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Bushfire Assessment  
 
For the purposes of meeting the requirements of Section 4.14 of the Environmental Planning and 
Assessment Act 1979 and the objectives of Planning for Bushfire Protection 2019 (Chapter 7 Infill 
Development and Appendix 1), the following site has been assessed and a BAL rating obtained for 
the proposed development. The Simplified Approach (Method 1) as set out in AS3959-2018 has 
been used and presented below: 

 
Property Description  Lot 163 DP 753156 

200 Watsons Road 
Wang Wauk NSW 2423 

  
Subject Development   

• Class 1 – New dwelling on a rural lot. This will be an additional dwelling creating a dual 
occupancy. The existing residence at the northern boundary will remain. 

• Zoning: RU1 Primary Production  

• Mapping: The site is identified as bushfire prone by Mid Coast Council using the NSW 
Planning Portal mapping. 
 

 



The site presently contains a 3-bedroom dwelling with carparking at the northern boundary. Two (2) 
detached sheds are also present, used for storing farm equipment, well separated from the 
dwelling. A new gravel road has been constructed heading from the existing dwelling towards the 
south and the location of the proposed new dwelling. 
 

 
 

 



 
 

 



 
 

Vegetation Assessment  
 
The new dwelling site is located in the southern portion of the large rural lot. The surrounding 
vegetation is made up of open grazing land as well as tall scrub trees within the gulleys either side 
of the dwelling location. This tall scrub has the potential to become Dry Sclerophyll Forest and will 
be assessed as such (taking a conservative approach). 
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Slope under the hazard as measured out to 140 metres: 
North – 5-10 Downslopes  East –   10-15 Downslopes 
South -Upslopes   West -   10-15 Downslopes 

 
FDI    North Coast 80  
 

 
 
Bush Fire Attack Level  BAL 29 
 
AS 3959-2009 Application   

• New construction shall comply with Sections 3 and 7 (BAL 29) Australian Standard AS3959-
2018 'Construction of buildings in bush fire-prone areas' and section 7.5.2 NSW State 
Variations of 'Planning for Bush Fire Protection 2019'. 

 
 
 



Asset Protection Zone and Defendable Space 

• The dwelling site will need to be treated as an Inner Protection Zone in perpetuity 
o North – out to 12 metres minimum 
o East – out to 39 metres minimum 
o South – out to 10 metres minimum 
o West – out to 39 metres minimum 

• Access around the entire dwelling shall not be impeded 

• Defendable space is available within the buffer area between the dwelling and the 
hazards. This will include the existing access roadway as well as the new dwelling 
structure. 

 
The requirements for vegetation within an Inner Protection Zone:   

• Minimal fine fuel at ground level 

• Grass mowed 

• Trees and shrubs planted as clumps or islands and do not take up more than 20% of the area 

• Minimal plant species that keep dead material or drop large quantities of ground fuel 

• The canopy cover must be less than 15%   

•  Any canopy must be located more than 2 metres from any roofline 

• Trees separated by 2-5 metres and do not provide a continuous canopy from the hazard to 
the building 

• Trees should have lower limbs removed up to a height of 2 metres above the ground (4 
metres if emergency vehicles need to park next to or drive around them).   

• Shrubs and gardens need to be 1.5m away from exposed windows and doors.   
 
 Siting and Design   

• The building has a number of corners where debris can build up. These areas will require 
particular attention by the home owner to ensure there is not a build-up of leaves and 
debris in this area.   

• The valleys present in the roof means that extra attention will need to be paid to this 
area to ensure there is not a build-up of leaves and debris.  

 
Access   

• The development is located at the end of Watsons Road, which is a dead-end road, with the 
nearest through road 2.3km to the north (Bunyah Road). The increase in traffic volume of 
the change of use is expected to be limited to 2-3 vehicles. Both Watson Road and Bunyah 
Road have the capacity to withstand this increase traffic.  

• Access to the new dwelling is via the driveway on plan. This access road will need to meet 
the requirements of Table 7.4a of PBP 2019: 

o 2-wheel drive, all weather road 
o Capacity to carry fully loaded firefighting vehicles (23 tonnes) 
o Minimum 4 metres of carriageway width 
o Minimum of 4 metres vertical distance to any overhanging obstructions 
o Maximum grades for unsealed roads – not more than 10 degrees 
o Crossfall is not more than 10 degrees 
o A turning facility provided (shown in Table A3.3) adjacent to the dwelling and/or 

additional water supply 

• The relevant Performance Criteria of Table 7.4a are considered to be met 
 



 
Services    

• Reticulated water is unavailable. An additional water supply is needed for fire fighting 
purposes to meet the requirements of Table 7.4a of PBP: 

o 20,000 litre dedicated water supply – separate tank or part of a larger one 
o The outlet is to be located with the Inner Protection Zone (40 metre radius) but away 

from the dwelling 
o Connection - 65mm Storz outlet with a Ball or Gate valve 
o Concrete or metal tank 
o Metal supply pipes 
o Static Water Supply (SWS) sign at the entry to the property and adjacent to the water 

supply 
o A hard stand area is to be supplied adjacent to the water supply 

• If gas bottles are used they are to comply with Table 7.4a of PBP, in particular they are to 
have the release valve facing away from the building  

• Power lines are to be underground  

• The relevant Performance Criteria of Table 7.4a are considered to be met 
 
Emergency/Evacuation:  

• A formal plan not required but the decision to stay and defend or leave early is of 
paramount importance and needs to be made in advance.  

  



 
Landscaping:  

• Maintain an area of lawn or non-combustible material (such as concrete) adjacent to the 
building  

• Do not place plants and shrubs against building elements likely to fail – IE windows, any 
timber structure. They can ignite and bring flames closer to the building. 

• Use non-flammable ground covers – pebbles or rocks 

• Keep the area under fences, trees and gates raked and free of fuel. 

• Choose plants that are less flammable IE those with less oil, higher moisture content, dense 
growth pattern. Look for broad fleshy leaves and smooth bark. 

• Do not restrict access around the dwelling with plants or structures 

• The fencing used should be metal – timber and other combustible fences can ignite, bringing 
flames and heat closer to the building.  

• The entire building must be maintained on a regular basis to reduce leaf and other 
flammable debris from building up around dwelling and other structures. 

• Check for branches overhanging roofs and driveways – trim as required 

• Maintain all building elements – e.g. window screens, roof tiles/sheeting, draught seals, and 
hoses. Ensure all are in good working repair. 

• Class 10b structures (e.g. retaining walls) must also meet the requirements of BAL 29 
 
 
 
 

 

 
 
-------------------------------------- 
Krisann Johnson 
Graduate Diploma in Design for Bushfire Prone Areas 
Member FPAA 
BPAD-D Certified Practitioner BPD-PD-18578 

 
27th February 2025 
 
Notes: 

1. This statement is valid for 12 months from the date of issue. 
2. The BAL Assessment relates to a proposed development on the subject land only. Only the plan provided has been considered. 
3. The BAL Assessment does not imply or infer any approval for the removal of any vegetation for Asset Protection or other purposes. It is the 

responsibility of the landowner to obtain all necessary approvals. 
4. Whilst the assessors use their best endeavours to ensure that the information contained within this report is valid and comprehensive, the 

company makes no representations or warranties about its accuracy, reliability, completeness or suitability for any particular purpose and 
disclaims all responsibility and all liability (including without limitation, liability in negligence) for all expenses, losses, damages (including 
indirect or consequential damage) and costs which might be incurred as a result of the data being inaccurate or incomplete in any way and 
for any reason 

 

 

Krisann Johnson 


