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Copyright: 

 
Where agreed to by Building Code and Bushfire Hazard Solutions Pty. Ltd, this report may only be copied, 
distributed or forwarded to other parties in its original format. No part of this document including any wording, 
images, or graphics can be modified, changed or altered in any way without the express permission of 
Building Code and Bushfire Hazard Solutions Pty. Ltd. (Copyright Act 1968). 

 
Where this document is found to have been used or altered in any way without the express permission of 
Building Code and Bushfire Hazard Solutions Pty. Ltd. including any wording, images, or graphics, Building 
Code and Bushfire Hazard Solutions Pty. Ltd. will not be held liable for any incidental or consequential loss 
or damages, financial or otherwise resulting from the use of the modified document. Building Code & 
Bushfire Hazard Solutions Pty. Ltd. will if it considers it necessary, seek to advise third parties including 
authorities of such illegal use or modifications. 

 
Disclaimer: 

 
This report has been prepared with due care and diligence by Building Code and Bushfire Hazard Solutions 
Pty. Ltd and the statements and opinions contained in this report are given in good faith and in the belief on 
reasonable grounds that such statements and opinions are correct and not misleading bearing in mind the 
necessary limitations noted in previous paragraphs. 

 
Further, no responsibility is accepted by Building Code and Bushfire Hazard Solutions Pty. Ltd. or any of its 
officers or employees for any errors, including errors in data which is supplied by a third party, or which 
Building Code and Bushfire Hazard Solutions Pty. Ltd. is required to estimate, or omissions howsoever 
arising in the preparation of this report, provided that this will not absolve Building Code and Bushfire Hazard 
Solutions Pty. Ltd. from liability arising from an opinion expressed recklessly or in bad faith. 

 
Any representation, statement of opinion, or advice expressed or implied in this document is made in good 
faith on the basis that Building Code and Bushfire Hazard Solutions Pty. Ltd. employees and / or agents are 
not liable (whether by reason of negligence, lack of care or any other reason ) to any person, company or 
their agents for any damage or loss whatsoever which has occurred or may occur in relation to that person 
taking or not taking (as the case may be) action in respect of any representation, statement or advice 
referred to above. 
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1.0 Introduction 
 

In July 2018, the NSW Government announced Regional NSW’s first Special Activation Precinct 
(SAP) at Parkes. A second SAP was announced in January 2019 in Wagga Wagga centred around 
Bomen Business Park. To date, the City of Wagga Wagga has undertaken work identifying the 
opportunities and constraints of the existing industrial estate. The Wagga Wagga SAP is 
investigating a broader area of approximately 4,180 hectares. 
 

SAPs are a place-based approach to ‘activate’ strategic locations for job creation and regional 
economic development. SAPs are areas of State or regional significance that are selected based 
on an assessment of economic enablers, market failures and catalyst opportunities.  
 

The NSW Department of Planning, Industry and Environment (DPIE) has commissioned WSP to 
prepare an Environmental Assessment for the Wagga Wagga Special Activation Precinct (Wagga 
Wagga SAP). This assessment is required to support the preparation of a Master Plan. This 
Environment Assessment includes biodiversity and bushfire, heritage, geology soils and 
contamination and hydrogeology specialist assessments. 
 

This report addresses the bushfire planning considerations and identifies the constraints and 
opportunities for the future Wagga Wagga SAP. 
 

The planning trigger in New South Wales for the consideration and application of Bushfire Protection 
Measures for new development is whether the site is identified on the local councils bushfire prone 
land map (BPLM) as containing Category 1, 2 or 3 Vegetation or their associated buffer zones.  
 

The investigation area is currently mapped on Wagga Wagga Council’s BPLM as containing 
designated Category 2 Vegetation and its associated 30 metre buffer zone and consequently the 
bushfire planning controls should be considered.  
 

We have undertaken an assessment against Planning for Bush Fire Protection (PBP) to establish 
the relevant specifications and requirements to assist in the development of a Master Plan of the 
Wagga Wagga SAP.   
 

PBP is currently in a transition period with the 2006 version currently in force, but a pre-release of 
the 2018 version published and expected to take effect in September 2019. In consideration of the 
development program we have provided advice on the pre-release of PBP 18. 
 

2.0 Purpose 
 

The purpose of this report is to outline the Bushfire Protection Measures (BPMs) that would be 
applicable for the future Wagga Wagga SAP which will assist to understand the cumulative impacts 
of development. This study will support the development of the Wagga Wagga SAP Master Plan. 
 

The application of Planning for Bush Fire Protection 2018 will require satisfactory demonstration of 
the following BPMs: 
 

 Asset Protection Zones 

 Building Construction & Design 

 Landscaping 

 Emergency Management Arrangements 

 Water Supply & Utilities  

 Access Arrangements  
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This assessment will systematically address the minimum requirements (to maximise development 
yield) and our subsequent recommendation to satisfy the above BPMs and ensure suitable 
protection is provided. 
 
This assessment has not considered any residential use within the SAP.  
 
This document is for design purposes only and not suitable for submission as supportive 
documentation. 
 

3.0 Location 
 
The investigation area is known as the Wagga Wagga Special Activation Precinct, which 
comprises of numerous existing allotments totalling an area of 4,180 hectares. The investigation 
area is bisected by the Olympic Highway and Byrnes Road.   
 
The extent of the investigation area is depicted on Image 01 below.  
 
The investigation area is located within the Wagga Wagga City Council local government area and 
is captured by the Riverina Bush Fire Risk Management Committee. 
 

 
 

Image 01: Aerial view of the investigation area highlighted by orange dotted line (C/- WSP Create) 
  

N 
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4.0 Bushfire Prone Land 
 

Section 10.3 of the EP&A Act requires councils, where a Bush Fire Risk Management Plan applies, 
to record a bush fire prone land map after consulting with the Commissioner of the NSW RFS. The 
Commissioner will designate lands to be bush fire prone within an area and, when satisfied that the 
lands have been recorded on a map, certify the map as the Bush Fire Prone Land map.  
 

The planning trigger in New South Wales for the consideration and application of Bushfire Protection 
Measures for new development (Planning for Bush Fire Protection and Australian Standard 3959 – 
Construction of buildings in bush fire prone areas) is whether the site is identified on the local 
councils Bushfire Prone Land map as containing Category 1, 2 or 3 Vegetation or their associated 
buffer zones.  
 

There is small area within the north-western corner of the investigation area which is currently 
mapped on the Wagga Wagga Council BPLM as being Category 2 Vegetation and its associated 
30 metre bushfire zone and consequently bushfire planning controls must be considered.  
 

It is noted that the mapped Category 2 Vegetation within the investigation area comprises of a 
rural-residential subdivision including sealed roads and driveways, dwellings and auxiliary 
structures and maintained curtilages. It is our opinion that the mapped Category 2 Vegetation is not 
accurate reflection and over represents the hazardous vegetation.  
 

Council must regularly monitor and review their BPLM to ensure currency and reliability of the data 
depicted. This process must occur within the legislative timeframes (i.e. before the end of the 
period of every five years after the certification date of the map which in this instance was in 2016). 
 

When considering the delivery program of the SAP, the characteristics of the investigation area, 
the presence of threatened ecological communities and the criteria for vegetation to be mapped as 
Category 1, 2 and 3 Vegetation it is of our opinion that regardless of the aforementioned mapping 
of the Category 2 Vegetation other areas of the investigation area will warrant classification as 
being bushfire hazards.  
 

 
 

Image 02: Aerial image showing current BPLM layer (C/- WSP Create) 
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Image 03: Aerial image showing current BPLM layer (C/- WSP Create) 
 

 
 

Image 04: Aerial image showing rural-residential subdivision currently mapped as Category 2 
Vegetation (C/- WSP Create)   
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5.0 Vegetation 
 
Any bushfire assessment must consider existing vegetation within neighbouring allotments (to a 
distance of 140 metres) and retained or proposed vegetated areas within the precinct. 
 
The investigation area was currently found to largely comprise of grazed pastures, crops and some 
small remnant pockets of trees.  
 
Historically the primary use of the investigation area has been for agriculture purposes, including 
the cultivation of arable crops and breeding and raising of livestock. These farming practices have 
resulted in significantly modified vegetation. 
 
As part of the overall development it is expected that the landscape will be significantly modified 
with priority given, where possible, to the retention of the identified Threatened Ecological 
Communities and riparian corridors within the investigation area.  
 
In this regard we are of the opinion that it is highly likely that retained / protected vegetation within 
the investigation area will achieve the criteria to be captured as Category 1, 2 or 3 Vegetation.  
 
For the purpose of determining Asset Protection Zones and Bushfire Attack Levels we 
acknowledge that the precinct is mapped by WSP as containing  
 

Native vegetation 
 

 PCT 9 River Red Gum - wallaby grass tall woodland wetland on the outer River Red 

Gum zone mainly in the Riverina Bioregion (Moderate condition) 

 PCT 267 White Box - White Cypress Pine - Western Grey Box shrub/grass/forb 

woodland in the NSW South Western Slopes Bioregion (Moderate condition) 

 PCT 277 Blakelys Red Gum - Yellow Box grassy tall woodland of the NSW South 

Western Slopes Bioregion (Moderate condition) 

 PCT 277 Blakelys Red Gum - Yellow Box grassy tall woodland of the NSW South 

Western Slopes Bioregion (Scattered Trees) 

 PCT 312 Yellow Box grassy tall woodland on valley flats in the upper slopes of the 

NSW South Western Slopes Bioregion and South Eastern Highlands Bioregion 

(Moderate condition) 

 PCT 346 White Box - Blakelys Red Gum - White Cypress Pine shrubby woodland on 

metamorphic hills in the Wagga Wagga - Cootamundra region of the NSW South 

Western Slopes Bioregion (Scattered Trees) 

 
Non-native vegetation 

 

 Miscellaneous ecosystem – Native Plantings  

 Miscellaneous ecosystem – Mixed Ornamental Plantings 
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Threatened ecological communities 
 

White Box Yellow Box Blakely’s Red Gum Woodland – Endangered BC Act 
 

 PCT 267 White Box - White Cypress Pine - Western Grey Box shrub/grass/forb 

woodland in the NSW South Western Slopes Bioregion (Moderate condition) 

 PCT 277 Blakelys Red Gum - Yellow Box grassy tall woodland of the NSW South 

Western Slopes Bioregion (Moderate condition) 

 PCT 312 Yellow Box grassy tall woodland on valley flats in the upper slopes of the 

NSW South Western Slopes Bioregion and South Eastern Highlands Bioregion 

(Moderate condition) 
 

White Box-Yellow Box-Blakely's Red Gum Grassy Woodland and Derived Native Grassland 
– Critically Endangered EPBC Act 

 

 Patches to be determined based on the size threshold for each of the above three 
PCTs. 

 

The NSW Rural Fire Service publication ‘Guide for Bush Fire Prone Land Mapping’ (version 5b, 
dated November 2015) defines Category 1, 2 and 3 and Excluded Vegetation as: 
 

Vegetation Category 1 
 

Vegetation Category 1 is considered to be the highest risk for bush fire. It is represented as 
red on the bush fire prone land map and will be given a 100m buffer. This vegetation 
category has the highest combustibility and likelihood of forming fully developed fires 
including heavy ember production. Vegetation Category 1 consists of: 
 

 Areas of forest, woodlands, heaths (tall and short), forested wetlands and timber 
plantations. 

 

Vegetation Category 2 
 

Vegetation Category 2 is considered to be a lower bush fire risk than Category 1 and 
Category 3 but higher than the excluded areas. It is represented as light orange on a bush 
fire prone land map and will be given a 30 metre buffer. This vegetation category has lower 
combustibility and/or limited potential fire size due to the vegetation area shape and size, 
land geography and management practices. Vegetation Category 2 consists of: 
 

 Rainforests. 
 Lower risk vegetation parcels. These vegetation parcels represent a lower bush fire 

risk to surrounding development and consist of: 
 Remnant vegetation; 
 Land with ongoing land management practices that actively reduces bush fire 

risk. These areas must be subject to a plan of management or similar that 
demonstrates that the risk of bush fire is offset by strategies that reduce bush fire 
risk; AND include: 

o Discrete urban reserve/s; 

o Parcels that are isolated from larger uninterrupted tracts of vegetation 

and known fire paths; 
o Shapes and topographies which do not permit significant upslope fire 

runs towards development; 
o Suitable access and adequate infrastructure to support suppression by 

firefighters; 
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o Vegetation that represents a lower likelihood of ignitions because the 
vegetation is surrounded by development in such a way that an ignition in 
any part of the vegetation has a higher likelihood of detection. 

 

Vegetation Category 3 
 

Vegetation Category 3 is considered to be medium bush fire risk vegetation. It is higher in 
bush fire risk than category 2 (and the excluded areas) but lower than Category 1. It is 
represented as dark orange on a Bush Fire Prone Land map and will be given a 30 metre 
buffer. This category consists of: 
 

 Grasslands, freshwater wetlands, semi-arid woodlands, alpine complex and arid 
shrublands. 

 

Exclusions 
 

Vegetation excluded from being mapped as bush fire prone includes: 
 

 Single areas of vegetation less than 1 hectare in area and greater than 100 metres 
separation from other areas of Category 1, 2 or 3 vegetation; 

 Multiple areas of vegetation less than 0.25 hectares in area and not within 30 metres 
of each other; 

 Strips of vegetation less than 20 metres in width, regardless of length and not within 
20 metres of other areas of Category 1, 2 or 3 vegetation; 

 Areas of “managed grassland” including grassland on, but not limited to, recreational 
areas, commercial/industrial land, residential land, airports/airstrips, maintained 
public reserves and parklands, commercial nurseries and the like; 

 Areas of managed gardens and lawns within curtilage of buildings; 

 Non-vegetated areas, including waterways, roads, footpaths, buildings and rocky 

outcrops. 

 Managed botanical gardens; 

 Agricultural lands used for annual and/or perennial cropping, orchard, market 

gardens, nurseries and the likes are excluded; 

 Saline wetlands including mangroves. 

 Other areas that, due to their size, shape and overall risk are not considered 

Category 1, 2 or 3 vegetation. 
 

 
 

Photograph 01: View of typical property within the investigation area  
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Photograph 02: View of agricultural land within the investigation area 
 

 
 

Photograph 03: View of a dry creek bed and trees within the investigation area 
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6.0 Topography 
 
Generally the precinct was found to be located on relatively flat ground with some minor 
undulations around watercourses and high points.  

The slope that would most significantly affect bushfire behaviour must be assessed for at least 100 
metres from within the bushfire hazards. The effective slopes were determined using 5m LiDar 
contour mapping of the subject area in conjunction with site observations.  

 

 
 

Image 05: 5 metre LiDar contours of the subject area 
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7.0 Approval Method 
 
It is understood that to fast track future building construction works it is intended for most 
applications to be assessed under a new ‘Activation Precinct’ State Environmental Planning Policy 
(SEPP) with similar provisions to those in the current State Environmental Planning Policy (Exempt 
and Complying Development Codes) 2008. 
 
It would be expected and encouraged that the future ‘Activation Precinct’ SEPP will have similar 
considerations for assessing applications located on bushfire prone land as those described in Part 
5A, Division 4, Clause 5A.29 of State Environmental Planning Policy (Exempt and Complying 
Development Codes) 2008, which include the following: 

 
(1) This clause applies: 

(a) to all development specified in clause 5A.2 (1) for this code that is to be carried out on 

a lot that is wholly or partly bush fire prone land, and 

(b) in addition to all other development standards specified for this code. 

 

(2) The development may be carried out on the lot only if: 

(a) the development conforms to the specifications and requirements of the following 

documents that are relevant to the development: 

(i) Planning for Bush Fire Protection (ISBN 0 9751033 2 6) published by the NSW 

Rural Fire Service in December 2006, 

(ii) Planning for Bush Fire Protection, Addendum: Appendix 3 (ISBN 0 9751033 2 6), 

published by the NSW Rural Fire Service in April 2010, 

(iii) if another document is prescribed by the regulations for the purposes of section 

4.14 of the Environmental Planning and Assessment Act 1979—that document, and 

(b) the part of the lot on which the development is to be carried out is not in bush fire attack 

level-40 (BAL-40) or the flame zone (BAL-FZ), and 

(c) the lot has direct access to a public road or a road vested in or maintained by the 

council, and 

(d) a reticulated water supply is connected to the lot, and 

(e) a fire hydrant is located less than 60m from the location on the lot of the proposed 

development, and 

(f) mains electricity is connected to the lot, and 

(g) reticulated or bottled gas on the lot is installed and maintained in accordance with 

AS/NZS 1596:2008, The storage and handling of LP Gas and the requirements of 

relevant authorities (such as the requirement that metal piping be used), and 

(h) any gas cylinders on the lot 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, and 

(i) there are no polymer sheathed flexible gas supply lines to gas meters adjacent to any 

dwelling on the lot or an adjoining lot. 

Note. 

The requirements of AS 3959—2009, Construction of buildings in bushfire-prone areas set out 

in the Building Code of Australia also apply. 

https://www.legislation.nsw.gov.au/#/view/act/1979/203
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(3) A standard specified in subclause (1) (b) is satisfied if one of the following certifies that the 

development is not in bush fire attack level-40 (BAL-40) or the flame zone (BAL-FZ): 

(a) a person who is recognised by the NSW Rural Fire Service as a suitably qualified 

consultant in bush fire risk assessment, or 

(b) the council. 

 
At this master planning phase one of the important items is the ability to provide suitable Asset 
Protection Zones to result in a Bushfire Attack Level of BAL 29 or lower (not BAL 40 or BAL FZ) to 
the future building envelopes.  
 
The vegetation within the precinct includes Grassland and Grassy Woodland formations, with the 
landscape being relatively flat. Based on these parameters we expect the minimum required Asset 
Protection Zones to achieve a BAL 29 rating, and facilitate Complying Development, to be between 
10-13 metres. 
 

8.0 Special Fire Protection Purpose Development 
 
The ‘commercial’ land use can permit several Special Fire Protection Purpose (SFPP) uses which 
would attract larger minimum required Asset Protection Zones and more onerous Bushfire 
Protection Measures.  
 

These SFPP developments would also trigger the need for Development Applications and referral 
to the NSW Rural Fire Service (s100b Rural Fires Act 1997). Using the aforementioned parameters 
we would expect the minimum required APZs for SFPP development to be between 36-50 metres. 
 

Special fire protection purpose development is defined under section 100B of the Rural Fires Act 
1997 as: 
 

(a) a school, 

(b) a child care centre, 

(c) a hospital (including a hospital for the mentally ill or mentally disordered), 

(d) a hotel, motel or other tourist accommodation, 

(e) a building wholly or principally used as a home or other establishment for mentally 

incapacitated persons, 

(f) seniors housing within the meaning of State Environmental Planning Policy (Housing for 

Seniors or People with a Disability) 2004, 

(g) a group home within the meaning of State Environmental Planning Policy No 9—Group 

Homes, 

(h) a retirement village, 

(i) any other purpose prescribed by the regulations. 
 

9.0 Hazardous Industry 
 

Some developments by their very nature are considered to be hazardous, for their ability to either 
start bush fires or their susceptibility to the impact of bushfire. 
 

Planning for Bush Fire Protection lists a number of hazardous industries that should not be 
permitted on bushfire prone land. Generally hazardous industries should not be located within 100 
metres of a bushfire hazard and / or within 50 metres of a Grassland hazard.  
 

  

http://www.legislation.nsw.gov.au/#/view/EPI/2004/143
http://www.legislation.nsw.gov.au/#/view/EPI/2004/143
http://www.legislation.nsw.gov.au/#/view/EPI/1983/031
http://www.legislation.nsw.gov.au/#/view/EPI/1983/031
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Hazardous industries include but are not limited to:  
 

 power generating works  

 sawmills  

 junk yards  

 liquid fuel depots  

 hazardous industries/storage  

 chemical industries/storage  

 service stations  

 ammunition storage/manufacture  

 fireworks manufacture/storage. 

 
There is a pathway to have hazardous industries considered / approved on bushfire prone land 
however this would involve extensive consultation with the NSW Rural Fire Service and the 
preparation of a detailed performance-based solution / Bushfire Design Brief. 
 
Note: Bush fire prone land is considered land which contains Category 1, 2 or 3 Vegetation, the 
100 metre buffer zone from Category 1 Vegetation or the 30 metre buffer zone from Category 2 or 
3 Vegetation as defined on Councils BPLM.  
 

10.0 Commercial / Industrial Development 
 
The National Construction Code does not provide for any bush fire specific performance 
requirements for Class 5 to 8 structures and as such Australian Standard 3959 ‘Construction of 
buildings in bushfire-prone areas’ does not apply as a set of ‘deemed to satisfy’ provisions.  
 
Whilst bushfire is not captured in the NCC for Class 5-8 buildings, the following objectives will be 
applied in relation to access, water and services, and emergency and evacuation planning:  

 

 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;  

 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;  

 to provide suitable emergency and evacuation (and relocation) arrangements for occupants 

of the development; and  

 consideration of storage of hazardous materials away from the hazard wherever possible.  

 
The general fire safety construction provisions (of the NCC) are taken as acceptable solutions 
however construction requirements for bush fire protection will need to be considered on a case-
by-case basis. 
 
Where a manager’s residence is included in the proposal for a commercial and industrial 
development it is captured by s4.14 of the EP&A Act. Where no residential component is included, 
commercial and industrial development is addressed through the aim and objectives of PBP, 
being: 
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The aim of PBP 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.  
 
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, minimises material ignition  

iv. ensure that appropriate operational access and egress for emergency service 

personnel and residents is available  

v. provide for ongoing management and maintenance of BPMs  

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

 
A suitable package of BPMs will be necessary which is commensurate with the assessed level of 
risk to the development. The scale of the development and numbers of people likely to be 
occupying the building will directly influence the BPMs.  
 
While there are no minimum required Asset Protection Zones (APZs) applicable to commercial / 
industrial development, to satisfy the aim and objectives of PBP the buildings must be located 
outside Flame Zone, which using the aforementioned parameters would require a minimum APZ of 
between 7-10 metres. 
 
 Opportunities – Maximising the APZ:  
 
It is recommended that where possible perimeter roads be located within the Asset Protection 
Zones adjacent the hazard interfaces. The provision of perimeter roads will maximise the APZ and 
also satisfy the NSW Rural Fire Service’s preferred position for access design.  

 
11.0 Access 

 
Planning for Bush Fire Protection addresses design considerations for internal roads for properties 
determined to be bushfire prone.  
 
There is opportunity to satisfy the access requirements by way of either demonstrating compliance 
with the Acceptable Solutions or Performance Criteria (alternate solution). It is strongly encouraged 
that in the first instance compliance with the Acceptable Solutions is targeted.  
 
As the subject precinct relates primarily to an industrial / commercial use it is our experience that 
the roads are typically designed in excess of the minimum requirements in PBP. 
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The following requirements are the Acceptable Solutions under the published pre-release of PBP 
2018: 
 

Access General 

 

 property access roads are two-wheel drive, all-weather roads; and  

 perimeter roads are provided for residential subdivisions of three or more allotments; 

and  

 subdivisions of three or more allotments have more than one access in and out of the 

development; and  

 traffic management devices are constructed to not prohibit access by emergency 

services vehicles; and  

 maximum grades for sealed roads do not exceed 15 degrees and an average grade of 

not more than 10 degrees or other gradient specified by road design standards, 

whichever is the lesser gradient; and  

 all roads are through roads. Dead end roads are not recommended, but if unavoidable, 

dead ends are not more than 200 metres in length, incorporate a minimum 12 metres 

outer radius turning circle, and are clearly sign posted as a dead end; and  

 where kerb and guttering is provided on perimeter roads, roll top kerbing should be 

used to the hazard side of the road; and  

 where access/egress can only be achieved through forest, woodland or heath 

vegetation, secondary access shall be provided to an alternate point on the existing 

public road system.  

 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.  

 hydrants are located outside of parking reserves and road carriageways to ensure 

accessibility to reticulated water for fire suppression;  

 hydrants are provided in accordance with AS 2419.1:2005;  

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

supply where no reticulated supply is available.  

 
Perimeter Roads 

 

 perimeter roads are two-way sealed roads; and  

 8m carriageway width kerb to kerb; and  

 parking is provided outside of the carriageway width; and  

 hydrants are located clear of parking areas; and  

 there 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 maximum grade road is 15° and average grade is 10°; 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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Non-Perimeter Roads 

 
 minimum 5.5m width kerb to kerb; and  

 parking is provided outside of the carriageway width; and  

 hydrants are located clear of parking areas; and  

 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. 

 
Attached to this report are additional design principles for emergency service vehicle access 
contained within Appendix 3 of the published pre-release of PBP 2018. 
 
Perimeter roads are the preferred design option and should be provided wherever possible. If a 
perimeter road is not achievable there may be an opportunity to provide a fire trail or other access 
arrangement.  

 
12.0 Services 

 
Water Supply: 
 
Any future development must comply with the water supply requirements detailed in Planning for 
Bush Fire Protection. These requirements can be achieved in two ways, being: 
 

 reticulated water is to be provided to the development, where available. 

 a static water supply is provided where no reticulated water is available. 
 
Given the scale of the proposal it would be considered likely that any future development will be 
serviced by a hydrant system. In this regard the following are the relevant Acceptable Solutions 
applicable for reticulated water supplies: 
 

 fire hydrant spacing, design and sizing comply with the Australian Standard AS 
2419.1:2005, and 

 hydrants are not located within any road carriageway, and 

 reticulated water supply to urban subdivisions uses a ring main system for areas with 
perimeter roads, and 

 fire hydrant flows and pressures comply with AS 2419.1:2005, and  

 all above-ground water service pipes external to the building are metal, including and up to 
any taps. 

 
Planning for Bush Fire Protection also addresses the installation of services (i.e. electricity and 
gas) within bushfire prone areas. The following are the requirements for the relevant services.  
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Electricity: 
 

 where practicable, electrical transmission lines are underground, and 

 where overhead, electrical transmission lines are proposed as follows: 
 

o lines are installed with short pole spacing (30m), unless crossing gullies, gorges or 
riparian areas, and 

o 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 

 
Gas: 
 

 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;  

 all fixed gas cylinders are kept clear of all flammable materials to a distance of 10m and 

shielded on the hazard side;  

 connections to and from gas cylinders are metal;  

 polymer-sheathed flexible gas supply lines are not used;  

 above-ground gas service pipes are metal, including and up to any outlets. 

 

13.0 Bushfire Risk 

 
The NSW Rural Fire Service encourages the application of zones that limit or exclude incompatible 
development in bush fire affected areas. 
 
In this instance the investigation area does not, and is unlikely as a result of the Wagga Wagga 
SAP to, contain stands of vegetation with significant fire runs.  
 
A review of the ‘Time Since Fire’ mapping contained within the Riverina Bushfire Risk Management 
Plan (August 2017) indicates the investigation area has not been subject to wildfire within the past 
25 years.  
 
Historic fire history mapping, which displays recorded wildfires and prescribed burns since 1902 
across NSW (source NPWS), also has no recorded fires (wildfire or prescribed) within the 
investigation area. 
 
It is acknowledged that there was a substantial wildfire recorded 17 kilometres to the north of the 
investigation area in 2005-06.  
 
Currently the southern portion of the investigation area is captured in the NSW Fire & Rescue 
response area, with stations located at Wagga Wagga, Turvey Park, Coolamon and Junee.  
 

The balance of the site is captured by the NSW Rural Fire Service, with the Brucedale station 
located within the investigation area and Eunony station located less than 1 kilometre to the south. 
 
Depending on the final composition and uses within the Wagga Wagga SAP the fire agency 
boundaries may be realigned to ensure the better equipped agency is primary response.   
 
Overall we consider the investigation area to have a low risk from the impact of bushfires and an 
acceptable coverage of fire services.  
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14.0 Conclusion 

 
The investigation area is currently mapped on Wagga Wagga Council BPLM as containing 
designated Category 2 Vegetation and its associated 30 metre buffer zone and consequently the 
bushfire planning controls should be considered.  
 
In this instance when considering the delivery program, the characteristics of the precinct, the 
presence of threatened ecological communities and the criteria for vegetation to be mapped as 
Category 1, 2 and 3 Vegetation it is of our opinion that at this early design phase it is prudent to 
consider part of the precinct as being ‘bushfire prone’ land and subsequently the relevant 
specifications and requirements of PBP.  
 
It is of our opinion that should the proposed development comply with the detail contained herein 
then we will be in a position to put forward a favourable report for any application.  
 
Comments provided are based on advice received from the NSW Rural Fire Service and the 
requirements of the Environmental Planning and Assessment Act 1979, the Rural Fires Act 1997, 
the Rural Fires Regulations 2013, Planning for Bush Fire Protection 2006, Planning for Bush Fire 
Protection 2018 (pre-release) and Australian Standard 3959 ‘Construction of buildings in bushfire-
prone areas’ 2009.  
 
Should you have any further questions please do not hesitate in contacting myself. 
 
Prepared by      Reviewed by 
Building Code & Bushfire Hazard Solutions  Building Code & Bushfire Hazard Solutions P/L 

   
Stuart McMonnies     David McMonnies, AFSM. / M I Fire E 
Manager Bushfire Section     Managing Director 
G. D. Design in Bushfire Prone Areas.    Masters of Construction Mgt. 
Certificate IV Fire Technology     G. D. Design in Bushfire Prone Areas. 
Fire Protection Association of Australia BPAD – L3 Accredited Practitioner Fire Protection Association of Australia BPAD – L3 Accredited Practitioner 
Certification number – BPAD9400     Certification number – BPAD2354 
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List of Referenced Documents 

 
a) Environmental Planning and Assessment Act 1979 
 
b) Rural Fires Act 1997 
 
c) State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 
 
d) “Planning for Bush Fire Protection”                         - NSW Rural Fire Services 2006 
 
e) “Planning for Bush Fire Protection”                         - NSW Rural Fire Services 2018 (pre-

release) 
 
f) “Construction of buildings in bushfire-prone areas”   - AS 3959 – 2009 (as amended) 
 
g) “Wagga Wagga City Council’s Bushfire Prone Land Map” 
 
h) Riverina Bushfire Risk Management Plan (August 2017) 
 
i) Acknowledgements to: 
     
    SixMaps © NSW Government  
    Nearmap.com 
    Geoscience Australia (ELVIS) 
    QGIS 
    WSP Create 

 
Attachments 

 
Attachment 01:  Additional design principles for emergency service vehicle access 

Appendix 3 pre-release PBP 2018 
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