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1.0   EXECUTIVE SUMMARY  
 
This amended bushfire assessment report supersedes the original report dated 8 June 2018 and 
subsequent addendum dated 22nd April 2020 prepared by this office which was submitted with the 
Rileys Hill Planning Proposal – PP2016-0006. This report assesses the latest amended proposal and 
indicative subdivision design against the provisions of Planning for Bushfire Protection 2019 although 
it is noted lodgment of the development application was prior to 1 March 2020 when Planning for 
Bushfire Protection 2006 was legislated.  
 
The report relates to proposal being –  
 
“Planning Proposal (Department Ref:  PP_2018_RICHM_001_00):  to rezone part of Lot 100 DP 
1201719 at Hills Road, Rileys Hill from RU1 Primary Production to RU5 Village and change the 
minimum lot size from 40 hectares to 600m2 to enable the land to be developed for low density 
residential purposes.” 
  
The report establishes compliance with the performance criteria of Planning for Bushfire Protection 
2019 can be achieved with the rezoning of the subject property. It is noted that a performance 
solution for this indicative layout would be required with the future development application for 
subdivision as no perimeter road is present and exceptional circumstances for part of the required 
asset protection zone to be located on the residual RU1 allotment. This report however does provide 
adequate information to demonstrate that a reasonable performance solution is available for the 
indicative subdivision design presented subject to the recommendations in this report. 
 
The primary items that will need consideration at this rezoning stage are as follows –  
 

• Indicative Lot 6 will not be capable of supporting the required 20m APZ within the allotment 
and will need to be redesigned with the future application for subdivision.  

• The emergency access/egress road adjacent to proposed Lot 35 will require formalising with 
an easement and 88b instrument or should NSW RFS require this connection to form part of 
the public road system then a condition can be applied. Either way, the connecting road will 
be required to comply with the general and public road access requirements of Table 5b of 
Planning for Bushfire Protection 2019. 

 
 

2.0   PROPOSED DEVELOPMENT    
 
This report has been prepared to establish that the land at Lot 100 DP 1201719, Hills Road Rileys Hill 
proposed for rezoning from RU1 – Primary Production to part RU5 – Village and part E2 – 
Environmental Conservation is capable of complying with Planning for Bushfire Protection 2019 in 
consultation with the NSW Rural Fire Service for a future residential subdivision. 
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Figure 1: Location of subject property                                                                 NSW Govt. Six Maps 
 
 
2.1   PROPOSED RE-ZONING 
 
The following description of the modified rezoning application is provided by Ardill Payne and 
Partners –  
 
“Planning Proposal (Department Ref:  PP_2018_RICHM_001_00):  to rezone part of Lot 100 DP 
1201719 at Hills Road, Rileys Hill from RU1 Primary Production to RU5 Village and change the 
minimum lot size from 40 hectares to 600m2 to enable the land to be developed for low density 
residential purposes.” 
 
The proposed modified concept subdivision layout is provided as follows in Figure 2. 
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Figure 2: Concept subdivision layout (larger image in Appendix A)   
 
 

3.0     BUSH FIRE ASSESSMENT AND ASSET PROTECTION ZONES 
 
The bushfire prone mapping identifies the subject allotment as being bushfire prone (see Figure 3). 
Aerial mapping and inspection of the site reveals that the bushfire prone land map is reasonably 
accurate in respect to the current bushfire hazard although there was remnant forest in the lower 
southeastern precinct of the property which is going to be conserved as part of the application. In 
this regard, this area will likely be mapped as a hazard with future mapping and is considered as such 
with this assessment.  
 
Inspection of the subject property was undertaken and bushfire assessment conducted within and 
140m beyond the boundary of the subject development area. The assessment established a number 
of vegetation communities that are detailed in Planning for Bushfire Protection 2019. 
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               Grassland to the south.    Grassland to the east. 
  

 
Grassland located looking south toward the proposed E2 Zone (forest) 

 
Further beyond the proposed E2 Zone is Hills Road which is located adjacent to the east 
boundary of the subject property and extends also along the southern boundary. To the east 
of Hills Road is Broadwater National Park having an area of approximately 4,290 hectares of 
a combination of heath, forest, forested wetland and woodland.  
 

• To the west / southwest of potential Lots 21 -34 is remnant vegetation located on an 
upslope where it extends to the top of a ridge. Beyond the ridge is a downslope consisting of 
grassland with exception to the southwest of Lot 27-29 where there is forest on a downslope 
over a short distance. By utilising a split assessment through the upslope adjacent to the rear 
boundaries of the indicative allotments will be the slope that is most likely to influence the 
bushfire behaviour at this location. 
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Forest on an upslope. Photo taken from the south. 

 
Further to the west, beyond the grazing land, is Rileys Hill Road adjacent to the Richmond 
River. Unlike the bushfire hazard to the east where the potential fire run is extensive, the 
western aspect has generally fragmented vegetation with short fire runs and the Richmond 
River providing a fire break. 

 

 
Figure 3: Bushfire prone land map                                                     planningportal.nsw.gov.au 
 
 
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 establishes that future residential development will require asset protection zones.  
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The proposed future residential subdivision will be required to comply with the APZ criteria for infill 
developments as set out in Section 5.3.1 and Table 5.3a of PBP2019 which states: 
 

• APZs are provided in accordance with Table A1.12.2 or A1.12.3 based on the FFDI. 
• APZs are to be managed in accordance with the requirements of Appendix 4 (of PBP). 
• APZs are wholly within the boundaries of the development site. 
• APZ are located on lands with a slope less than 18 degrees. 

 
It is noted in relation to dot point 3 the asset protection zones will be within the boundaries of the 
development site but will require an easement and 88b instrument given they will be partially 
located within the residual allotment which will have a dwelling entitlement. A future dwelling on 
the proposed lots is capable of being sited to receive <=29kW/m2 and is to be assessed in 
accordance with s4.14 at Development Application stage. 
 

 
Figure 4: Bushfire threat analysis                                                               Map Source: NSW Govt. Six Maps 
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Table 1:   Summary of Preliminary Asset Protection Zones required 

LOT  Aspect Vegetation Distance to Vegetation Slope REQUIRED APZ 
Table A1.12.3 

1 East 
 
 
 
 

South 

Forest 
 
 
 
 

Grassland 

Approx. 80m 
 
 
 
 

Abuts boundary then 
forest vegetation 70m 
away on flat land. 
Grassland is dominant. 

0-50 d/s 
 
 
 
 

00  

To boundary. Managed land 
of road reserve and adjacent 
properties provides 
sufficient buffer. 
 

10m 

2 South 
 
 
 
 

West 

Grassland 
 
 
 
 

Grassland 

Abuts boundary then 
forest vegetation 70m 
away on flat land. 
Grassland is dominant. 
 
Abuts boundary 

00  
 
 
 
 

00 upslope 

10m 
 
 
 
 

10m (maybe reduced with 
upslope modelling and fence 

if needed). 
3 Southwest Grassland 

 
Abuts boundary 

 
00 s/s 

 
10m (provided in road 

reserve) 
4 South 

 
Grassland 

 
Abuts boundary then 
forest vegetation 80m 
away on flat land. 
Grassland is dominant 

0-50 d/s 

 
12m (provided in road 

reserve) 

5 Northwest 
and west 

Forest 60m 00 u/s 

 
20m (provided in adjoining 

properties and road reserve) 
6-30 West and 

southwest 
 
 
 
 

East 

Forest 
 
 
 
 
 

Grassland 

Abuts north boundary 
 
 
 
 
 

Grassland is located on 
the east side of the 

public road then forest 
located approximately 
30-50m from the road 

reserve. Both 
vegetation 

classifications are on a 
similar slope. 

00 u/s 

 
 
 
 
 

0-50 d/s 

 

20m – It is noted Lot 6 will 
need to be removed or 

adjusted to comply. Current 
layout cannot support a 20m 

APZ within the allotment. 
 

25m (primarily supported 
within the road reserve and 

future front building line) 

30-33 S, SE, SW Remnant Abuts boundary 00 9m (within property and 
road reserve) 
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34 East, SE Remnant Abuts boundary 00 9m (within property and 
road reserve) 

35 Northeast Forest Abuts boundary 00 20m (within property and 
emergency road reserve) 

 
 
The APZs will be supported within each proposed allotment or being within adjoining proposed 
residential allotment which, with a future subdivision will all require management to an Inner 
Protection Area standard pursuant to Planning for Bushfire Protection 2019. In some cases, such as 
Lot 35 and the majority of the western allotments, the asset protection zones will be supported 
within the future formed road reserves/emergency egress easement shown to have a width of 15m. 
 
The plans are to indicate an indicative compliant building envelope can be supported on the future 
allotments in conjunction with the recommended asset protection zones. 
 

 
Figure 5: Locations of required APZs to be wholly within the future allotments with exception to 
areas managed within the proposed and existing road reserves. 
Green = 9m, Red = 10m and Blue = 20m. 
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4.0     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 a maximum of BAL 29 AS 3959-2018. The APZs shown will 
ensure that the future dwellings will not be within the forecast flame zone. 
 
The future use of the rezoned land for residential purposes will require approval of an ‘integrated’ 
development application for subdivision under s.91 of the EP&A Act (requiring the issue of a s.100B 
Rural Fires Act bushfire safety authority) and development application/s for any dwellings under 
s.4.14 of the EP&A Act (requiring referral to the NSW Rural Fire Service).  
 
The indicative site plan may need to be amended at subdivision stage.  
 
 

5.0     WATER AND UTILITY SERVICES   
 
5.1   WATER SUPPLY 
 
The development is to be connected to a reticulated water supply. A future water supply is to 
comply with Section 5.3.3 and Table 5.3c of Planning for Bushfire Protection 2019.   

 
5.2   ELECTRICITY SUPPLY 
 
 

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. 

 
5.3   GAS SERVICES 
 
The development applications for future dwellings will provide details of the storage of gas to 
comply with Section 7.4 and Table 7.4a of Planning for Bushfire Protection 2019. 
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6.0     ACCESS  
 
Access will be required to comply with Table 5.3b – Non-Perimeter Roads in Planning for Bushfire 
Protection 2019.   
 
The following performance solution has been provided in order to gain concurrence of the initial 
access layout and specification to allow the continuation of planning for the subdivision 
development application.  

 
6.1   NO PERIMETER ROAD   
 
Although ‘perimeter roads’ are ‘the preferred option’ the report considers, given the relatively low 
bushfire risk to a future subdivision being predominantly short fire run of forest to the west, a 
perimeter road will not be required and the 8m wide specification is not required.  
 
S4.1.3(1) – Public Roads in Planning for Bushfire Protection 2006 states that a ‘perimeter road’ is the 
‘preferred’ option to separate bushland from urban areas, however it is acknowledged that other 
options are permissible. The purpose of the public road system is to: 

• Provide fire-fighters with easier access to structures, allowing more efficient use of fire-
fighting resources; 

• Provide a safe retreat for fire-fighters; and  
• Provide a clear control line from which to conduct hazard reduction or back burning. 

 
The performance criterion relating to this section of Public Roads in Planning for Bushfire Protection 
2006 is as follows: 
 

‘Public road widths and design that allow safe access for fire-fighters while residents are 
evacuating an area’ 

 
The performance criterion relating to perimeter road in Planning for Bushfire Protection 2019 is as 
follows: 
 

‘Access roads are designed to allow safe access and egress for firefighting vehicles while residents 
are evacuating as well as providing a safe operational environment for emergency service 
personnel during firefighting and emergency management on the interface’ 

 
Discussions were undertaken with Alan Bawden 31st July 2019 where it was agreed the bushfire risk 
to the west did not warrant a perimeter road however it was preferred for the proposed road to 
connect to Hills Road to provide adequate connectivity. Also discussed was the requirements for an 
available turning area at the end of the proposed road and before the Hills Road connection. 
 
Hills Road is located to the east of the subject site and whilst the road is narrow it does provide 
opportunity for RFS access if needed. The connectivity to the proposed road will increase the level of 
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bushfire safety for fire fighters in a bushfire event and to existing residents accessed by Hills Road by 
providing a second option to evacuate. 
 

 
Hills Road to the adjacent to the eastern boundary of the subject property. 

 
As shown in Figure 6 the new road will increase the accessibility to the bushfire hazard and other 
property above that already existing. The large areas of relative flat grassland to the south and east 
of Lots 1, 2 and the proposed public road will allow access to the small area of forest in the proposed 
E2 zone and will also assist in reducing the likelihood of the proposed road being cut in a bushfire 
event. However, consideration has also been given to the existing location of Hills Road which can 
also be used as an access point to the hazard or egress if needed.  
 

  
Figure 6: Location of Hills Road and connection to the future public road. 
 

Hills Road 
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Further consideration was given to the junction of the future road and the eastern end of Hills Road 
on the outskirts of the village. The junction is greater than 67m from the forest to the east which is 
located on a reasonably flat topography overall. Pursuant to Table A1.12.1 of PBP2019 this junction 
is not likely to receive a forecast radiant heat level exceeding 10kW/m2 from the primary hazard and 
is unlikely to be cut in a bushfire event. 
 
The applicant also indicates and consistent with the NSW RFS advice with the previous request for 
further information, a connection from the proposed public road through to Hill Road on the south 
and east perimeter of the subject property. Hills Road will be upgraded and widened as outlined in 
the traffic report submitted with the development application. The applicant has provided a 15m 
easement for emergency access/egress to be formed to meet the requirements for public roads 
pursuant to Section 5.3b Planning for Bushfire Protection 2019. Should this be required as an 
extension of the public road then the applicant has advised this detail can be provided with the 
future application for subdivision. 
 

 
Figure 7: The junction to the eastern end of Hills Road 
 
 
A Traffic Impact Assessment has been prepared by Ardill Payne and Partners dated October 2020 
and addresses the safety and emergency services of the existing and future road. The report also 
makes the recommendation that “Hills Road be upgraded to a minimum 7m wide carriageway with 
mountable kerb both sides, which would relate to the future subdivision of the land (post 
development)”.  
 
It is therefore considered the indicative subdivision with a significantly amended layout and reduced 
residential area and lot numbers together with the connection to Hills Road will comply with the 
performance criteria and increase safety for egress for existing residents and fire fighter above that 
existing. 
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7.0     CONCLUSION 
 
The report establishes the rezoning will be capable of supporting future residential development 
from a bushfire perspective. The report demonstrates the level of compliance with the current 
Planning for Bushfire Protection 2019 with exception to the perimeter road performance criteria 
which is set to Planning for Bushfire Protection 2006 given the date of lodgment. It is noted the 
performance criteria is similar to PBP2019 in any case. The report provides recommendation to 
achieve compliance which should be taken into account with a future application for subdivision. 
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Disclaimer 
This report was prepared for the purposes and exclusive use of the stated client to accompany a 
submission of a re-zoning application of the subject property for future residential Class 1a dwellings 
only, 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. 
 
Reporting has been based on the relevant Council and Rural Fire Service Guidelines; however, 
recommendations 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: Conceptual subdivision layout 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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