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94 Bulkeleys Road, McKenzie Hill
Introduction
This fire risk assessment was prepared by Phil Neander and Associates on the instructions of
Mr Stephen Pole of CPG Australia Pty Ltd on behalf of the owner Mr Leigh Delmenico.
The proposal is to rezone a parcel of land approx 12.5 Ha in area, from Farm Zone (FZ) to
Residential Zone 1 (RZ1) and to ultimately create a residential sub division of a yet to be
determined configuration and number of allotments.
The main issue is the nature of the risk represented by vegetation on adjoining land and how it
may affect the design and layout of the development.
Building Controls: The land is within a designated Bushfire Prone Area (BPA) under the
Building Act. Prior to the issue of a building permit each building site must be assessed in
accordance with AS3959 – 2009 to determine the Bushfire Attack Level (BAL) and required
level of construction.
Building Regulation 811 (3) requires that for any site within a designated Bushfire Prone
Area, where the Bushfire Attack Level for the site is determined as LOW the building must be
constructed to a standard applicable to a minimum of BAL 12.5.
Fire Related Planning Controls: Nil - the land is not covered by a Bushfire Management
Overlay (BMO) under the Mount Alexander Planning Scheme, however private land zoned as
Rural Living Zone (RLZ) to the north and west of the site is within the BMO.
Vacant land to the immediate south between this site and Maldon Road is zoned as RZ1 and
is currently being considered for a residential sub division.

Extent of Bushfire Management Overlay: Subject Site Highlighted
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Current Zoning: Subject Site Highlighted

Site Fire Risk Assessment
The subject site is largely grassland with scattered trees and a stand of woodland vegetation
on the western side of the ridge line that dissects the site.
In conducting this assessment an assumption has been made that all or most standing
vegetation on the site will be removed for development and construction purposes.
Any revegetation required for offsets or landscaping purposes should be planted either off site
or in such a manner that will not increase the fire risk within the sub division.
Vegetation assessment of adjacent allotments:
North: Zoned RLZ
Vacant land which is primarily grassland with open woodland, some denser vegetation
in the south west corner but separated from the proposed development site by
grassland and open woodland.
Approximately 300m north of the site the vegetation changes to woodland interspersed
with grassland.
South: Zoned R1Z
Currently vacant grassland with minimal standing vegetation, however an unmade
Government Road which runs east - west between the 2 sites carries a significant fire
load and should be managed to avoid the risk of a fire being carried into these 2
developments and existing sub divisions east of Ireland Street.
South of Maldon Road the land is zoned as R1Z and divided into larger mostly
developed residential allotments for a considerable distance.

3 of 15

94 Bulkeleys Road, McKenzie Hill
West: Zoned RLZ:
The vegetation west of the site divides into 2 classes:
The southern portion of the site below the ridge line is adjoined by grassland from a
small farm property west of Bulkeleys Rd.
The northern portion of the site beyond the ridge is adjoined by Woodland vegetation
on private land. This vegetation is generally sparse with very little understorey or
elevated vegetation and whilst it would be capable of carrying a fire under extreme
weather conditions, the risk presented is considered to be in the moderate to high
range, and could be suitably mitigated by appropriate separation provided by the
design of any sub division
Further west approx (750m) the vegetation changes again to open grassland before
returning to woodland some 1.4km away.
Allotments to the south west, adjacent to Bulkeleys Road and fronting Maldon Road
are large R1Z lots most of which have been developed with housing.
Bulkeleys Road is the western boundary but from the start of the woodland vegetation
thru to the rear boundary of the site currently exists as an unmade Government Road.
East: Zoned LDRZ
This land is sub divided into a number of allotments upon which houses have been
constructed. The vegetation on these allotments is managed as gardens.
Some of the allotments have a partial canopy of small trees, closer examination
reveals that the ground fuel on all of them is being adequately managed
These allotments do not represent a great risk and are in my opinion exempt from
assessment under AS3959-2009 in being classified as low threat vegetation which
includes amongst others “cultivated gardens”.



This classification is supported by the following explanation from the Building
Commission, Practice Note No 42 – 2011, Building Controls for Bushfire Safety Interim:“Clause 2.2.3.2 sets out vegetation that is regarded as low threat and nonvegetated areas that can be ‘excluded’ from the classification of the predominant
risk vegetation. This is achieved by classifying the types or groups of vegetation
identified by the Clause as being BAL-LOW.
This is achieved by classifying the types or groups of vegetation identified by the
Clause as being BAL-LOW.
Sub-clauses 2.2.3.2 (a) to (e) are self explanatory. Sub clause (f) refers to
‘cultivated gardens’. This exclusion will apply to trees on private allotments where
they are part of a garden, whether on a suburban, township or even larger rural
allotment. The heat energy release of a bushfire is generated mostly by ground fuel
and the understorey.
The canopy of a tree is regarded as low risk where there is not enough fuel in the
understorey to promote ignition of the canopy. Generally, maintained gardens on
private properties, where there is little or no understorey under trees to fuel a fire,
are considered to be an exclusion under sub-clause (f).”
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The eastern boundary of the LDRZ land abuts the Castlemaine Maldon Railway
(PUZ4), east which is developed R1Z residential sub divisions.
Ireland street is the eastern boundary of the site, this is currently unmade but some
attempt has recently been made to form a track for at least part of its length north of
the water race.
Ireland St whether constructed right through or not would provide an excellent
separation point in order to provide protection to the existing LDRZ land from the west
and the proposed R1Z from any fire emanating from the east.
The attachment contains photographs of vegetation on adjacent allotments for clarification.
The aerial view below provides an overview of surrounding land for a minimum of 800m to the
north and south and approx 3km to the east and west of the site.

Terrain
The site slopes upward from south to north with a ridge line running east west approximately
half way along the site, from the ridge the land slopes downwards to a gully along the northern
boundary then upwards into the grass land and other vegetation to the north.
The woodland vegetation to the west is generally undulating at a similar elevation as far west
as Sawmill Road, from where it slopes gently downwards to the west.
From a fire behaviour aspect the slope under adjacent land to the north and west will have
minimal negative effect on fire behaviour and therefore not tend to significantly increase the
fire risk presented by the vegetation.
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The fire risk to the proposed rezoning site is multi faceted:
1. Grass fire emanating from vacant land to the south, north and farmland south west of
the site.
2. Bushfire from the woodland vegetation to the west and north beyond the grassland.
3. Ember attack from a wildfire remote from the development site but under the influence
of strong north – south westerly winds
Any of these scenarios could compromise the safety of occupants of the proposed
development site, however the risks are not so great that they cannot be mitigated by
appropriate design considerations in the sub division, including:-



All allotments to be separated sufficiently from the adjoining vegetation
particularly to the north and west that they will not be subject to the risk of
radiant heat or direct flame impingement. Whilst the land is not within the
BMO it is reasonable to apply the defendable space criteria of Cl 52.47 for
allotments on the outer margins of the site in particular those on the
northern and western aspects.



The risk of ember attack in a wild fire scenario is ever present and cannot
always be mitigated entirely, as embers will under adverse fire conditions
travel very great distances and at times in heavy concentrations. Protection
from ember attack can largely be achieved in the design and materials used
for housing. Construction to a minimum BAL – 12.5 as required by the
Building Regulations will provide a recognised and measurable degree of
protection from ember attack.



Adequate provision must be made for access and egress into the site
preferably from different directions, this is essential to allow movement of
emergency vehicles and if needed for residents to evacuate the site.
o
o

Primary access is to be provided into this site from Ireland St to the
south
In order to provide suitable choice of travel direction alternative
access/egress provisions could be made to the north east.

6 of 15

94 Bulkeleys Road, McKenzie Hill
o

o

o

o



Unmade but trafficable tracks currently exist either side of the railway
line with the track to the west which extends from Martin St being in
better condition, it would require minimal work for this track to provide a
suitable alternative access/egress route from the site.
Some work would be required in the gully from the site to the track to
make it trafficable, however this appears to provide the best alternative
access route. Refer photo in the attachment
This access roadway need not necessarily be created for general or day
to day use but could be restricted to be used in case of “emergency use
only” if that was considered appropriate dependant upon the
requirements of other agencies in respect to traffic movement.
Alternatively Bulkeleys Road could be utilised to provide an additional
access/ egress point however this is directing traffic to the west which is
the most likely direction from which a fire may approach the site.

Water supply, the development will be serviced by Coliban Water, fire
hydrants to be installed in accordance with Cl56.09-3 or as otherwise
approved by CFA

Risk Controls
In considering appropriate risk controls consideration is given to the requirements of the
Building Act and the requirements for the Bushfire Management Overlay (BMO) under the
planning scheme, whilst this land is not within the BMO it is immediately adjacent to the forest
and CFA may, not unreasonably seek to apply BMO defendable space provisions to
allotments on the fringes of the development site. I would support the application of similar
setbacks.
The subject land is within a designated Bushfire Prone Area under the Building Act and
therefore will require as a minimum that all houses are constructed to meet the requirements
of Bal – 12.5 in accordance with AS3959 - 2009.
Appropriate design of the sub division and set backs from high risk vegetation will ensure that
all houses can comply with the minimum BAL – 12.5 and thus reduce the financial impost of
construction on the site.
BMO defendable space requirements for building adjacent to woodland requires a minimum of
50m defendable space to achieve a BAL-12.5, this can include road reserves and other fuel
reduced and maintained areas of land. The existing road reserve (Bulkeleys Road) if
constructed would provide approximately 20m of the required setback and allotments fronting
the woodland vegetation would require sufficient depth to be able to accommodate at least
30m of defendable space within the allotment.
Alternatively if Bulkeleys Road is not constructed then allotments adjacent to the woodland
vegetation will require at least 50m setback from vegetation for any dwelling in order to
achieve appropriate separation.
Allotments created on other frontages of the site should include a minimum of 20m dwelling
setback from adjacent allotments, this can be achieved by utilising existing road reserves
some which will need to be maintained if not used for roadways.

7 of 15

94 Bulkeleys Road, McKenzie Hill
Recommendations
The following graphic outlines minimum recommended setbacks from the various frontages:

Frontage or
Section

Recommended
Minimum
Setback

Vegetation Type

Bulkeleys Road –
Southern section
Bulkeleys Road –
Northern section
Ireland St

20m

Grassland

50m

Woodland

20m

Grassland

Northern boundary

20m

Grassland

Southern Boundary

20m

Grassland under Trees <20m
in width

Comments

If Road is constructed right
thru no restriction may be
required.
19m from grassland or
opposite side of road reserve.
Road reserve needs to be
maintained to reduce fire risk
to all adjacent allotments

The recommended setbacks should be established by restriction on title by the creation of a
building envelope on the designated allotments.
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Road Access

 Sub division design should include provision for at least 2 points of entry / exit in
different directions from the development site
Submitted for Consideration

Phil Neander

17 February 2012
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Attachment

East along ridge line

North of Ridge

94 Bulkeleys Road, McKenzie Hill

Attachment 1

Typical Vegetation distribution of Woodland vegetation to the west and north west of the
ridgeline
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Attachment 1

Existing vegetation from southern boundary

Gully along northern boundary
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Attachment 1

Typical vegetation profile LDRZ land east of site
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Attachment 1

Typical vegetation profile LDRZ land east of site
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Attachment 1

Ireland Street part formed track

Existing Track adjacent to train line – Extension of Martin St
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