
 

FPD Planning  |  PO Box H219, Australia Square NSW 1215 Page 1 of 4 

20 November 2023 

 

Louise McMahon 
Agile Planning 
Department of Environment and Planning 
louise.mcmahon@dpie.nsw.gov.au 

 

 

Re: Lourdes Retirement Village Planning Proposal – EHG Response 
 

 

Dear Louise  

I refer to the submission from the Department of Planning and Environment's, Environment and 
Heritage Group (EHG) dated 9 November 2023.  

EHG have recommended that to improve biodiversity conservation outcomes the vegetation on the 
peripheries of the site be rezoned from the existing R2 Low Density Residential zone to C2 
Environmental Conservation rather than to R3 Medium Density Residential as per the exhibited 
Planning Proposal. These areas include:  

o Sydney Turpentine Ironbark Forest Critically Endangered Ecological Community, and 
o Habitat for the threatened Swift Parrot.  

EHG’s intension is that these areas would be avoided and managed for conservation purposes and 
not be managed as part of the bushfire strategy i.e. removal of leaf litter, sticks / branches.  

The masterplan proposed as part of our response to submissions provided on the 6 October 2023, 
amended the building footprints to fully avoid the vegetation that is recommended to be zoned C2. 
This avoidance resulted in a reduction of total floor space from 39,650sqm to 38,600sqm and a 
reduction in the number of townhouses from 63 to 59. Accordingly, all built form within the 
masterplan is already located outside the recommended C2 zone. 

The areas recommended for C2 zoning comprise highly modified vegetation which is currently 
managed as part of bushfire mitigation of the existing village. Accordingly, this management 
regime was proposed to be continued into the new development, and as conservative approach, 
the Biodiversity Development Assessment Report applied a partial offset for these areas to 
account for their ongoing management i.e. removal of leaf matter, twigs and sticks.  

Notwithstanding, to address the concerns raised by EHG the Planning Proposal has been 
amended to apply the C2 zone as requested along with other consequential changes to the LEP 
controls as detailed below.  

Furthermore, minor master plan changes have been also made to remove landscaping / paving 
areas from the C2 zone.   
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Changes to the LEP provisions 

As highlighted above, amendments have been made to the Planning Proposal to zone parts of the 
site as C2 Environmental Conservation which had been previously proposed as R3 Medium 
Density Residential.  

This has also required amendments to the proposed height of building maps and the floor space 
ratio (FSR) map to show the areas zoned C2 as having no height or FSR control consistent with 
the wider C2 areas in the LGA.  

Through previous post exhibition responses, built form was relocated to avoid the significant 
retained vegetation which resulted in the reduction of overall FSR across the total site area of 
52,906sqm from 0.75:1 to 0.73:1 to reflect the reduction of GFA under the master plan from 
39,650sqm to 38,600sqm and reduction in townhouse yield from 63 to 59. 

With the introduction of C2 zoning, which covers the significant retained vegetation, there is no 
impact to the built form and the yield remains consistent. 

As a result of introducing the C2 zone, the FSR now applies to a smaller section of the site planned 
for R3 zoning (45,470sqm), resulting in an FSR of 0.85:1. 

Table 1 below provides a summary of the changes to the yield and LEP controls between the 
exhibited and current Planning Proposal which now incorporates the introduction of the C2 zone.  

 

Table 1: Comparison of yield and planning controls  

     
 Exhibited masterplan Proposed masterplan 

Zone R3 C2 R3 C2 
Yield     
RACF 110 Beds N/A 110 Beds - 

Retirement 
Living (ILUs) 141 Apartments N/A 141 Apartments - 
Townhouses 63 townhouses N/A 59 townhouses - 

Total Site Area 52,906 sqm 52,906 sqm 
Zone Area 52,906 sqm N/A 45,470 sqm 7,436 sqm 
Gross Floor Area 39,650 sqm N/A 38,600 sqm 0 sqm 
FSR for R3 zone 0.75:1 N/A 0.85: 1 N/A 
Overall Site FSR 0.75: 1 0.73: 1 

 

On this basis the proposed LEP controls are as follows:  

• Zoning: R3 Medium Density Residential / C2 Environmental Conservation  
• Height of Buildings:  

o R3 – ranging from 9.5m to 22m  
o C2 – no height control applies 

• Floor space ratio:  
o R3 – 0.85:1  
o C2 – no height control applies 

Amended LEP maps are included within the attached Urban Design Report (Attachment 1).  



 

FPD Planning  |  PO Box H219, Australia Square NSW 1215 Page 3 of 4 

Bushfire considerations 

Advice has been provided by Blackash Consulting to consider the implications of the proposed C2 
zone and associated limitations on this land being managed as an APZ supported by an updated 
Bushfire Assessment to reflect the change to the Planning Proposal.   

The advice concludes that:  

• While the proposed C2 areas will be managed for conservation and not used as an APZ or 
used as open space or grassed / garden / landscaped area, this does not impact on the 
Bushfire Engineering Design and Compliance Strategy and its agreed Design Principals which 
has been previously approved by RFS. 

• As has been previously established, the site is in a low bushfire risk setting and the proposal 
delivers a significantly improved bushfire safety outcome than that currently exists at the 
Lourdes retirement village. 

• While the exhibited Bushfire Assessment report and the consideration against the 9.1 Direction 
identified the entire site will be maintained as an Inner Protection Area, this was not a 
compliance / APZ setback matter, as the design of the development and bushfire compliance is 
covered by the Bushfire Engineering Design and Compliance Strategy which, as noted above, 
is underpinned by emergency management and building construction.   

• The Bushfire Engineering Design and Compliance Strategy is not predicated on the 
management of these areas as an Inner Protection zone. 

• The development will still be deigned to comply with the approved Bushfire Engineering Design 
and Compliance Strategy and the proposed areas of C2 zoning will be factored into the 
detailed design process and further considered at the DA stage through further engagement 
and approval by RFS. 

On this basis, it is considered that the change in zone to C2 does not have any implications to the 
agreed performance-based approach to satisfying the requirements of Planning for Bushfire 
Protection 2019 as detailed in the Bushfire Engineering Design and Compliance Strategy.  

Conclusion 

To support this response the following updated documents are provided:   

• Attachment 1: Addendum Urban Design document detailing amended Planning Proposal (Plus 
Architecture and Arcadia dated 20 November 2023) 

• Attachment 2: Advice from Blackash Consulting regarding implications of C2 zone and updated 
Bushfire Assessment (dated 17 November 2023) 
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We are of the view that the amended Planning Proposal addresses all issues raised by EHG and 
that the proposed C2 zoning has no implications for the endorsed bushfire management strategy.   

We look forward to continuing to work with you in finalising the Planning Proposal. Please contact 
me if you require any clarification.  

 

Yours sincerely, 

 

 

 

 

Anna Johnston 
Associate 
0401 330 707 
anna.johnston@fileplanning.com 



LOURDES RETIREMENT VILLAGE
95 STANHOPE RD, KILLARA

URBAN DESIGN REPORT
RESPONSE TO SUBMISSIONS

PREPARED FOR LEVANDE
PLUS ARCHITECTURE

20/11/2023



Exhibited Master Plan     3
Previously Proposed Master Plan   4-5
Updated Master Plan     6
Current Planning Controls    7
Proposed Planning Controls - Zoning  8
Proposed Planning Controls - FSR   9
Proposed Planning Controls - HOB   10

1
INTRODUCTION



LOURDES RETIREMENT VILLAGE, KILLARA
RESPONSE TO SUBMISSION 3Page

20/11/2023DATE

20576JOB NO.

SCALE

1 INTRODUCTION

EXHIBITED MASTER PLAN
The exhibited master plan presented in the Planning Proposal 
report demonstrates a robust structure plan that carefully 
establishes land uses, public and private open spaces, facilities, 
site features and road networks based on a range of key design 
drivers that reflect the findings of a site analysis and provides 
improved community infrastructure that are already experiencing 
a decline in their useful life.

The master plan for Lourdes Retirement Village provides a new 
seniors housing development consisting of approximately 110 
suites as well as approximately 141 new independent living units 
arranged within a series of buildings ranging from 3 to 6 storeys 
in height.  Additionally, the redevelopment of the southern 
portion of the site provides approximately 63 townhouses with a 
separate road network and private amenities. 

The adjacent plan shows the proposed locations of the new 
community facilities in the northern portion of the site off the 
proposed Main Street interface. The Headfort House which is to 
be retained under this Planning Proposal will continue to serve 
as a Chapel for the community. 
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PREVIOUSLY PROPOSED MASTER PLAN (20/12/22)
The master plan underwent significant amendment to address 
issues raised in response to the exhibition of the Planning 
Proposal. The key features of the updated master plan included:

- A reduction in the perceived scale of the proposal by 
accommodating the ILU programme within four smaller 
buildings, rather than three, increasing visual permeability and 
the potential for through-site links.

- A further reduction in building height from 4 storeys to 3 
storeys for the building adjacent to the western boundary, 
minimising impacts on the adjoining neighbour. 

- The introduction of variations in built form and height, length, 
architectural expression and upper level setbacks across the 
development that serve to increase solar amenity and reduce the 
visual presence of the proposal.

- The further integration of the proposal with the existing levels 
on site through the use of stepped building forms to ensure that 
the design is appropriately embedded within the landscape.

- The proposed principal entry into the basement carpark 
(including loading and servicing vehicle docks) moved to the 
eastern portion of the site to reduce any perceived impacts to 
the developments western neighbours.

- A proposed new road connection from Stanhope Road to the 
townhouse precinct, allowing for the creation of precincts within 
the development that have a greater sense of urban identity.

- The unique bushland setting serving as the inspiration of an 
evolved landscape design response.  

- The identification through further resolution of the design to 
retain a greater number of existing trees.

- The articulation of massing envelopes to ensure buildings that 
are fine-grain and in their expression and materiality reflective of 
the residential context that they sit within.

- The use of apartments at the interface of the ILU carpark and 
the townhouses to minimise the visual impact of the basement 
carpark.

- More granular building expression at the interfaces of the 
townhouse precinct with the surrounding bushland by creating a 
staggered built form.

- The total floor space and indicative yield has not changed as a 
result of the amended master plan.

1

2

3

4

5

6

7

8

10

RAC drop-off
Headfort House Gardens
Lady of the Lourdes Grotto
Main Street

The Village Square

Dementia Garden

ILU drop-off

Green Corridors
Road Connections

9

The Village Green

2
1

4

5

10

9

6

3 7

10

8

9

9

10

9
9



LOURDES RETIREMENT VILLAGE, KILLARA
RESPONSE TO SUBMISSION 5Page

20/11/2023DATE

20576JOB NO.

SCALE

1 INTRODUCTION

In response to EHG submission (06/06/23), the master plan was 
further amended to increase the achievable tree retention. 

The key features of the updated master plan include:

- The adjustment of the western road and the building adjacent 
to the road to increase retention of high value trees.

- The further realignment of the fire trail connection to the 
western road to minimise vegetation clearing and increase 
retained tree canopy.

- The use of more compact townhouse typologies at the 
interface of the fire trail located at the southwestern perimeter of 
the site to increase tree retention. 

- The further adjustment of the ILU building adjacent to the 
northeast boundary facing Stanhope Road to retain more high 
value trees.
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In response to EHG submission (August and November 2023), 
the master plan underwent further amendment to retain 
additional vegetation and increase the achievable tree canopy 
cover. 

The key features of the amended master plan include:

- The introduction of generous street setbacks along Stanhope 
Road and further integration of the ILU building adjacent to the 
northeast boundary facing Stanhope Road with the existing 
levels on site to retain the cluster of high value trees along 
northern boundary of the site.

- The further realignment of the principal road connection 
from Stanhope Road to ILU precinct from north-east of the site 
(including entry into the basement carpark) to retain additional 
vegetation within the existing landscaped setting fronting 
Stanhope Road.

- The introduction of three ILU buildings in lieu of previously 
proposed ILU buildings B and C to shape buildings around 
landscaped pockets, creating natural relief between proposed 
built form while integrating through-site links with existing 
retained trees.

- The further realignment of the western road to the townhouse 
precinct and its connection to fire trail to minimise vegetation 
clearing and increase retained tree canopy.

- A reduction in number of proposed townhouses while using 
more compact townhouse typologies at the interface of the fire 
trail located at the southwestern perimeter of the site to minimise 
vegetation clearing and increase tree retention. 

The amended master plan has resulted in a reduction in floor 
space from approx. 39,650sqm to approx. 38,600sqm and would 
result in the following approximate dwelling yield, noting that 
the dwelling yield for seniors housing is unchanged and can be 
achieved through changes to the dwelling mix.
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Current Planning Controls
The site is currently zoned R2 Low Density Residential. This zone 
permits low density housing (dwelling houses), but prohibits 
residential flat buildings. The Housing SEPP allows for residential 
accommodation for seniors housing, but limits the development 
to approximately 2 storeys in height. The maximum height 
for development on the site is 9.5 metres, which allows for 
development of 2-3 storeys. The maximum floor space ratio for 
the site is 0.3:1.

1 INTRODUCTION

CURRENT PLANNING CONTROLS
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SCALE

1 INTRODUCTION

PROPOSED PLANNING CONTROLS - ZONING 
Proposed Planning Controls

The exhibited Planning Proposal sought to rezone the entire 
site from R2 Low Density Residential to R3 Medium Density 
Residential. 

Following the exhibition this has been amended to zone 
significant vegetation on the peripheries of the site as C2 
Environmental Conservation to ensure their ongoing protection 
and management for conservation purposes. This is consistent 
with the advice provided by the Department of Planning and 
Environment’s, Environment and Heritage Group. 
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Proposed Planning Controls

Throughout previous post exhibition responses, built form was 
relocated to avoid the significant retained vegetation which 
resulted in the reduction of overall FSR across the total site area 
of 52,906sqm from 0.75:1 to 0.73:1 to reflect the reduction of 
GFA under the master plan from 39,650sqm to 38,600sqm and 
reduction in townhouse yield from 63 to 59.

With the introduction of C2 zoning, which covers the significant 
retained vegetation, there is no impact to the built form and the 
yield remains consistent.

As a result of introducing the C2 zone, the FSR now applies to a 
smaller section of the site planned for R3 zoning (45,470 sqm), 
resulting in an FSR of 0.85:1.

Table 1 below provides a summary of the changes to the yield 
and LEP controls between exhibited and current Planning 
Proposal which now incorporates the introduction of C2 zone. 

Table 1: Comparison of Yield and Planning Controls 

Zone

Yield

RACF

Retirement Living (ILUs)

Townhouses

Total Site Area  52,906 m2  52,906 m2

Zone Area

Gross Floor Area

FSR for Zone 

Overall Site FSR          0.75:1  0.73:1

Exhibited 
Masterplan

Proposed 
Masterplan

R3

110 Beds

141 Units

63 Townhouses

52,906 m2

39,650 m2

0.75:1

C2

N/A

N/A                                                           

N/A

N/A

N/A

N/A

R3

110 Beds

141 Units

59 Townhouses

45,470 m2

38,600 m2

0.85:1

C2

-

-

-

7,436 m2

0 m2

N/A
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Proposed Planning Controls

The exhibited Planning Proposal identified proposed heights 
ranging from 9.5m to 22. 

It is noted that the previous iteration of the Planning Proposal 
made minor changes to the extent of the height zones across 
the site to align with reconfigurations of the building footprints. 
The proposed height of buildings map has been further 
amended such that no maximum height of buildings control 
would apply to the C2 zone consistent with the adjacent C2 
zoned areas.
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SCALE

Lourdes Retirement Village | Planning Proposal - Response to Submissions Report | Project No. 21-75210

Killara NeighourhoodSwain Gardens + Gordon Creek + Lane Cove + Garigal National Park

Key characteristics of the Lower East Killara neighbourhood include: 
- Streets running perpendicular to the Pacific Highway
- High amount of heritage items
- Consistent street layout reflecting the urban development of the early 1900’s
- Large residential lots with considerable private open space
- Many houses with pools and tennis courts
- Archbold and Eastern Arterial roads bisect this area as a major traffic cartery
- Dense tree canopy
- Undulating topography that drops away quickly from the Pacific Highway to Middle Harbour
- Excellent areas of flora and fauna habitat

Killara is located within the Lower East of Ku-ring-gai council area and is surrounded by vegetation 
corridors distinctive of Sydney’s bushland. Within close vicinity to the site you have Swain Gardens, 
Seven Little Australians Park, Gordon Creek, Lane Cove National Park and Garigal National Park 
National Park.

Detahed houses on large lots within garden settings feature heavily in the north of the Lower East. 
Complemented by mature well-planted streets, these areas are synonymous with the idea of the idyllic 
and leafy North Shore.

LANDSCAPE CHARACTER URBAN CHARACTER

Local CharacterLOCAL CHARACTER
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GREENERY CONNECTIONS

QUARRY MASONS RESERVE

GARINGAI NATIONAL PARK

GORDON CREEK

LANE COVE NATIONAL PARK

SWAIN GARDEN
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Greenery Connections 

LANE COVE
NATIONAL PARK

GARINGAI NATIONAL PARK

MIDDLE HARBOUR CREEK

QUARRY MASONS RESERVE

SWAIN GARDEN

LANE COVER RIVER

GORDON CREEK

SITE 

CYCLE WAYS

LEGEND
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TOPOGRAPHY & VIEWS
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Topography & Views on SIte

View of bushland to southern site boundary1 View from First Avenue2 View of embankment along Stanhope Avenue3 Access road along eastern site boundary4

The site’s topography is a defining characteristic 
which falls approximately 13 meters from the 
northern boundary with Stanhope Road to the 
southern boundary along Lourdes Avenue and the 
bushland edge. This level change and elevation 
provides valuable views of Chatswood and Sydney 
city skylines. Many existing roads and access paths 
are steep. Our design will make use of this challenge 
in creating safe access and movement for residents.

3

4
1

2
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Local Analysis

Solar Access Hydrology Circulation

SUNRISE 

SUNSET

SOLAR PATH

PREVAILING WINDS

10M CONTOURS

WATER FLOW

WATER BODY

WALKING TRAILS

WATER FLOW

WATER BODY

KEY KEY KEY

EA
STERN

 A
RTERIA

L RO
A

D

EA
STERN

 A
RTERIA

L RO
A

D

N

LOCAL ANALYSIS



2 LANDSCAPE RESPONSE

LOURDES RETIREMENT VILLAGE, KILLARA
RESPONSE TO SUBMISSION 16Page

20/11/2023DATE

20576JOB NO.

SCALE

LANDSCAPE MASTER PLAN
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Landscape Strategy

Landscape Master Plan
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EXISTING TREE CANOPY
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Landscape Strategy

Existing Tree Canopy

LEGEND

TREE CANOPY AREA = 
11,518m2 (22% OF SITE)

TOTAL SITE AREA = 
52,906m2
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PROPOSED TREE RETENTION:
TREE CLASSIFICATION
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Landscape Strategy

Proposed Tree Retention: Tree Classification

PREVIOUS PROPOSAL (23/07/04)

CURRENT PROPOSAL

IMPORTANCE 
(A/AA)

TOTAL TREES
(Z/ZZ) SUBTOTAL

TREES RETAINED 102 62 164

TREES REMOVED 62 153 215

TOTAL 379

IMPORTANCE 
(A/AA)

TOTAL TREES
(Z/ZZ) SUBTOTAL

TREES RETAINED 114 77 191

TREES REMOVED 50 138 188

TOTAL 379

KEY: CURRENT PROPOSAL

TOTAL TREES REMOVED = 188

TOTAL TREES RETAINED = 191

ADDITIONAL TREES RETAINED = 27

ADDITIONAL RETAINED AA1 TREES = 4

ADDITIONAL RETAINED A1 TREES = 8

 

 − 109 - Melaleca quinquenervia - Z1
 − 112 - Melaleca quinquenervia - Z1
 − 113 - Melaleca quinquenervia - Z1
 − 120 - Jacaranda mimosifolia - Z9
 − 244 - Angophora floribunda - AA1
 − 252 - Syzygium paniculatum - A1
 − 284 - Eucalyptus robusta - A1
 − 286 - Eucalyptus robusta - A1
 − 288 - Eucalyptus melliodora - A1
 − 289 - Eucalyptus robusta - A1
 − 290 - Allocasuarina torulosa - Z10
 − 295 - Acacia baileyana - Z1
 − 296 - Eucalyptus botryoides - A1
 − 297 - Eucalyptus botryoides - A1
 − 298 - Eucalyptus haemastoma - Z1
 − 299 - Eucalyptus botryoides - Z1
 − 300 - Eucalyptus botryoides - A1
 − 302 - Casuarina cunninghamiana - Z1
 − 303 - Casuarina cunninghamiana - Z1
 − 304 - Elaeocarpus reticulatus - Z1
 − 305 - Corymbia gummifera - ZZ4
 − 321 - Eucalyptus microcorys - Z1

 − 323 - Eucalyptus microcorys - AA1
 − 326 - Eucalyptus pilularis - AA1
 − 327 - Corymbia gummifera - A1
 − 328 - Eucalyptus tereticornis - A1
 − 359 - Eucalyptus tereticornis - Z1
 − 360 - Eucalyptus pilularis - AA1
 − 370 - Eucalyptus microcorys - Z10

ADDITIONAL RETAINED TREE SPECIES
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NATIVE TREES = 84

NATIVE FEATURE TREES = 83

NATIVE FEATURE TREES = 9

EXOTIC FEATURE TREES = 9

STREET TREES = 47

TOTAL TREES RETAINED = 191

TOTAL TREES PROPOSED = 232

TOTAL TREES = 423

Landscape Strategy

Proposed Trees

LEGEND

PROPOSED TREES
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MATERIALITYMateriality

Decking 

  Concrete pavements

Decomposed gravel

Permeable trihex treatment to shared ways

Warmer tones in pavement types

  Loose furniture to hardstand

  Rocks as incidental seating and wayfinding

SURFACES FURNITURE

Natural materials reinforcing the bush character Precast concrete seat

Coherent and safe pathway design

A practical and robust proposal 
of materials sympathetic with 
the natural surroundings and 
local ecotones of the Lourdes 
Development Site...

The materials strategy will curate a range 
of finishes which will express the unique 
characteristics of the Site. Priority will be 
given to materials of local provenance, visibly 
grounding the development in its connection 
to the surrounding bushland which defines 
the landscape character.

Feature finishes will be used to elevate key 
outdoor areas and provide definition to 
active and passive open spaces, and express 
a journey through a narrative of diverse and 
inter-connected web of landscape typologies.

In addition, the materials and finishes will be:
• Locally sourced from Australia and 

sustainable
• Durable and age gracefully over time
• Low maintenance solutions that can 

also minimise waste and reduce carbon 
footprint where possible

• Where possible, have high Solar 
Reflectance Index (SRI) value and/or lighter 
coloured materials to mitigate heat island 
effect. 

• Robust, self-finished materials 
• Considered materials that are non-

combustible and protect from bushfire 
threat

Lourdes Retirement Village | Planning Proposal - Response to Submissions Report | Project No. 21-75236
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SCALE

PLANTINGPlanting
Proposed plants that generate 
‘cooler’ spaces, define areas, 
highlight views, create visual interest 
and provide shade...

The site is surrounded by ecologically 
rich bushland. The landscape design will 
incorporate appropriate plant species and 
design where land is managed as an Asset 
Protection Zone (APZ). The APZ Planting 
Palette will aim to aid reduction of potential 
bush fire impacts in nominated zones.  
 
The strategic distribution of the Architecture 
will enable landscaping to be spaced around 
and between building form, delivering:

• Easy to maintain soft landscaping
• Uncomplicated landform and landscape 

structure - native trees and open grassland
• Plants the require minimal water and will 

generate ‘cooler’ green spaces, which in 
turn assist in transforming the urban heat 
island effect

• Level grass areas for flexible use
• Use of tree planting to provide visual 

interest, define areas, highlight views and 
provide shade

• Utilisation of locally native species to 
reinforce key landscape character zones

• Utilisation of native species to support 
year-round comfort to outdoor spaces

Lourdes Retirement Village | Planning Proposal - Response to Submissions Report | Project No. 21-75237

Philodendron xanadu

Chrysocephalum apiculatum

Arthropodium cirratum Anigozanthus flavidus

Tristaniopsis  laurina Lophostemon confertus Elaeocarpus reticulatusHowea fosteriana

Callicoma serratifolia
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Hardenbergia violacea

Dianella revoluta

Grevillea juniperina ‘Gold Cluster’

Lomandra longifolia 

Viola hederacea

Dianella utopia

Hibbertia scandens

Liriope muscari

Limonium perezii Dichondra ‘silver falls’

Cupaniopsis anacardioides

Bauera rubioides
Grevillea sericea
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        Rido Pin 11286



 

 

Nathan Donn  

Senior Development Manager 

Levande 

By email: nathan.donn@levande.com.au  

17 November 2023 

Dear Mr. Donn, 

 

Re: Lourdes Retirement Village – Consideration of Department Environment  and  Heritage  Group  

(EHG)  letter dated  9  November  2023 

The NSW RFS approved the Bushfire Engineering Design Compliance Strategy in November 2020 and 

raised no objection to the rezoning proceeding on that basis. It was noted by the NSW RFS that any 

future DA approval must comply with the Bushfire Engineering Design Compliance Strategy and requires 

Bush Fire Safety Authority (BFSA) under s100B of the Rural Fires Act 1997 (RFA). 

Following the approval of the Bushfire Engineering Design Compliance Strategy, Blackash worked closely 

with the NSW RFS in unpacking potential DA level detail and drafting of a performance Based Design 

Brief.  

As the site is bushfire prone, Ministerial Direction 4.4 applies. As part of the Planning Proposal an 

assessment has been undertaken of the matters the relevant planning authority must do under Ministerial 

Direction 4.4. Despite compliance through a performance-based approach, the NSW RFS have 

indicated their satisfaction with the proposed performance-based approach, and they did not object 

to the progression of the planning proposal pursuant to clause (7) of Direction 4.4. 

The design of the development and bushfire compliance is covered by the Bushfire Engineering Design 

and Compliance Strategy. The key elements of the strategy are emergency management and building 

construction. The emergency management for this site includes ensuring the more ‘at risk’ residents are 

located further away from the bushland and shielded by the residential development, a unique layout 

and construction which provides for radiant heat shielding and an integrated underground network of 

pedestrian accessways into the refuge building and bespoke emergency management planning to 

ensure residents are carefully managed to ensure they aren’t adversely exposed to bushfire events. The 

building construction includes one hour fire rated external walls and internal sprinklers which is over and 

above the typical requirements. 

While the exhibited Bushfire Assessment report and the consideration against the 9.1 Direction identified 

the entire site will be maintained as an Inner Protection Area, this was not a compliance / APZ setback 

matter, as the design of the development and bushfire compliance is covered by the Bushfire 
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Engineering Design and Compliance Strategy which, as noted above, is underpinned by emergency 

management, and building construction. The Strategy is not predicated on the management of these 

areas as an Inner Protection Area. 

Further to the above background, Blackash Bushfire Consulting has been engaged to review 

Department of Planning and Environment's Environment  and  Heritage  Group  (EHG)  letter dated  9  

November  2023  (Attachment  1).  

EHG have recommended that the C2 Environmental Conservation zone is applied to retained native 

vegetation on the North, East and South peripheries of the site which had been proposed to be zoned 

R3 Medium Density Residential. EHG’s intension in zoning these areas as C2 is that they be managed for 

conservation purposes and not to be managed as an APZ or used as open space or grassed / garden 

/ landscaped area. The proposed extent of the C2 zoning is shown at Attachment 2.  

This letter provides consideration of not continuing the current site management of these zones and 

allowing for regeneration of the undergrowth and any associated implications on the Bushfire 

Engineering Design and Compliance Strategy and its agreed Design Principals which has been 

previously approved by the NSW RFS.  

We have considered the proposed C2 zoned areas and confirm this does not impact or require changes 

to the Bushfire Engineering Design and Compliance Strategy and its agreed Design Principals. The 

Bushfire Assessment report has been updated to reflect the introduction of the C2 zoning on the land, 

refer to Appendix 3. 

As has been previously established, the site is in a low bushfire risk setting and the proposal delivers a 

significantly improved bushfire safety outcome than that currently exists at the Lourdes retirement village. 

Importantly, the development will still be deigned to comply with the approved Bushfire Engineering 

Design and Compliance Strategy and the proposed areas of C2 zoning will be factored into the detailed 

design process and further considered at the DA stage through engagement and approval by NSW RFS. 

If you have any questions, please contact me on 0418 412 118. 

 

Yours sincerely, 

 

 

Corey Shackleton 

Principal Bushfire & Resilience 
B.Sc., Grad. Dip. (Design for Bush fires) 
Fire Protection Association of Australia BPAD Level 3 –34603 
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Attachment 1: 

Correspondence from Department of Planning and Environment's EHG 

dated 9 November 2023 



Department of Planning and Environment 

4 Parramatta Square, 12 Darcy Street, Parramatta NSW 2150 www.dpie.nsw.gov.au 1 
Locked Bag 5022, Parramatta NSW 2124 

Our ref: DOC23/889756 Your ref: PP-2022-658 
 
Renee Ezzy 
Agile Planning, Planning Group 
Department of Planning and Environment 
4 Parramatta Square, 12 Darcy Street 
Parramatta NSW 2150 
 

9 November 2023 

Subject: Proponent response to EHG advice – Planning Proposal 95-97 Stanhope Road, Killara 

Dear Renee 

Thank you for your emails dated 9 and 16 October 2023 seeking to consult with the Environment and 
Heritage Group (EHG) in relation to the proponent’s response to EHG’s advice dated 3 August 2023 
(DOC23/628482) on the above planning proposal (PP). Thank you for your further email dated 6 
November 2023 seeking consultation with EHG under section 3.25 of the Environmental Planning and 
Assessment Act 1979 (EP&A Act). 

EHG has reviewed the proponent response letter and attachments dated 6 October 2023, as well as 
the response matrix by ACS Environmental and Ecologique dated 16 October 2023 and the Scope of 
Works letter prepared by ELA dated 12 October 2023.  

EHG recommends that should the PP proceed to finalisation: 

 C2 Environmental Conservation zoning is applied to Sydney Turpentine Ironbark Forest 
Critically Endangered Ecological Communities and Swift Parrot habitat on the site, with this 
land to be protected and managed for conservation 

 a vegetation management plan is prepared and implemented for the site as part of any future 
development application.  

Detailed advice is provided at Attachment 1. 

If you have any queries, please contact Dana Alderson, Senior Project Officer Planning via 
dana.alderson@environment.nsw.gov.au or 02 8837 6304. 

Yours sincerely 

 
Susan Harrison 
Senior Team Leader Planning 
Greater Sydney Branch 
Biodiversity and Conservation 
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Attachment 1: EHG comments – Proponent response to EHG advice – Planning Proposal 95-97 
Stanhope Road, Killara 

EHG has reviewed: 

 the letter prepared by FPDplanning dated 6 October 2023 and Attachments 1-7, with specific 
focus on: 

o Attachment 2: Updated Biodiversity Development Assessment Report Prepared by ACS 
Environmental and Ecologique dated October 2023 dated 5 October 2023 (updated BDAR) 

o Attachment 3: Letter from Eco Logical Australia (ELA) to respond to all issued raised by 
EHG in relation to Eco Logical Australia’s previous advice dated 13 September 2023 (ELA 
letter), and 

o Attachment 5: Lourdes Retirement Village – Asset Protection Zone Requirements letter 
prepared by Blackash and dated 28 September 2023 (APZ advice letter) 

 the response matrix by ACS Environmental and Ecologique dated 16 October 2023 (response 
matrix) 

 the Scope of Works letter prepared by ELA dated 12 October 2023 (ELA scope of works). 

Recommended outcomes 

EHG considers that the proposal is likely to adversely impact biodiversity values on the site 
including: 

 Sydney Turpentine Ironbark Forest Critically Endangered Ecological Community (CEEC) (PCT 
3262) 

 Sydney Coastal Enriched Sandstone Forest (PCT 3592) which is habitat for the threatened 
species Lathamus discolor (Swift Parrot), Chalinobus dwyeri (Large-eared pied bat) and 
Cercartetus nanus (Eastern pygmy-possum). 

Sydney Turpentine Ironbark Forest CEEC and the Swift Parrot are Serious and Irreversible Impact 
(SAII) entities under section 6.5 of the Biodiversity Conservation Act 2016 (BC Act). 

EHG recommends that the PP be amended to achieve improved biodiversity conservation outcomes 
for the values present around the perimeter of the site. The PP should ensure: 

 the following biodiversity values are protected via C2 Environmental Conservation zoning: 

o Sydney Turpentine Ironbark Forest Critically Endangered Ecological Community – labelled 
as “PCT 3262 mgm zone” on Figure 21 (reproduced below), and 

o habitat for the threatened Swift Parrot and adjoining vegetation – labelled “Swift parrot 
species polygon” and “PCT 3592 mgm zone” in Figure 21. 

 the C2 land is managed for conservation and is not to be used as an APZ, open space, or 
grassed/garden/landscaped area 

 a vegetation management plan (VMP) is prepared as part of any future development 
application for the C2 land. The VMP must: 

o identify management zones, PCTs, fencing and signage locations 
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o include key performance criteria including benchmark goals for native species density and 
diversity both in the short (5 years) and long term (perpetuity) 

o be implemented in perpetuity, with a minimum of 5 years for rehabilitation and ongoing 
management requirements for maintenance thereafter 

o include a table of responsibilities, key actions and their timing for the first 5 years of 
rehabilitation and a separate table for ongoing works 

o address weed management across the site.
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Figure 21. from updated BDAR 
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Impacts to vegetation on the site 

Vegetation identification and mapping 

The updated BDAR does not consistently identify and map the vegetation on the site and impacts to 
it. For example, in the updated BDAR: 

 there are multiple maps of PCTs that are in conflict: Figure 17 shows “Vegetation avoided”, but 
Figure 21 “Offsets required & proposed” shows the same vegetation being identified as 
needing an offset due to APZ management actions 

 the Summary on p.iv states that ‘vegetation’ will not be cleared within mapped PCT 3262 and 
remnant PCT 3592 but ‘remnant PCT 3592’ isn’t mapped in Figure 17 so it is unclear which 
vegetation this refers to 

 Figures 13 and 17 are inconsistent with the Appendix G. Eco Logical Australia – PCT Mapping. 

Avoidance 

Stage 2 of the BAM requires that a proposal is designed to avoid and minimise impacts to 
biodiversity values within the site, including impacts to SAII entities. Figure 17 of the updated BDAR 
shows vegetation that has been avoided within the site, but as noted above this is also identified as 
needing an offset due to impacts from APZ management actions. 

According to the APZ advice letter, the whole of the site will not necessarily need to be managed 
per the Inner Protection Area guidance in Planning for Bushfire Protection 2019. Instead, the APZs 
can comprise a “combination of fuel free areas (i.e., roads, paths, etc), intensely managed areas (i.e., 
mown grass) and pockets of garden and retained vegetation (i.e., native gardens, native 
vegetation)”.  

EHG therefore considers that there is an opportunity to identify areas of the site with high 
biodiversity values which must be avoided and not managed for APZ purposes, i.e., no removal of 
vegetation (trees, shrubs, groundcovers), leaf litter or debris. In addition, management actions 
should be implemented to regenerate and retain these biodiversity values in perpetuity. 

EHG recommends this is achieved via C2 Environmental Conservation zoning for the Sydney 
Turpentine Ironbark Forest CEEC and Swift Parrot habitat, and supplemented by avoidance, 
mitigation and management measures implemented at development application stage. 

Intensification of use 

In addition to impacts from APZ management, the intensification and densification proposed will 
have indirect and prescribed impacts. Future development will need to avoid and mitigate against 
(but not be limited to) the following indirect and prescribed impacts associated with intensification 
of use: 

 access to retained vegetation 
 additional impacts including but not limited to increased human traffic, hydrological 

changes, fauna vehicle strikes, reduced habitat connectivity, introduction of non-native 
vegetation, weed infestations, and increased nutrient loads from landscaping  

 erosion and sedimentation because of site disturbance, especially downslope of the areas of 
construction. 

Adequacy of BDAR 

EHG advises that whilst the updated BDAR addresses many concerns that were raised previously, it 
should not be relied on to support future development applications. Considerations for future 
assessment include: 
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 locate and design the proposal to avoid and minimise direct and indirect impacts 
 clarification of vegetation mapping including further justification for why STIF has not been 

mapped in the central part of the site 
 the Vegetation Integrity (VI) scores only incorporate APZ management impacts and have not 

accounted for the impacts from intensification of development on the site. The VI scores 
could therefore be an underestimate, and do not accurately represent the full extent of 
potential impacts as a result of the future development 

 mitigation measures for indirect and prescribed impacts because of APZ management and 
intensification of use 

 consideration of whether mapping STIF in small discrete patches marked as individual trees 
is appropriate in an ecological community context. 

END OF SUBMISSION 

  



 

5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 2: 

Proposed Extent of the C2 zoning 
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Glossary of Terms  

APZ Asset protection zone  

AS2419 Australian Standard – Fire hydrant installations  

AS3745 Australian Standard – Planning for emergencies in 

facilities  

AS3959 Australian Standard – Construction of buildings in 

bushfire-prone areas 2018  

BAL  Bushfire attack level  

BCA Building Code of Australia  

BSA  Bushfire safety authority  

EPA Act Environmental Planning & Assessment Act 1979  

FDI Fire danger index  

ha Hectare 

m Metres 

PBP  Planning for Bushfire Protection 2019  

RF Act Rural Fires Act 1997 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1. Introduction 

Stockland have commissioned Blackash Bushfire Consulting (Blackash) to undertake a Bushfire 

Assessment for the proposed redevelopment of the entirety of the Lourdes Retirement Village and the 

existing independent living units at 95 Stanhope Road, Killara (the site) which is shown in Figure 1.  

The Bushfire Hazard Assessment analyses the bushfire matters pertaining to the site and the ability to 

address bushfire issues relevant to the rezoning.  The NSW RFS have endorsed the rezoning and noted 

that any future DA approval must comply with the Bushfire Engineering Design Compliance Strategy 

and requires Bush Fire Safety Authority (BFSA) under s100B of the Rural Fires Act 1997 (RFA).  

While not part of the assessment criteria, given its location, any bushfires impacting the site would be 

burning under what is typically a cooler easterly or south-easterly wind and considerable fire brigade 

intervention would likely see significant firefighting resources available at the site.  

While the NSW RFS have not ‘approved’ any development at this stage, they have not objected to the 

progression of the planning proposal based on the above operational realities of the site, coupled with: 

• The considerable building protection measures that all buildings will be provided (i.e. 

constructed with one hour fire rated external walls and internal sprinklers) which is over and 

above the typical requirements;  

• The introduction of the residential development on the interface (replacing the current 

Independent Living) ensuring the more ‘at risk’ residents are located further away from the 

bushland and shielded by the residential development. This significantly reduces the bushfire 

risk profile;  

• The unique layout and construction of the site which provides for radiant heat shielding and an 

integrated underground network of pedestrian accessways leading to the basement carpark 

and into the refuge building. This underground network and radiant heat shielding enables all 

residents to move safely to the onsite refuge; and 

• The occupation of the site being carefully managed to ensure residents aren’t adversely 

exposed to bushfire events.  

Should the NSW RFS not issue a BFSA at the DA stage, the site would simply remain ‘as-is’ until such DA 

consent can be obtained. 

Based on design and the proposed performance-based bushfire protection strategy, the bushfire safety 

outcome created for the site is considered significantly better than what may be provided through a 

‘typical’ deemed-to-satisfy approach.  

This assessment has been prepared by Corey Shackleton, Principal Bushfire and Resilience, Blackash 

Bushfire Consulting (FPAA BPAD-Level 3 Certified Practitioner No. BPD-PA-34603). A site inspection was 

completed by Blackash on 4 December 2020. 
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1.1. Location 

The site is located in the suburb of Killara in the Ku-ring-gai LGA. It is located in a suburban low density 

residential area consisting of large lot single detached one and two storey dwellings. Stanhope Road is 

a collector road which is located off the Pacific Highway.  

 

The local area is characterised by tree-lined streets and pockets of remnant bushland. Located on the 

southern boundary of the site, are several large open spaces and bushland parks, including Soldiers 

Memorial Park and Seven Little Australians Park. Bushland walking trails through these places link the 

suburb of Lindfield to Middle Harbour.  

 

The land slopes away from Stanhope Road towards the bushland to the south and east on the other 

side of Lourdes Avenue. The site is adjoined by unmanaged bushland to the east and south which is 

associated with Gordon Creek. This bushland is primarily riparian forest with steep slopes and continues 

along Gordon Creek to the northeast (see Figure 1). 

 

Given the location of the site, any bushfires impacting the site would be burning under what is normally 

a cooler easterly or south-easterly wind. The site is located within Fire & Rescue NSW district and based 

on the typical fire response in the area, considerable fire brigade intervention would see significant 

firefighting resources available at the site.  

 

1.2. Project Description 

The site currently contains the existing Lourdes Retirement Village which was constructed in 1983 and 

consists of a total of 240 units.  These units range from 2-3 storey’s in height and include: 

• 108 Independent living apartments: 

• 49 serviced apartments; 

• Residential Aged Care Facility (RACF) with 83 beds; and 

• Community building and associated infrastructure. Buildings. 

 

Due to its age, the existing facility now presents major accessibility constraints and no longer meets the 

contemporary needs of the residents. There are no bushfire design or protection measures in place. 

 

The proposal for the site may include a medium density development of the southern portion of the site 

comprising approximately 63 town houses and a new seniors housing development at the northern 

portion of the site comprising approximately:  

• 141 independent living units; 

• A new aged care facility with 110 beds; and 

• 1,400sqm of internal communal space. 
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Figure 1: Site Location 

 



 
  

2. Legislative Framework 

As a Planning Proposal, the relevant Ministerial Directions under Section 9.1 of the Environmental 

Planning and Assessment Act 1979, must be satisfied. Ministerial Direction 4.4 applies to all local 

government areas in which the responsible Council is required to prepare a bush fire prone land map 

under section 10.3 of the Environmental Planning and Assessment Act 1979. This direction applies when 

a relevant planning authority prepares a planning proposal that will affect or is in proximity to land 

mapped as bushfire prone land. 

Following the Planning Proposal, any future development on bushfire prone land will require a bush fire 

safety authority. Section 100B of the Rural Fires Act 1997 states that the Commissioner of the NSW RFS 

may issue a bush fire safety authority for: 

a) a subdivision of bush fire prone land that could lawfully be used for residential or rural residential 

purposes; or 

b) development of bush fire prone land for a special fire protection purpose. 

A bush fire safety authority authorises development to the extent that it complies with standards 

regarding setbacks, provision of water supply and other matters considered by the Commissioner to be 

necessary to protect persons, property or the environment from danger that may arise from a bush fire. 

A retirement village is considered a Special Fire Protection Purpose development and must obtain a 

bush fire safety authority before developing on bush fire prone land. 

Section 100B of the Rural Fires Act 1997 is typically satisfied through compliance with the requirements 

of Planning for Bush Fire Protection 2019, however this is not a specific requirement of the Act. The 

Bushfire Engineering Design Compliance Strategy (Appendix 3) was prepared by Blackash Bushfire 

Consulting and supported by the NSW RFS as the means for designing and determining compliance. 

The requirement for a bush fire safety authority is not considered necessary for the rezoning approval 

process, but nonetheless essential for any future development. 

 

2.1. Bushfire Prone Land 

Bushfire prone land maps provide a trigger for the development assessment provisions and 

consideration of sites that are bushfire prone. Bushfire prone land (BFPL) is land that has been identified 

by council, which can support a bushfire or is subject to bushfire attack. Bushfire prone land maps are 

prepared by local council and certified by the Commissioner of the RFS.  

The site is identified as ‘bushfire prone land’ (see Figure 2) as mapped by Ku-ring-gai Shire Council for 

the purposes of Section 10.3 of the EPA Act and the legislative requirements for building on bushfire 

prone lands are applicable. The site is adjoined by Category 1 Bush Fire Prone Vegetation to the south 
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and east with the associated buffer covering much of the site. This does not preclude development; it 

simply starts the process to consider bushfire in the design of new development. 

 

2.2. Ministerial Direction 

As the site is bushfire prone, Ministerial Direction 4.4 applies. 

An assessment has been undertaken of the matters the relevant planning authority must do under 

Ministerial Direction 4.4 (Appendix 2). Despite compliance through a performance-based approach, 

the Department of Planning and Environment considers the planning proposal to be inconsistent with 

clause (6)(b). Notwithstanding the inconsistency, it is noted the NSW RFS have indicated their satisfaction 

with the proposed performance-based approach and that RFS do not object to the progression of the 

planning proposal pursuant to clause (7) of Direction 4.4.   

 

2.3. Bushfire Protection Compliance 

The Bushfire Engineering Design Compliance Strategy (Appendix 3) was prepared by Blackash Bushfire 

Consulting and supported by the NSW RFS as the means for designing and determining compliance. 

 

The Bushfire Engineering Design Compliance Strategy will satisfy section 100B of the Rural Fires Act 1997 

through a performance-based approach using the Bush Fire Engineering Brief (BFEB) process. The BFEB 

process will be undertaken in accordance with the International Fire Engineering Guidelines and in close 

collaboration with the NSW RFS. 

 

This will be undertaken within the context of complying with the Aims and Objectives of Planning for 

Bush Fire Protection 2019. Consideration will be given to the most appropriate construction approval 

regime and ongoing compliance will be ensured through implementation of the Bush Fire Protection, 

Operations and Maintenance Plan as developed through the design strategy. 

The bushfire safety outcome created for the site through this compliance approach will be significantly 

better than what may be provided through a ‘typical’ deemed-to-satisfy approach.  

A summary of Ministerial Direction 4.4. Planning for Bush Fire Protection is provided as Appendix 2. 
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2.4. Response to Gateway Conditions 

On 10 May 2022, the Executive Director at the Department of Planning and Environment, as delegate 

of the Minister for Planning and Homes, determined the proposed amendment to the Ku-ring-gai Local 

Environmental Plan 2015 should proceed subject to several conditions. 

The conditions included a range of matters, however the following are relevant to bushfire:  

 

1.  The planning proposal is to be updated and submitted to the Department for review and 

endorsement prior to public exhibition to include:  

(c) An updated Urban Design Study to:  

• The side setbacks of the terrace housing to the south and east present as hard edges to the 

surrounding bushland and a softer bushland edge with the built form should be considered.  

The setbacks proposed have been specifically designed to ensure APZ are maximised as far as practical 

to reduce the impact of radiant heat. Moving buildings closer to the bush or introducing significant 

vegetation onto the site will create bushfire protection and safety issues. The design of the buildings and 

the emergency management arrangements will be based on the layout of the site and the proximity 

to vegetation.  

A redesign to move buildings closer to the bushland is not supported from a bushfire perspective,  

however more sensitive landscaping can be incorporated to ensure ‘softer’ look/feel. 

 

3.  Consultation is required with the following public authorities and government agencies under 

section 3.34(2)(d) of the Act:  

• The Commissioner of the NSW Rural Fire Service (RFS);  

During consultation, RFS should specifically determine whether detached dwellings, dual 

occupancies and/or semi-detached dwelling land uses could provide appropriate bushfire risk 

mitigation for the seniors housing as an alternative to the proposed medium density dwellings. 

From a bushfire perspective, the medium density dwellings on the outside was deliberate built strategy. 

The concept design created a unique layout which provided radiant heat shielding to residents moving 

within the central portions of the site. This radiant heat shielding enables all residents to move safely to 

the onsite refuge. 

While providing for detached dwellings, dual occupancies and/or semi-detached dwellings does not, 

in itself, create a bushfire risk issue, it does impact on the broader design strategy. The medium density 

dwelling design has been carefully developed to ensure the safety of the SFPP components within the 

site. 
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Figure 2: Bushfire Prone Land. 
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2.5. Planning for Bushfire Protection 2019 

All development on BFPL must satisfy the aim and objectives of PBP 2019. The aim of PBP 2019 is to 

provide for the protection of human life and minimise impacts on property from the threat of bushfire, 

while having due regard to development potential, site characteristics and protection of the 

environment. The objectives are to:  

I. afford buildings and their occupants protection from exposure to a bush fire;  

II. provide for a defendable space to be located around buildings;  

III. provide appropriate separation between a hazard and buildings which, in combination 

with other measures, prevent the likely fire spread to buildings;  

IV. ensure that appropriate operational access and egress for emergency service personnel 

and occupants is available;  

V. provide for ongoing management and maintenance of BPMs; and  

VI. ensure that utility services are adequate to meet the needs of firefighters.  

 

In response to their distinctive vulnerabilities, PBP 2019 treats residential development and Special Fire 

Protection Purpose development differently and has Specific Objectives unique to both types of 

development. 

 

2.5.1.  Specific Objectives for Residential Development 

Any residential development on the should respond to the specific objectives for residential and rural 

residential subdivisions which are defined in PBP 2019 as follows:  

• minimise perimeters of the subdivision exposed to the bush fire hazard (hourglass shapes, which 

maximise perimeters and create bottlenecks should be avoided);  

• minimise vegetated corridors that permit the passage of bush fire towards buildings;  

• provide for the siting of future dwellings away from ridge-tops and steep slopes, within saddles 

and narrow ridge crests;  

• ensure that APZs between a bush fire hazard and future dwellings are effectively designed to 

address the relevant bush fire attack mechanisms;  

• ensure the ongoing maintenance of APZs;  

• provide adequate access from all properties to the wider road network for residents and 

emergency services; 
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• provide access to hazard vegetation to facilitate bush fire mitigation works and fire suppression; 

and  

• ensure the provision of an adequate supply of water and other services to facilitate effective 

firefighting. 

 

2.5.2.  Specific Objectives for SFPP Development 

The proposed retirement village is a designated SFPP, defined in Section 100B(6) of the Rural Fires Act. 

Planning for Bushfire Protection states that: 

  “An SFPP development is one which is occupied by people who are identified as at-risk 

members of the community. In a bushfire event, these occupants may be more susceptible to 

the impacts of radiant heat and other bushfire effects. Evacuating at-risk members of the 

community is more challenging because they may be physically or psychologically less able to 

relocate themselves or are unfamiliar with their surroundings. Examples of SFPP developments 

are schools, hospitals, nursing homes and tourist accommodation.” 

 

The specific objectives within PBP 2019 for SFPP developments are to: 

• Minimise levels of radiant heat, smoke and ember attack through increased APZ, building 

design and siting; 

• Provide an appropriate operational environment for emergency service personnel during 

firefighting and emergency management;  

• Ensure the capacity of existing infrastructure (such as roads and utilities) can handle the 

increase in demand during emergencies as a result of the development; and  

• Ensure emergency evacuation procedures and management which provides for the special 

characteristics and needs of occupants. 
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3. Bushfire Threat Assessment  

While PBP is clear that no development in bushfire prone areas can be guaranteed to be entirely safe 

from bushfires (PBP 2019 p. 11), the aim of the document 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 (PBP 2019 p. 10). 

The detailed site analysis and the application of a combination of bushfire protection measures are 

used to achieve an acceptable outcome. Appropriate combinations not only depend upon site 

location and site circumstances but also on the nature of the proposed use. The site assessment 

methodology within PBP will be used to determine the bushfire threat to the site.  

 

3.1. Assessment Methodology 

PBP 2019 provides a methodology to determine the size of any APZ that may be required to offset 

possible bushfire attack. These elements include the potential hazardous landscape that may affect 

the site and the effective slope within that hazardous vegetation.  

The following assessment is prepared in accordance with Section 100B of the RF Act, Clause 44 of the 

RF Reg and PBP. This assessment is based on both a site inspection and desktop assessment of the site 

assessment utilising the following resources:  

• Planning for Bushfire Protection (NSW RFS, 2019); 

• Site Inspection; and 

• Aerial mapping detailed GIS analysis. 

The methodology used in this assessment is in accordance with PBP 2019 and is outlined in the following 

sections. 

 

3.2. Bushfire Hazard 

An assessment of the Bushfire Prone Land is necessary to determine the application of bushfire 

protection measures such as Asset Protection Zone (APZ) locations and future building construction 

levels. The vegetation formations (bushfire fuels) and the topography (effective slope) combine to 

create the bushfire threat that may affect bushfire behaviour at the site, and which determine the 

planning and building response of PBP. 
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3.2.1. Fire weather  

The fire weather is dictated by PBP 2019 and assumes a credible worst-case scenario and an absence 

of any other mitigating factors relating to aspect or prevailing winds. The site has a Fire Danger Index 

(FDI) of 100 as per PBP 2019. A more detailed analysis of the FDI may be undertaken as part of the 

detailed bushfire assessment, engineering and design work at the DA stage. 

 

3.2.2.  Vegetation Assessment 

The RF Regulation requires a classification of the vegetation on and surrounding the property (out to a 

distance of 140 metres from the boundaries of the property) in accordance with the system for 

classification of vegetation contained in PBP.  

Predominant Vegetation is classified by structure or formation using the system adopted by Keith (2004) 

and by the general description using PBP and is shown in Figure 3.  

Vegetation types give rise to radiant heat and fire behaviour characteristics. The predominant 

vegetation is determined in all directions from the building footprints. Where a mix of vegetation types 

exist, the type providing the greater hazard is said to predominate. 

The vegetation impacting the site (see Figure 3) is considered Forest for the purposes of assessing bushfire 

threat. A more detailed analysis of the vegetation, including the impact of the sandstone outcrops and 

the applicability of any Short Fire Run modelling will be undertaken as part of the detailed bushfire 

assessment, engineering, and design work at the DA stage. The assessment below is a conservative 

‘worst-case’. 
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Figure 3: Vegetation and Slope 
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3.2.3.  Slopes Influencing Bushfire Behavior  

The RF Reg requires an assessment of the slope of the land on and surrounding the property (out to a 

distance of 100 metres from the boundaries of the property or from the proposed development 

footprint). 

The effective slope’ influencing fire behaviour approaching the sites has been assessed in accordance 

with the methodology specified within PBP. This is conducted by measuring the worst-case scenario 

slope where the vegetation occurs over a 100 metre transect measured outwards from the 

development boundary or the existing/ proposed buildings.  

Figure 3 shows the effective slopes relevant to the proposal. A more detailed analysis of the effective 

slopes, including the influence of adjoining rock formations, creeklines and potential Short Fire Runs will 

be undertaken as part of the detailed bushfire assessment, engineering and design work at the DA 

stage. 
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4. Bushfire Compliance Strategy  

PBP 2019 recognises the unique attributes of both residential and SFPP developments and promotes 

detailed site analysis and the application of a combination of bushfire protection measures (BPMs) to 

achieve an appropriate outcome.  

The BPMs work in combination to provide a suite of measures that meet the Aim and Objectives and 

Specific Objectives PBP 2019. The BPMs are shown in Figure 4. 

Appropriate combinations depend upon geographic location and site circumstances.  

 
Figure 4: Bushfire Protection Measures in Combination (source PBP 2019 p. 26) 

 

4.1. Asset Protection Zones 

For proposed new residential and SFPP development, PBP 2019 requires that a minimum separation is 

provided in the form of Asset Protection Zones (APZ). The APZ is a fuel-reduced, physical separation 

between buildings and bushfire hazards.  

A detailed analysis and application of APZ will be undertaken as part of the detailed bushfire 

assessment, engineering and design work at the DA stage. This will ensure appropriate APZ are 

incorporated into any future development, noting that the Inner Protection Area is not a compliance / 

APZ setback matter, as the design of the development and bushfire compliance as per the Bushfire 

Engineering Design and Compliance Strategy is underpinned by emergency management and 

building construction. The Strategy is not predicated on the management of a specific sized Inner 

Protection Area. Regardless of the final design, the entire site, excluding the proposed C2 zoned area 

will be managed as an APZ and the layout and construction of the site will ensure radiant heat shielding 

to all residents, enabling them to move safely to the onsite refuge without exposure to greater than 

10kW/m2 of radiant heat.  
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4.2. Building Construction & Design 

All proposed buildings must be located, designed and constructed in a manner that can withstand the 

relevant bushfire attack in the form of wind, embers, radiant heat and flame contact.   

In order to provide the most appropriate and complaint outcome, all buildings must be assessed against 

the methodology in PBP 2019 to determine the appropriate Bushfire Attack Level (BAL). The BAL is a 

means of measuring the ability of a building to withstand attack from bushfire. The BAL assesses the 

severity of a building’s potential exposure to ember attack, radiant heat and direct flame contact, using 

increments of radiant heat expressed in kilowatts per square metre, which is the basis for establishing 

the requirements for construction to improve protection of a building from potential attack by a bushfire, 

as defined in Australian Standard AS 3959-2009 Construction of buildings in bushfire-prone areas (AS 

3959-2018). 

A detailed analysis and application of building construction will be undertaken as part of the detailed 

bushfire assessment, engineering and design work at the DA stage.  Notwithstanding, a suite of 

considerable building protection measures will be provided to all buildings (i.e. constructed with one 

hour fire rated external walls and internal sprinklers) which is over and above the typical requirements 

of PBP 2019 and AS3959. The layout and construction of the site will be designed so the buildings 

themselves can withstand the potential fire impact and provide radiant heat shielding for the central 

portions of the site. 

 

4.3. Water Supply  

An adequate supply of water is essential for firefighting purposes. Any future development will ensure 

suitable water supply arrangements will be provided for firefighting that meet the NSW RFS requirements.  

The site is capable of providing water supplies in accordance with PBP 2019. This will form a key element 

of the detailed bushfire assessment, engineering and design work at the DA stage. 

 

4.4. Landscaping 

The bush fire risk can be reduced by implementing simple measures to reduce vegetation levels. This 

can be done by designing and managing landscaping to implement an APZ around the property.  

Landscaping throughout the site will form a key element of the detailed bushfire assessment, 

engineering and design work at the DA stage and can comply with PBP 2019. 
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4.5.  Gas and electrical supplies 

Electricity supply for the new development will comply with PBP 2019. All electrical transmission lines will 

be underground. This complies with PBP 2019. 

The site is capable of providing gas services in accordance with section 6.8.3 of PBP 2019 and 

compliance will form a key element of the detailed bushfire assessment, engineering and design work 

at the DA stage. 

 

4.6.  Access Arrangements 

The design of public access roads and property access (within a site) should enable safe access, egress 

and defendable space for fire fighters and emergency services. The access for the development must 

ensure safe operational access for emergency services personnel in suppressing a bush fire, while 

residents are accessing or egressing the area. 

The site is capable of providing access in accordance with Section 6.8.2 of PBP 2019 including width, 

grade, crossfall, hydrant locations, parking and curve radius. Compliance and will form a key element 

of the detailed bushfire assessment, engineering and design work at the DA stage. 

 

4.7. Emergency Management Arrangements 

Prior to occupation of any future development, a Bush Fire Emergency Management and Evacuation 

Plan will be prepared. The Bush Fire Emergency Management and Evacuation Plan will be consistent 

with the following:  

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

Evacuation Plan; 

o Australian Standard AS 3745:2010 Planning for emergencies in facilities; and 

o Australian Standard AS 4083:2010 Planning for emergencies – Health care facilities.  

From the built form perspective, the unique layout and construction of the site will provide for radiant 

heat shielding and an integrated underground network of pedestrian accessways leading to the 

basement carpark and into the refuge building. This underground network and radiant heat shielding 

enables all residents to move safely to the onsite refuge. 

The Bush Fire Emergency Management and Evacuation Plan will be designed to complement the built 

form. It will be designed so that the occupation of the site is managed to ensure residents aren’t 

adversely exposed to bushfire events. This will include triggers for moving residents into the refuge area 

or off-site as appropriate on days of bad fire weather or if bushfires are expected to impact the site. 
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4.8. Ongoing Compliance  

To ensure the holistic management of the site, including all bushfire protection measures, a Bushfire 

Protection, Operations and Maintenance Plan will be developed which will include the Emergency 

Management and Evacuation Plan and ongoing maintenance and certification of the essential 

bushfire protection measures (i.e., APZ). 
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5.  Recommendations 

The following recommendations are made to ensure any future development is designed in a manner 

that ensures appropriate bushfire protection for the site:   

Recommendation 1: Any future development must be designed in accordance with the Bushfire 

Engineering Design Compliance Strategy. 

Recommendation 2: Any future development must comply with the aims and objectives of PBP 2019. 

Recommendation 3: Any future development must satisfy section 100B of the Rural Fires Act 1997 and 

obtain a Bush Fire Safety Authority from the NSW RFS Commissioner. 

Recommendation 4: A Bushfire Protection, Operations and Maintenance Plan is developed which will 

include an Emergency Management and Evacuation Plan and ongoing maintenance and certification 

of essential bushfire protection measures. 

Recommendation 5: Emergency management and evacuation planning is developed and 

implemented through a holistic system to minimise exposure of occupants to potential high-risk bushfire 

events. This is based on fire weather predictions, actual fire weather conditions and bush fire activity. 
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6. Conclusion 

The proposal rezoning presents no issues in the context of bushfire.   

In the authors professional opinion, the site is suitable for redevelopment and has the capability to 

provide appropriate bushfire protection measures which satisfy the aim and objectives of Planning for 

Bush Fire Protection 2019. The NSW RFS have indicated their satisfaction with the proposed performance-

based approach and do not object to the progression of the planning proposal pursuant to clause (7) 

of Ministerial Direction 4.4  

Based on design and the proposed performance-based approach, the bushfire safety outcome that 

will be created for the site is considered significantly better than what may be provided through a 

‘typical’ deemed-to-satisfy approach.  

The detailed design and compliance issues must be addressed through any future development and 

associated DA approval process. Any future development must comply with the approved Bushfire 

Engineering Design Compliance Strategy and obtain a Bush Fire Safety Authority (BFSA) under s100B of 

the Rural Fires Act 1997 (RFA).   

 

 

Corey Shackleton | Principal Bushfire & Resilience 

Blackash Bushfire Consulting 

B.Sc., Grad. Dip. (Design for Bushfire Prone Areas) 

Fire Protection Association of Australia BPAD Level 3 - 34603 
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Appendix 2:  Ministerial 4.4. Planning for Bush Fire Protection 

 

Objectives:  

Part 1 Comment Complies 

The objectives of this direction are:  

(a) to protect life, property and the 

environment from bush fire hazards, by 

discouraging the establishment of 

incompatible land uses in bush fire prone 

areas, and  

(b) to encourage sound management of 

bush fire prone areas.  

The site planning proposal will be designed in accordance with 

the NSW RFS approved Bushfire Engineering Design and 

Compliance Strategy. This was developed in consultation with 

the NSW RFS and identifies a suite of design measures that need 

to be incorporated to ensure compliance with the Aim and 

Objectives of PBP 2019.  

  

The planning proposal creates a significantly better bushfire 

outcome than what currently exists (entire site developed with 

non-compliant aged care). The future development will comply 

with PBP 2019. 

YES 

  

 

Where the Direction Applies:  

Part 2 Comment Complies 

This direction applies to all local 

government areas in which the responsible 

Council is required to prepare a bush fire 

prone land map under section 146 of the 

Environmental Planning and Assessment 

Act 1979 (the EP&A Act), or, until such a 

map has been certified by the 

Commissioner of the NSW Rural Fire 

Service, a map referred to in Schedule 6 of 

that Act. 

The site is within a local government area who has prepared a 

bushfire prone map; therefore the direction applies. 
YES 

  

 

When this Direction Applies:  

Part 3 Comment Complies 

This direction applies when a relevant 

planning authority prepares a planning 

proposal that will affect, or is in proximity to 

land mapped as bushfire prone land.  

The site is bushfire prone, therefore the direction applies. YES 

  

 

What a relevant planning authority must do if this direction applies:  

Part 4 Comment Complies 

In the preparation of a planning proposal 

the relevant planning authority must 

consult with the Commissioner of the NSW 

Rural Fire Service following receipt of a 

gateway determination under section 

3.34 of the Act, and prior to undertaking 

community consultation in satisfaction of 

Schedule 1, clause 4 of the Act, and take 

into account any comments so made,  

The NSW RFS have been heavily consulted and have do not 

object to the proposed Planning Proposal (late 2020 and again in 

2021). 
  
The Bushfire Engineering Design and Compliance Strategy was 

developed in consultation with the NSW RFS and approved in 

2020.  
  
The NSW RFS did not object to the progression of the Planning 

Proposal subject to compliance with the Bushfire Engineering 

Design and Compliance Strategy.  

YES 
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Part 5 

A Planning Proposal must:  
Comment Complies 

a. have regard to Planning for 

Bushfire Protection 2019;  

The site can support appropriate APZ . The Bushfire Engineering 

Design and Compliance Strategy was developed in consultation 

with the NSW RFS and identifies a suite of design measures that 

need to be incorporated to ensure compliance with the Aim and 

Objectives of PBP 2019.  
  
Any future development will comply with these agreed design 

principles (and therefore PBP 2019). 

YES 

b. introduce controls that avoid 

placing inappropriate 

developments in hazardous areas; 

and  

Any future development can, and will, comply with Planning for 

Bush Fire Protection 2019.  
  
This provides a framework of bushfire protection and design 

parameters that fundamentally ensures inappropriate 

developments aren’t placed in hazardous areas. The site is 

already developed for the purposes of a SFPP and the future 

development will significantly reduce the exposure of vulnerable 

residents and provide a bushfire safety outcome (through a suite 

of performance-based measures) that far exceeds that required 

through a typical ‘Acceptable Solutions’ approach. 

YES 

c. ensure that bushfire hazard 

reduction is not prohibited within 

the APZ.  

Bushfire hazard reduction is not prohibited within the APZ. The APZ 

will ensure legally that hazard reduction is ongoing and 

maintained. 

YES 

  

   

 

Part 6: 

A planning proposal must, where 

development is proposed, 

comply with the following 

provisions, as appropriate: 

Comment Complies 

a. provide an Asset Protection Zone 

(APZ) incorporating at a 

minimum:  
i. an Inner Protection Area 

bounded by a perimeter 

road or reserve which 

circumscribes the hazard 

side of the land intended 

for development and has 

a building line consistent 

with the incorporation of 

an APZ, within the 

property, and  
i. an Outer Protection Area 

managed for hazard 

reduction and located 

on the bushland side of 

the perimeter road; 

The proposal provides an APZ which incorporates the following:  
• An Inner Protection Area bounded by a perimeter road 

which circumscribes the adjoining hazard and has a 

building line consistent with the incorporation of an APZ, 

within the property; 
• The entire site, excluding the proposed C2 zoned areas 

will be managed as an Inner Protection Area;   
• No Outer Protection Area is proposed. 

YES 

b. for infill development (that is 

development within an already 

subdivided area), where an 

appropriate APZ cannot be 

achieved, provide for an 

appropriate performance 

standard, in consultation with the 

NSW Rural Fire Service. If the 

provisions of the planning 

The site can support appropriate APZ which comply with the 

performance intent (provisions) of PBP 2019. This is an acceptable 

approach as PBP 2019 is a ‘performance-based’ document. This 

means the APZ aren’t determined based in Table A1.12.1 of PBP 

2019, rather the APZ and the development itself, through building 

construction and emergency management arrangements are 

designed to achieve the appropriate performance as provided 

by PBP 2019. 
  

NO* 
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Part 6: 

A planning proposal must, where 

development is proposed, 

comply with the following 

provisions, as appropriate: 

Comment Complies 

proposal permit Special Fire 

Protection Purposes (as defined 

under section 100B of the Rural 

Fires Act 1997), the APZ provisions 

must be complied with; 

This is an acceptable compliance approach and has been 

agreed by the NSW RFS.  
  
The development concept has been designed to ensure the 

most vulnerable occupants (SFPP) are located furthest from the 

bushfire hazard. The design provides for 3 distinct development 

zones based on vulnerability: 
1. Residential - located closest to the hazard, providing an 

outer ring of shielding to the site; 
2. Independent Living (SFPP) – provided further away from 

the bush and shielded by the residential development; 

and 
3. Aged Care (SFPP) – provided furthest away from the 

bush, shielded by the ILU and residential areas.  
  
The Aged Care building is in an area with very low radiant heat 

and will be constructed to provide an onsite refuge for all 

residents.   
  
The design will ensure all occupants across the site can move 

from their place of residence into the ‘safer areas’ without 

exposure to dangerous levels of radiant heat.  For additional 

redundancy, the buildings themselves will also be designed to 

allow residents to ‘shelter in place’. 
  
The residential buildings will be located, designed, and 

constructed to ensure appropriate safety as applicable for 

residential development. 
  
In this regard, the intent of the APZ provisions will be satisfied 

through a performance-based approach.   

c. contain provisions for two-way 

access roads which links to 

perimeter roads and/or to fire trail 

networks; 

The road layout will be two-way and designed as a ‘through 

road’ network with multiple links to Stanhope Road and the 

perimeter road. 

YES 

d. contain provisions for adequate 

water supply for firefighting 

purposes; 

The site is serviced by reticulated water and all future 

development provided with hydrants in accordance with AS2419 

and water provisions of PBP 2019. 

YES 

e. minimise the perimeter of the 

area of land interfacing the 

hazard which may be developed; 

and 

• The perimeter of the site includes a perimeter road; 
• The design of the development will be ‘simple’ to 

minimise the interface with the bushland; 
• The design ensures the more ‘vulnerable’ residents are 

located furthest away from the bushfire hazard, creating 

the lowest possible risk profile for the site.  
• The planning proposal creates a significantly better 

bushfire outcome than what currently exists. The future 

development will comply with PBP 2019. 

YES 

f. introduce controls on the 

placement of combustible 

materials in the Inner Protection 

Area. 

Controls will be created as part of the Development Application 

process and the conditions associated with the required APZ. 
YES 

* Despite compliance through a performance-based approach, the Department of Planning and Environment 

considers the planning proposal to be inconsistent with clause (6)(b). Notwithstanding the inconsistency, it is noted 

the NSW RFS have indicated their satisfaction with the proposed performance-based approach and that RFS do 

not object to the progression of the planning proposal pursuant to clause (7) of Direction 4.4.   
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Consistency:  

Part 7 Comment Complies 

A planning proposal may be inconsistent 

with the terms of this direction only if the 

relevant planning authority can satisfy the 

Director-General of the Department of 

Planning (or an officer of the Department 

nominated by the Director-General) that 

the council has obtained written advice 

from the Commissioner of the NSW Rural 

Fire Service, to the effect that, 

notwithstanding the non-compliance, the 

NSW Rural Fire Service does not object to 

the progression of the planning proposal. 

NSW RFS have indicated their satisfaction with the proposed 

performance-based approach and do not object to the 

progression of the planning proposal. 

  
The Bushfire Engineering Design and Compliance Strategy was 

developed in consultation with the NSW RFS and approved in 

2020.  
  
The NSW RFS supported the proposed Planning Proposal subject 

to compliance with the Bushfire Engineering Design and 

Compliance Strategy.  

YES 
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Appendix 3:  Bushfire Engineering Design Compliance Strategy 



 

 
 

 

Bushfire Engineering Design  
& Compliance Strategy 
 

Lourdes Retirement Village 
 

Site Context:  

The site is located within a residential area at the eastern end of Stanhope Road, Killara, 16km from the 

Sydney CBD. Access to the site is provided through Stanhope Road and Rosebery Road which then 

branch into multiple alternative options. 

 

The site is adjoined by unmanaged bushland to the east and south which is associated with Gordon 

Creek. This bushland is primarily riparian forest with steep slopes and continues along Gordon Creek to 

the northeast (see Figure 1).  

 

Figure 1: Aerial imagery showing the context of the site and adjoining bushfire hazard. Source SIX Maps 2020. 
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Project Description:   

The site currently contains the existing Lourdes Retirement Village which was constructed in 1983 and 

consists of a total of 240 units.  These units range from 2-3 storey’s in height and include: 

• 108 Independent living apartments; 

• 49 serviced apartments; 

• Residential Aged Care Facility (RACF) with 83 beds; and 

• Community building and associated infrastructure.  

 

Due to its age, the existing facility now presents major accessibility constraints and no longer meets the 

contemporary needs of the residents. There are no bushfire design or protection measures in place. 

 

The proposal for the site may include a medium density development of the southern portion of the site 

comprising approximately 63 town houses and a new seniors housing development at the northern 

portion of the site comprising approximately:  

• 141 independent living units; 

• A new aged care facility with 110 beds; and 

• 1,400sqm of internal communal space. 

 

Legislative Context:   

Section 100B of the Rural Fires Act 1997 states that the Commissioner of the NSW RFS may issue a bush fire 

safety authority for: 

a) a subdivision of bush fire prone land that could lawfully be used for residential or rural residential 

purposes; or 

b) development of bush fire prone land for a special fire protection purpose. 

 

A bush fire safety authority authorises development to the extent that it complies with standards regarding 

setbacks, provision of water supply and other matters considered by the Commissioner to be necessary 

to protect persons, property or the environment from danger that may arise from a bush fire. 

 

A retirement village is considered a Special Fire Protection Purpose development and must obtain a bush 

fire safety authority before developing on bush fire prone land. 

 

Section 100B of the Rural Fires Act 1997 is typically satisfied through compliance with the requirements of 

Planning for Bush Fire Protection 2019.  Aside from APZ design which would normally require a maximum 

exposure of 10kW/m2, the bushfire design for the Lourdes Village will comply with Chapter 6 of Planning 

for Bush Fire Protection 2019.   
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Compliance Strategy 

The design and compliance strategy will satisfy section 100B of the Rural Fires Act 1997 through a 

performance-based approach using the Bush Fire Engineering Brief (BFEB) process for the APZ design and 

building construction. The BFEB process will be undertaken in accordance with the International Fire 

Engineering Guidelines. 

 

This will be undertaken within the context of complying with the Aims and Objectives of Planning for Bush 

Fire Protection 2019. Consideration will be given to the most appropriate construction approval regime 

and ongoing compliance will be ensured through implementation of the Bush Fire Protection, Operations 

and Maintenance Plan as developed through the design strategy. 

 

While better bushfire outcomes are not considered to be an appropriate benchmark for this performance 

design strategy, redevelopment of the site will represent a substantially better bushfire outcome in terms 

of bushfire safety for the occupants. 

 

Design Strategy:   

The following design strategy will be used to inform more detailed design and engineering so that bushfire 

risk and occupant safety is appropriately addressed through the final design: 

1. The proposed design will comply with the aims and objectives of PBP 2019; 

2. APZ are maximised wherever possible consistent with PBP 2019;  

3. A defendable space is provided; 

4. The Design Fire is based on the methodology and assumptions in PBP 2019 and site-specific inputs 

will be agreed with the NSW RFS; 

5. Conservatism of the Design Fire will be explored based on agreed first principles and bushfire 

modelling; 

6. Buildings are designed and constructed to prevent fire spread during bush fires as intended by 

PBP 2019; 

7. All buildings are provided with an internal fire sprinkler system; 

8. Any increases in density will be addressed on a bushfire risk basis, consistent with PBP 2019; 

9. Design is responsive to the vulnerability of the occupants; 

10. A suitable strategy and design is provided to allow emergency fire brigade intervention to assist 

evacuation during a bushfire event; 

11. Horizontal type exiting will be considered so that occupants can move to more protected areas 

during bushfires;  
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12. A Bushfire Protection, Operations and Maintenance Plan is developed which will include an 

Emergency Management and Evacuation Plan and ongoing maintenance and certification of 

essential bushfire protection measures; and 

13. Emergency management and evacuation planning is developed and implemented through a 

holistic system to minimise exposure of occupants to potential high-risk bushfire events. This is 

based on fire weather predictions, actual fire weather conditions and bush fire activity. 

 

Currently the recognised standard places a high reliance on the 10kW/m2 threshold, therefore the 

relationship between radiant heat levels, building design, fire resistance, occupant safety and firefighter 

safety is fundamentally related to the above design strategy.  

 

 

 

Corey Shackleton | Principal Bushfire & Resilience 

Blackash Bushfire Consulting 

B.Sc., Grad. Dip. (Design for Bushfire Prone Areas)  
Fire Protection Association of Australia BPAD Level 3 - 34603  
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