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1.0   EXECUTIVE SUMMARY  
 

This report establishes that the Planning Proposal to apply the E4 Environmental Living Zone and SP3 

Tourist Zone to the land is capable of complying with Planning for Bushfire Protection 2006.  

 

The public roads, APZs and utilities are capable of complying with Planning for Bushfire Protection 

2006 however these items will be required to be specifically assessed in detail with the future 

subdivision.  

 

It is noted whilst property access roads will also be assessed at development application stage for a 

dwelling pursuant to s4.14 Environmental Planning and Assessment Act 1979, comment is made on 

the suitability of crossing the existing water ways on future lots to allow building on the eastern side 

of the allotments. 

 
 

2.0   INTRODUCTION   
 

2.1   GENERAL  
 

This report has been prepared to address the bushfire requirements of the Planning Proposal to 

amend the zones applying to Lots 1 & 2 DP 1215893, Lots 12 & 13 DP 243218 and Lot 449 DP 

812102, Bayshore Drive Byron Bay to E4 Environmental Living Zone and SP3 Tourist Zone.  

 

In this regard, this bushfire report is an assessment to provide support to the proposal in regard to 

bushfire hazard.  

 
2.2   PLANNING PROPOSAL   
 
 

The applicant is proposing to apply Byron Local Environmental Plan 2014 zone to Lots 1 & 2 DP 

1215893, Lots 12 & 13 DP 243218 and Lot 449 DP 812102, Bayshore Drive Byron Bay comprising the 

E4 Environmental Living Zone and SP3 Tourist Zone.  

 

The development application for future subdivision of the land will involve detailed land survey, 

further detailed bushfire assessment as the subdivision is ‘integrated development’, an ecological 

(fauna and flora) assessment, environmental assessments (acid soils, land contamination), design of 

allotment layout and engineered infrastructure services (roads, water supply, sewerage network, 

stormwater drainage, electricity and telecommunications), having regard to the above assessments.  

 
2.3   REPORT DETAILS    

 

Report Reference No.: 18/306 
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Property Address: Lots 1 & 2 DP 1215893, Lots 12 & 13 DP 243218 and Lot 449 DP 

812102, Bayshore Drive Byron Bay 

Local Government Area: Byron Shire Council 

Proposal: Apply the E4 Environmental Living Zone and SP3 Tourist Zone to 

the land 

Drawings: Myers Ellyett, Dwg. No. TP2.004, dated 22.02.2019  

Report Prepared By: Peter Thornton MFireSafeEng 

Building Surveyor (MAIBS) 

BPAD – L3 Accredited Practitioner 

3.0   PROPOSED DEVELOPMENT    
 

The applicant is proposing to apply BLEP 14 zones to Lots 1 & 2 DP 1215893, Lots 12 & 13 DP 243218 

and Lot 449 DP 812102, Bayshore Drive Byron Bay, to E4 Environmental Living Zone and SP3 Tourist 

Zone as shown on the proposed plan attached in Appendix A.  

 

It is noted that the attached plan shows indicative lots to be created as part of a possible future 

subdivision. These lots will be required to be assessed at the time of development application.  

 

The following description has been provided in regard to the Planning Proposal.      
 

The Planning Proposal seeks to apply the E4 Environmental Living Zone and SP3 Tourist Zone to 

that land shown in Plan 4.1.  
 

The Proposal also provides for a Schedule 1 amendment to Bryon Local Environmental Plan 2014 

(BLEP14) to specify the maximum number of allotments permitted on the subject land.  
 

The objectives and land use table for the proposed E4 Environmental Living Zone are provided 

below as follows.  

 

Zone E4 Environmental Living  

Direction.  

The following must be included as either “Permitted without consent” or “Permitted with consent” 

for this zone: Environmental protection works; Roads; Home industries may (but need not) be 

included as permitted with consent.  
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Figure 1: Location of subject properties 

 

 

4.0   BUSHFIRE THREAT ASSESSMENT     

 

The bushfire prone mapping identifies the subject allotments as being bushfire prone (Figure 2). 

Aerial mapping and inspection of the site reveals that the bushfire prone land map is reasonably 

accurate in respect to the current bushfire hazard with exception to the east dunal vegetation which 

is remnant rainforest vegetation (category 2).  
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Figure 2: Bushfire prone land map (Lot 1 only shown)             planningportal.nsw.gov.au 

 

Tables 1 and 2 provide a summary of the vegetation type within 140m of the proposed E4 zoned 

land, slope and asset protection zone requirements of Appendix 3 of Planning for Bushfire Protection 

2006.  

Table 1: Bushfire Threat Assessment - Part Lot 1a, 2, 12 and 13 

ASPECT SLOPE VEGETATION CLASS 

(Table A2.1 PBP2006) 

TABLE A2.5 APZ 

Northwest Flat  Forest 20m 21m (available off site) 

East  Upslope Rainforest remnant 10m 10m 

South n/a Managed land n/a To boundary 

West Flat  Forest 20m 21m (available off site) 

 
 
 

Table 2: Bushfire Threat Assessment - Lot 449 

ASPECT SLOPE VEGETATION CLASS 

(Table A2.1 PBP2006) 

TABLE A2.5 APZ 

Northwest Flat  Forest 20m 21m 

East  Upslope Rainforest remnant 10m 10m 

South n/a Managed land n/a To boundary 

West Flat  Forest 20m 21m  



 

TerraServer, 17.02.2018 

Lot 1  

Pt. Lot 2  

Lot 2  

Lot 13 

Lot 449 

Lot 12  

Pt. Lot 1 TerraServer, 17.02.2018 

Figure 4: Southern section (boundaries approximate) 

Figure 3: Northern section (boundaries approximate) 



5.0   ASSET PROTECTION ZONES      

 

Asset Protection Zones are areas established and maintained to ensure that bushfire fuels are 

progressively reduced between the development and the bushfire hazard. The asset protection zone 

incorporates an Inner Protection Area (IPA) having reduced fuel loadings of approximately 3t/ha. 

 

The assessment shown in Tables 1 and 2 establishes that the future potential subdivision can 

support building envelopes compliant with Table A2.5 PBP2006 and NSW RFS Fast Fact relating to 

29kW/m2 threshold requirements. It is noted compliance with Draft PBP2018 will also be achieved. 

The formalization of asset protection zones will be provided with the development applications and 

assessment pursuant to s4.14 Environmental Planning and Assessment Act 1979 for future dwellings. 

 

6.0   CONSTRUCTION STANDARDS AND OTHER PLANNING CONTROLS      
 

The land available for the required asset protection zones will allow construction of future dwellings 

to be undertaken in accordance with BAL 29 AS 3959-2009 or less.  

 

The future subdivision of land will require approval of an ‘integrated’ development application for 

subdivision under s.91 of the EP&A Act (requiring the issue of Bush Fire Safety Authority) and 

development application/s for any dwellings under s.4.14 of the EP&A Act 1979.   
 

Having regard to the area of potentially developable land, estimated number of additional 

allotments and the level of assessment required for any future subdivision and dwellings, no 

additional planning controls are considered warranted. 
 

 

7.0   WATER AND UTILITY SERVICES      
 

7.1   WATER SERVICES   
 

The existing surrounding residential development supports a reticulated water supply and street 

hydrant system. The development application for future subdivision will investigate and provide 

details on the existing reticulated water supply and design details for the extension of the supply 

(fire hydrants) to comply with s4.1.3 of Planning for Bushfire Protection 2006.  

 

7.2   ELECTRICITY SERVICES   
 

The existing electrical supply to the surrounding residential areas is provided as overhead and 

underground service.   

 

The development application for future subdivision will investigate and provide details on the 

existing reticulated electrical supply and design details for the extension of the supply to comply 

with s4.1.3 of Planning for Bushfire Protection 2006. 
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7.3   GAS SERVICES   

 

No reticulated gas service is known to be provided to the land.  

  

The development applications for future dwellings will provide details of the storage of gas to 

comply with s4.1.3 of Planning for Bushfire Protection 2006. 

 

 

8.0   ACCESS      
 

The land is currently accessed by Bayshore Drive. The future subdivision will require Bayshore Drive 

to have a compliant turning circle complying with the requirements of s4.1.3(1) of Planning for 

Bushfire Protection 2006 or the regulations enforced at the time of the development application.  

 

Internal property access roads will require compliance with PBP2006 s4.1.3(2) it being noted 

potential bridge crossings over the water ways on lots Part 1a, 2, 12 and 13 can potentially comply 

by either specific construction or alternatively having the water supply on the west side of the bridge 

providing coverage is provided to the future dwelling. These considerations can be assessed with a 

bushfire report prepared at subdivision stage or alternatively when an application is prepared for a 

dwelling. 
 

 

9.0   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 will be addressed with an application for a dwelling pursuant to s4.14 of the EP&A Act 

1979. 

 
 

10.0   CONCLUSION      
 

The report establishes that compliant asset protection zones can be achieved for a future subdivision 

of the land to be rezoned and within the area identified.    

 

Compliance with water supply, utilities and construction standards can be assessed at development 

application stage for the future subdivision and development application for future dwellings. In this 

regard, investigations undertaken for the purposes of this assessment shows that there is a potential 

for full compliance with Planning for Bushfire Protection 2006 to be achieved. 
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DISCLAIMER  

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

application to Byron Shire Council specifically relating to the proposed development and is not to be 

used for any other purpose or by any other person or Corporation.  BCA Check Pty Ltd accepts no 

responsibility for any loss or damage suffered howsoever arising to any person or Corporation who 

may use or rely on this report in contravention of the terms of this clause.   

 

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

to provide recommendations to reduce the risk of ignition 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: Proposed Plan   
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