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Disclaimer: 
This document may only be used for the purpose for which it was commissioned and in 
accordance with the contract between Hunter Valley Bushfire Consulting and the client. The 
scope of services has been defined in consultation with the client with consideration to time, 
budgetary constraints and the availability of reports and other data relating to the site. 
Changes to information, legislation and schedule are made on an ongoing basis in 
consultation with the client. Stakeholders should therefore obtain up-to-date information. 
Hunter Valley Bushfire Consulting accepts no liability or responsibility whatsoever for, or in 
respect of, any use of or reliance upon this report and its supporting material by any third 
party. The information provided is not identified to be suitable for legal advice in relation to 
any matter. Unauthorised use of this report in any form is prohibited. 
Any recommendation or advice expressed in this report is made in good faith. It should be 
borne in mind that the measures recommended in this report cannot guarantee that a 
building will survive a bushfire event on every occasion. This is due to the degree of 
vegetation management, the unpredictable behaviour of bushfires and extreme weather 
conditions. As such, the author is not liable to any person for any damage or loss whatsoever 
which has occurred or may occur in relation to the person acting or not acting based on the 
recommendations of this report. It should not be considered safe to inhabit the development 
at times of bushfire risk. It is strongly recommended that you are away from the area at times 
of advised risk. 

This bush fire assessment report shall remain valid for 12 months from the date of issue. 

mailto:lezette@huntervalleybushfirecs.com.au
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EXECUTIVE SUMMARY 
Hunter Valley Bushfire Consulting has been engaged to prepare a Bushfire Assessment Report (this 
Report) for a Battery Energy Storage System (the development) at 103 Cabbage Tree Rd, Williamtown, 
NSW 2318 (Lot 1, DP:996491) (the site). 

This report is required to inform a Development Application (DA) to be lodged with Port Stephens Council 
because the site is mapped as Bushfire Prone Land (BPL) under the Environmental Planning & 
Assessment Act 1979 (s10.3 – Bush fire prone land). 

This report will also demonstrate how the proposed development conforms with the document titled 
‘Planning for Bushfire Protection 2019’ (PBP). The aim of the PBP is to provide for the protection of human 
life and minimise the impacts on property from the threat of bush fire, while having due regard to 
development potential, site characteristics and protection of the environment (p.10). 

Council must be satisfied that the development conforms to the Bushfire Protection Measures (BPM)s listed 
within Section 8, Clause 8.3.1 of the PBP under the EP&A ACT 1979 (s4.14 – Consultation and 
development consent – certain bush fire prone land). 

Whilst bush fire is not captured in the NCC for Class 5-8 buildings, the following objectives as 
provided in Clause 8.3.1 (PBP 2019) will be applied in relation to access, water supply and 
services, and emergency and evacuation planning: 

1. To provide safe access to/from the public road system for firefighters providing 
property protection during a bush fire and for occupant egress for evacuation. 

2. To provide suitable emergency and evacuation (and relocation) arrangements for 
occupants of the development. 

3. To provide adequate services of water for the protection of buildings during and after 
the passage of bush fire, and to locate gas and electricity so as not to contribute to the 
risk of fire to a building; and 

4. To provide for the storage of hazardous materials away from the hazard wherever 
possible. 

These recommendations have been compiled and written in a specific format below whereby they can be 
utilised by the consent authority in their development of Conditions of Consent, which would be listed on 
the Notice of Determination (NoD) 

 
 

Asset Protection Zones 
 

1. A 10m APZ is to be placed around the development and is to be managed as an Inner 
Protection Area (IPA) as described under ‘Planning for Bushfire Protection (Appendix 4 
– Asset Protect Zone Requirements)’ and the RFS document titled ‘Standards for Asset 
Protection Zones’. The APZ is to be managed and maintained in perpetuity for the life of 
the development. 
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Access 
 

2. Property access roads must comply with the following requirements of Table 7.4a of 
Planning for Bush Fire Protection. Access to the development and the water supply is to be two- 
wheel drive, all weather access. 

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

b. there is suitable access for a Category 1 fire appliance to within 4m of the 
static water supply. 

c. minimum 4m carriageway width. 
d. a minimum vertical clearance of 4m to any overhanging obstructions, 

including tree branches. 
 
 

Services - Water 
 

3. The provision of water must comply the following in accordance with Table 7.4a of 
Planning for Bush Fire Protection 2019: 

 
 

a. a 20,000L static water supply tank must be provided to the development. 
b. a connection for firefighting purposes is located within the IPA or the western 

side and away from the structure. 
c. 65mm Storz outlet with a ball valve is fitted to the outlet. 
d. ball valve and pipes are adequate for water flow and are metal. 
e. supply pipes from tank to ball valve have the same bore size to ensure flow 

volume. 
f. a hardened ground surface for truck access is supplied within 4m. 
g. above-ground tanks are manufactured from concrete or metal. 
h. raised tanks have their stands constructed from non‐combustible material or 

bush fire‐resisting timber (see Appendix F of AS 3959). 
i. unobstructed access can be provided at all times. 
j. tanks on the hazard side of a building are provided with adequate shielding 

for the protection of firefighters. 
k. all exposed water pipes external to the building are metal, including any 

fittings. 
l. the gate or ball valve, pipes and tank penetrations are to be designed to allow for 

a full 50mm inner diameter water flow through the Storz fitting and must be of a 
metal construction. 
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Services – Power 
 

4. The provision of electricity must comply the following in accordance with Table 7.4a of 
Planning for Bush Fire Protection 2019: 

 
a. where practicable, electrical transmission lines are underground. 
b. 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 

 

Services – Gas 
 

5. The provision of any gas must comply the following in accordance with Table 7.4a of 
Planning for Bush Fire Protection 2019: 

 
 

a. reticulated or bottled gas is installed and maintained in accordance with 
AS/NZS 1596:2014 and the requirements of relevant authorities, and metal 
piping is used. 

b. all fixed gas cylinders are kept clear of all flammable materials to a distance of 
10m and shielded on the hazard side. 

c. connections to and from gas cylinders are metal. 
d. polymer‐sheathed flexible gas supply lines are not used; and 
e. above-ground gas service pipes are metal, including and up to any outlets; 

and 
f. Any gas cylinders that are within 10m of a dwelling: 

i. Have their release valves directed away from the dwelling, and 
ii. Are enclosed on the hazard side of the installation, and 
iii. Have metal connections to and from the cylinders. 

 
 

6. Any Hazardous materials are to be stored on the north side of the development. 
 
 
 

Note: The above are recommendations of the BAR. Any development approval is to comply with the 
Conditions listed on the Council Notice of Determination, not the above recommendations. The above 
recommendations are only intended to assist the Council in their assessment of the DA. 

 
 

Notwithstanding the precautions adopted, it should always be remembered that bushfires burn under a 
wide range of conditions and an element of risk, no matter how small, always remains and although the 
standard is designed to improve the performance of such buildings, there can be no guarantee because of 
the variable nature of bushfires that any one building will withstand bushfire attack on every occasion. 

 
 

This report provides the above required information to assist the Council in determining compliance in 
accordance with the PBP and AS 3959-2018. Council is the final consenting authority and the future. 
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construction works must comply with the recommendations included in the Council’s Notice of 
Determination for the development.
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TERMS & ABBREVIATIONS 

APZ Asset Protection Zone 

AS3959 Australian Standard 3959 

BAL Bushfire Attack Level 

BAR Bushfire Assessment Report 

BFSA Bush Fire Safety Authority 

BPAD Bushfire Planning and Design 

BPL Bushfire Prone Land 

BPM Bushfire Protection Measures 

DA Development Application 

DBYD Dial Before You Dig 

DP Deposited Plan 

DSF Dry Sclerophyll Forest 

EP&A Act Environmental Planning and Assessment Act 1979 

FDI Fire Danger Index 

FPAA Fire Protection Association of Australia 

GIPA Government Information (Public Access) Act 2009 

IPA Inner Protection Area 

LEP Local Environmental Plan 

LGA Local Government Area 

NCC National Construction Code 

OPA Outer Protection Area 

PBP Planning for Bushfire Protection 

RFS NSW Rural Fire Service 

RoW Right of Way 

SEED Sharing and Enabling Environmental Data 

SFPP Special Fire Protection Purpose 
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1.INTRODUCTION 

1.1 SITE PARTICULARS 

 
Address: 

 
 

Legal Description: 
 

Local Government Area: 

 
103 Cabbage Tree Rd, Williamtown NSW, 2318 (the site) 

 
(FIGURES 1 & 2). 

 
Lot 1, DP:996491 

 

Port Stephens 
 

Significant Features: Williamtown is characterised by rural, 
development. The site has direct access via Cabbage Tree 
Rd, which is a sealed public road (FIGURES 1, 2 & 3). 

 

Bushfire Prone Land Map: The site is identified as BFPL, being Category 3 
 

Land Zoning: RU2– Rural Landscape 
 

Environmental Features: The site is not mapped as containing Biodiversity Values under the 
Biodiversity Conservation Act 2016. 

Climate/Fire History: The Lower Hunter Bushfire Management Committee, 2018, 'Bushfire 
Risk Management Plan 2009' (the Plan) identifies several 
assets in the Port Stephens Local Government Area. 

The Fire History Map that is available from the Sharing and 
Enabling Environmental Data (SEED) Portal on 8 August 
2023 has not identified a recorded history of fires in proximity 
to the site. 

Fire Trails: The Plan does not identify any fire trails that exist on the 
Williamtown property that are on the Rural Fire Act 
(s.620 - Register of Certified Fire Trails). 
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1.2 SCOPE 

 
The scope of this BAR is to identify the bush fire hazard and provide measures to assist 
Council and the RFS that the identified fire hazard would be reduced to a level that is 
considered necessary to provide adequate protection to life and property. 

This BAR provides the required information to assist Council and the RFS in determining 
compliance in accordance with the PBP and AS3959-2018. Council is the final consenting 
authority and the future construction works must comply with the conditions listed in the 
Notice of Determination issued by Council. 

 
 

1.3 PROPOSAL 

 
The proposal is for a Battery Energy Storage System (the development) (ATTACHMENT 1). 

 
Under the Port Stephens Local Environmental Plan, electricity generating works means a 
building or place used for the purpose of— 

(a) making or generating electricity, or 

(b) electricity storage. 
 
 

The development is defined as ‘other development’ under PBP and could be defined under 
the National Construction Code (NCC) as follows: 

1. Class 8 – “A building in which the production, assembling, altering, repairing, packing, finishing, 
or cleaning of goods or produce for sale takes place.” 

 
An illustration of the proposed siting of the development is provided as (FIGURES 1 & 2). 

1.4 ASSUMPTIONS OF THIS REPORT 

 
The following assumptions have informed this BAR: 

 
1. Architectural Plans provided as (ATTACHMENT 1). 
2. Access to private properties other than the site was not provided, so photos taken 

during the site inspection are from public areas, such as the road reserve. 
3. The BAR will be assessed by the Council who will develop conditions of consent. 

Any construction must comply with the conditions issued by Council, not this 
BAR. 
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FIGURE 1 – Locality Map. 

 
Figure 2- Site Image 
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                                                         FIGURE 3. Bushfire prone land map 

 
 
 

2.0 FIRE PROTECTION MEASURES 

The document titled ‘Planning for Bushfire Protection (Section 8.3.1) 2019’ (p.76) states: 
 

‘The NCC does not provide for any bush fire specific performance requirements for these 
particular classes of buildings. As such AS3959 and the NASH Standard are not considered 
as a set of Deemed to Satisfy provisions, however compliance with AS3959 and the NASH 
Standard must be considered when meeting the aims and objectives of PBP. 

 
 

In addressing the objectives listed in Clause 8.3.1 of the PBP 2019, for Class 5-8 buildings, 
a response summary is provided in Table 2 below: 
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Table 2 – Objectives and Compliance Summary 
 

No Objective Response 

1 To provide safe access to/from 
the public road system for 
firefighters providing property 
protection during a bush fire and 
for occupancy egress for 
evacuation. 

Direct vehicular access to the development is 
to be provided off Cabbage Tree Road, 
which is a sealed road. Two-wheel drive, all 
weather access is to be provided. This 
access is also to be provided to the 
dedicated firefighting water supply. 

2 To provide suitable emergency 
and evacuation (and relocation) 
arrangements for occupants of 
the development. 

The development is a structure and will not 
be occupied, therefore no evacuation 
arrangements are required for occupants. 
Emergency vehicles however will be able to 
access and exit the site directly from Range 
Rd. 

3 To provide adequate services of 
water for the protection of 
buildings during and after the 
passage of bush fire, and to 
located gas and electricity so as 
not to contribute to the risk of 
fire to a building. 

The development is to be serviced by a 
dedicated firefighting, water supply (20,000L 
water tank). The development is not habitable 
or occupied and only serves as infrastructure 
for the supply of a utility (electricity). A 
recommendation is to be placed below 
regarding electricity/gas supply. 

4 To provide for the storage of 
hazardous materials away from 
the hazard where possible. 

It will be recommended that storage of any 
hazardous materials should be on the 
northern elevation of the building. The 
vegetation hazard is forest. 

 
 

2.1 CLAUSE 8.3.9 - HAZARDOUS INDUSTRY 

Under Clause 8.3.9 of PBP 2019 (p.79), power (electricity) generating works are described 
as Hazardous Industry. Such developments have an ability to start a bushfire as well as 
being susceptible to bushfire impact when located on bushfire prone land. It is 
recommended in this clause to prepare a performance-based solution or bushfire design 
brief. A performance solution is not considered necessary for this development. As 
discussed in Table 2 above, the objectives listed in Clause 8.3.1 PBP 2019 (p.76) can be 
met. This development is not occupied and consists of multiple enclosed, non-combustible 
structures. Direct access to these structures for emergency vehicles is to be provided 
together with a dedicated firefighting 20,000L water tank for emergency vehicles to connect 
to. As recommended in Clause 8.3.5 PBP 2019 (p.77) “Wind and Solar Farms” a 10m APZ 
is to be implemented around the development and be managed and maintained in 
perpetuity. 
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3 RECOMMENDATIONS 

 
This Report provides a series of responses to demonstrate how the development complies 
with PBP. These recommendations have been compiled and written in a specific format 
below whereby they can be utilised by the consent authority in their development of 
Conditions of Consent, which would be listed on the Notice of Determination (NoD) 

 
 

Asset Protection Zones 
 

1. A 10m APZ is to be placed around the development and is to be 
managed as an Inner Protection Area (IPA) as described under 
‘Planning for Bushfire Protection (Appendix 4 – Asset Protect Zone 
Requirements)’ and the RFS document titled ‘Standards for Asset 
Protection Zones’. The APZ is to be managed and maintained in 
perpetuity for the life of the development. 

 
 
 

Access 
 

2. Property access roads must comply with the following requirements of Table 7.4a of 
Planning for Bush Fire Protection 2019: 

 
 

a.  Access to the development and the water supply is to be two-wheel drive, all 
weather access. 

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

c. there is suitable access for a Category 1 fire appliance to 
within 4m of the static water supply. 

d. minimum 4m carriageway width. 
e. a minimum vertical clearance of 4m to any overhanging 

obstructions, including tree branches. 
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Services - Water 
 

3. The provision of water must comply the following in accordance with Table 7.4a of 
Planning for Bush Fire Protection 2019: 

 
 

a. a 20,000L static water supply tank must be provided to the development. 
b. a connection for firefighting purposes is located within the IPA or 

the western side and away from the structure. 
c. 65mm Storz outlet with a ball valve is fitted to the outlet. 
d. ball valve and pipes are adequate for water flow and are metal. 
e. supply pipes from tank to ball valve have the same bore size to 

ensure flow volume. 
f. a hardened ground surface for truck access is supplied within 4m. 
g. above-ground tanks are manufactured from concrete or metal. 
h. raised tanks have their stands constructed from non‐ 

combustible material or bush fire‐resisting timber (see Appendix 
F of AS 3959). 

i. unobstructed access can be provided at all times. 
j. tanks on the hazard side of a building are provided with 

adequate shielding for the protection of firefighters. 
k. all exposed water pipes external to the building are metal, 

including any fittings. 
l. the gate or ball valve, pipes and tank penetrations are to be 

designed to allow for a full 50mm inner diameter water flow through 
the Storz fitting and must be of a metal construction. 

 
 

Services – Power 
 

4. The provision of electricity must comply the following in accordance 
with Table 7.4a of Planning for Bush Fire Protection 2019: 

 
a. where practicable, electrical transmission lines are underground. 
b. 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. 

 
 
 

Services – Gas 
 

5. The provision of any gas must comply the following in accordance with Table 7.4a of 
Planning for Bush Fire Protection 2019: 

 
 

a. reticulated or bottled gas is installed and maintained in 
accordance with AS/NZS 1596:2014 and the requirements of 
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relevant authorities, and metal piping is used. 
b. all fixed gas cylinders are kept clear of all flammable materials 

to a distance of 10m and shielded on the hazard side. 
c. connections to and from gas cylinders are metal. 
d. polymer‐sheathed flexible gas supply lines are not used; and 
e. above-ground gas service pipes are metal, including and up to 

any outlets; and 
f. Any gas cylinders that are within 10m of a dwelling: 

i. Have their release valves directed away from the dwelling, and 
ii. Are enclosed on the hazard side of the installation, and 

iii. Have metal connections to and from the cylinders. 
 
 
 

6. Any Hazardous materials are to be stored on the north side of the development. 
 
 
 
 

Note: The above are recommendations of the BAR. Any development approval is to comply 
with the Conditions listed on the Council Notice of Determination, not the above 
recommendations. The above recommendations are only intended to assist the Council in 
their assessment of the DA. 

 
 
 
 

CONCLUSION 

This BAR has demonstrated that the proposed development is able to comply with the 
objectives detailed in Clause 8.3.1, Clause 8.3.5, and Clause 8.3.9 of the PBP 2019. 
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ATTACHMENT 1 

    Architectural Plans from HDB 8/8/2023. 
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