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1 INTRODUCTION 

1.1 Background 

This Bush Fire Assessment Report (BFAR) has been prepared to accompany a Development 

Application (DA) modification for the expansion of an existing temporary workers 

accommodation camp on Lot 32 DP750773, known as 94 Main Street, Ulan. Refer to latest Survey 

Plan in Appendix A. The purpose of this report is to provide a bushfire assessment for the 

proposed development in accordance Planning for Bushfire Protection 2019 (PBP).  

1.2 Proposed Development 

The Subject Site is afforded with existing approval relating to Temporary Workers 

Accommodation (DA0135/2012) which supported 144 single bedroom residential units provided 

in blocks of 4 units per accommodation block building and other communal infrastructure. Please 

refer to the original consent in Appendix B. The proposed development involves the construction 

of 56 additional accommodation rooms and associated infrastructure on the subject site. The site 

plan of the proposed development has been provided in Appendix C of this report.  

1.3 Legislative Requirements 

1.3.1 Environmental Planning and Assessment Act 1979 

1.3.1.1 Integrated Development 

It is noted the original DA was considered integrated development by virtue of Section 

4.46 of the Environmental Planning and Assessment Act 1979 (EP&A Act) and required 

both development consent and authorisation under Section 100B (Bushfire Safety 

Authority) of the Rural Fires Act 1997 in order for it to be carried out. Therefore, the 

proposed modification is required to be referred back to the Rural Fire Service (RFS) under 

Clause 109 of the Environmental Planning and Assessment Regulation 2021 for 

authorisation. 

1.3.1.2 Bush Fire Prone Land 

The subject site is designated as bush fire prone land, pursuant to Section 10.3 of the 

EP&A Act. The site is identified as containing Vegetation Category 2 on the Bush Fire Prone 

Land Map as shown in Figure 1 below.  
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Source: (NSW Planning & Environment, 202) 

Figure 1 – Bush Fire Prone Land Map 

1.3.1.1 Rural Fires Act 1997 

Section 100B of the Rural Fires Act 1997 (RF Act) requires a Bush Fire Safety Authority to 

be obtained before developing bushfire prone land for certain purposes. These purposes 

include development of bush fire prone land for a Special Fire Protection Purpose, which 

encompasses the proposed development. 

Clause 45 of the Rural Fires Regulation 2022 outlines the requirements for inclusion in 

any application for a Bush Fire Safety Authority. This report has been prepared to provide 

the information required by Clause 45. A checklist for the Clause 45 matters is provided 

in Appendix C. 

1.3.1.2 Planning for Bush Fire Protection 

The New South Wales’s Rural Fire Service’s (RFS) Planning for Bush Fire Protection 2019 

(PBP) applies to DAs in bush fire prone land.  

This report has been prepared to address the requirements of PBP, specifically as a Special 

Fire Protection Purpose (SFPP). Considering the nature of the development proposal, a 

merits-based assessment of PBP has also been undertaken.  
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2 THE SITE & ITS SURROUNDS 

2.1 Site Location 

The site is located in the Ulan locality north-east of Gulgong, as shown in Figure 2 below in the 

Mid-Western Regional Local Government Area.  

 

Figure 2 – Site Location 

2.2 Site Details 

The site is comprised of Lot 32 DP 750773 and has an approximate area of 4ha. Refer to the Detail 

Survey provided in Appendix A of this report.  

The site has direct frontage to Main Street. The site is populated with buildings and structures 

associated with the existing temporary workers accommodation.  

The site is zoned RU1 – Primary Production pursuant to the provisions under the Mid-Western 

Regional Local Environmental Plan 2012 (the LEP) as shown in Figure 3. The surrounding area is 

general primary production, village land uses, and the Goulburn River. 
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Figure 3 – Zoning Map 

2.3 Environmental Considerations 

2.3.1 Environmentally Significant Features 

No matters of environmental significance have been identified for the site and there are 

no known areas of high biodiversity on the site or within proximity.  

2.3.2 Threatened Species, Populations and Ecological 

Communities 

No ecological assessments are known to have been undertaken for the site. The site is 

however heavily disturbed as a result of the current land uses. 

2.3.3 Indigenous Heritage 

An Aboriginal Heritage Information Management System (AHIMS) search was undertaken 

for the site which revealed that no items of Indigenous heritage have been recorded as 

being identified on the site, however eight (8) Aboriginal Sites were located within 200m 

of the Subject Site. All identified sites have been located in a northerly direction of the 

subject site. Given the current use of the subject site and the nature of the development 

being wholly located within the site’s boundaries. It can be considered that the proposed 

development will not impact on the existing Aboriginal Sites located outside the 

property’s boundaries. 
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3 BUSH FIRE ASSESSMENT 

3.1 Methodology 

The methodology utilised for the bush fire assessment is outlined in A1.1 of the PBP. The following 

provides the required information in accordance with the methodology. 

3.2 Bush Fire Fuels 

Pursuant to Appendix 1 of PBP, all vegetation within 140m of the site (assessment area) has been 

classified in accordance with Ocean Shores to Desert Dunes (Keith, 2004) and Figure 2.3 of 

AS3959. Photographs of the vegetation from the site inspection carried out on 26 April 2023 as 

identified in Figure 4 are provided in the following plates for each assessment plot.  

 

Figure 4 – Vegetation Classification 
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Plot 1 

Existing Classification: Managed Vegetation 

Post Development Classification: Managed Vegetation 

Description: Car Park, entrance to site, and part of the Ulan 

Water depot. 

  

Plate 1 – Plot 1 Plate 2 – Plot 1 

Plot 2 

Existing Classification: Managed vegetation 

Post Development Classification: Managed vegetation 

Description: 50m of managed vegetation between start of 

buildings and vegetation associated with Goulburn 

River. Land partially includes septic irrigation area. 

  

Plate 3 – Plot 2 Plate 4 – Plot 2 
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Plot 3 

Existing Classification: Woodland 

Post Development Classification: Woodland 

Description: Existing vegetation along the boundary bordering 

the Goulburn River. Land also partially includes 

managed septic irrigation area. 

 

Plate 5 – Plot 3 
 

Plot 4 

Existing Classification: Managed Vegetation 

Post Development Classification: Managed Vegetation 

Description: Existing dwelling to the north and cleared area 

between development and northern fence line. 

  

Plate 6 – Plot 4 Plate 7 – Plot 4 
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Plot 5 

Existing Classification: Woodland 

Post Development Classification: Woodland 

Description: Vegetation west of the Main Street Road reserve. 

 

Plate 8 – Plot 5 

Plot 6 

Existing Classification: Managed Vegetation 

Post Development Classification: Managed Vegetation 

Description: Managed vegetation within Road Reserve. 

 

Plate 9 – Plot 6 

3.3 Topography 

Pursuant to Appendix 1.4 of PBP, contour data has been sourced from the NSW Spatial 

Information Exchange Mapping system. The contour data was verified by ground truthing during 

the site inspection. The land has a slight slope from west to east, towards the Goulburn River. 

Refer also to Figure 5.  
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Source: (NSW Government Spatial Services, 2023) 

Figure 5 – Topography 

3.4 Fire Weather Area 

The subject site is located within the Mid-Western Regional LGA. Pursuant to Table A1.6 of the 

PBP, the relevant Forest Fire Danger Index (FFDI) for the site is 80.  

3.5 Asset Protection Zone Determination 

The relevant Asset Protection Zones (APZ) are to be determined based on Table A1.12.1 of PBP 

(minimum distances for APZs – SFPP developments). Accordingly, an assessment is provided in 

Table 1 below.  

Table 1 – Asset Protection Zone Determination 

Plot Vegetation Class Effective Slope APZ 

1 Managed vegetation Downslope 0-50 N/A* 

2 Managed vegetation Downslope 0-50 N/A* 

3 Woodland Downslope 0-50 50m 

4 Managed vegetation Upslope/flat N/A* 

5 Woodland Upslope/flat 42m 

6 Managed vegetation Upslope/flat N/A* 

*Refer to Page 112 of PBP 2019 for requirement for Managed Land.  
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Plots 1, 2, 4, and 6, are considered urban environments (Road Reserve, temporary miners 

accommodation/car parking, dwelling, and managed vegetation associated with the 

accommodation) and are managed, therefore an APZ is generally not required for these plots. As 

per the existing development, an existing APZ is approved which is 40m (in perpetuity). The 

existing 40m is achieved by the following; to the north and east, land within 40m is currently 

cleared managed space. To the south, land within 40m is managed land, being the Ulan Water 

business premises; and to the west land within 40m of the development comprises parking 

hardstand to service the development. 

3.6 Bushfire Attack Level Assessment 

Table 6.8a of PBP 2019 (Page 56) states that a construction level of BAL-12.5 under AS3959 is 

applied for SFPP developments. However, considering that nature of the development, an 

assessment against Table A1.12.6 of PBP is considered necessary.  

The inputs used in the calculation of the BAL are outlined in Table 2 below. The relevant BAL is 

applicable to the proposed buildings on the site. 

Table 2 – BAL Inputs 

Requirement Input Used 

Relevant FDI (table 2.1 of AS3959) 80 

Classified vegetation As per Section 3.2 of this report, Keith (2004) and 

Figure 2.3 of AS3959. 

Separation Distance As provided below. 

Effective Slope As per Table 1. 

Using the inputs outlined above, the BAL has been calculated for each of the Plots identified in 

Section 3.2.  

Table 3 – Bushfire Attack Levels 

Plot Vegetation Class Separation Distance 

(adopted 20m APZ) 

Effective Slope BAL 

1 Managed Vegetation  N/A Downslope 0-50 N/A 

2 Managed vegetation N/A Downslope 0-50 N/A 

3 Woodland 50m Downslope 0-50 BAL-12.5 

4 Managed vegetation N/A Upslope/flat N/A 

5 Woodland 42m Upslope/flat BAL-12.5 

6 Managed vegetation N/A Upslope/flat N/A 

Worst Case BAL  BAL-12.5 
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The worst case and therefore the applicable BAL for the proposed development is BAL-12.5. The 

relevant construction standards for BAL-12.5 are outlined in Sections 3 and 5 of AS3959. 

The BAL does not apply to any class 10a storage sheds/structures unless they are positioned 

within 6m of the Temporary Workers Accommodation. 
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4 BUSH FIRE PROTECTION MEASURES 

4.1 Introduction 

The proposed development is similar to being a Special Fire Protection Purpose (SFPP) (hotel, 

motel or other tourist accommodation), however noting that the workers are generally assigned 

to the same accommodation room for extended periods and are familiar with the environment 

and existing fire safety measures, which was not realised during the original application, 

notwithstanding  the development is required to comply with the Bush Fire Protection Measures 

(BFPM) outlined in Section 6.8 of PBP. This section of the report assesses the relevant BFPMs. 

There are eight key BFPMs outlined by PBP for SFPP development: 

• Asset Protection Zones; 

• Landscaping; 

• Construction Standards; 

• Access; 

• Water Supply; 

• Electrical Services; 

• Gas Services; and 

• Emergency management Planning. 

The relevant BFPMs are addressed throughout Section 4 of this report. 

4.2 Aims and Objectives of PBP 

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 specific objectives of PBP are to: 

• afford buildings and their occupants protection from exposure to a bush fire;  

• provide for a defendable space to be located around buildings;  

• provide appropriate separation between a hazard and buildings which, in combination with other 

measures, prevent the likely fire spread to buildings;  

• ensure that appropriate operational access and egress for emergency service personnel and 

occupants is available;  

• provide for ongoing management and maintenance of BPMs;  

• and ensure that utility services are adequate to meet the needs of firefighters. 
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The proposal has considered radiant heat levels of less than 29W/m2 to avoid flame contact, that 

would provide for appropriate separation to the hazards. The development in conjunction with 

the bush fire protection measures will provide for safe operational access and egress for 

emergency services personnel and patrons as well as sufficient water supply. Therefore, the 

proposed development is considered to be consistent with the objectives of PBP. 

4.3 Objectives for SFPP Developments 

Section 6.2 of PBP contains the specific objectives for special fire protection purposes: 

• Minimise levels of radiant heat, localised smoke and ember attack through increased APZ, building 

design and siting; 

• Provide an appropriate operational environment for emergency service personnel during 

firefighting and emergency management; 

• Ensure the capacity of existing infrastructure (such as roads and utilities) can accommodate the 

increase in demand during emergencies as a result of the development; and 

• Ensure emergency evacuation procedures and management which provides for the special 

characteristics and needs of occupants. 

In being consistent with the BFPMs, the proposed development complies with objectives for SFPP 

developments, as outlined above. 

4.4 Asset Protection Zones  

The following table outlines the Performance Criteria and associated Acceptable Solutions for the 

APZ BFPM in accordance with Table 6.8a of PBP. A merit based assessment has been undertaken 

below. 

Table 4 Asset Protection Zones  

Performance Criteria Acceptable Solution/Comment Compliance 

Radiant heat levels of 

greater than 

10kW/m2 (calculated 

at 1200k) will not be 

experienced on any 

part of the building.  

As discussed in Section 3.5 of this report, the following APZs are 

applied for: 

• Plot 3 – 50m 

• Plot 5 – 42m 

Plot 3 is situated between the Goulburn River and Plot 2 (which 

is approximately 50m of managed land which also includes land 

utilised for an irrigation area, which will continue to be 

required). Therefore, Plot 2 can be considered to form a suitable 

asset protection zone on the eastern side of the development.  

Plot 5 is located on the western side of the Main Street Road 

reserve (Plot 6) and it measures at a distance of approximately 

30m from Plot 1 (Managed Area – Car Park).  

✓ 
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Therefore, the road reserve in addition to Plot 1 are considered 

to be existing APZs and deemed sufficient protection for the 

development. The road is frequently maintained by council.  

Along with the above recommendations, the existing APZ which 

is provided to the existing development will be retained for 

future development. 

All other areas/Plots are appropriately managed in accordance 

with the Managed Land requirements under PBP (Page 112). 

APZ maintenance is 

practical, soil stability 

is not compromised 

and the potential for 

crown fires is 

minimised. 

There are no lands within the proposed APZ with a slope 

exceeding 18 degrees.    

✓ 

APZs are maintained 

to prevent the spread 

of fire to the building.  

The APZ is provided 

in perpetuity.  

The applicable APZs are considered as urban development uses, 

being a car park/road reserve, managed land, and further 

manoeuvring areas/Ulan Water Depot. Therefore, it is assumed 

that these areas will continue to be managed in accordance with 

APZ requirements to ensure appropriate protection for the 

proposed development.    

✓ 

4.5 Landscaping  

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Landscaping in accordance with Table 6.8a of PBP. A merits based approach of the PBP 2019 has 

been undertaken given the circumstances of the development. 

Table 5 Landscaping 

Performance Criteria Acceptable Solution/Comment Compliance 

Landscaping is 

designed and 

managed to minimise 

flame contact and 

radiant heat to 

buildings, and the 

potential for wind-

driven embers to 

cause ignitions.  

Landscaping on site is established and maintained in accordance 

with Appendix 4 of the PBP. There shall be no branches 

overhanging roofs, and continuous tree canopies are to be 

avoided.  

Any proposed fencing shall be constructed in accordance with 

Section 7.6 of PBP. 

✓ 
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4.6 Construction Standards 

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Construction Standards in accordance with Table 6.8a of PBP. A merits based approach of the PBP 

2019 has been undertaken given the circumstances of the development. 

Table 6 Construction Standards  

Performance Criteria Acceptable Solution/Comment Compliance 

The proposed building 

can withstand bush fire 

attack in the form of 

embers, radiant heat 

and flame contact. 

As detailed in Section 3.6, the worst case and therefore the 

applicable BAL for the proposed development is BAL-12.5.  

BAL 12.5 Construction (Section 3 and 5 of AS3959) is required 

for the development OR in accordance with the NASH 

Standard and Section 7.5 of PBP. 

✓ 

4.7 Access Standards 

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Access in accordance with Table 6.8b of PBP. It has been considered on a Merits Based approach. 

Table 7 Access  

Performance Criteria Acceptable Solution/Comment Compliance 

Firefighting vehicles are 

provided with safe, all-

weather access to 

structures and hazard 

vegetation. 

Access throughout the site shall be designed and 

constructed as follows: 

• Two-wheel drive, all weather access roads and 

internal driveways; 

• Any traffic management devices shall not prohibit 

access for emergency service vehicles; 

• Turning areas shall be established in accordance 

with Appendix 3 of PBP; 

• Existing access is sufficient for firefighting vehicles. 

✓ 

The capacity of access 

roads is adequate for 

firefighting vehicles. 

The capacity of the proposed driveways and 

parking/manoeuvrability areas will be sufficient to carry fully 

loaded firefighting vehicles up to 23 tonnes. No bridges or 

causeways are required.  

✓ 

There is appropriate 

access to water supply. 

Water is available to the development.   ✓ 

Perimeter Road Given the urban locality of the proposed development, it is 

considered that a perimeter road is not required in this 

instance. The proposed access point and onsite 

manoeuvrability shall provide for safe access for fire fighting 

vehicles and evacuation for residents and staff.  

N/A 
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Non-Perimeter Road An internal road is proposed within the carparking and 

manoeuvrability area. This road shall provide suitable access 

and egress for firefighting vehicles while occupants are 

evacuating. A dedicated evacuation point is recommended 

to ensure this internal road is kept clear at all times. 

✓ 

4.8 Water Supplies  

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Water supply in accordance with Table 6.8c of PBP. 

Table 8 Water Supply 

Performance Criteria Acceptable Solution/Comment Compliance 

An adequate water 

supply is provided for 

firefighting purposes.  

The proposed development site has been afforded with 

existing water supply through tanks which are utilised to 

harvest stormwater. It is utilised to irrigate garden areas 

surrounding buildings; and grey water recycling for laundry 

and toilet flushing. An onsite effluent irrigation area is 

situated to the east which provides further potential fire 

protection. Further, there is an existing agreement with Ulan 

Water (neighbouring lot) to which potable water is supplied 

to the site. The existing system in place will be retained and 

is considered suitable for the expansion proposed. 

✓ 

Water supplies are 

located at regular 

intervals; and the water 

supply is accessible and 

reliable for firefighting 

operations. 

The water supply shall be easily accessible for fire fighting 

vehicles.  

✓ 

Flows and pressure are 

appropriate. 

The existing systems in place are considered suitable for the 

proposed expansion. The buildings are all below 500m²and 

separated allowing access for fire fighting purposes. 

✓ 

The integrity of the 

water supply is 

maintained.  

All above-ground water service pipes including taps etc shall 

be constructed of metal material. 

✓ 

Water supplies are 

adequate in areas where 

reticulated water is not 

available.   

Adequate supply of water has been made available via 

existing water tanks, and potable water supply from Ulan 

Water. In the event of a fire, there is adequate connection 

available to the water tanks with some water reserved for 

firefighting. 

✓ 
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4.9 Electricity and Gas Services  

The following table outlines the Performance Criteria and associated Acceptable Solutions for the 

Electricity and Gas Services in accordance with Table 6.8c of PBP. 

Table 9 Electricity and Gas Services 

Performance Criteria Acceptable Solution/Comment Compliance 

Location of electricity 

services limits the 

possibility of ignition of 

surrounding bush land or 

the fabric of buildings. 

No new powerlines are required. Power connection to units 

shall be underground. 

Vegetation around existing/new transmission lines are to be 

maintained in accordance with the specifications in ISSC3 

Guideline for Managing Vegetation Near Powerlines.  

✓ 

Location and design of 

gas services will not lead 

to ignition of 

surrounding bushland or 

the fabric of buildings.  

The structures are to be connected to bottled gas (if 

required). The following recommendations are provided: 

• Installed and maintained in accordance with AS/NZS 

1596:2004 with metal piping used; 

• All fixed cylinders are to be kept clear of flammable 

materials to a distance of 10m; 

• All connections to be metal construction; 

• Safety valves are to be directed away from the building 

and at least 2m away from any combustible material; 

• Polymer-sheathed flexible gas supply lines are to be 

used; 

• Aboveground gas service pipes external to the building 

are to be metal. 

✓ 

4.10 Emergency Management Planning 

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Construction Standards in accordance with Table 6.8d of PBP. 

Table 10 Construction Standards  

Performance Criteria Acceptable Solution/Comment Compliance 

A Bush Fire Emergency 

Management and 

Evacuation is prepared. 

A Bush Fire Emergency Management and Evacuation Plan is 

to be prepared in accordance with RFS requirements, 

AS3745:2010 and AS4083:2010. The plan should include 

planning for early relocation of occupants. Refer to existing 

Fire Plan in Appendix E.  

✓ 

Appropriate and 

adequate management 

arrangements are 

An Emergency Planning Committee is required to be 

established for the facility who will consult with residents 

✓ 
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established for 

consultation and 

implementation of the 

Bush Fire Emergency 

Management and 

Evacuation Plan. 

and staff in developing and implementing an Emergency 

Procedures Manual.  

Details of all emergency assembly areas including on site and 

off-site arrangement shall be established, and an annually 

emergency evacuation is to be conducted. Refer to existing 

Fire Plan in Appendix E. 
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5 RECOMMENDATIONS 

The assessment of the proposed development carried out in this report has assumed the 

development will be carried out in accordance with a number of bush fire protection measures 

(BFPMs). The following provides a summary of the BFPMs that must be incorporated into the 

development to ensure it best protects the development from the effects of bushfire in 

accordance with the requirements of PBP and other best practice guidelines. 

• Asset Projection Zone/Defendable Space: 

▫ It is recommended that at least 42m of managed land be maintained as an Asset 

Protection Zone in a westerly direction of the development; 

▫ It is recommended that 50m of managed land in an easterly direction (towards plot 

3) continue to be managed as an Asset Protection Zone; 

▫ The site is to be managed in accordance with Appendix 4 of PBP; 

• Landscaping: 

▪ Landscaping shall be established and maintained in accordance with Appendix 

4 of PBP and the applicable Asset Protection Zone Standards; 

▪ There shall be no branches overhanging the roof of any proposed structures 

and new plantings shall be established to ensure that there is no continuous 

tree canopies; 

▪ Any proposed fencing shall be constructed in accordance with Section 7.6 of 

PBP. 

▪ Any future proposed landscaping should aim to; prevent flame impingement 

on the buildings; provide a defendable space for property protection; reduce 

fire spread; deflect and filter embers; provide shelter from radiant heat; and 

reduce wind speed. 

• Construction Standards: 

▪ The proposed development is to be constructed to a BAL-12.5 standard and 

in accordance with PBP/AS 3959:2009. The BAL does not apply to class 10a 

storage structures unless positioned within 6m of any proposed 

accommodation buildings. 

▪ Any class 10a structure positioned within 6m of the temporary 

accommodation buildings shall be constructed in accordance with BAL-12.5 

standards. 

• Access 

▫ Access to water connections shall be kept clear at all times; 

▫ Any traffic management devices shall not prohibit access for emergency 

vehicles; 

▫ Turning areas as shall be established in accordance with Appendix 3 of PBP; 
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▫ The access roads shall be constructed to be capable of carrying a fully loaded 

firefighting vehicle up to 23 tonnes; 

▫ All internal roads are to be at least 3.5m in width and no bridges or causeways 

are to be constructed, however if required, shall be constructed and 

maintained in accordance with PBP provisions. 

▫ A dedicated evacuation point is recommended to ensure this internal road is 

kept clear at all times; 

▫ No tree plantings or obstructions shall occur on either side of the access roads 

that would prohibit access to and from the site in the event of fire. 

• Services 

▫ Water: 

▪ Adequate supply of water onsite from tanks is be provided for firefighting 

purposes at all times. 

▪ Water supply will continue to be utilised from existing water tanks and is 

considered suitable to service the additional development. 

▪ All aboveground water service pipes including taps etc shall be constructed of 

metal material. 

▫ Electricity and Gas: 

▪ It is recommended that any new powerlines are to be constructed 

underground; 

▪ Vegetation around existing/new transmission lines are to be maintained in 

accordance with the specifications in ISSC3 Guideline for Managing 

Vegetation Near Powerlines; 

▪ Any proposed gas bottles shall be installed and maintained in accordance with 

AS/NZS 1596:2004 with metal piping used; 

▪ All fixed cylinders are to be kept clear of flammable materials to a distance of 

10m (or appropriately shielded); 

▪ All connections are to be of metal construction. 

• Bushfire Danger Period: 

▫ Before the commencement of the Bushfire Danger Period, a review of the 

vegetation on the site and applied BFPMs is recommended to be undertaken. 

Fuel reduction measures are recommended throughout the site. 

• Emergency Evacuation Plans: 

▫ The Fire Management Plan (FMP) is to be reviewed and updated annually.
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6 CONCLUSION 

The proposed development, on completion, will ensure that the proposed development is 

located in an area that has a low to moderate bushfire hazard level. With the implementation of 

the recommendations, as outlined in Section 5, it is considered that the proposed development 

is appropriately protected from bushfire and complies with the requirements of PBP. The 

proposed development is not expected to increase the bushfire risk.  
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Appendix B – Original DA consent 
 

  























 

   

 
25 Reference: 17239-BR02_A 

 

 

 

 

 

 

Appendix C – Development Plans 
  



laundry

parkingrecreation

bbq
area

g
arb

ag
e

recep
tacle 

area

parking

gym

to
ilets

office

101

102

103

104

105

106

107

108

109

110

111

112

113

114

115

116

117

118

119

120

201

202

203

204

205

206

207

208

209

210

211

212

213

214

215

216

217

218

219

220

313

314

315

316

317

318

319

320

acc.1
acc.2

acc.3
acc.4

~ main street ~ 

b
o

und
ary

EX
IT

pump

FB

sewer 
plant

msb

tennis court

301

302

303

304

305

306

307

308

309

310

311

312

413

414

415

416

417

418

419

420

401

402

403

404

405

406

407

408

409

410

411

412

513

514

515

516

517

518

519

520

501

502

503

504

505

506

507

508

509

510

511

512

613

614

615

616

617

618

619

620

601

602

603

604

605

606

607

608

609

610

611

612

713

714

715

716

717

718

719

720

701

702

703

704

705

706

707

708

709

710

711

712

existing kitchen 
& dining

50kL water tank (back-
up)

1. 2. 3. 4. 5. 6. 7. 8. 9. 10.

12.11. 13. 14. 15. 16. 17. 18. 19. 20. 21.

22. 23. 24. 25. 26. 27. 28. 29. 30. 31. 32. 33. 34. 35. 36. 37. 38. 39. 40.

41. 42. 43. 44. 45. 46. 47. 48. 49. 50. 51. 52. 53. 54. 55.

56. 57. 58. 60. 61. 62. 63. 64.
59.

65. 66. 67. 68. 69. 70. 71. 72. 73. 74. 75. 76. 77. 78. 79.

80. 81. 82. 83. 84. 85. 86. 87. 88. 89. 90. 91. 92. 93.

94. 95. 96. 98. 99. 100. 101. 102.
97.

117. 118. 119. 120. 121. 122. 123. 124. 125. 126. 127.

128. 129. 130. 131. 132. 134. 135. 136. 137.

139. 140. 141. 142. 143. 144. 145. 146. 147.
138.

103. 104. 105. 106. 107. 108. 109. 110. 111. 112. 113. 114. 115. 116.

148.

121 122 123 124

125 126 127 128

221 222 223 224

225 226 227 228

321 322 323 324

325 326 327 328

421 422 423 424

425 426 427 428

521 522 523 524

525 526 527 528

621 622 623 624

625 626 627 628

721 722 723 724

725 726 727 728

awning awning awning

awning awning awning

awning
awning

awning
awning

awning
awning

awning
awning

denotes existing 
structures

149.

150.

151.

152.

se
tb
ac
k

64
49
4

setback
35132

denotes landscaping

setback
100634

153. 154. 155. 156. 157.

new
 laund

ry

new accommodation units
see A301 for more 
information 

new laundry units, see 
details by royal wolf

160. 161. 162. 163.159.158.

existing 
stormwater tanks

THIS DRAWING IS TO BE READ IN CONJUNCTION WITH GENERAL BUILDING DRAWINGS, SPECIFICATIONS & OTHER 
CONSULTANTS DRAWINGS APPLICABLE TO THIS PROJECT. ALL DIMENSIONS IN MILLIMETRES. DO NOT SCALE. DIMENSIONS 
TO BE CHECKED ON SITE BEFORE COMMENCEMENT OF WORK. REPORT DISCREPANCIES TO BARNSON PTY LTD. NO PART 
OF THIS DRAWING MAY BE REPRODUCED IN ANY WAY WITHOUT THE WRITTEN PERMISSION OF BARNSON PTY LTD.

BARNSON PTY LTD

. 1300 BARNSON (1300 227 676)
generalenquiry@barnson.com.au
barnson.com.au

.

.

Drawing No.

Unit 1, 36 Darling Street
Dubbo NSW 2830

.

Project.

Site Address.

Client.

Drawing Title.

Scale. Drawn.

Sheet. Checked.

@ A1

Project No. Revision.

of

phone
email

web

address

A

1 : 400

ISSUED FOR DA

A300
17239-

ULAN VILLAGE GREEN EXPANSION

LONG NECKS DEVELOPMENTS

94 MAIN STREET, ULAN NSW

SITE PLAN

01 02

AJ

KG

17239

Scale 1 : 400 @ A1

SITE PLAN01

Rev. Date. Amendment.

A 08.05.2023 ISSUED FOR DEVELOPMENT APPLICATION

0 8000 16000 400004000

N



40 60 3445 120 3435 60 3435 120 3585 60 40

d.01 d.01 d.01 d.01

d
.0

2

d
. 0

2

d
. 0

2

d
. 0

2

w 01w 01w 01w 01

w 02 w 02 w 02 w 02

a/c a/c a/c a/c

hws hws

18
00

837 837

line of pitched 
awning over

line of flat 
roof over

14400 o/all

100 14200 100

10
0

31
00

10
0

50
60

 o
/a

ll

rl: floor level0.00 m

rl: ceiling level2.41 m

rl: ground level-0.55 m

32
0

20
85

55
0

rl: u/s verandah2.09 m

29
55

5° pitch

select 'colorbond' 
steel barge capping

select 'colorbond' 
steel cladding

square steel columns 
with select finish

rl: floor level0.00 m

rl: ceiling level2.41 m

rl: ground level-0.55 m

32
0

20
85

55
0

rl: u/s verandah2.09 m

29
55

select 'colorbond' 
steel roof sheeting

select 'colorbond' 
steel barge capping

select 'colorbond' 
steel cladding

square steel columns 
with select finish

rl: floor level0.00 m

rl: ceiling level2.41 m

rl: ground level-0.55 m

32
0

20
85

55
0

rl: u/s verandah2.09 m

5° pitch

29
55

square steel columns 
with select finish

select 'colorbond' 
steel barge capping

select 'colorbond' 
steel cladding

rl: floor level0.00 m

rl: ceiling level2.41 m

rl: ground level-0.55 m

55
0

20
85

32
0

rl: u/s verandah2.09 m

29
55

select 'colorbond' 
steel barge capping

select 'colorbond' 
steel cladding

0 1000 2000 4000500

Design

Revision

THIS DRAWING IS TO BE READ IN CONJUNCTION
WITH GENERAL BUILDING DRAWINGS,

SPECIFICATIONS & OTHER CONSULTANTS
DRAWINGS APPLICABLE TO THIS PROJECT. ALL
DIMENSIONS IN MILLIMETRES. DO NOT SCALE.
DIMENSIONS TO BE CHECKED ON SITE BEFORE

COMMENCEMENT OF WORK. REPORT
DISCREPANCIES TO BARNSON PTY LTD.

NO PART OF THIS DRAWING MAY BE REPRODUCED
IN ANY WAY WITHOUT THE WRITTEN PERMISSION

OF BARNSON PTY LTD.

Client:

Project:

Drawing Title:
Drawing Number

BARNSON PTY LTD
Unit 1/36 Darling Street
Dubbo NSW 2830

Contact Us
t
e

1300 BARNSON (1300 227 676)
generalenquiry@barnson.com.au

w www.barnson.com.au

Sheet           of

Drawn Check

Bathurst | Dubbo | Mudgee | Sydney | Tamworth A

ULAN RESERVE KITCHEN &
ACCOMMODATION UNITS

ON EDGE PTY LTD

17239- A301
ACCOMMODATION PLAN

02 02

HS

ISSUED FOR DA

1 : 50  (A1)
accommodation floor plan06

elevation:
1 : 50  (A1)

right facade08

elevation:
1 : 50  (A1)

front facade07

elevation:
1 : 50  (A1)

left facade10

elevation:
1 : 50  (A1)

rear facade09

construction & finishes schedule

base member I-300x75x5.2mm bottom frame;
floor joist Joist C-100x50x15x2.5mm THK @407mm center;
middle member I 300x75x5mm
steel surface treatment Painting system 1: 250 micron of epoxy painting
base floor 22mm cellulose fibre cement board
corner post SHS hollow section 100x100x4mm
steel surface treatment Painting system 2:+ Primer layer with 40 micron of Epoxy-zinc + Undercoat layer with 80 micron of Epoxy +

Finished layer with 60 micron of polyurethane
external wall Corrugated Iron > Colourbond or equiv. Profile and colour range available
top frame beam Rectangular hollow section 100x100x3mm
roof system Skillion: Trimdeck with colour matched flashing and end capping. Excludes gutter. 50mm over-hang for

gutter install. 6mm Aircell -closed cell foil backed insulation below corry, above battens. Air gap av.120mm.
Welded steel 2.5mm inner roof. Air gap24mm, 6 mm air cell, 50mm glass wool batt, 6mm aircell: hunter
Douglas interlocking

internal framing 60mm cold rolled steel framing
wall panel system Aluminium Composite panel (range of colours available), .3mm steel faced, 3mm composite backed panel.

EJ – black sicaflex at joins onto
glazing Double glazing to all window assemblies
flooring in living area High performance 3mm printed vinyl tile
flooring wet area 5mm thickness of ceramic tile, slip resistance, colour: optional

Cementutious adhesive: MAPEI product with:
* Kerabond T in compliance with EN 12004 as C2 mixed with Isolastic

wall finishing in wet area Continuous Seal preparation to FC sheeting. Paint finish off white.
smoke detector Manufacturer: SFL-188

Type: AC-220V/DC-9V Battery Back up
lighting General Light Fittings: Panasonic, Philips, or equivalent

Country of Origin: Australia,
bathroom exhausted fans Type: Wall exhaust fan

Air Flow Rate: 80 CMH
Speed (RPM): 1450 RPM Maximum
Power (Voltage/Phases/Hz): 240 V / 1P / 50 Hz

cold water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Hot water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Waste water drainage
pipes

uPVC and PVC Pipe Manufacturer : Snow

hand basin Ceramic hand basin with PVC or MDF cabinet below
Hand basin taps 3 piece basin sets
Bth cabinet PVC or MDF cabinet with mirror front facing
Soap dish PVC or stainless steel soap dish
Toilet Ceramic toilet with "S" trap, 300mm roughing-in, dual flush 3/6 litre
Coat hook Stainless steel coat hook
Towel rail Stainless steel towel rail
Floor drain Stainless steel puddle flange floor drain
Shower Glass-look Acrylic, lined with ABS tray and tempered glass wall
Shower head Mixer and water saving shower head.
External door 820mmWx2040mmH metal door c/w door closer, rubber seals, handle and multi point Hafele master keyed

locks820mmWx2040mmH metal door c/w door closer, rubber seals, handle
and multi point Hafele master keyed locks

Internal door 720mmWx2040mmH HDF hung sliding door c/w seals and handle
Main window 890mmWx1050mmH double glazed sliding window with powder coated aluminium frame c/w stainless

flyscreen
Toilet window 500mmWx350mmH fixed tempered fixed glass window with aluminium frame.

Emergency lighting
Emergency lighting to be installed along the path of travel to the exits of the building 
in accordance with Part E4D2 of the BCA Vol. 1.

Illuminated exit signs must comply with AS2293.1-2005 or for a photoluminescent exit 
sign, Specification E4D8 of the BCA, Vol. 1 & be clearly visible at all times when the 
building is occupied by any person having the right of legal entry to the building.

Headline AS and BCA compliance documentation and certificates
- Region D wind rating to permanent bulding components. Temporary awnings, 
footings and siting requirements not inclusive.
- BCA energy efficiency requirements ‐ 6 star rated and certified.
- Plumbing Certified to AS 3500‐ Form 16 supplied for plumbing works.
- Watermark compliance and certificates supplied for all plumbing fixtures and fit‐off 
items.
- Electrical certified to AS 3000 ‐ Form 16 supplied for electrical works to DB per 
building.
- Energy Efficient Lighting complying with MP 4.1 of the QDC.
- Smoke Alarms to AS3786 ‐ Audible and visual alert system.
- BCA compliance: Certifier compliance documentation provided for buildings 
supplied notwithstanding siting and local statutory requirements.
- Class 1b ‐ camp accommodation
- Structural Certification supplied ‐ Form 16 supplied where applicable from RPEQ 
Engineer
- Building form 16 certification for:

- Wet area water proofing in accordance with AS3740
- Single piece moulded shower unit
- Isolastic sealing and treatment to floor and wall FC Sheeting in addition to 

surface treatments.
- Glazing installed in accordance with AS1288 and AS2047
- Glazing safety glass certificate ‐ double glazed units supplied within heavy duty 
powder‐coated level spring‐lock assembly. Form 16 supplied on
- Fire Hazard compliance to AS1530.3.1999 : flammability, heat release and smoke 
release of commercial building products.
- Roof and Wall Sheeting to AS 1562.3 ‐2006

Rev Date Amendment
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FIRE SAFETY EVACUATION PLAN 

The Fire Safety Evacuation Plan serves to provide assistance in the rapid removal of a large number 

of people in a safe and orderly manner in the event of immediate or threatened fire danger. 

1.1. PURPOSE 

The purpose of the Fire Safety Evacuation Plan is to ensure the safety of guests and staff in the event 

the property may come under threat of potential fire. 

1.2. OBJECTIVE 

The objective of the Fire Safety Evacuation Plan is to assist in meeting our obligation to ensure 

management and staff know what to do in the event of a bush fire emergency. 

1.3. FIRE DANGER RATING  

Management will advise verbally to all guests and staff when Fire Ratings reach 

• Very High 

Management will advise by written communication to all guests when Fire Ratings reach  

• Severe, Extreme or Catastrophic 

1.4. ALERT LEVELS 

During a bush fire, Alert Levels are used to provide an indication of the level of threat from a fire. 

Advice 

A fire has started.  There is no immediate danger.  Stay up-to-date in case the situation changes 

Watch and Act 

There is a heightened level of bush fire threat.  Conditions are changing and you need to start taking 

action now to protect guests and staff 

Emergency Warning 

An Emergency Warning is the highest level of Bush Fire Alert.  You may be in danger and need to 

take action immediately.  Any delay now may put lives at risk. 

Some fires start and spread so quickly there may not be any time for a warning.  If you get a Bush Fire 

Alert, you must take it seriously. 
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1.5. EVACUATION 

The key to a successful evacuation is to remain calm and not panic. 

A member of management will be identified as the Chief Warden.  If reception is unattended 

then staff on duty in the kitchen will act as the Chief Warden. 

Senior management may give direction as to who the Chief Warden is at any particular time. 

1.6. ALERT 

Alert the Chief Warden on visual site of any bush fire activity close to the property. 

The Chief Warden is to notify emergency services by calling 000. 

1.7. ASSEMBLY 

Advise guests and staff of the assembly location.   

The Emergency Assembly location is at the front of the car park near the water tank.  Guests 

and staff are to assemble on the road side of the property fence. 

1.8. HEAD COUNT 

The Chief Warden will complete a head count of all guests, staff and contractors / visitors to 

the site. 

1.9. CHECK 

The Chief Warden will check all rooms.  It is important that all areas of the property are 

searched including public toilets, laundry, gym, recreation room and dining / crib rooms. 

1.10. REPORT 

All staff should report to the Chief Warden any known guests or staff that are unaccounted 

for or not located.  This information should be provided to emergency service personnel 

immediately. 
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1.11. EVACUATE 

On direction of the Chief Warden of emergency service personal, evacuate from the 

Emergency Assembly point as directed. 

If safe to do so, guests and staff may be relocated to Ulan Public School Library.   

1.12. RECORDS 

The following is a list of items that should be taken by the Chief Warden or a member of staff 

as directed.  Each item is prioritized and should only be removed if safe to do so. 

 

Item Location Priority 

Guest Registration Forms; 
including details of all guest on 
site 

- kitchen dry store, 
adjacent to the 
coolroom door 

- administration 
office 

HIGH 

First Aid Kit - First Aid room HIGH 

Master Keys 
- key lock box in 

Crib room 
HIGH 

Guest room keys 
- administration 

office 
MEDIUM 

Ancillary keys, including gym, 
recreation room, first aid room, 
laundry etc 

- administration 
office 

MEDIUM 

Office computer 
- administration 

office 
LOW 
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1.13. CONTACTS 

The following contact numbers are provided as a reference 

- Ambulance, Fire, Police   000 

- Mudgee Fire Station    02 6372 6772 

- NSW Rural Fire Service    02 6372 4434 

– Cudgegong District 

 

- Deb O’Brien, General Manager  0438 560 567 

- Elissa Hopkins, Site Manager   0468 863 312 

- Paul Mallett, Site Supervisor   0410 719 316 
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