flux exposure thresholds, are used in the standard: 
 
(a) BAL – LOW The risk is considered to be  VERY LOW   
 
There is insufficient risk to warrant any specific construction requirements but there are 
still some risks.  
 
(b) BAL – 12.5 The risk is considered to be LOW 
 
There is a risk of ember attack. 
 
The construction elements are expected to be exposed to a heat flux not greater than 
12.5 k/m2. 
 
(c) BAL – 19 The risk is considered to be MODERATE 
 
There is a risk of ember attack and burning debris ignited by wind borne embers and a 
likelihood of exposure to radiant heat. 
 
The construction elements are expected to be exposed to a heat flux not greater than 19 
kW/m2. 
 
(d) BAL-29 The risk is considered to be HIGH 
 
There is an increased risk of ember attack and burning debris ignited by windborne 
embers and a likelihood of exposure to an increased level of radiant heat. 
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The construction elements are expected to be exposed to a heat flux no greater than 29 
kW/m2. 
 
(e) BAL-40 The risk is considered to be  VERY HIGH 
 
There is much increased risk of ember attack and burning debris ignited by windborne 
embers, a likelihood of exposure to a high level of radiant heat and some likelihood of 
direct exposure to flames from the fire front. 
 
The construction elements are expected to be exposed to a heat flux no greater than 40 
kW/m2. 
 
(f) BAL-FZ The risk is considered to be  EXTREME 
 
There is an extremely high risk of ember attack and burning debris ignited by windborne 
embers, a likelihood of exposure to an extreme level of radiant heat and direct exposure 
to flames from the fire front. 
 
The construction elements are expected to be exposed to a heat flux greater than 40 
kW/m2. 

5.1 Determination of Bushfire Attack Levels 
Using a FFDI of 50, the information relating to vegetation, slope and according to Table 
A1.12.7 of PBP 2019, the appropriate BAL is determined. The results from this bush fire 
risk assessment are detailed below in Table 5-1–Bush Fire Attack Level Assessment.  
 

 Table 5-1: Determination of Construction Level for proposed staff accommodation 

Vegetation Type & Direction 
Separation Distance 

from vegetation  Construction Level 

Forest to the North 
 

>52m 
 

The construction 
standard of the existing 
building to be used for 

proposed staff 
accommodation is 

compliant with a level for 
alpine conditions and 
provides reasonable 
bushfire resilience. 

Managed Land to the East  
>100m  

Managed Land to the South 
 

>100m 

Forest to the West 
 

>30m 



 

 
Bushfire Threat Assessment – Kosciusko Mountain Retreat, Wilsons Valley NSW 2624 Page 20 

6 COMPLIANCE 
The proposal is for infill to an existing SFPP site therefore development standards apply. Table 6-1 details the proposed staff 
accommodation building compliance with Development Standards for Special Fire Protection Purpose Developments. 
 
Table 6-1: Proposed Compliance with SFPP Development Standards 

Acceptable Solutions Performance Criteria Compliance with PBP 

ASSET PROTECTION ZONES 
〉          the building is provided with an APZ in 
accordance with PBP 2019 (Table A1.12.1 in 
Appendix 1). 

〉          Manufactured home estates: APZs achieve radiant 
heat levels that are commensurate with the 
construction standard for the proposed dwellings. 

Complies with PBP –  
Areas of managed land are already established for the 
proposed staff accommodation building based on 
Table A1.12.7 – FFDI 50 – Alpine areas. 

〉          APZs are located on lands with a slope less 
than 18 degrees. 

〉          APZ maintenance is practical, soil stability is not 
compromised and the potential for crown fires is 
minimised. 

Complies with Acceptable Solution –  
Managed areas are located on lands with a slope less 
than 18 degrees. 

〉 the APZ is managed in accordance with the 
requirements of Appendix 4 of this 
document, and is wholly within the 
boundaries of the development site; 

〉 APZ are wholly within the boundaries of the 
development site; and  

〉 other structures located within the APZ need 
to be located further than 6m from the refuge 
building. 

  

〉          APZs are managed and maintained to prevent the 
spread of fire to the building.  
〉 the APZ is provided in perpetuity 

Complies with PBP –  
The managed lands are already established are 
wholly within the boundaries of the site and are 
managed to a standard appropriate for Kosciusko 
National Park having regard for ecological 
constraints. Large-scale clearing is not feasible 
however regular minimal vegetation management is 
conducted around the buildings. 
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LANDSCAPING 
〉          landscaping is in accordance with Appendix 4; 
and 
〉 fencing is constructed in accordance with 

section 7.6. 

〉          landscaping is designed and managed to minimise 
flame contact and radiant heat to buildings, and the 
potential for wind-driven embers to cause ignitions 

N/A –  
Specific criteria for landscaping is not applicable to 
the site as it is for the Kosciusko National Park alpine 
area.  

CONSTRUCTION STANDARDS 
〉          a construction level of BAL-12.5 under AS 
3959 or NASH Standard and section 7.5 of PBP is 
applied. 

〉          the proposed building can withstand bush fire 
attack in the form of wind, embers, radiant heat and 
flame contact.  

Complies with Acceptable Solution –  
The proposed staff accommodation building has been 
assessed as compliant. Existing alpine construction 
standards provide a reasonable level of bushfire 
resilience.  

ACCESS 
〉          SFPP access roads are two-wheel drive, all-
weather roads;  
〉 access is provided to all structures;  
〉 traffic management devices are constructed 

to not prohibit access by emergency services 
vehicles;  

〉 access roads must provide suitable turning 
areas in accordance with Appendix 3; and 

〉 one way only public access roads are no less 
than 3.5 metres wide and have designated 
parking bays with hydrants located outside of 
these areas to ensure accessibility to 
reticulated water for fire suppression 

〉          firefighting vehicles are provided with safe, all-
weather access to structures and hazard vegetation. 

Complies with Performance Criteria – 
The Kosciusko Mountain Retreat has existing direct 
access to Kosciusko Road via a two-wheel drive, all 
weather road. All internal roads provide direct access 
to habitable structures within the site and these are 
through roads. An existing fire trail occurs around the 
perimeter of the habitable structures within the 
Kosciusko Mountain Retreat. 
 
The proposed boom gate installation is to provide 
control over vehicles entering / exiting the site. A 
failsafe and manual override will be provided in the 
event of an emergency so as to provide access at all 
times. Managers will be onsite 24/7. 
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Given the above, firefighting vehicles are provided 
with safe, all-weather access to structures and hazard 
vegetation.  

〉          the capacity of road surfaces and any bridges/ 
causeways is sufficient to carry fully loaded 
firefighting vehicles (up to 23 tonnes); bridges and 
causeways are to clearly indicate load rating. 

〉          the capacity of access roads is adequate for 
firefighting vehicles. 

Complies with Acceptable Solution –  
the capacity of road surfaces and any bridges/ 
causeways is sufficient to carry fully loaded 
firefighting vehicles (up to 23 tonnes); bridges and 
causeways are to clearly indicate load rating.  

〉          hydrants are located outside of parking 
reserves and road carriageways to ensure 
accessibility to reticulated water for fire 
suppression;  
〉 hydrants are provided in accordance with the 

relevant clauses of AS 2419.1:2005; and  
〉 there is suitable access for a Category 1 fire 

appliances to within 4m of the static water 
supply where no reticulated supply is 
available. 

〉          there is appropriate access to water supply. Complies with Performance Criteria –  
The property features underground fire 
hydrants (mains pressure) and a centrally located fire 
hose reel. Additionally, Sawpit supplies 2x potable 
water tanks; one metal tank with 100KL capacity & 
one concrete tank with 110KL capacity. These are 
gravity fed from upstream weir.  

PERIMETER ROADS 
〉          there are two-way sealed roads;  
〉 minimum 8m carriageway width kerb to kerb;  
〉 parking is provided outside of the carriageway 

width;  
〉 hydrants are to be located clear of parking 

areas;  
〉 there are through roads, and these are linked 

to the internal road system at an interval of no 
greater than 500m;  

〉 curves of roads have a minimum inner radius 
of 6m;  

〉          perimeter access roads are designed to allow safe 
access and egress for firefighting vehicles while 
occupants are evacuating as well as providing a safe 
operational environment for emergency service 
personnel during firefighting and emergency 
management on the interface. 

N/A –  
Perimeter roads are not proposed at this site. 
Kosciusko Road provides direct access to the existing 
Kosciusko Mountain Retreat.  
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〉 the maximum grade road is 15 degrees and 
average grade of not more than 10 degrees;  

〉 the road crossfall does not exceed 3 degrees; 
and  

〉 a minimum vertical clearance of 4m to any 
overhanging obstructions, including tree 
branches, is provided. 

 
  

NON-PERIMETER ROADS 
〉          minimum 5.5m carriageway width kerb to 
kerb; 
〉 parking is provided outside of the carriageway 

width;  
〉 hydrants are located clear of parking areas;  
〉 there are through roads, and these are linked 

to the internal road system at an interval of no 
greater than 500m;  

〉 curves of roads have a minimum inner radius 
of 6m;  

〉 the maximum grade road is 15 degrees and 
average grade of not more than 10 degrees;  

〉 the road crossfall does not exceed 3 degrees; 
and  

〉 a minimum vertical clearance of 4m to any 
overhanging obstructions, including tree 
branches, is provided. 

 
 
 
 
  

〉          non-perimeter access roads are designed to allow 
safe access and egress for firefighting vehicles while 
occupants are evacuating. 

N/A –  
Non-perimeter roads are not proposed. The existing 
internal roads provides suitable access / egress.  
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WATER SUPPLY 

〉          reticulated water is to be provided to the 
development, where available; or  
〉 a 10,000 litres minimum static water supply 

for firefighting purposes is provided for each 
occupied building where no reticulated water 
is available. 

〉          an adequate water supply for firefighting purposes 
is installed and maintained. 

Complies with Acceptable Solution –  
The property features underground fire 
hydrants (mains pressure) and a centrally located fire 
hose reel. Additionally, Sawpit supplies 2x potable 
water tanks; one metal tank with 100KL capacity & 
one concrete tank with 110KL capacity. These are 
gravity fed from upstream weir.  

〉          fire hydrant spacing, design and sizing comply 
with the relevant clauses of AS 2419.1:2005;  
〉 hydrants are not located within any road 

carriageway; and  
〉 reticulated water supply to SFPPs uses a ring 

main system for areas with perimeter roads. 

〉          water supplies are located at regular intervals.  
〉 the water supply is accessible and reliable for 

firefighting operations. 

Complies with Acceptable Solution –  
The property features underground fire 
hydrants (mains pressure) and a centrally located fire 
hose reel. Additionally, Sawpit supplies 2x potable 
water tanks; one metal tank with 100KL capacity & 
one concrete tank with 110KL capacity. These are 
gravity fed from upstream weir. 

〉          fire hydrant flows and pressures comply with 
the relevant clauses of AS 2419.1:2005. 

〉          flows and pressure are appropriate.  Complies with Acceptable Solution –  
Water tank flows and pressures assumed to be 
appropriate. 

〉          all above-ground water service pipes external 
to the building are metal, including and up to any 
taps. 

〉          the integrity of the water supply is maintained. Complies with Acceptable Solution –  
All above ground water service pipes external to the 
building are metal, including and up to any taps. 

〉          a connection for firefighting purposes is 
located within the IPA or non-hazard side and 
away from the structure; a 65mm Storz outlet with 
a ball valve is fitted to the outlet;  
〉 ball valve and pipes are adequate for water 

flow and are metal;  
〉 supply pipes from tank to ball valve have the 

same bore size to ensure flow volume;  

〉          water supplies are adequate in areas where 
reticulated water is not available 

N/A – 
The property features underground fire 
hydrants (mains pressure) and a centrally located fire 
hose reel. 
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〉 underground tanks have an access hole of 
200mm to allow tankers to refill direct from 
the tank;  

〉 a hardened ground surface for truck access is 
supplied within 4m of the access hole;  

〉 above-ground tanks are manufactured from 
concrete or metal; 

〉 raised tanks have their stands constructed 
from non-combustible material or bush fire-
resisting timber (see Appendix F AS 3959);  

〉 unobstructed access is provided at all times;  
〉 tanks on the hazard side of a building are 

provided with adequate shielding for the 
protection of firefighters; and  

〉 underground tanks are clearly marked,  
〉 all exposed water pipes external to the 

building are metal, including any fittings;  
〉 where pumps are provided, they are a 

minimum 5hp or 3kW petrol or diesel-
powered pump, and are shielded against bush 
fire attack; Any hose and reel for firefighting 
connected to the pump shall be 19mm 
internal diameter; and  

〉 fire hose reels are constructed in accordance 
with AS/NZS 1221:1997 Fire hose reels, and 
installed in accordance with the relevant 
clauses of AS 2441:2005 Installation of fire 
hose reels.  

ELECTRICITY SERVICES 
〉          where practicable, electrical transmission 
lines are underground;  
〉 where overhead, electrical transmission lines 

are proposed as follow:  

〉          location of electricity services limits the possibility 
of ignition of surrounding bush land or the fabric of 
buildings. 

Can comply with Acceptable Solution - Electrical 
transmission lines installed where practical. 
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o lines are installed with short pole 
spacing (30m), unless crossing gullies, 
gorges or riparian areas; and  

o 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. 

GAS SERVICES 
〉          reticulated or bottled gas is installed and 
maintained in accordance with AS/NZS 1596:2014 
and 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;  

〉 if gas cylinders need to be kept close to the 
building, safety valves are directed away from 
the building and at least 2m away from any 
combustible material, so they do not act as a 
catalyst to combustion;  

〉 polymer-sheathed flexible gas supply lines to 
gas meters adjacent to buildings are not to be 
used; and  

〉 above-ground gas service pipes external to the 
building are metal, including and up to any 
outlets. 

 
 
  

〉          location and design of gas services will not lead to 
ignition of surrounding bushland or the fabric of 
buildings. 

Can Comply - reticulated or bottled gas is installed 
and maintained in accordance with AS/NZS 
1596:2014 and the requirements of relevant 
authorities, and metal piping is used 
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EMERGENCY MANAGEMENT 
〉          Bush Fire Emergency Management and 
Evacuation Plan is prepared consistent with the:  

o The NSW RFS document: A Guide to 
Developing a Bush Fire Emergency 
Management and Evacuation Plan;  

o NSW RFS Schools Program Guide;  
o Australian Standard AS 3745:2010 

Planning for emergencies in facilities; 
and  

o Australian Standard AS 4083:2010 
Planning for emergencies – Health 
care facilities (where applicable).  

o the Bush Fire Emergency 
Management and Evacuation Plan 
should include planning for the early 
relocation of occupants  

Note: A copy of the Bush Fire Emergency 
Management and Evacuation Plan 
should be provided to the Local 
Emergency Management Committee for 
its information prior to occupation of the 
development. 

〉          a Bush Fire Emergency Management and 
Evacuation Plan is prepared. 

Complies with Acceptable Solution –  
A park management plan is already existing for the 
site which includes a bushfire strategy. This is to be 
updated to include: 
 
 The new staff accommodation details 
 The boom gate override procedure 
 The fire evacuation plans for the drying 

room and staff room, highlighting 
hydrant/hose reel locations. 

 
Noted that annual fire inspections are performed 
across the premises. Both the drying room and staff 
room have interconnecting fire alarms and 
evacuation plans are displayed in every unit. These 
measures align with the site’s bushfire safety 
obligations under PBP 2019. 

〉          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; 
and detailed plans of all emergency assembly 
areas including on site and off-site arrangements 
as stated in AS 3745:2010 are clearly displayed, 
and an annually emergency evacuation is 
conducted. 

〉          appropriate and adequate management 
arrangements are established for consultation and 
implementation of the Bush Fire Emergency 
Management and Evacuation Plan. 

 N/A – The development is not for an aged care or 
school  
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7 CONCLUSION AND RECOMMENDATIONS 

In conclusion, the proposed development is able to meet the aims and objectives of PBP 2019. 
The aim of PBP is to provide for the protection of human life and minimise impacts on property 
from the threat of bush fire, while having due regard to development potential, site characteristics 
and protection of the environment. 

 
The following recommendations have been made for the proposal to comply with Infill SFPP 
Development in Alpine Resort Areas: 
 

1. Asset Protection Zones - 
The APZ provides space and reduced fuel loads to ensure radiant heat levels at the 
buildings are below critical limits and to prevent direct flame contact. 
 
The established areas of managed land implemented in accordance with the Bushfire 
Protection Plan (refer to Appendix B) and previous DA Determination Schedule as 
supported by NSW RFS (refer to Appendix C and Appendix D) are suitable for compliance 
with the managed land as set out in Table A1.12.7 – FFDI 50 – Alpine areas. 
 
As the proposed boom gate is classified as a class 10a structure, there are no 
requirements for compliance in accordance with Section 8.3.2 in PBP 2019. No habitable 
structures, including the proposed change of use from storeroom to staff accommodation, 
occurs within 6m of the proposed boom gate location. 
 
The existing storeroom that is to be converted to staff accommodation is constructed to a 
standard appropriate for the alpine area with the following areas of managed land already 
established within the Kosciusko Mountain Retreat: 
 
 North for a minimum distance of 52m; and 
 West for a minimum distance of 30m. 

 
It is noted that as the site is located within the Kosciusko National Park, the standard APZ 
maintenance set out in Appendix 4 cannot apply due to regard for the ecological 
constraints of the site. Regular lawn maintenance is undertaken as well as removal of tree 
barks/debris so as to not contribute to the fuel loads within the park. 
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2. Construction Standards - 
Construction standards seek to increase the protection of the habitable buildings from 
bushfire. The shorter the APZ (distance between the external wall of the habitable building 
and the unmanaged vegetation), then the higher the construction standard, which is 
referred to as the BAL. 
 
Based on the established areas of managed land provided above, the proposed staff 
accommodation building has been assessed as compliant with the appropriate 
construction standards for alpine conditions and provides a reasonable level of bushfire 
resilience. 
 
No construction requirements / BAL ratings will be imposed on the proposed boom gate 
installation as the structure is classified as 10a and occurs >6m from any habitable 
structures. 
 
As the proposal development occurs in the Kosciusko National Park, large-scale clearing 
to achieve the standard APZ is not feasible. Rather, maintenance of minimal vegetation 
and debris (mowing, debris removal) is conducted around the buildings. Existing alpine 
construction standards provide a reasonable level of bushfire resilience. As such, the 
proposed staff accommodation aligns with SFPP guidelines under PBP 2019. 
 

3. Access - 
Access standards provide for emergency evacuation and firefighting operations. 
 
The Bushfire Protection Plan (refer to Appendix B) as recommended by the previous 
BFSA (refer to Appendix D) details the establishment of a firefighting trail around the 
habitable structures of the Kosciusko Mountain Retreat. Access was recommended to 
comply with the requirements of section 4.3.2 in Planning for Bushfire Protection 2001. 
While the 2005 BFSA remains a historical reference, the controlling standard for this SFPP 
infill development is now PBP 2019 (Section 6.6), which supersedes older guidelines.  
 
The performance criteria for general access in SFPP development states “firefighting 
vehicles are provided with safe, all-weather access to structures and hazard vegetation”.  
The Kosciusko Mountain Retreat has existing direct access to Kosciusko Road via a two-
wheel drive, all weather road. All internal roads provide direct access to habitable 
structures within the site and these are through roads. 
 
The proposed boom gate installation is to provide control over vehicles entering and 
exiting the Kosciusko Mountain Retreat. The proposed boom gates provide a separate 
lane for entering and existing the site. The proposed boom gate will include a mechanical 
override key to allow staff to disengage the motor and manually lift the arm if power fails. 
A dedicated procedure outlining these steps – covering the location of the override key, 
battery backup operation, and staff roles – will be included in the Park Management Plan. 
In the event of a complete power outage, staff are available on-site 24/7 to unlock and lift 
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the barrier. This ensures that emergency services will be provided with direct access to 
the property at all times and maintains compliance with SFPP requirements. 
Given the above and the additional firefighting trail within the site, the existing access is 
compliant with the performance criteria in PBP 2019. 

 
4. Water and Utility Services 

A water supply is required for firefighting operations. 
 

The existing water supply to the Kosciusko Mountain Retreat is sufficient for the purposes 
of firefighting operations in the event of a bushfire. 
 
The property features underground fire hydrants (mains pressure) and a centrally located 
fire hose reel. Additionally, Sawpit supplies 2x potable water tanks; one metal tank with 
100KL capacity & one concrete tank with 110KL capacity. These are gravity fed from 
upstream weir. 
 
Annual fire inspections are performed across the premises. Both the drying room and staff 
room have interconnecting fire alarms and evacuation plans are displayed in every unit. 
These measures align with the site’s bushfire safety obligations under PBP 2019. 
 

5. Emergency Management 
Provide suitable emergency and evacuation arrangements for occupants. 
 
A park management plan is already existing for the site which includes a bushfire strategy. 
This is to be updated to include: 

 
 The new staff accommodation details 
 The boom gate override procedure 
 The fire evacuation plans for the drying room and staff room, highlighting 

hydrant/hose reel locations. 
 

Noted that annual fire inspections are performed across the premises. Both the drying 
room and staff room have interconnecting fire alarms and evacuation plans are displayed 
in every unit. These measures align with the site’s bushfire safety obligations under PBP 
2019. 

 
Given the above detailing the combination of restricted vegetation clearance (due to 
National Park rules), having 24/7 onsite staff, manual gate override capability and annual 
fire inspections, the proposed development meets the intent of compliance for SFPP 
standards in PBP 2019. 
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