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1 INTRODUCTION 
RPS Harper Somers O’Sullivan Pty Ltd (RPS HSO) has been engaged by North Lakes Pty Ltd 
to undertake an assessment to determine the required level of construction from section 3 of 
Australian Standard 3959 – 1999 (AS3959) that applies to future dwellings within Stage 38 of 
the Northlakes Estate, hereafter referred to as the ‘site’.

This report is suitable for submission with a Development Application for a dwelling under 
Section 79BA of the Environmental Planning and Assessment Act 1979 and provides 
information on measures that will enable the development to comply with 'Planning for Bushfire 
Protection' (NSW RFS, 2006) (hereafter referred to as 'PBP').   
The required level of construction for future dwellings within the site has been based on two 
situations. These being; 

1. If proposed dwellings are built straightaway and vegetation clearing for future stages has 
not yet occurred; and 

2. If proposed dwellings are built in the future after vegetation clearing or development has 
occurred for further stages of Northlakes Estate.  

To determine the required levels of construction, this assessment adheres to the methodology 
and procedures outlined in Appendix 3 – 'Site Bush Fire Attack Assessment ' in Planning for 
Bushfire Protection (RFS, 2006) (now referred to in this report as PBP 2006). 

2 METHODOLOGY 
To determine the required level of construction for future dwellings the following steps were 
undertaken: 

� Identification of all vegetation types within 140m of the site using Keith (2004).  

� The distance of each vegetation formation identified from the allotments. 

� The effective slope for each vegetation group. 

� The relevant Forest Danger Index (FDI) for Lake Macquarie Council. 

� The relevant FDI, appropriate vegetation, distance and effective slope were used to 
determine the applicable bushfire attack to the site, that inturn determines the required 
level of construction. 

3 VEGETATION AND SLOPE ASSESSMENT 
To the north of the site Open Forest occurs downslope from the allotments on a slope of 0 – 5 
degrees.  To the east of the site Open Forest occurs downslope from the allotments on a slope 
of 0 – 5 degrees.  To the south of the site Open Forest occurs upslope from the allotments and 
to the west of the site Open Forest occurs on flat land. A temporary Asset Protection Zone 
(APZ) of 40m has been established around the site with the exception of a 20m APZ that has 
been established from the western boundary of Lot 3801. The APZs will be maintained by North 
Lakes Pty Ltd until such time that development occurs on these lands.   
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4 DESIGN AND CONSTRUCTION STANDARDS 
Using the information relating to vegetation, slope, FDI and then according to Table A3.3 PBP 
2006 Table 1 and Figure 1 illustrates the required construction standards for future dwellings 
within Stage 38 based on the current situation and Table 2 and Figure 2 illustrates the required 
construction standards for future dwellings within Stage 38 after vegetation clearing or 
development has occurred for future stages.  

Table 1 – Recommended Construction Standards (Current Situation) 

Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m 

49 – 100m 

High

Medium

Lot 3801 

Open Forest 

(to the west) 

Flat Land 20 – 29m 

29 – 40m 

Extreme 

High

That part of the 
proposed

dwelling built 
within 9m of the 

western boundary 
of the Lot will 

need to be built to 
a Level 3 

AS3959 the
remainder of the 

proposed
dwelling can be 

built to a Level 2 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m 

49 – 100m 

High

Medium

Open Forest 

(to the west) 

Flat Land 40 – 100m Medium 

Lot 3802 

Open Forest (to 
the south) 

Upslope 40 – 100m Medium 

That part of the 
proposed

dwelling built 
within 9m of the 

northern
boundary of the 
Lot will need to 

be built to a Level
2 AS3959 the

remainder of the 
proposed

dwelling can be 
built to a Level 1 
AS3959-1999.
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Open Forest 

(to the west) 

Flat Land 40 – 100m Medium 

Lot 3803 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3804 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3805 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3806 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3807 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3808 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Upslope 40 – 100m MediumLot 3809 

Open Forest 

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3810 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Lot 3811 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3812 

Open Forest

(to the east) 

Downslope

0 – 5 degrees 

49 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3813 

Open Forest

(to the east) 

Downslope

0 – 5 degrees 

49 – 100m Medium  

That part of the 
proposed
dwelling built 
within 9m of the 
northern
boundary of the 
Lot will need to 
be built to a Level
2 AS3959 the
remainder of the 
proposed
dwelling can be 
built to a Level 1 
AS3959-1999.

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

40 – 49m

49 – 100m 

High

Medium

Open Forest (to 
the south) 

Upslope  40 – 100m Medium  

Lot 3814 

Open Forest

(to the east) 

Downslope 0 – 5 
degrees

40 – 49m

49 – 100m 

High

Medium

That part of the 
dwelling built 
within 9m from 
the northern and 
eastern boundary 
will need to be 
built to a Level 2 
AS3959-1999 the
remainder of the 
dwelling can be 
built to a Level 1 
AS3959-1999.
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3815

Open Forest

(to the east) 

Downslope

0 – 5 degrees 

49 – 100m  Medium  

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3816 

Open Forest

(to the east) 

Downslope

0 – 5 degrees 

49 – 100m  Medium  

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest 

 (to the south) 

Upslope  40 – 100m Medium  

Lot 3817 

Open Forest

(to the east) 

Downslope

0 – 5 degrees 

49 – 100m  Medium  

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3818 

Open Forest

(to the east) 

Downslope

0 – 5 degrees 

49 – 100m  Medium 

Level 1 AS3959-
1999
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium Lot 3819

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium Lot 3820 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium Lot 3821 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3822 

Open Forest 

(to the west) 

Flat Land 40 – 100m Medium 

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3823 

Open Forest 

(to the west) 

Flat Land 40 – 100m Medium 

Level 1 AS3959-
1999
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Lot Number Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees)
where 

vegetation
occurs

Separation
Distance
from any 
proposed

dwelling and 
vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 
Standard for 

proposed
dwelling 

Open Forest 

(to the north) 

Downslope

0 – 5 degrees

49 – 100m Medium 

Open Forest

(to the south) 

Upslope  40 – 100m Medium  

Lot 3824 

Open Forest 

(to the west) 

Flat Land 40 – 100m Medium 

Level 1 AS3959-
1999

Open Forest 

(to the north) 

Downslope

0 – 5 degrees 

49 – 100m Medium 

Open Forest 

(to the south) 

Upslope 40 – 100m Medium 

Lot 3825 

Open Forest 

(to the west) 

Flat Land 40 – 100m Medium 

Level 1 AS3959-
1999

Refer to Figure 1 for Construction Level Map. Refer to Appendix A for Building Requirements. 

To Note: Where a building elevation (façade) is not facing any source of bush fire attack, that 
elevation can be classified to the next lower level of construction from that determined for the 
dwelling as a whole. The level cannot fall to less than Level 1 construction where any part of the 
building is closer than 100m of the source of bush fire attack (unless provided for). An elevation 
is exposed if there is a direct line of sight from any part of that elevation to the source of bush 
fire attack.

The information contained in the above table has been derived using aerial photograph interpretation, 
topographic mapping and limited ground truthing.  
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Table 2 – Recommended Construction Standards (Future Situation) 

Lot
Numbers

Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees) where 
vegetation

occurs

Separation
Distance

from
proposed
dwelling 
from the 

vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 

Standard

Open Forest 

(to the north) 

Downslope (0 – 5 
degrees)

40 – 49m 

49 – 100m 

High

Medium

Lot 3801 

Open Forest 

(to the west) 

Flat land 20 – 29m 

29 – 40m 

Extreme 

High

That part of the 
dwelling built 

within 9m from the 
western boundary 

will need to be built 
to a Level 3 

AS3959-1999 that 
part of the dwelling 

built from 9m to 
20m from the 

western boundary 
will need to be built 

to a Level 2 
AS3959-1999.
That part of the 

dwelling built in the 
remainder of the 

Lot can be built to 
a Level 1 AS3959-

1999.

Lot 3802 Open Forest 

(to the north) 

Downslope (0 – 5 
degrees)

40 – 49m 

49 – 100m 

High

Medium

That part of the 
dwelling built 

within 40 – 49m 
from the Open 

Forest to the north 
will need to be built 

to a Level 2 
AS3959-1999.
That part of the 
dwelling built 

within the 
remainder of the 

Lot will need to be 
built to a Level 1 
AS3959-1999.

Lots
3803 – 
3812

Open Forest 

(to the north) 

Downslope (0 – 5 
degrees)

49 – 100m Medium Any proposed 
dwelling located 
within the Lot will 
need to be built to 
a Level 1 AS3959-

1999.
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Lot
Numbers

Vegetation
Type / direction 

from site 

Average Slope 
of Land 

(degrees) where 
vegetation

occurs

Separation
Distance

from
proposed
dwelling 
from the 

vegetation

Category 
of

Bushfire
Attack

Recommended
Construction 

Standard

Lot 3813 Open Forest 

(to the north) 

Downslope (0 – 5 
degrees)

49 – 100m Medium Any proposed 
dwelling located 
within 40 – 100m 

of the Open Forest 
will need to be built 

to a Level 1 
AS3959-1999. If

the dwelling is built 
greater than 100m 

then no level
applies.

Lots
3814 -
3824

Open Forest Downslope (0 – 5 
degrees

>100m Low No Level of 
Construction 

Lot 3825 Open Forest 

(to the north) 

Downslope (0 – 5 
degrees)

49 – 100m Medium Any dwelling 
located within the 
Lot will need to be 
built to a Level 1 
AS3959-1999.

Disclaimer: The above table is based on the land to the north and east of the site being rezoned. 

To Note: Where a dwelling elevation (façade) is not facing any source of bush fire attack, that 
elevation can be classified to the next lower level of construction from that determined for the 
dwelling as a whole. The level cannot fall to less than Level 1 construction where any part of the 
building is closer than 100m of the source of bush fire attack (unless provided for). An elevation 
is exposed if there is a direct line of sight from any part of that elevation to the source of bush 
fire attack.

Disclaimer: The above table is based on the land to the north and east of the site being rezoned. 

Refer to Figure 2 for Construction Level Map based on future situation (rezoning of land to the 
north and east).
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5 WATER SUPPLY 
The site is connected to reticulated water supply therefore water supply is adequate.  

6 INGRESS / EGRESS AND PROPERTY ACCESS ROADS 
Ingress and egress routes for residents and fire fighting crews to the proposed allotments is 
available from Northlakes Drive.  Northlakes Drive is a public road being 20m kerb to kerb 
therefore ingress and egress appears adequate. 

7 LANDSCAPING AND MAINTENANCE 
In terms of landscaping and maintenance within the lots, it is recommended that the following 
occur:

� Shrubs or ground covers not to be in contact with the dwelling. 

� Fire retardant plants or plants of low flammability be used.  Characteristics of these 
plants include high salt resistance and moisture content/low volatile oil content with the 
lowest branches being raised from the ground (such plants are commercially available). 

� The owners are aware of the importance of an ongoing maintenance regime for bushfire 
protection.

� The remainder of the lot (outside of the building envelope) should be managed as an 
IPA.

Finally, it is believed that the implementation of the measures and recommendations forwarded within this 
report would contribute to the amelioration of the potential impact of any bushfire upon this site, but they 
do not and cannot guarantee that the area will not be affected by bushfire at some time. 
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