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Mirvac 3rd March 2016 
C/- GLN Planning Our Ref. 140990 
GPO Box 5013 
SYDNEY NSW 2001 

Re:  PLANNING PROPOSAL
LOT 61 DP 737386 / 55 COONARA AVENUE, WEST PENNANT HILLS NSW 2125 
BUSHFIRE SITE COMPATIBILITIES ASSESSMENT 

We thank you for allowing us to provide a bushfire site compatibility assessment for the above site. 

The purpose of this report is to outline the required bushfire mitigation measures that would be 
applicable for a future residential development at 55 Coonara Avenue, West Pennant Hills.  

The Planning Proposal seeks to establish a new residential use for the subject site. The land is 
proposed to be rezoned to R4 High Density Residential and RE1 Public Recreation.  

This report will also address the broader strategic level bushfire safety considerations assessed for 
planning proposals. It is understood that the proposal ultimately is to construct multi storey 
residential apartment buildings and associated infrastructure within the subject site.  

The subject property currently contains an operating commercial development. 

Image 01: Extract from street-directory.com.au 
Part 2.11 must be read in conjunction  
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Properties considered to be affected by possible bushfire impact are determined from the local 
Bushfire Prone Land Map as prepared by Council and / or the Rural Fire Service. All property 
development within affected areas is subject to the conditions detailed in the document ‘Planning for 
Bush Fire Protection 2006’ (PBP).  
 
Set back distances for the purpose of creating Asset Protection Zones (APZ) and building provisions 
under Australian Standard 3959 ‘Construction of buildings in bushfire-prone areas’ 2009 must be 
applied to development within bushfire prone areas.  
 
Bushfire prone areas are defined as those areas; 

 
 Containing or being within 100 metres of designated Category 1 Vegetation; or 
 Containing or being within 30 metres of designated Category 2 Vegetation. 

 
 

 
 

Image 02: Excerpt from The Hills Council’s Bushfire Prone Land Map 
 
In this instance the subject site is depicted on The Hills Council’s Bushfire Prone Land Map as 
containing designated Category 1 Vegetation and its associated 100 metre buffer zone. The 
application of Planning for Bush Fire Protection 2006 and Australian Standard 3959 – 2009 is 
therefore triggered. As the subject site is considered ‘bushfire prone’ referral to the NSW Rural Fire 
Service is triggered for both the planning proposal and any future development application.  
 
In relation to the planning proposal the Minister for Planning under section 117(2) of the 
Environmental Planning and Assessment Act 1979 issues directions that the relevant planning 
authorities must follow when preparing proposals for new Local Environmental Plans. Direction 4.4 
Planning for Bush Fire Protection identifies matters for consideration for a planning proposal that will 
affect or are in proximity to land mapped as bushfire prone.  
 
In this regard consideration must be given to limiting or excluding incompatible development in 
bushfire affected areas commensurate with the level of risk. A key principle to ensure this is that 
future development is designed and sited capable of complying with Planning for Bush Fire 
Protection. 

Subject 
site 
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The NSW Rural Fire Service also encourages the application of zones that limit or exclude 
incompatible development in bush fire affected areas where: 
 

 development is likely to be difficult to evacuate during a bush fire, 
 development is likely to create control difficulties during a bush fire, 
 development will adversely affect other bush fire protection strategies or place existing 

development at increased risk, 
 development is likely to result in a substantially increased requirement for government 

spending on bush fire mitigation measures, infrastructure or services, 
 environmental constraints to the site cannot be overcome, 
 required bush fire protection measures would incur significant environmental costs. 

 
We provide the following assessment in consideration of the above and Planning for Bush Fire 
Protection 2006 to highlight the suitability of the site for high rise apartment buildings, and the 
relevant bushfire protection measures. 
 

Vegetation: 
 
The vegetation posing a hazard to the proposed future development is located within the adjacent 
Cumberland State Forest and the subject property itself.  
 
An investigation has been undertaken by Keystone Ecological in relation to identifying core riparian 
zones and retained / protected vegetation within the subject property. This initial investigation 
concluded that there is a first order stream in the centre of the site which will attract a 20 metre wide 
core riparian zone plus the channel width. The riparian zone is required to be fully structured forest 
habitat.  
 
It was also identified that the subject property contains Sydney Turpentine Ironbark Forest (listed 
Endangered Ecological Community under the NSW TSC Act and Critically Endangered Ecological 
Community under the Commonwealth EPBC Act) and / or Blue Gum High Forest (listed as a 
Critically Endangered Ecological Community under both acts). The result of this ecological analysis 
is that the vegetation within the majority of the southern half and a small pocket to the north of the 
subject property must be retained and protected.  
 
The Cumberland State Forest (CSF) is located to the east and south of the subject site and contains 
40 hectares of native forest. A review of the Forestry Corporation website and a subsequent 
discussion with a representative from the Forestry Corporation found the following: 
 

 Normal gate opening times are 8.30am - 5.00pm, except during daylight saving times where 
they are open 8.30am - 6.00pm;  

 

 The CSF contains an independently-run nursery and café, with a high ropes course due to 
open soon;  

 

 The CSF is dissected by various sealed roads, unsealed fire trails and walking tracks; 
 

 There are 80 staff onsite; 
 

 There are 6 firefighters onsite, with an additional 24 available at an as need basis. We were 
advised that additional staff would be requested to ‘stand up’ on high fire danger days; 
 

 There is a Category 1 and a Category 9 fire appliance onsite; 
 

 The site is subject to a comprehensive Bushfire Management Plan and Prescribed Burns 
Plan; 
 

 There are no recorded significant wildfires within the CSF; 
 

 The firefighters within CSF will respond to adjacent properties as necessary; 
 

 The Forestry Corporation of NSW is one of four firefighting authorities in New South Wales. 
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In accordance with Planning for Bush Fire Protection 2006 (PBP) the vegetation posing a hazard 
was determined to be Forest. Where the width of the riparian corridor within the subject site does not 
exceed 40 metres it has been assessed as a ‘riparian area’ in accordance with PBP and a 
Rainforest structure used to determine the minimum required Asset Protection Zones.  
 
It should be noted that the extent of the Asset Protection Zones within the subject property have 
been limited to existing disturbed areas within the subject site. This means maintenance of Asset 
Protection Zones does not need to occur within the retained bushland or riparian corridor. 
 
There are two ‘managed areas’ within the subject site, the first being located along the western 
boundary and the second being located around the existing dam between the two existing carparks 
adjacent the eastern boundary (see attached APZ overlay).  
 
These ‘managed areas’ are to be managed to satisfy the dual objectives of bushfire hazard 
management and conservation and will be subject to a comprehensive Vegetation Management 
Plan.  
 
Slope: 
 
The slope that would most significantly affect bushfire behaviour must be assessed for at least 100 
metres from the available building footprints. 
 
In accordance with the assessment methodology detailed within Planning for Bush Fire Protection 
2006, the most significant bushfire impact from within the hazard to the west is expected to be a 
bushfire burning directly up slope toward the subject site.  

The slope that would most significantly influence bushfire impact was determined to be:  

 

 
 

Image 03: Topographic image of the subject area from the Dept. of Lands SixMaps database 
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Asset Protection Zone: 
 
Asset Protection Zones for new residential development are determined from Table A2.4 of PBP or 
bushfire design modelling achieving a radiant heat impact of no more than 29kW/m2 at the closest 
point of the available building footprint.  
 
Planning for Bush Fire Protection 2006 is currently under review and it is understood that as part of 
this review the Asset Protection Zones detailed in Appendix 2 may be revised to correspond with 
Australian Standard 3959 ‘Construction of buildings in bushfire-prone areas’ 2009.  
 
The minimum required Asset Protection Zones (APZs) were therefore determined from Table 2.4.2 
of AS3959 - 2009 and have been depicted on the attached Overlay. These Asset Protection Zones 
are for residential development only, not childcare or any other Special Fire Protection Purpose 
development. 
 
Where possible it is recommended that a perimeter road be located within the Asset Protection Zone 
adjacent the hazard interface. Non-habitable structures are permitted within the APZs, these include 
car parking, swimming pools, tennis courts and the like. 
 
As noted earlier the extent of the Asset Protection Zones within the subject property has been 
limited to existing disturbed areas within the subject site.  
 
Grounds Management Plan: 
 
A fuel management plan for the Asset Protection Zones would be recommended as part of any 
future Development Application. This plan will be required to address 
 

 Contact person / department and details 
 Schedule and description of works for establishing and continued maintenance of the Asset 

Protection Zones 
 Management strategies and description of works for landscaped areas within the site 

 
As noted earlier the extent of the Asset Protection Zones within the subject property has been 
limited to existing disturbed areas within the subject site.  
 
Water Supply: 
 
Any future residential development must comply with the water supply requirements detailed in 
section 4.1.3 of Planning for Bush Fire Protection 2006. These requirements can be achieved in two 
ways, being: 
 

 Fire hydrants with the sizing, spacing and pressures complying with AS2419.1-2005 
 
or 
 

 The provision of a 20,000 litre static water supply (e.g. tank) per apartment building. 
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Access: 
 
The subject property has street frontage to Coonara Avenue to the northwest. Vehicle access to the 
bushfire hazards is currently available via Coonara Avenue and the existing internal road network 
within the subject property or via Castle Hill Road and the existing internal road network within 
Cumberland State Forest for hazard reduction and fire suppression activities.  
 
Planning for Bush Fire Protection addresses design considerations for internal roads for properties 
determined to be bushfire prone. Any future internal road must satisfy the requirements for ‘Public 
Roads’ as detailed in section 4.1.3(1) of PBP, in particular:  
 

 Public roads are two-wheel drive, all weather roads. 
 Urban perimeter roads are two-way, that is, at least two traffic lane widths (carriageway 8 

metres minimum kerb to kerb), allowing traffic to pass in opposite directions. Non perimeter 
roads comply with Table 4.1 – Road widths for Category 1 Tanker (medium Rigid Vehicle). 

 The perimeter road is linked to the internal road system at an interval of no greater than 500 
metres in urban areas. 

 Traffic management devices are constructed to facilitate access by emergency services 
vehicles.  

 Public roads have a cross fall not exceeding 3 degrees. 
 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 direct traffic away from the 
hazard. 

 Curves of roads (other than perimeter roads) are a minimum inner radius of six metres and 
minimal in number, to allow for rapid access and egress.  

 The minimum distance between inner and outer curves is six metres.  
 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. 

 There is a minimum vertical clearance to a height of four metres above the road at all times. 
 The capacity of road surfaces and bridges is sufficient to carry fully loaded firefighting 

vehicles (approximately 15 tonnes for areas with reticulated water, 28 tonnes or 9 tonnes per 
axle for all other areas). Bridges clearly indicate load rating. 

 Public roads greater than 6.5 metres wide to locate hydrants outside of parking reserves to 
ensure accessibility to reticulated water for fire suppression. 

 Public roads between 6.5 metres and 8 metres wide are No Parking on one side with the 
services (hydrants) located on this side to ensure accessibility to reticulated water for fire 
suppression. 

 Public roads up to 6.5 metres wide provide parking within parking bays and locate services 
outside of the parking bays to ensure accessibility to reticulated water for fire suppression. 

 One way only public access roads are no less than 3.5 metres wide and provide parking 
within parking bays and locate services outside of the parking bays to ensure accessibility to 
reticulated water for fire suppression. 

 Parking bays are a minimum of 2.6 metres wide from kerb edge to road pavement. No 
services or hydrants are located within the parking bays. 

 Public roads directly interfacing the bush fire hazard vegetation provide roll top kerbing to the 
hazard side of the road. 

 
 
 
 
 

Image 05: ‘Table 4.1 – Road widths for 
Category 1 Tanker’ from PBP 2006 
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The main points of consideration above are that perimeter roads (8m carriageway) are the preferred 
design option with internal roads having a minimum carriageway of 6.5m for two-way and 3.5m for 
one-way roads. We have reviewed the attached masterplan and are satisfied that compliance with 
these requirements is achievable.  

The NSW Rural Fire Service encourages the application of zones that limit or exclude incompatible 
development in bush fire affected areas where development is likely to be difficult to evacuate during 
a bush fire. We have undertaken a desktop analysis of the existing public road infrastructure in this 
locality in consideration of the bushfire threat to the subject property.  

We have reviewed the attached masterplan and are of the opinion that the proposal, in combination 
with the bushfire protection measures discussed, is suitable. 

Construction:

The provision of the minimum required Asset Protection Zone (no closer) would result in a Bushfire 
Attack Level of BAL 29 under Australian Standard 3959 ‘Construction of buildings in bushfire-prone 
areas’ 2009. 

Further downgrades in the required construction level can be applied where the setbacks to the 
bushfire hazards are increased.  

Services: 

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.  

Electricity: 

 Where practicable, electrical transmission lines are underground. 

 Where overhead electrical transmission lines are proposed: 

- lines are installed with short pole spacing (30 metres), unless crossing gullies, 
gorges or riparian areas; and  

- no part of a tree is closer to a power line than the distance set out in accordance 
with the specifications in ‘Vegetation Safety Clearances’ issued by Energy Australia 
(NS179, April 2002). 

Gas: 

 Reticulated or bottled gas is installed and maintained in accordance with AS 1596 and the 
requirements of relevant authorities. 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 the building, 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. 

 Polymer sheathed flexible gas supply lines to gas meters adjacent to buildings are not used. 

It is noted that electricity transmission lines on the site would be underground as part of any 
redevelopment of the site. 
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Bushfire Evacuation Plan: 
 
After development occurs an emergency/evacuation plan will be required to be prepared. This plan 
must be prepared consistent with the NSW Rural Fire Service document Guidelines for the 
Preparation of Emergency/Evacuation Plan which should include the following: 
 

1) under what circumstances will the development be evacuated; 
2) where will occupants be evacuated to; 
3) roles and responsibilities of persons co-ordinating the evacuation; 
4) roles and responsibilities of persons remaining with the development after evacuation; and 
5) a procedure to contact the NSW Rural Fire Service District Office / Fire & Rescue NSW 
and inform them of the evacuation and where they will be evacuated to 

 
RFS Practice Note 2/12 ‘Planning instruments and Policies’: 
 
Consideration has also been given to the NSW Rural Fire Service Practice Note 2/12 ‘Planning 
Instruments and Policies’, specifically in relation to high-rise development within bushfire prone land 
detailed within Appendix 1.  
 
This document details additional points of consideration when assessing high-rise development 
within bushfire prone areas. The following table lists the additional consideration points and our 
comment of the proposals ability to address them. 
 

Consideration Comment 
 

Location – high-rise buildings should not be 
located along ridges or along slopes with 
significant fire runs; 
 

 
The proposed buildings are not located on a 

ridge, being located further down within the site.  
 

 

Existing infrastructure – when highrise 
developments are proposed their impact during 
potential bush fire emergencies needs to be 
considered, particularly in terms of evacuating 
occupants along the road network and the 
availability of water supplies available for high-
rise fire fighting; 
 

 

The subject property is located within a 
substantially developed area with the bushfire 
hazard being confined primarily to the adjacent 

State Forest and subject site. 
 

There is therefore a low likelihood that a mass 
evacuation of the area would be required. 
Localised evacuation could be instigated.  

 

All surrounding existing public roads were found 
to exceed the minimum carriageway 

specifications detailed in section 4.1.3(1) of PBP 
for Public Roads. 

 

Hydrants will also be installed throughout the 
development in accordance with AS2419.1-
2005. Furthermore where required fire hose 

reels and other essential fire safety provisions 
will be installed in accordance with the National 

Construction Code. 
 

In consideration of the bushfire threat posed to 
the subject development and site specific 

circumstances, the subject site is considered 
acceptable for its proposed redevelopment 

development.  
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External facades – external facades may result 
in increased exposure to radiant heat and also 
convection columns. Specialised modelling may 
be needed and APZs may need to be increased 
over and above those specified to account for 
this. 
 

 

Bushfire design modelling has been undertaken 
and the peak elevation of receiver was found to 

be 11.91 metres, which is exposed to a 
maximum potential radiant heat flux of 

23.75kW/m2 (PBP Appendix 2).  
 

 

Potential for entrapment - the risk associated 
with occupant egress is higher in high-rise 
buildings than for lower-rise structures and 
therefore the potential for entrapment during a 
bush fire emergency should be addressed 

 

In consideration of the bushfire threat posed to 
the subject development and site specific 

circumstances and egress routes the subject 
site is considered acceptable for its proposed 

redevelopment.  
 

 
Conclusion: 
 
Any future residential development at 55 Coonara Avenue, West Pennant Hills would require Asset 
Protection Zones (APZ) from the retained / protected vegetation within the subject site and from the 
Forest within the adjacent Cumberland State Forest.   
 
Asset Protection Zones for new residential development are determined from Table A2.4 of PBP or 
bushfire design modelling achieving a radiant heat impact of no more than 29kW/m2 at the closest 
point of the available building footprint.  
 
Planning for Bush Fire Protection 2006 is currently under review and it is understood that as part of 
this review the Asset Protection Zones detailed in Appendix 2 may be revised to correspond with 
Australian Standard 3959 ‘Construction of buildings in bushfire-prone areas’ 2009.  
 
The minimum required Asset Protection Zones (APZs) were therefore determined from Table 2.4.2 
of AS3959 - 2009 and have been depicted on the attached Constraints Overlay.  
 
The provision of the minimum required Asset Protection Zones would result in a Bushfire Attack 
Level of BAL 29 under Australian Standard 3959 ‘Construction of buildings in bushfire-prone areas’ 
2009. This is deemed to satisfy provisions of the National Construction Code. 
 
We have reviewed the attached masterplan and are of the opinion that the development is capable 
of achieving compliance with the relevant specifications and requirements of Planning for Bush Fire 
Protection 2006. 
 
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, the RFS document known as ‘Planning for Bush Fire Protection 
2006’ for the purposes of bushfire hazard determination and Australian Standard 3959 ‘Construction 
of buildings in bushfire-prone areas’ 2009 as amended for building/structural provisions.  
 
A company representative has made a single site visit to the subject property. 
 
We are therefore in support of the planning proposal. 
 
Should you have any further questions please do not hesitate in contacting myself. 
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Prepared by      Reviewed by 
Building Code & Bushfire Hazard Solutions  Building Code & Bushfire Hazard Solutions P/L 

   
Stuart McMonnies    Wayne Tucker 
G. D. Design in Bushfire Prone Areas.    G. D. Design in Bushfire Prone Areas. 
Certificate IV Fire Technology     Certificate IV Fire Technology  
Fire Protection Association of Australia BPAD – L3 Accredited Practitioner Ass Dip Applied Science 
Certification number – BPAD9400     Manager - Bushfire Section 

Fire Protection Association of Australia BPAD – L3 Accredited Practitioner 
Certification number – BPAD9399 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Disclaimer: 
 

Quote from Planning for Bushfire Protection 2006, ‘Any representation, statement opinion, or advice expressed or implied in this 
publication is made in good faith on the basis that the State of New South Wales, the NSW Rural Fire Service, its agents and employees 
are not liable (whether by reason of negligence, lack of care or otherwise) to any person 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..’ 
 

Similarly the interpretations and opinions provided by Building Code and Bushfire Hazard Solutions in regard to bushfire protection are 
also given in the same good faith. 
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