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1. Property and proposal
Table 1: Subject site summary
Street address or property name:

Vesper Street

Suburb, town or locality:

Batemans Bay

Lot/DP no:

Lot 1 DP 1049123, Lot 2 DP 1049123, Lot 31 DP 755902

Local Government Area:

Eurobodalla Shire Council

Zoning:

RE2 – Private Recreation, RE1 – Public Recreation and E2 Environmental
Conservation

Type of development:

Special Fire Protection Purpose (SFPP)

Postcode:

2536

1.1 Introduction
This bushfire protection assessment has been prepared by Eco Logical Australia Pty Ltd at the request
of NBRS Architecture on behalf of Eurobodalla Shire Council (ESC) (the Applicant). It accompanies a
development application for an Aquatic, Arts and Leisure Centre at Mackay Park Batemans Bay. The site
is legally described as Lot 1 DP 1049123, Lot 2 DP 1049123, and Lot 31 DP 755902 Vesper Street
Batemans Bay, and hereafter referred to as the subject land. The development footprint is limited to
the eastern parts of the subject land. The location of the subject land is identified in Figure 1.

1.2 Description of proposal
Eurobodalla Shire Council is proposing to build an Aquatic Arts and Leisure Centre at Mackay Park,
Batemans Bay, approximately in the location of the existing swimming pool and mini-golf facility. The
centre will include a number of swimming pools and other aquatic recreation features, performing
spaces, galleries, retail spaces, and associated facilities. It will also include 202 carparking spaces. The
proposed development is shown in Figure 2.

1.3 Assessment process
The NSW Rural Fire Services (NSW RFS) has advised that the proposed development is likely to be
classified as a place of public assembly and should thus be assessed as if it was a Special Fire Protection
Purpose (SFPP) development. A performance-based solution was developed with the Acting Team
Leader Development Assessment and Planning NSW RFS, using the Pre-Release version of Planning for
Bush Fire Protection 2018 (PBP 2018) to assess the proposed development
This assessment was prepared by ELA Senior Ecologist and Bushfire Consultant Ryan Smithers, with
quality assurance by Bruce Horkings (FPAA BPAD-A Certified Practitioner No. BPAD29962-L3). Bruce is
recognised by the NSW RFS as a qualified bushfire consultant in bushfire risk assessment (Level 3).
Assessment included a review of background documentation, design team consultation, GIS analysis and
a site inspection and site meeting with the NSW RFS on 25 February 2019.
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Figure 1: The location of the subject land
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Figure 2: The proposed development
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Table 2 identifies the bushfire protection measures assessed and whether these involved acceptable or
performance solutions.
Table 2: Summary of bushfire protection measures assessed
Bushfire Protection Measure

Acceptable Solution

Performance Solution

Report Section

Asset Protection Zones

☐



3.1

Construction standard

☐



3.3

Access

☐



3.4

Water supply

☐



3.5

Gas and electrical supplies

☐



3.5

1.4 Bush fire prone land status
The Eurobodalla Shire Council Bush Fire Prone Land (BFPL) map the south-eastern parts of the subject
land as bush fire prone, as shown in Figure 3. BFPL mapping is intended as a planning trigger rather than
definitive mapping of bushfire hazards.

1.5 Current legislation and PBP version
This report has been prepared in accordance with the pre-release version of PBP 2018. A performancebased solution was developed with the agreement of the NSW RFS, using the pre-release version of PBP
2018 to determine the APZs and construction standards. At the time of writing this report, PBP 2018
was not a legislated document and therefore the application cannot be certified as meeting the
specifications and requirements of PBP 2006.

1.6 Significant environmental features
An assessment of significant environmental features, threatened species, populations or ecological
communities under the Biodiversity Conservation Act 2016 that may potentially be affected by the
proposed bushfire protection measures has been undertaken as part of this development proposal and
addressed in a separate report (ELA 2019).

1.7 Aboriginal cultural heritage
An Aboriginal Heritage Due Diligence Assessment was undertaken by NGH Environmental in September
2018 to inform the planning and design of the Aquatic, Arts and Leisure Centre. One Aboriginal item was
found in the study area, but this was away from the development site. The report indicated that the
natural banks of the estuarine swamp flats and marshlands landscape boarding the site have some
potential for shell middens to occur. In the undertaking of all the physical works on site, if any Aboriginal
objects are uncovered, work shall cease and the Office of Environment and Heritage shall be notified.
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Figure 3: Bushfire Prone Land Mapping
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2. Bushfire threat assessment
2.1 Process
This report has been prepared in accordance with the pre-release version of PBP 2018. A performancebased solution was developed with agreement from the NSW RFS, using the pre-release version of PBP
2018 to assess the proposed development.

2.2 Vegetation assessment
In accordance with PBP 2018, the predominant vegetation formation has been assessed for a distance
of at least 140 m from the subject land in all directions.
The predominant vegetation has been determined from site assessment and in consultation with the
NSW RFS.

2.3 Slope assessment
In accordance with PBP 2018, the slope that would most significantly influence fire behaviour was
determined over a distance of 100 m from the proposed development under the classified vegetation.
The effective slope has been determined from site assessment and in consultation with the NSW RFS.

2.4 Summary of assessment
To the south and southwest of the proposed development there is a narrow band of fringing swamp oak
floodplain forest before and extensive area of saltmarsh and mangroves associated with McLeods Creek,
as shown in Figure 4. In all other directions, there are managed lands in the form of sporting fields,
existing residential and commercial developments and roads.
The RFS has advised that the saltmarsh and mangroves can be considered as not comprising a bushfire
hazard and the fringing swamp oak floodplain forest can be considered as a remnant or low hazard. Low
hazard vegetation uses ‘rainforest’ setbacks and construction levels as a surrogate for the reduced fire
behaviour expected from small and/or narrow areas of vegetation.
The effective slope under the fringing swamp oak floodplain forest falls into the slope category of ‘All
upslopes and flat land’.
The site is located within the Local Government Area (LGA) of Eurobodalla Shire and has a Fire Danger
Index (FDI) of 100.
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Figure 4: Bushfire hazard assessment
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3. Bushfire protection measures
3.1 Asset Protection Zones (APZ)
Special Fire Protection Purpose (SFPP) developments are required to achieve the APZ performance
criteria of ‘radiant heat levels not greater than 10kW/m2 to be experienced by occupants or emergency
services workers entering or exiting the building’. This has been achieved using a performance solution
developed with the NSW RFS whereby, given that the development will not include highly vulnerable
occupants, it must be demonstrated that operational activities such as evacuation can occur at
entrances and exits where radiant heat exposure will not exceed 10 kW/m2.
Given the bushfire hazards as described in Section 2.4, and using PBP 2018, an APZ of 38 m is required
to achieve a radiant heat exposure not exceeding 10kW/m2. The main entrance of the proposed
development is more than 90 m from the nearest bushfire hazard, as shown in Figure 5.
Table 3 shows the dimensions of the APZ required and where relevant, information on how it is to be
provided.
Table 3: Bushfire hazard assessment and APZ requirements
Assessment
type

Direction
from
development
boundary

Transect

Slope1

Vegetation2

PBP
required
APZ (PBP
2018)3

Available
APZ

Comment

SFPP APZ

South and
Southwest

1

All
upslopes
and flat
land

Low Hazard
(remnant)

38 m

≥90 m

The proposed main
entrance and exits
points for
evacuation during a
bushfire emergency
will be
approximately 90 m
from the nearest
bushfire hazard.

BAL
Construction

South and
Southwest

1

All
upslopes
and flat
land

Low Hazard
(remnant)

23 m

≥26 m

The proposed
building will be
more than 26 m
from the nearest
bushfire hazard and
thus can be
constructed to BAL12.5.

1

Slope most significantly influencing the fire behaviour of the site having regard to vegetation found. Slope classes are according to PBP.
Predominant vegetation is identified, according to PBP and “Where a mix of vegetation types exist the type providing the greater hazard is
said to be predominate”.
3 Assessment according to table A1.12.1 and A1.12.5 of PBP (2018).
2

3.2 APZ maintenance plan
Most of the required APZ is to the south and south-west of the proposed development will be provided
by the proposed carparking, as shown Figure 5. The proposed APZs are to be managed to Inner
Protection Area (IPA) standards as per the specifications in Table 4.
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Table 4: APZ management specifications
Vegetation Strata

Inner Protection Area (IPA)

Outer Protection Area (OPA)

Trees

•

canopy cover should be less than 15% (at maturity);

•

•

trees (at maturity) should not touch or overhang the
building;

•

lower limbs should be removed up to a height of 2 m
above ground;

•

canopies should be separated by 2 to 5 m; and

•

preference should be given to smooth barked and

tree canopy cover should be less
than 30%;

•

trees should have canopy
separation; and

•

canopies should be separated by 2
to 5 m.

evergreen trees.
Shrubs

•

create large discontinuities or gaps in the vegetation
to slow down or break the progress of fire towards
buildings;

•

shrubs should not be located under trees;

•

shrubs should not form more than 10% ground

•

shrubs should not form a
continuous canopy; and

•

shrubs should form no more than
20% of ground cover.

cover; and
•

clumps of shrubs should be separated from exposed
windows and doors by a distance of at least twice the
height of the vegetation.

Grass

•

should be kept mown (as a guide grass should be

•

grass should be kept to no more

kept to no more than 100 mm in height); and
•

leaves and vegetation debris should be removed.

should be kept mown (as a guide
than 100 mm in height); and

•

leaf and other debris should be
mown, slashed or mulched.

These APZ management specifications should be considered for any landscaping and ongoing
management within the subject land.
The APZs identified in Table 3 are to be maintained in perpetuity and management undertaken on an
annual basis (as a minimum) and prior to the commencement of the fire season.
Further details on APZ implementation and management can be found on the NSW RFS website
(https://www.rfs.nsw.gov.au/resources/publications).
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Figure 5: Proposed Asset Protection Zones and distance to main entrance / exit.
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3.3 Construction standard
The building construction standard is based on the determination of the Bushfire Attack Level (BAL) in
accordance with table A1.12.5 of PBP 2018. The BAL is based on known vegetation type, effective slope
and managed separation distance between the development and the bushfire hazard.
As demonstrated in Figure 5 a BAL-12.5 construction standard is attained for the proposed
development.
It is important that the most recent and current version of AS 3959-2009 is consulted. Additionally, the
ember proofing measures as outlined in table 7.4b of PBP 2018 are to be implemented as applicable to
the proposed development.

3.4 Access
The proposed development is accessed off Vesper Street. The access is capable of complying with all of
the PBP 2018 acceptable solutions outlined in Table 5, Table 6, and Table 7.
Table 5: General access requirements (adapted from table 6.4b of PBP 2018)
Performance
Criteria

Acceptable Solutions

Compliance notes

The intent may be achieved where:
• Firefighting
vehicles are
provided with
safe, allweather access
to structures
and hazard
vegetation

• SFPP access roads are two-wheel drive, all-weather roads; and

Complies

• Access is provided to all structures and hazard vegetation; and

Complies

• Traffic management devices are constructed to not prohibit
access by emergency services vehicles; and

Complies

• Access roads must provide suitable turning areas in accordance
with Appendix 3 (of PBP 2018)

Complies

• The capacity of
access roads is
adequate for
firefighting
vehicles

• The capacity of perimeter and non-perimeter road surfaces and
any bridges/causeways is sufficient to carry fully loaded
firefighting vehicles (up to 23 tonnes); bridges/causeways are to
clearly indicate load rating.

• There is
appropriate
access to water
supply

• Hydrants are located outside of parking reserves and road
carriageways to ensure accessibility to reticulated water for fire
suppression;

Can comply

Can comply

• Hydrants are provided in accordance with AS 2419.1:2017;

Can comply

• There is suitable access for a Category 1 fire appliance to within
4m of the static water supply where no reticulated supply is
available.

Not applicable
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Table 6: Perimeter road requirements (adapted from table 6.4b of PBP 2018)
Performance Criteria

Acceptable Solutions

Compliance Notes

The intent may be achieved where:
• Access roads are designed
to allow safe access and
egress for medium rigid
firefighting vehicles while
residents are evacuating as
well as providing a safe
operational environment
for emergency service
personnel during
firefighting and emergency
management on the
interface

• Perimeter roads are two-way sealed roads;
and

Complies

• 8m carriageway width kerb to kerb; and

Can comply

• Parking provided outside of the carriageway
width; and

Complies

• Hydrants are located clear of parking areas;
and

Can comply

• There are through roads, and these are linked
to the internal road system at an internal of no
greater than 500m; and
• Curves of roads have a minimum inner radius
of 6m; and
• The maximum grade road is 15° and average
grade is 10°; and
• The road crossfall does not exceed 3°; and
• A minimum vertical cleared of 4m to any
overhanging obstructions, including tree
branches, is provided.

Complies

Can comply
The advice of a relevant authority or
suitably qualified professional should
be sought, for certification of design
and installation in accordance with
relevant legislation, Australian
Standards and table 6.4b of PBP 2018.

Table 7: Non-perimeter road requirements (adapted from table 6.4b of PBP)
Performance Criteria

Acceptable Solutions

Compliance notes

The intent may be achieved where:
• Access roads are designed
to allow safe access and
egress for medium rigid
firefighting vehicles while
residents are evacuating

• Minimum 5.5m width kerb to kerb; and

Complies

• Parking is provided outside of the carriageway
width; and

Complies

• Hydrants are located clear of parking areas;
and

Can comply

• Roads are through roads, and these are linked
to the internal road system at an interval of no
greater than 500m; and
• Curves of roads have a minimum inner radius
of 6m; and
• The road crossfall does not exceed 3°; and

• A minimum vertical clearance of 4m to any
overhanging obstructions, including tree
branches, is provided.
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3.5 Services – Water, electricity and gas
3.5.1 Water
The proposed development will be serviced by a reticulated water supply. Water supply services are
compliant with table 6.4c of PBP 2018, subject to the following specifications:
•
•
•
•
•

Fire hydrant spacing, design and sizing comply with the Australian Standard AS 2419.1 (SA 2017);
Hydrants are not located within any road carriageway;
Reticulated water supply to urban SFPPs uses a ring main system for areas with perimeter roads;
Fire hydrant flows and pressures comply with AS 2419.1 (SA 2017); and
All above-ground water service pipes external to the building are metal, including and up to any
taps.

3.5.2 Electricity services
In accordance with table 6.4c of PBP 2018, electricity should be located underground wherever
practicable. Where overhead electrical transmission lines are installed:
•
•

Lines are to be installed with short pole spacing, unless crossing gullies.
No part of a tree should be closer to a powerline than the distance specified in ‘ISSC 3 Guideline
for the Management of Vegetation in the Vicinity of Electricity Assets’ (Industry Safety Steering
Committee 2016).

3.5.3 Gas services
Gas services (reticulated or bottle gas) are compliant with table 6.4c of PBP 2018, subject to the
following specifications:
•
•
•

•

Any gas services are to be installed and maintained in accordance with Australian Standard
AS/NZS 1596 The storage and handling of LP Gas (SA 2014). Metal piping is to be used;
All fixed gas cylinders are kept clear of all flammable materials to a distance of 10 metres and
shielded on the hazard side of the installation;
If gas cylinders need to be kept close to buildings, the release valves are directed away from the
building and at least 2 metres away from any combustible material, so that they do not act as a
catalyst to combustion. Connections to and from gas cylinders are metal; and
Polymer sheathed flexible gas supply lines to gas meters adjacent to buildings are not used.
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4. Emergency and Evacuation Planning
The preparation of bushfire emergency procedures is the responsibility of ESC. As such, an
emergency/evacuation plan is required prior to the commencement of operation of the facility,
consistent with the NSW Rural Fire Service ‘Guide to developing a Bush Fire Emergency Management
and Evacuation Plan’ (RFS 2014) and Australian Standard (AS) 3745-2010 Planning for emergencies in
facilities.
A template for an Emergency Management and Evacuation Plan is available on the NSW Rural Fire
Service website https://www.rfs.nsw.gov.au/__data/assets/pdf_file/0020/29270/Form.pdf
This measure is considered to meet the acceptable solutions in table 6.4d of PBP 2018.
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5. Conclusion
The proposed development complies with either the acceptable solutions or performance criteria within
‘Planning for Bush Fire Protection 2018’, as shown in Table 8.
Table 8: Summary of bushfire mitigation measures (PBP 2018)
Bushfire

Complies

Requirements

Mitigation

Acceptable

Performance

Report

Solution

Solution

Section





3.1



☐

3.2



☐

3.3

Measures
Asset Protection



Zones
APZ

and Figure 5.


Maintenance

Identified APZ of a minimum of 23 m to
be maintained in perpetuity to the

plan
Construction

APZ dimensions are detailed in Table 3

detailed specifications in Section 3.2.


standard

Minimum SFPP requirement of BAL12.5 construction is achieved by the
proposed development.

Access



Access to meet standards detailed in
Table 5, Table 6 and Table 7.



☐

3.4

Water supply



Reticulated water supply to meet PBP



☐

3.5.1



☐

3.5.2



☐

3.5.3



☐

4

acceptable solution specifications for a
subdivision.
Electricity



service

Electricity supply located underground
where practical and to otherwise meet
the specifications identified in Section
3.5.2.

Gas service



Gas services are to be installed and
maintained in accordance with AS/NZS
1596:2014.
An

Evacuation and
Emergency

Evacuation

and

Emergency

Response Plan compliant with the


Response Plan

requirements
guidelines

is

of

the

required

NSW
prior

RFS
to

occupation.
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6. Recommendations
It is recommended that the Special Fire Protection Purpose development be approved.

Ryan Smithers
Senior Ecologist and Bushfire Consultant

Bruce Horkings
Senior Bushfire Consultant
FPAA Certified Practitioner No. BPAD29962-L3
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Appendix A – Assessment process
Vegetation types
In accord with PBP the predominant vegetation class has been assessed for a distance of at least 140 m
from the subject land in all directions.
Effective slope
In accord with PBP, the slope that would most significantly influence fire behaviour was determined
over a distance of 100 m from the boundary of the proposed development where the vegetation was
found.
Asset Protection Zone determination
A performance solution using Table A1.12.1 of PBP 2018 has been used to determine the width of
required Asset Protection Zone (APZ) for the proposed development using the vegetation and slope data
identified in Section 2.
Special Fire Protection Purpose
In accord with PBP, the proposed SFPP has been assessed in accordance with section 4.2.7 for Special
Fire Protection Purpose (SFPP) developments.
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