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up to date information. To the fullest extent possible Blackash expressly excludes any express or implied warranty as to condition, fitness, merchantability 
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Glossary of Terms  

APZ Asset protection zone  

AS2419 Australian Standard – Fire hydrant installations  

AS3745 Australian Standard – Planning for emergencies in facilities  

AS3959 Australian Standard – Construction of buildings in bushfire-prone 
areas 2018  

BAL  Bushfire attack level  

BCA Building Code of Australia  

BSA  Bushfire safety authority  

EPA Act Environmental Planning & Assessment Act 1979  

FDI Fire danger index  

ha Hectare 

m Metres 

PBP 2006  Planning for Bush Fire Protection 2006  

PBP 2019  Planning for Bush Fire Protection 2019 

RF Act Rural Fires Act 1997 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1. Introduction 
 

Blackash Bushfire Consulting (Blackash) has been engaged by the NSW Department of Education to 

provide a bushfire assessment in support of a Section 4.55 Modification (s4.55) for the updated 

surrounding land use at the new Education Campus at Jindabyne (New Primary and High School) at 

163 Barry Way, Jindabyne (Figure 1) which is legally known as Lot 1 DP1294413 (the site).  
 

The modification relates to two separate components of the approved Asset protection Zones (APZ) 

for the development, which include: 

 The APZs for the individual buildings have been realigned to be offset from the building 

footprints, as opposed to the original bushfire assessment report that had the APZs offset from 

the site boundary. The APZ distances have not changed. The only change is that the APZ map 

has been refined so that the APZs are now offset from the ‘asset’, being the developments 

building footprints; and  

 The land parcel to the south-west of the site being revised from ‘Grassland’ vegetation to 

formalised ‘managed land’. As a result of the revised managed land application, the 

associated Asset protection Zone (APZ) related to the previous Grassland vegetation to the 

southwest has been removed.  
 

The APZ realignment and removal of the south-western APZ is the subject of this s4.55 Modification 

Report. 
 

This s4.55 modification is a relatively short report that utilises the previously prepared Blackash 

assessment documents: 

 Bushfire Hazard Assessment dated 30/09/2021; and 

 s4.55 Modification Report (Mod-01) addressing the addition of an agricultural unit to the school 

grounds dated 30 October 2022.  
 

The above two Blackash reports should be referred to in conjunction with this s4.55 Modification Report 

for the site assessment and consideration of the application requirements for a Bushfire Safety 

Authority in accordance with the Rural Fires Regulations (RF Reg).  
 

The APZ refinement and modification to the surrounding land use and associated removal of APZ to 

the south-west has been completed having regard to the existing NSW Rural Fire Service (RFS) Bushfire 

Safety Authority (BSA) supporting the approved development, and the specific Conditions of Consent 

A20 – A23, B32, and D35. 
 

The RFS General Terms of Approval (GTA) were issued under Division 4.8 of the Environmental Planning 

and Assessment Act 1979 (EPA Act), and a BSA under section 100B of the Rural Fires Act 1997 (RF Act), 

was issued subject to a number of conditions. The conditions (see Appendix 2) are consistent with this 

s4.55 Modification Report and the modification does not impact the development's ability to comply 

with the conditions under the GTA.  
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Table 1: Bushfire Report Summary 
Development Type Integrated Development Special Fire Protection Purpose s4.55 

modification 

Subtype School 

Bushfire Safety Authority required Yes – issued Friday 10 December 2021  

S4.55 modification is seeking a BSA 

Referral to NSW Rural Fire Service Yes 

Deemed to Satisfy or 
Performance 

Deemed to satisfy 

Performance aspects Nil 
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Figure 1: Jindabyne Education Campus Location 
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2. Proposal 

The Education Campus is located at 207 Barry Way, Jindabyne within the area managed by NSW 

Sport and Recreation (Figure 1). The site is within the area designated by the Snowy Special Activation 

Precinct (Snowy SAP). 

 

The modification relates to two separate components of the approved Asset protection Zones (APZ) 

for the development, which include: 

 The APZs for the individual buildings have been realigned to be offset from the building 

footprints, as opposed to the original bushfire assessment report that had the APZs offset from 

the site boundary. The APZ distances have not changed. The only change is that the APZ map 

has been refined so that the APZs are now offset from the ‘asset’, being the developments 

building footprints; and  

 The land parcel to the south-west of the site being revised from ‘Grassland’ vegetation to 

formalised ‘managed land’. As a result of the revised managed land application, the 

associated Asset protection Zone (APZ) related to the previous Grassland vegetation to the 

southwest has been removed.  

 

For the modification relating to the land parcel to the south-west of the site being revised from 

Grassland vegetation to formalised ‘managed land’, Blackash has performed two separate site 

inspections of the subject land. It was evident during both site inspections that subject land to the 

south-west was under active management by the Jindabyne Pony Club (refer Figure 2). 

 

Planning for bushfire protection 2019 (PBP 2019) addresses managed Grassland vegetation on page 

111, which states: 

‘Grass, whether exotic or native, which is regularly maintained at or below 10cm in height 

(including maintained lawns, golf courses, maintained public reserves, parklands, nature strips 

and commercial nurseries) is regarded as managed land.’ 

 

Following the two site inspections performed on the 13th of October 2023 and 24th of July 2024, 

Blackash confirm that the grassland vegetation in the identified lot is being regularly mowed at or 

below 10cm and therefore regarded as managed land in accordance with PBP 2019. 

 

As a result of the revised managed land application, the associated Asset protection Zone (APZ) 

related to the previous Grassland vegetation to the southwest has been removed. The removal of the 

south-western APZ is reflected in the updated APZ Map included at Figure 5.  
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Figure 2: Jindabyne Pony Club Location (Source; Google Maps) 
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3. Bushfire Prone Land 

The ‘bushfire prone land’ map is included at Figure 3 and the site is designated as being bushfire 

prone.  

 

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

consideration of sites that are bushfire prone. Bushfire prone land (BFPL) is land which can support a 

bushfire or is likely to be subject to bushfire attack (radiant heat, embers or flame). Bushfire prone land 

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

 

While the site was not designated as being Bushfire Prone in the original assessment, the NSW RFS letter 

of 1 April 2021 states: 

 

Although the subject site is not currently mapped as bush fire prone land, the vegetation on 

and surrounding the site constitutes a bushfire hazard.  

 

The original assessment considered the site and surrounding areas as though it was designated as 

being bushfire prone. The updated map does not have an impact on the assessment of bushfire risk 

for the s4.55 modification. For the purposes of Section 10.3 of the EPA Act and the legislative 

requirements for developing bushfire prone lands are applicable.  

 

The land surrounding the site is predominantly grassland, with sections of scattered trees associated 

with the woodland type vegetation – refer Figure 4.  
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Figure 3: Bushfire Prone Land Map 
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4. Bushfire Threat Assessment  

4.1. Bushfire Hazard 

An assessment of the Bushfire prone land is necessary to determine the application of bushfire 

protection measures such as APZ locations, risk and Bushfire Attack Levels (BAL). 

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

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

building response of the bushfire planning framework and PBP 2019. 

The bushfire hazard affecting the investigation area was assessed during site inspections and using 

recent aerial photographs for at least a distance of 140m from the perimeters of the investigation area 

(in line with PBP 2019).  

This assessment identifies the potential bushfire threat from outside the site. The method used for this 

assessment is outlined in PBP 2019 and relies on consideration of vegetation and slope and is outlined 

below along with results.  

 

4.2. Methodology 

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

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

the site and the effective slope within that hazardous vegetation.  

 

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

RF Reg and PBP. This assessment is based on both a desktop assessment and numerous site inspections 

of the site assessment utilising the following resources:  

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

 Council Bushfire Prone Land Map; 

 Aerial mapping; 

 Detailed GIS analysis; and 

 Site inspections. 

 

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

following sections. 
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4.3. Fire Danger 

For SFPP development, PBP has designated the appropriate fire areas and corresponding Forest Fire 

Danger Rating (FDI). The FDI within PBP 2019 is based on a historical fire weather assessment which 

assumes a credible worst-case scenario and an absence of any other mitigating factors relating to 

aspect or prevailing winds.  

The 1:50 year fire weather scenario for most of the State was determined as FDI 80. However, a number 

of areas including the Greater Sydney, Greater Hunter, Illawarra, Far South Coast and Southern Ranges 

Fire Areas have higher FDIs which are set at 100 and does not take into account climate change.  

The FDI for the Snowy Monaro is FFDI 80. However, PBP uses a DTS FFDI of 100 in Table A1.12.1. This 

approach has been used in this assessment.   

 

4.4. Vegetation Assessment 

PBP requires a classification of the vegetation on and surrounding the site out to a distance of 140 metres 

from the boundaries of the property in accordance with the system for classification of vegetation 

contained in PBP 2018.  

The predominant vegetation is classified by structure or formation using the system adopted by Ocean 

Shores to Desert Dunes (Keith, 2004) and by the general description using PBP 2019. Vegetation types 

give rise to radiant heat and fire behaviour characteristics. The predominant vegetation is determined 

over a distance of at least 140 metres in all directions from the proposed site boundary. Where a mix of 

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

The vegetation is shown in Figure 4, which has been used as the basis to determine APZ and radiant 

heat loads within the site.  

Figure 4 shows woodland vegetation to the north, north-west and east of the site. A narrow band of 

remnant trees is within a gully to the south of the site. Grassland is mapped to the south-west and south-

east of the site. The grassland to the south-west is within the lot that is under active management by the 

Jindabyne Ponyclub and is managed land – refer to site inspection photos 1 – 6 below.  

A narrow band of grassland is between the site western boundary and Barry Way. This area is regularly 

mowed as part of Council’s maintenance regime and is regarded as managed land.  
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Reference photos taken during Site inspection on the 13.10.2023: 

Photo 1: Looking south-west at the managed grassland 
vegetation 

Photo 2: Looking west at the managed grassland 
vegetation 

Reference photos taken during Site inspection on the 24.07.2024: 

Photo 3: Looking south at the managed grassland 
vegetation 

Photo 4: Looking south-west at the managed grassland 
vegetation 

Photo 5: Looking west at the managed grassland 
vegetation 

Photo 6: Looking north-west at the managed grassland 
vegetation 
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4.5. Slopes Influencing Bushfire Behavior  

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

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

footprint. 

 

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

accordance with the methodology specified within PBP and is shown in Figure 4. This is conducted by 

measuring the worst-case scenario slope where the vegetation occurs over a 100 m transect 

measured outwards from the development boundary or the existing/ proposed buildings.  

 

 Slopes to the west are upslope; 

 Slopes to the east are in the 5 – 10 degree downslope range; 

 Slopes to the south are upslope. A narrow run of downslope falls toward the gully; and 

 Slopes to the north are 0 – 5 degrees downslope. 
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Figure 4: Vegetation and Slope Assessment 



 
 

 17

4.6. APZ and Construction Requirements 

The site assessment identifies the potential bushfire threat from outside of the site area and provides an 

indication of required asset protection zones to meet the deemed to satisfy distances of PBP 2019. The 

buildings achieve BAL 12.5 (refer Figure 5).  

All areas within the site and the section of off-site APZ to the north-east will be managed as an Inner 

Protection Area (IPA) in accordance with Figure 5. 

 

N.B The APZs for the individual buildings have been realigned to be offset from the building footprints, 

as opposed to the original bushfire assessment report that had the APZs offset from the site boundary. 

The APZ distances have not changed. The only change is that the APZ map has been refined so that 

the APZs are now offset from the ‘asset’, being the developments building footprints.  
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   Figure 5: Asset Protection Zone (APZ) 
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5. Assessment Against the Aim and Objective of PBP 

The RF Reg requires an assessment of the extent to which the proposed development conforms with or 

deviates from the standards, specific objectives and performance criteria set out in Chapter 4 

(Performance Based Controls) of PBP. All development in Bushfire Prone Areas needs to comply with 

the aim and objectives of PBP. Table 2 shows the compliance with PBP.  

 

Table 2: Compliance with Aim & Objectives of PBP 
Aim Meets 

Criteria 
Comment 

The aim of PBP is to use the NSW 
development assessment 
system to provide for the 
protection of human life 
(including fire fighters) and to 
minimise impacts on property 
from the threat of bushfire, while 
having due regard to 
development potential, onsite 
amenity and the protection of 
the environment.   

Yes The s4.55 modification meets the requirements of PBP 
2019 for the management of grassland vegetation to be 
regarded as ‘managed land’. 

Objectives Meets 
Criteria 

Comment 

Afford occupants of any 
building adequate protection 
from exposure to a bushfire. 

Yes Built in accordance with AS3959.  

Provide for defendable space 
to be located around buildings. 

Yes Defendable space and APZs are provided on all sides of 
the proposed development.  

Provide appropriate separation 
between a hazard and 
buildings, which, in combination 
with other measures, prevent 
direct flame contact and 
material ignition. 

Yes An asset protection zone is provided within the site and 
the section of off-site APZ to the north-east (Figure 5).  

Ensure that safe operational 
access and egress for 
emergency service personnel 
and occupants is available.  

Yes The site has direct access to public roads, and access 
and egress for emergency vehicles and evacuation is 
adequate. A detailed evacuation plan will be 
completed prior to occupation.  

Provide for ongoing 
management and 
maintenance of bushfire 
protection measures, including 
fuel loads, in the asset 
protection zone. 

Yes An APZ Management Plan will be provided prior to 
completion of the buildings.  
A management plan is to be prepared that describes 
the maintenance measures required to maintain the 
APZ. 

Ensure that utility services are 
adequate to meet the needs of 
firefighters (and others assisting 
in bushfire fighting). 

Yes Utility services are adequate to meet the needs of 
firefighters (and others assisting in bushfire fighting). 
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6. Recommendations 

The following recommendations are made for the bushfire protection measures for the site:   
 

1. Buildings within the site are built to BAL 12.5 in accordance with the Australian Standard for 

Construction of Buildings in Bushfire Prone Areas (2018). 

N.B. Blackash has issued a Bushfire Compliance Certificate dated 04 October 2024, that confirms 

that the new buildings have been constructed in accordance with AS3959:2018 for BAL 12.5.   

2. Prior to the occupation of the new buildings, the school shall update the Bushfire Emergency 

Management and Evacuation Plan that is locally relevant and tailored with key stakeholders to a 

range of scenarios.  

3. APZs are provided in accordance with Figure 5 of this s4.55 Modification Report. 
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7. Conclusion 

The s4.55 Modification Report is in response to the Planning Secretary’s Environmental Assessment 

Requirements (SEAR) Section 4.12(8) of the Environmental Planning and Assessment Act 1979 (EPA 

Act), and the Environmental Planning and Assessment Regulation 2021 (SSD-15788005).  

 

The proposed s4.55 modification complies with Planning for Bush Fire Protection 2019 and ought to be 

supported by the NSW RFS. This report has been completed in accordance with PBP 2019 and 

demonstrates that the proposal can be supported by the NSW RFS.  

 

 

Lew Short | Principal  
BlackAsh Bushfire Consulting 
B.A., Grad. Dip. (Design for Bushfires), Grad. Cert. of Management (Macq), Grad. Cert. (Applied 
Management) 
Fire Protection Association of Australia BPAD Level 3 BPD-PA 16373  
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Appendix 2: RFS Bushfire Safety Authority 

 
 
 
 



 
 

 24

 
 
 
 

 
 



 
 

 25

 

 



 
 

 26

 



 
 

 27

Appendix 3: APZ Requirements 
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Extract from Appendix 4 of PBP 2019 (p. 107) 




