SUPPLEMENTARY report to sydney western city planning panel
St columba’s Catholic College 
	Item , , 

	
SUPPLEMENTARY REPORT:
	DEVELOPMENT APPLICATION No. X/38/2022 (PPWSC 227) for a Removal of 8 demountable blocks and construction of a 2 storey classroom building with sports court, including the removal of 12 trees, associated landscaping and stormwater works, and upgrades to existing roads at St Columba's Catholic College, 168 Hawkesbury Road, SPRINGWOOD  NSW  2777



	Reason for report
	1. To confirm that the issue of the Aboriginal Due Diligence issue which was the sole reason for Council’s initial recommendation for refusal of the application has now been resolved and the development application is supported by Council.
2. To advise that the conditions of consent are now agreed between the parties. 



	Details 
	1. Due Diligence Report 
Council originally recommended refusal of this development application as the application had not been accompanied by a Due Diligence Report, prepared by a suitably qualified consultant, in accordance with the OEH Code of Practice. 
A Due Diligence Report has now been provided, prepared by Baker Archaeology. The report found that:
No Aboriginal objects are known to be present on the study area, being the area of ground where construction and demolition of existing structures is proposed. No Aboriginal objects are anticipated to occur within the ground.
The history of construction disturbance makes the discovery of any Aboriginal objects improbable. 
No impacts to Aboriginal objects are anticipated to occur.

Council accepts the findings of this report and considers that the reason for refusal has now been resolved. 
A condition of consent, has also been included to address unexpected finds, should they arise.

2. Agreed Conditions of Consent
The conditions of consent, have now been agreed to by both the applicant and council. These conditions are attached to the report. 
In addition to the inclusion of the unexpected finds condition, there are some minor plan numbering amendments and renumbering of conditions. Changes to the original conditions are shown in red to for the benefit of the panel. 





	RECOMMENDATION
	1. The panel accepts that the request under Clause 4.6 of Blue Mountains Local Environmental Plan 2015 to vary the Height of Building development standards under clause 4.3 of Local Environmental Plan 2015, has demonstrated that there are sufficient environmental planning grounds to justify the non-compliance with the development standards, and that it is unreasonable and unnecessary to require compliance in this instance as the proposed development will be consistent with the objectives of the standards, the Environmental Management zone and the Environmental Planning and Assessment Act 1979. 
2. That the Development Application X/38/2022 for Removal of 8 demountable blocks and construction of a 2 storey classroom building with sports court, including the removal of 12 trees, associated landscaping and stormwater works, and upgrades to existing roads on St Columba's Catholic College, 168 Hawkesbury Road, SPRINGWOOD NSW  2777 be determined in accordance with s4.16 of the Environmental Planning and Assessment Act, by the granting of development consent subject to the conditions stated in Part 2 of this report.



	Reason/s in support of the recommended decision
	The proposed development has demonstrated that there are sufficient environmental planning ground to justify non-compliance with the development standard in relation to the Height of Building under clause 4.3 of the Local Environmental Plan 2015.
The proposed development generally complies with the relevant State and local planning policies.
The proposed development maintains a balance between the preservation of heritage items, native bushland including endangered ecological communities and protection of assets from bush fire.
The proposed development provides additional facilities for the school, but does not increase the school population, or adversely impact on traffic, parking, or neighbour amenity.
Adjoining property owners were notified of the proposed development. One submission was received relating to pedestrian safety. However, the proposal does not increase traffic or impact on pedestrian safety. 



	Disclosure
	Disclosure of any political donation and/or gift - No

	Declaration of interest
	Nil



	Supplementary Report author
	Debbie Pinfold, Senior Development Assessment Planner
Blue Mountains City Council.


	Date of Report
	9 December 2022





PART 2	Agreed conditions of consent

	Confirmation of relevant plans and documentation
	
	To confirm and clarify the terms of consent, the development shall be carried out in accordance with the following plans and accompanying supportive documentation, except as otherwise provided or modified by the conditions of this consent:



	Document
	Prepared by:
	Drawing No
	Issue
	Date

	Demolition Plan
	Allenza Architecture
	DA06
	B
	19/08/22

	Site Plan
	Allenza Architecture
	DA07
	B
	19/08/22

	Site Sections
	Allenza Architecture
	DA09
	B
	19/08/22

	Ground Floor Plan
	Allenza Architecture
	DA10
	B
	19/08/22

	First Floor Plan
	Allenza Architecture
	DA11
	B
	19/08/22

	Roof Plan
	Allenza Architecture
	DA12
	B
	19/08/22

	Proposed Elevations
	Allenza Architecture
	DA13
	B
	19/08/22

	Proposed Sections – Sheet 1
	Allenza Architecture
	DA14
	B
	19/08/22

	Proposed Sections – Sheet 2
	Allenza Architecture
	DA15
	B
	19/08/22

	Site Plan – IPA Overlay
	Allenza Architecture
	SK005
	P1
	-

	Waste management Plan
	Allenza Architecture
	-
	-
	-

	Overall Landscape Plan
	Xeriscapes
	DA-L101
	A
	30.08.2022

	Detailed Landscape Plan (1 of 2)
	Xeriscapes
	DA-L102
	A
	30.08.2022

	Detailed Landscape Plan (2 of 2)
	Xeriscapes
	DA-L103
	A
	30.08.2022

	Precedent Images
	Xeriscapes
	DA-L201
	A
	30.08.2022

	Indicative Plant Schedule
	Xeriscapes
	DA-L301
	A
	30.08.2022

	Weed management Plan
	DA Landscape Plans
	-
	1.0
	6 September 2022

	Bush Fire Assessment Report
	Bushfire Consulting Services P/L-
	-
	4
	31/08/2022

	Arboricultural Impact Statement 
	Mark Bury Consulting
	-
	-
	1 August 2022

	Stormwater Management Report
	JHA
	-
	3
	12.04.22

	Geotechnical Report 
	Construction Sciences
	-
	-
	25 March 2022

	Flora and Fauna Assessment 
	KHA Ecology & Bushfire
	-
	-
	December 2021

	Civil Services Ground Floor Plan
	JHA
	C202
	P4
	12.04.22

	Civil Services Details Sheet
	JHA
	C300
	P4
	12.04.22

	Civil Services Erosion and Sedimentation Control Plan and Details
	JHA
	C400
	P4
	12.04.22

	Aboriginal Heritage Due Diligence Assessment
	Baker Archaeology
	-
	-
	8 December 2022



	Rural Fire Service Bushfire Safety Authority concurrence Council reference 22/261773
	
	The development must comply with all concurrence requirements and conditions of NSWS Rural Fire Service dated 21 October 2022, attached to and forming part of this development consent.



	Sydney Water 
building plan approval
Prior to works commencing
	
	A building plan approval must be obtained from Sydney Water Tap in to ensure that the approved development will not impact Sydney Water infrastructure.
A copy of the building plan approval receipt from Sydney Water must be submitted to the Principal Certifying Authority prior to works commencing.
Please refer to the web site www.sydneywater.com.au - Plumbing, building & developing - Sydney Water Tap in, or telephone 13 20 92.



	Sydney Water
Section 73 Certificate
Prior to issue of any occupation certificate
	
	A Section 73 Compliance Certificate under the Sydney Water Act 1994 must be obtained from Sydney Water Corporation.
Make early application for the certificate, as there may be water and sewer pipes to be built and this can take some time. This can also impact on other services and building, driveway or landscape design.
Application must be made through an authorised Water Servicing Coordinator. For help either visit www.sydneywater.com.au Plumbing, building and developing or telephone 13 20 92.
The Section 73 Compliance Certificate must be submitted to the Principal Certifying Authority prior to issue of any occupation certificate.



Prior to the Issue of a Construction Certificate 

	Water management detailed design
	
	Prior to the issue of a Construction Certificate, the certifying authority is to be satisfied that the DA Issue Civil Services plans by JHA have been amended to reflect the position of the building and other works as shown on the approved architectural plans.



	Update of St Columba’s Fire and Vegetation Management Plan (Molino Stewart 2011)
	
	Prior to commencement the issue of a Construction Certificate, the St Columba’s Fire and Vegetation Management Plan (Molino Stewart 2011) shall be revised by a suitably qualitified ecologist to reflect the Asset Protection Zone required for the approved development and acknowledge the presence of the threatened species Leucopogon fletcheri subsp. fletcheri plants immediately adjacent to the eastern side of the campus near the asset protection zone boundaries.
As protection of the new building also relies on existing bush fire protection measures on the site, including fire trails, the updated plan shall also  incorporate  further protection measures for the endangered population of Pultenaea villifera on the property, such as some form of signage to reduce likelihood of inadvertent damage due to vegetation management, or other activities such as fire trail maintenance.
The updated plan shall be submitted to Council’s Program Leader Environment and Landscape for approval prior to the issue of a Construction Certificate. 



	Sterile Zone – Main Building
	
	A sterile zone in accordance with the image below, is to be provided along the northern wall of the Main building (former Seminary) to prevent any potential ‘rising damp’ impacts due to the proposed landscaping works and to help in the long-term conservation of the heritage item (Source: Salt attack and rising damp: A guide to salt damp in historic and older buildings, Heritage Council of NSW)
The sterile zone shall form part of the Construction Certificate plans. 
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	City-wide Local Infrastructure Contribution
	
	In accordance with the Blue Mountains City-wide Local Infrastructure Contributions Plan 2022 adopted 28 June 2022 (“the Contributions Plan”), a contribution of $198,200.84 shall be paid to Council.
This amount will be adjusted* at the time of payment in accordance with Section 3.7 of the Contributions Plan. 
The contribution shall be paid prior to the issue of a construction certificate, or commencement of the use of the land, whichever occurs sooner. 
The Contributions Plan is available for inspection at Council’s offices or on Council’s website at www.bmcc.nsw.gov.au.
*Using the All Groups Consumer Price Index (Sydney), as published by the Australian Bureau of Statistics. You are advised to check the current amount payable with Council prior to any payment.



	Construction certificate
	
	A construction certificate is required prior to the commencement of any building works. This certificate can be issued either by Council as a certifying authority or by an accredited certifier.



Prior to and During Construction Work

	Building Code of Australia
	
	All building work must be carried out in accordance with the provisions of the Building Code of Australia.



	Signage
	
	To ensure that the site is easily identifiable for deliveries and provides information on the person responsible for the site, a sign displaying the following information is to be erected in a prominent position on the site prior to building, subdivision or demolition works commencing:
The name, address and telephone number of the principal certifying authority for the work.
The name of the principal contractor for any building work and a telephone number on which that person may be contracted outside working hours, and
The statement that “Unauthorised entry to the site is prohibited”.



	Site management
	
	To safeguard the local amenity and pedestrian safety, reduce noise nuisance and to prevent environmental pollution during the construction period:
a) Site and building works (including the delivery of materials to and from the property) shall be carried out Monday to Friday between 7am-6pm, and on Saturdays between 8am-3pm, excluding public holidays. Alteration to these hours may be possible for safety reasons but only on the agreement of Council.
b) As the construction site is within an existing operational school, a construction management plan shall form part of the application for a Construction Certificate. The Construction Management Plan shall include:
· A nominated development area shall be established, which shall include the construction zone, materials storage and construction access. 
· Measures to ensure that the development, including access routes for construction across the site, do not impact on the safety or functioning of the school during the construction process. 
· Stockpiles of topsoil, sand, aggregate, spoil or other building materials, and temporary structures (such as site sheds and toilets) shall be stored wholly within the nominated development  area within the subject property and clear of any drainage path or easement, natural watercourse, footpath, kerb or road surface and shall have measures in place to prevent the movement of such material off site..
· Building operations such as brick cutting, washing tools, concreting and bricklaying shall be undertaken within the development area , with pollutants contained on site.
· Builders waste generated under this consent (including felled trees, tree stumps and other vegetation) must not be burnt or buried on site.
· A garbage receptacle must be provided on the work site before construction works commence and must be maintained until the building works are completed. The receptacle must have a tight fitting lid or other suitable measure to prevent waste from leaving the site during weather events. All waste (including building waste, food scraps/ waste, papers) must be contained in the garbage receptacle and removed to an approved Waste Disposal Depot. In the case of vegetation, it is to be mulched for re-use on the site, with the exception of environmental and declared noxious weeds.
· The approval of Council under the Roads Act 1993 is to be obtained prior to the placement of any materials or temporary structures on Council land



	Workers amenities
	
	Before work starts, toilet facilities must be provided for construction personnel on the site. Amenities are to be installed and operated in an environmentally responsible and sanitary manner, within the nominated development area. 



	Erosion & sediment controls
	
	To preserve the unique environment of the Blue Mountains and to contain soil and sediment on the property, controls in accordance with the Development Control Plan are to be implemented prior to clearing of the site vegetation and the commencement of site works. This will include:
The installation of a sediment fence with returned ends across the low side of the site so that all water flows through. These shall be maintained at no less than 70% capacity at all times. Drains, gutters, roadways etc., shall be kept clean and free of sediment.
To prevent the movement of soil off site, a single entry/exit point to the property shall be constructed of 40mm blue metal aggregate or recycled concrete to a depth of 150mm. The length must be at least 5 metres with the width at least 3 metres.
Soil erosion fences shall remain and must be maintained until all disturbed areas are restored by turf, paving or revegetation.



	Aboriginal Heritage – Unexpected Finds

	
	In the event that an Aboriginal object is identified, all work must stop in the general vicinity of the land and an archaeologist should be contacted to assess the object and, if confirmed, advise on the requirements for an Aboriginal Heritage Impact Permit under section 90 of the NPW Act.




	Limit of vegetation removal
	
	No trees or other vegetation is to be removed or pruned unless such works are permitted by this development consent, including approved plans and consent conditions, or such works comprise weed removal as permitted by DCP 2015 Part C2.3 or prior written approval from Council is obtained.
Only trees and other vegetation located within the following areas or under the following circumstances may be removed:
1. Trees identified for removal on the Landscape plan,
1. Understorey within the required Asset Protection Zones (APZs) but only the minimum level of slashing, pruning, thinning or removal necessary to comply with NSW Rural Fire Service conditions and guidelines (Planning for Bushfire Protection (PBP) and Standards for Asset Protection Zones). No trees are required or permitted to be removed to comply with the NSW Rural Fire Service Asset Protection zones and
1. trees and vegetation are identified as weed species of the Blue Mountains in DCP 2015 Part C2.3.
The useful life expectancy of trees to be retained is not compromised during the site preparation, construction or the asset protection zone implementation process.



	Weed control 

	
	Systematic and effective control of all invasive species* is to be undertaken prior to or concurrently with the commencement of works, in accordance with the approved Weed Management Plan. 
Techniques used must be consistent with best practice and low impact bushland regeneration techniques, and in accordance with any specifications noted in any approved BMCC weed management strategies or plans available at: https://www.bmcc.nsw.gov.au/weeds or as recommended within the Blue Mountains DCP 2015 Part C2.2. 
The property owner is to ensure control is undertaken on a regular basis to ensure eradication of mature weeds in all areas within the development  footprint, including the Asset Protection Zone.
*As identified under the provisions of the Biosecurity Act 2015 and the Blue Mountains DCP 2015 Part C2.3.



	Protection of retained trees 

	
	Prior to the commencement of any work on site and in accordance with DCP 2015 Part E4.4, trees to be retained within and adjacent to the construction area  are to be protected from accidental damage and other adverse impacts to their root system, trunk and branches during site preparation and approved construction works. 
Protection measures for the trees identified for retention between the Main Building and proposed building shall be implemented and maintained in accordance with the Arboricultural Management Plan (Tree Protection Plan) which forms schedule 7 of the approved Arboricultural Report. 
 



	Accidental damage to trees 

	
	In the event of unauthorised damage to trees to be retained (caused by approved clearing operations, construction or excavation works), necessary repair work is to be undertaken within 48 hours under the guidance of a qualified tree surgeon or horticulturalist. 
This applies when: 
1. roots exceeding 50 mm in diameter and within 3 metres of the trunk of the tree have been cut, ripped, scraped or broken 
1. limbs greater than 50 mm in diameter and within 5 metres of the trunk of the tree have been cut, ripped, scraped or broken 
1. bark with a total area over 200 square centimetres has been removed from the trunk of the tree in one or more places.
If repair work is impracticable or is attempted and fails, removal of the tree(s) may be undertaken only following written approval from Council.  Compensatory planting or additional tree retention in alternative areas (where available) will be a requirement.



	Provision of underground services within the Tree Protection Zone

	
	The provision of underground services within the Tree Protection Zone (TPZ) of retained trees is to be in accordance with the Australian Standard 4970-2009 Protection of Trees on Development Sites. 
1. In the first instance underground services are to be routed outside the established TPZ. 
1. Where this is not possible, they must be installed by directional drilling (at least 600 mm deep) or in manually excavated trenches (including the use of pneumatic and hydraulic tools). 
1. For any manual excavation, all roots exceeding 50 mm in diameter and within 3 metres of the trunk of the tree are to be retained except where otherwise advised by a qualified consulting arborist.  
In the event of unauthorised damage to retained trees, repair work is to be undertaken within 48 hours under the guidance of a qualified tree surgeon or horticulturalist.



	Bushland conservation

	
	Native vegetation, bedrock outcrops, rock ledges and other natural site features located beyond the footprint of the approved works (including asset protection zones) are to be protected and conserved in their natural condition to preserve and enhance biodiversity values.




	Restoration of disturbed areas

	
	To prevent sediment leaving the site, all disturbed areas, earthworks and/or batters within the construction zone are to be stabilised and restored immediately it is possible to do so. These areas are to be revegetated with native or other non-invasive groundcover species.
Surface treatment and landscaping adjacent to building(s) in bushfire prone areas should be non-combustible, discontinuous and shall reduce the risk of direct flame contact and radiant heat on the development to comply with NSW Rural Fire Service requirements.



	APZ fuel reduction implementation
Prior to the issue of any occupation certificate


	
	Asset Protection Zone (APZ) management is to achieve a balance between biodiversity conservation and the protection of life and property from bushfire. 
a) As the Asset Protection Zone is largely located within the footprint of the existing Bush Fire and Vegetation Management Plan for the site, no tree removal is required or permitted to establish the required Asset Protection Zone for this site.
b) Understorey clearing only is permitted for establishment of  the approved extension of the Asset Protection Zone to the north and north west of the building.  
c) Low impact methods of fuel reduction are used to prevent excessive soil disturbance or damage to trees or other vegetation to be retained.
d) High habitat shrub species (e.g. Banksia) are preferentially retained and exotic (e.g. Pinus radiata) and high flammability species (e.g. Tea Tree) have been targeted for removal.
e) Burning of vegetative waste generated by the provision and maintenance of the asset protection zone is unacceptable. Waste should be mulched and re-used on the site in landscaping no closer than 3 metres to the dwelling, or cut and dried for use as firewood. Surplus material must be appropriately disposed of at a Council waste management facility. No waste is to be disposed of in bushland areas adjoining the Asset Protection Zone. 



	Protection of threatened species / threatened ecological communities
	
	The site is identified as containing, or being adjacent to, habitat for the following threatened species and/or threatened ecological communities:
Threatened Ecological Communities: 
· Blue Mountains Shale Cap Forest 
Threatened Species: 
· Leucopogon fletcheri subsp. fletcheri and 
· Pultenaea villifera. 
These items, their location and habitat are to be kept in good condition at all times and must be protected by the effective implementation of the following impact mitigation measures:
i) Implement all recommendations, ameliorative measures, tasks, methods and timeframes outlined within the approved Flora and Fauna Plan, including the update of the existing approved Bushfire and Vegetation Management Plan.
j) Provide permanent wildlife friendly protective fencing
k) Undertake ongoing environmental and noxious weed control in accordance with the approved Weed Management Plan..
The applicant shall undertake any works as directed by Principal Certifier/Council to ensure adequate protection is achieved. 
Note - These items is listed under the Commonwealth Environment Protection and Biodiversity Conservation (EPBC) Act, 1999 and/or the NSW Biodiversity Conservation (BC) Act, 2016. Under the EPBC Act and BC Act it is an offence to harm threatened species, threatened ecological communities or their habitats.



Prior to the issue of the Occupation Certificate

	Repair of damage
	
	The applicant shall repair or reconstruct any damage to Council infrastructure caused by construction activity relating to the development as required by the Council's Supervising Engineer prior to release of any Occupation Certificate



	Certification – Site stormwater system including rainwater tank and Water Quality Treatment – Construction
	
	The stormwater management system, including rainwater retention and re-use system, water quality treatment device/s and infiltration system must be completed to the satisfaction of the Principal Certifier prior to the issue of an Occupation Certificate. 
The following documentation is to be submitted prior to the final inspection:
· A works as executed plan prepared by a suitably qualified person.
· Certification by the system designer, or other suitably qualified person that the system has been constructed in accordance with the approved plans and will function as intended, 
· Any variation to the approved design is to be noted together with any required remedial works to ensure the system will function as intended.  




	Onsite Stormwater Detention
Positive covenant
(maintenance)
	
	To ensure the rainwater tank(s) and water quality treatment device/s are satisfactorily maintained, the Principal Certifier shall be satisfied that a covenant under Section 88E of the Conveyancing Act, 1919 has been registered over the property.
The terms of the 88E Instrument with positive covenant shall include, but not be limited to, the following:
a.	The Proprietor of the property shall agree to be responsible for keeping clear and the maintenance of all tanks, pits, pipelines, trench barriers and other structures.
b.	The registered Proprietor shall indemnify the Council and any adjoining landowners against damage to their land arising from the failure of any component of the OSD or failure to clean, maintain and repair the OSD.
The 88E Instrument shall also contain a provision that it may not be extinguished or altered except by Blue Mountains City Council.
The 88E Instrument shall be submitted to Council for endorsement prior to lodgement at NSW Land and Property Information.





PRIOR TO ISSUE OF AN OCCUPATION CERTIFICATE

	Updated Conservation Management plan
	
	As the Amended CMP dated August 2022 only addresses the changes to the physical fabric and the site context as part of the submitted document, which is insufficient, the CMP shall be updated to:
a) include all the components outlined in Part I3.1.2 of the Blue Mountains DCP 2015. 
b) provide an ‘Assessment of significance’ using the accepted criteria and the endorsed heritage inventory sheet. 
i. A grading of significance of the various components must be included. 
ii. The assessment must be comprehensive addressing all the new buildings and their impacts on the collective heritage significance of the site. 
iii. An investigation of opportunities and constraints for the site must be included that leads to the development of comprehensive Conservation Policies for the site in accordance with the information provided above.
A comprehensive updated CMP that addresses all the components as required in the guiding documents included above must be submitted for approval by Council’s Heritage Advisor prior to the issue of an Occupation Certificate.




	Occupation certificate
	
	The building must not be used or occupied prior to the issue of any occupation certificate in accordance with sections 6.9 and 6.10 of the Environmental Planning and Assessment Act 1979.



	Annual fire safety statement
Each essential fire safety measure in the building
	
	Each year, within 12 months of the previous statement or after a certificate of installation has been issued for the building (whichever is applicable), the owner of the building must submit to Council an annual fire safety statement that must demonstrate that each essential fire safety measure in the building is being maintained.
A copy of the statement (together with a copy of the current fire safety schedule) is to be given to the Commissioner of Fire & Rescue NSW by email at afss@fire.nsw.gov.au. A further copy is to be prominently displayed in the building.



ATTACHED – NSW Rural Fire Service General Terms of Approval
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% @%@ NSW RURAL FIRE SERVICE

Blue Mountains City Council

Locked 8ag 1005

KATOOMEA NSW 2780 Your reference: CNR 35571 DAX/28/2022
Our reference: DA20220217005022 Original-1

ATTENTION: Debbie Pinfold Date: Friday 21 October 2022

Dear Sir/Madam,

Integrated Development Application

51008 - SFPP - School
168 Hawkesbury Road Springwood NSW 2777, 57//DP751635, 56/DPT51635, 7//DP1227294, 2/ /DP133438,
V/Dp133438

1 refer to your correspondence dated 18/02/2022 seeking general terms of approval for the above Integrated
Development Application.

‘The New South Wales Rural Fire Service (NSW RFS) has considered the information submitted. General Terms of
‘Approval under Division 4.8 of the Environmental Planning and Assessment Act 1979, and 3 Bush Fire Safety.
‘Authority, under section 1008 of the Rural Fires Act 1997, are now issued subject to the following conditions:

sset Protection Zones
Intent of measures: o provide suitable buikling design, construction and suficent space to ensure that
radiant heat levels do not exceed crtica imitsfor fireighters and other emergency services personnel
‘undertaling operations, including supporting or evacuating occupants.

1 From the startof buiding worls, and in perpetuty to ensure ongoing protection from the impact of bush fres,
the property around the building must be maintained as an inner protection area (IPA,in accordance with the
requirements of Appendix 4 of Planning for Bush Fie Protection 2019, s fllows:

- North for a distance of 60 metres;

- East for a distance of 90 metres;

- South for adistance of 100 metres;

- West fora distance of 100 metres; and,

- North West for adistance of 56 metres.

‘When establishing and maintaining an IPA the following requirements apply:
‘@ tree canopy cover should be lss than 1% at maturity:
trees at maturity should not touch or overhang the building;
‘® lowerlimbs should be removed up to a height of 2m above the ground;
‘@ tree canopies should be separated by 2 to sm;
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‘@ preference should be given to smooth barked and evergreen trees;

‘@ large discontinuities or gaps in vegetation should be provided to slow down or break the progress of fire:
towards buildings;

Shrubs should not be located under trees;

Shrubs shoud not form more than 10% ground cover; and

‘@ clumps of shrubs should be separated from exposed windows and doors by a distance of atleast twice:
the height of the vegetation.

‘@ grass should be kept mown (a5 2 guide grass should be kept to no more than 100mm in height); and

‘o leaves and vegetafion debris should be removed.

Construction Standards.
Intent of measures: to provide suitable buikling design, construction and suficient space to ensure that
radiant heat levels do not exceed crtica limitsfor fireighters and other emergency services personnel
‘undertaling operations, including supporting or evacuating occupants.

2. Proposed construction on the buildings northern, western and eastern elevations and roofing, must comply
with Sections 3 and 8 (BAL 40) Australian Standard A53959-2018 Construction of buildings n bush fire-prone.
areas or NASH Standard (1.7.14 updated) National Standard Steel Framed Construction in Bushfire Arcas - 2014
‘25 appropriate and Section 7.5 of Planning for Bush Fire Protection 2015.

3. Proposed construction on the buildings southen elevation must comply with section 3 and section 7 (BAL 29)
‘Australian Standard A53959-2018 Construction of builiings in bush fire-prone areas or NASH Standard (1.7.14
‘updated) National Standard Steel Framed Construction in Bushfire Areas - 2014 s appropriate and Section 7.5 of
Planning for Bush Fie Protection 2015

Access - Internal Roads
Intent of measures: to provide safe operational access for emergency services personnel in suppressing a bush
fire, while residents are accessing o egressing an area.

4. Access roads for special fire protection purpose (SFPP) developments must comply with general requirements

o Table 6.8b of Planning for Bush Fire Protection 2015:

‘SFPP access roads are two-wheel drive, al-weather roads;

‘access is provided to 3l structures;

traffic management devices are constructed to not prohibit access by emergency services vehicls;

minimum 4m carriageway width:

inforest, woodland and heath situations, rural property roads have passing bays every 200m tht are:

20m long by 2m wide, making 3 minimum traficable width of ém, at the passing bay;

‘3 minimum vertica clearance of 4mto any overhanging obstructions, including tree branches;

‘access roads must provide sutable turning areas i accordance with Appendix 3; and

‘o one way only public access roads are no les than 3.5 metres wide and have designated parking bays
with hycrants located outside of these areas to ensure accessibilty to reticulated water fo fire
Suppression.

‘Water and Uiy Services
Intent of measures: to provide adequate services of water for the protection of buikdings during and after the
passage of a bush fire, and to locate gas and electriity s0 as not to contrbute to the risk of fire to @ building.

5. The provision of water,electicty and gas must comply with the following in accordance with Table 6 8¢ of
"Planning for Bush Fie Protection 2019:
‘@ reticulated water is to be provided to the development where available:
‘@ fire hydrant, spacing, design and sizing complies with the relevant causes of Australan Standard AS
2419.1:2005;
‘o hydrants are and not located within any road carriageway;
‘o reticulated water supply to urban subdivisions uses aring main system for areas with perimeter roads:
fire hydrant flows and pressures comply with the relevant clauses of AS 2419 1:2005;
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‘® all above-ground water service pipes are metal, incuding and up to any taps;
‘where practicable, electrical transmission lines are underground:
‘@ where overhead, electrcal transmission lnes are proposed as follows:
3)lines are installed with short pole spacing (30m),unless crossing gullies, gorges or riparan areas; and
b) no part of a tree s closer to a power line than the distance set out in accordance with the specifications in
ine for Managing Vegetation Near Power Lines.
‘e reticulated or bottled gas s installed and maintained in accordance with AS/NZS 15%:2014 and the
requirements of relevant authorities, and metal piping is used:
‘@ reticulated or bottled gas i installed and maintained in accordance with AS/NZS 159:2014 - The storage:
‘and handiing of P Gas,the requirements of relevant authorites, and metal piping is used:
‘@ all fed gas cylinders are kept clear of al flammable materials to  distance of 10m and shielded on the.
hazard side:
‘@ connections to and from gas ylinders are metl; polymer-sheathed flexble gas supply lines are not
and
‘@ above-ground gas service pipes are metal, incuding and up to any outlets.

Landscaping Assessment
‘The intent of measures s for landscaping. To achieve this,the following conditions must apply:

6 Landiscaping within the required assef protection z0ne must comply with Appendix 4 of Planning for Bush Fire
Protection 2019, In tis regard, the following princiles are to be incorporated:
‘@ Aminimum 1 metre wide are3,suitable for pedestrian traffc, must be provided around the immediate:
curtage ofthe building:
‘o Planting i imited in the immediate vicinty of the building:
‘o Planting does not provide a continuous canopy to the building .. trees or shrubs are solated or located
in small clusters):
‘@ Landscape species are chosen to ensure tree canopy cover i less than 15% (IPA), and less than 30%.
(0PA) at maturity and trees do no touch or overhang buildings:
‘Avoid species with rough fibous bark, or which retain/shed bark n long srips o retain dead materialin
their canopies;
Use smooth bark species o trees species which generally do not cay a fire up the bark into the crown;
‘Avoid planting of deciduous speces that may increase fuel at surface/ ground level (. le3fitter):
‘avoid climbing species to walls and pergolas;
Locate combustible materialssuch as woodchips/mulch, flammable fuel stores away from the building:
Locate combustible structures such as garden sheds, pergolas and materials such as timber garden
furniture away from the bulding; and
® Lowflammability vegetation species are used.

Emergency and Evacuation Planning Assessment
Intent of measures: to provide suitable emergency and evacuation arrangements for occupants of SFPP
developments.

7. Bush Fire Emergency Management and Evacuation Plan s prepared consistent with the NSW RFS document: A
Guide to Developing a Bush Fire Emergency Management and Evacuation Plan; and NSW RFS Schools Program
‘Guide and/or Australian Standard AS 3745:2010 Planning for emergencies i faclties.
‘@ The Bush Fire Emergency Management and Evacuation Plan should include planning for the early
relocation of occupants;
@ A copy ofthe Bush Fire Emergency Management and Evacuation Plan should be provided to the Local
Emergency Management Committee for ts information prio to occupation of the development; and,
o An Emergency Planning Comitee needs to be established to consult with residents (and their families
inthe case of aged care accommodation and schools) and stffin developing and implementing an
Emergency Procedures Manual. Detaled plans of all emergency assembly areas includin on site and off-
Site arrangements as stated in AS 3745:2010 are to be clearly displayed, and an annual emergency
‘evacuation exercse s to be conducted.
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‘General Advice - Consent Authority to Note
‘e Future applications relating o Class 9 Structures as defined by the NCC, may need to demonstrate:
‘compliance with bushfire protection measures requirements within NCC 2022, particulrly inrelaton to
the provision of a perimeter access road

For any queries regarding this correspondence, please contact Crag Casey on 1300 NSW RFS.

Yours sincerely,

Michael Gray
Manager Planning & Environment Services:
Built & Natural Environment





image1.png
Sterile zone against wall

Outer line
<+—of wall

300 mm min
»500 preferred

22°

Qe
Garden bed

Geofabric wrapped Root barrier

ag. drain




image6.emf

