














Powerhouse  Projects. 
“Kinnears Rope Factory” Building 

Suite 18 – 138 Ballarat Rd  

Footscray, Victoria.     3011. 

Tel:      03   9024 5647 
mob:    0408 530 430 

email     office@powerhouseprojects.com.au 

 

Application for Medical Centre:          276 – 278 Princes Way,  Drouin. 

 

Current Zoning – Industrial  

The site has been used as a garden supplies centre for a number of years . 

It has recently been purchased  by our client for development as a Medical Centre. Our client has a number of 
medical centres in  Victoria and is an experienced operator . 

 Permitted Use – Office with application for a permit 

 

Proposed Use – Medical  Centre  -  is a permitted use as defined   under  the Office category. 

The building is oriented N-E / S-W axis to face the main road with a side driveway to allow two way access for 
carparking and access to the rear roadway – Robertsons Court- although this is shown on title as a separate title.  

 The building offers disabled access to all levels and plenty of natural light. The foyer features a double height entry 
space to provide visual connection to services on the first floor. 

It is envisaged that the centre will provide a range of services for the town -  Doctors,  Dentists, Physiotherapists,  
Chiropractors and Phycologists.  

Patrons are also provided with a generous child minding centre with external access from Princes way and the 
carpark area. 

The car park also provides footpaths for circulation 

The centre will also provide a dispensary on site for medical prescriptions and a café to service waiting patrons. 

There are 18 practitioners and I pharmacist in the centre. 

 

Carparking 

General ratio under the planning scheme - 5 car space for the first practitioner  & 3 per practitioner thereafter. 

The total cars provided on site is 60 including the loading bay and 2 disabled spaces. 

No allocation for carparking is made for the café as it is an ancillary use to patrons. 



Powerhouse  Projects. 
“Kinnears Rope Factory” Building 

Suite 18 – 138 Ballarat Rd  

Footscray, Victoria.     3011. 

Tel:      03   9024 5647 
mob:    0408 530 430 

email     office@powerhouseprojects.com.au 

 

Bicycle parking 

Bicycle parking is provided at each entry –  

Princes Way Entry  - 4 spaces      and  Carpark Entry -2 spaces 

 

Landscaping 

The carpark area includes planting areas for good sized trees and we request that the permit is issued with a 
condition  such as  – “ before the development commences a landscaping plan will be submitted for approval”. 

 

Documents provided  

Plans of the development. 

Copy of Title 

Survey plan 

Property report 

Planning application form 
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10 April 2019 

EOT0012/19 and END0084/18 
12148   

 

 
Powerhouse Projects 
27 Hughes Street 
YARRAVILLE  VIC  3013 

 
 
 
 

Dear Iain 
 

 
Permit: PLA0143/16 

END0084/18 

EOT0012/19 

Proposal: Extension Of Time and Endorsement of Plans 

Location: V 9765 F 224 Lot 3 LP 207479E Drouin West Parish 

 276-278 Princes Way DROUIN  VIC  3818 

 
I refer to your recent request for the endorsement of plans under Condition 1 (END0084/18) and an 
Extension of Time (EOT0012/19) to the above Planning Permit and advise that Council has refused 
the request.  
 
Your request was assessed under Section 69 of the Planning and Environment Act 1987. Since the 
permit was issued, the introduction of the Bushfire Management Overlay (BMO) to the subject site 
has occurred. This is considered to be a material and significant change in planning policy. Therefore 
the application to extend the permit cannot be supported as the bushfire risk associated with the 
development has not been assessed under the BMO and relevant Planning Policy Framework.  
 
As a result of the above, the plans submitted for endorsement under Condition 1 of the permit cannot 
be endorsed. 
 
Should you have any further enquires regarding the above matter, please do not hesitate to contact 
me on 5624 2411 or planning@bawbawshire.vic.gov.au. 

Kind regards, 
 
 
Keira Lee 

Coordinator Statutory Planning  

mailto:planning@bawbawshire.vic.gov.au
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Drouin Medical Centre

276 - 278 Princes Way, Drouin

TP Drawing List

Site Plan TP 101

Ground Floor - Stage 1 TP 102.1

First Floor - Stage 1 TP 103.1

Landscape TP 104

Elevations TP 201
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Materials and Finishes

Tag Description Comments Fire Indices

AL01 Alucobond A2 Natural Anodised Frame Group 1 Material

CC01 160mm Precast Concrete Paint Dulux Mud Pack P14B4 Deemed to comply

CC02 120mm Precast Concrete Paint Dulux Mud Pack P14B4 Deemed to comply

CL01 600 x 1200 Suspended Ceiling
Grid

Rondo, Duo Exposed Grid Ceiling System, 600mm
x 1200mm Gyprock Supatone Ceiling Tiles

Group 1 Material

FT01 Ceramic Floor Tile 300 x 300 Deemed to comply

FT02 Ceramic Floor Tile 600 x 1200 Deemed to comply

GL01 Capral 419 Flushline Single
Glazed

Clear Glass, Aluminum Frame

GL02 Capral 625 Narrowline Double
Glazed

Green Tint Natural Anodised Frame, Aluminum
Frame

LM01 Laminate

PT01 Painted Surface Paint Dulux Vivid White

WT01 Ceramic Wall Tile 300 x 300 Deemed to comply

No: Date Description



 

 

 
 
 
 
 
 
 
 

 
 

Proposed development of a medical centre, pharmacy 

and cafe at 276-278 Princes Way, Drouin VIC 3818 

Version 1, 16 September 2019 
  

Bushfire Management Statement 
 

Incorporating:  

 a Bushfire Hazard Landscape Assessment 

 a Bushfire Hazard Site Assessment 

 a response to Clauses 44.06 and 53.02 of 

the Planning Scheme 

 a Bushfire Management Plan 
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Foresite Planning & Bushfire Consultants Pty Ltd  
ABN 78 601 140 336 
P.O. Box 455 Rosebud Vic 3939 
Suite 1, 843 Point Nepean Road Rosebud 

 

Document type Bushfire Management Statement – incorporating a Bushfire Hazard 
Landscape Assessment, Bushfire Hazard Site Assessment, a response to the 
requirements of Clauses 44.06 and 53.02 of the Planning Scheme and a 
Bushfire Management Plan (BMP)  

Bushfire hazard map Designated Bushfire Prone 
Area 

Yes Bushfire Management 
Overlay 

Yes 

Address  276-278 Princes Way, Drouin VIC 3818 – Lot 3, LP.207479 

Proposal Development of a medical centre, pharmacy and cafe 

Building classification Class 5 

Client Elevation Corporation and Others 

Responsible authority Baw Baw Shire Council 

Planning Scheme Baw Baw 

Zoning & Overlays Industrial 1 Zone, Bushfire Management Overlay (part), Development 
Contributions Overlay Schedule 1 

Report author Anthony Matthews       
Director – Foresite Planning & 

Bushfire Consultants 

0407 880 899 
anthony@foresite.net.au 

www.foresite.net.au 

  

 
Document control 

Version Date Comments Approved by 

1 16/9/2019 Original version Anthony M 

    

    

 
© Copyright Foresite Planning & Bushfire Consultants  

 
This document remains the intellectual property of Foresite Planning and Bushfire Consultants Pty Ltd ('FPBC') 

and is designed to be used exclusively by the client.  Except in accordance with the stated purposes or otherwise 

as required by law, this report must not be used or copied in whole or part except with the prior written 

agreement of FPBC. 

 

 

 

mailto:anthony@foresite.net.au
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Disclaimer 

 

FPBC has prepared this document in accordance with the usual care and thoroughness of the consulting 

profession for the use of the Client. The Client acknowledges that this document has been prepared solely for the 

purposes noted in this document and that to the extent permitted by law, FPBC disclaims any responsibility from 

reliance on this document in regard to its use for any other purpose. 

 

Except in accordance with the stated purposes, no extract, quote or copy of the document, in whole or in part, 

should be reproduced without the prior written consent of FPBC as to the form and context in which it may 

appear. 

 

This document is based on generally accepted practices and standards at the time it was prepared. No other 

warranty, expressed or implied, is made as to the professional advice included in this document.   

 

This document includes information compiled from a number of sources using a variety of methods. Except 

where expressly stated, FPBC does not attempt to verify the accuracy, validity or comprehensiveness of any 

information supplied FPBC by others.  Accordingly, except where expressly stated, FPBC, its directors, employees 

and contractors make no representations about the accuracy, validity or comprehensiveness of any information 

contained in this document.   

 

This document is based on information reviewed at the time of preparation.  To the extent permitted by law, 

FPBC disclaims responsibility for any changes that may have occurred after this time. 

 

This document should be read in full. This document does not purport to give legal advice. Legal advice can only 

be given by qualified legal practitioners. 

 

Except as required by law, no third party may use or rely on this document unless otherwise agreed by FPBC in 

writing. Where such agreement is provided, FPBC will provide a letter of reliance to the agreed third party in the 

form required by FPBC. 

 

To the extent permitted by law, FPBC expressly disclaims and excludes liability for any loss, damage, cost or 

expenses suffered by any third party relating to or resulting from the use of, or reliance on, any information 

contained in this document. FPBC does not admit that any action, liability or claim may exist or be available to 

any third party. 

 

It is the responsibility of third parties to independently make inquiries or seek advice in relation to their 

particular requirements and proposed use of the site. 

 

Reference herein to any specific commercial product, process or service by trade name, trademark, 

manufacturer, or otherwise, does not necessarily constitute or imply its endorsement, recommendation, or 

favouring by FPBC. 

 

Further limitations on the use of this report and other important information, advice and recommendations for 

the owner/occupier including their obligations under this report is set out in Sections 9 & 10 of this report.  
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Executive summary 

Subject site / proposal 

Address 276-278 Princes Way, Drouin VIC 3818 – Lot 3, LP.207479 

Lot size (approx.) 4,053 square metres 

Proposal Development of a medical centre, pharmacy and cafe 

Planning regulations 

Zoning  Industrial 1 Zone 

Bushfire provisions Clauses 44.06 and 53.02 – incorporating Amendment VC156 
(11/04/2019) 

Application pathway Clause 53.02-4 – Pathway 2 (BMO Technical Guide)  

Alternative measures AltM 3.3 and an unspecified alternative measure for the provision of 
static water 

Bushfire hazard and water supplies 

Primary hazard Forest, downslope 0-5 degrees 

Water supplies Reticulated water is available in the area and one fire hydrant is located 
within 120 metres of the rear of the proposed building 

Bushfire protection measures (proposed) 

Siting & defendable 
space envelope 

Achieves minimum separation and defendable space for BAL-12.5 in 
accordance with Table 2 to Clause 53.02-5 

Vegetation 
management 

In accordance with Table 6 to Clause 53.02-5 – except the requirement to 
provide a separation of 5 metres between the canopy of trees has been 
reduced to two metres 

Construction Construction of the building to comply with the requirements for BAL-
12.5 in accordance with Table 2 to Clause 53.02-5 and Sections 3 and 5 of 
AS.3959-2018 – Construction of buildings in bushfire-prone areas 

Water supply 5,000 litres of static water reserved for firefighting and property 
protection purposes for the use of the occupant of the building with no 
provision for fire authority fittings 

Access No provision – but the design of the car park and access lanes facilitates 
access by firefighting and other emergency service vehicles 

Conclusion 

 It has been demonstrated that the proposal complies with the Approved measures of Clause 
53.02-4.1 (Landscape, siting and design objectives) and Clause 53.02-4-2 (Defendable space and 
construction objective) – in combination with Alternative measure AltM 3.3. 

 It has been demonstrated that the use of Alternative measure AltM 3.3 meets the objective of 
Clause 53.02-4.2 (Defendable space and construction). 

 It has been demonstrated that the use of an unspecified alternative measure for the provision of 
static water meets the objective of Clause 53.02-4.3 (Water supply and access objectives). 
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Terminology 

AS.3959-2018/ 
AS.3959 

Australian Standard AS 3959:2018 Construction of buildings in bushfire-prone 
areas 

BMO Bushfire Management Overlay – Clause 44.06 of the Planning Scheme 

BMO Technical 
Guide 

Technical Guide Planning Permit Applications Bushfire Management Overlay, 
September 2017 (Department of Environment, Land, Water and Planning) 

Bushfire An unplanned fire burning in vegetation; also referred to as wildfire.1 

Bushfire attack Attack by wind, burning embers, radiant heat or flame generated by a bushfire.2 

Bushfire-prone 
area (BPA) 

An area that is subject to, or likely to be subject to, bushfire attack3 and as 
designated pursuant to Section 192A of the Building Act 1993. 

Bushfire Attack 
Level (BAL) 

A means of measuring the severity of a building’s potential exposure to ember 
attack, radiant heat and direct flame contact, using increments of radiant heat 
expressed in kilowatts per metre squared, and the basis for establishing the 
requirements for construction to improve protection of building elements from 
attack by bushfire.4 

CFA  Country Fire Authority (Relevant Fire Authority) 

Classified 
vegetation 

Vegetation that has been classified in accordance with Clause 2.2.35 [of AS.3959-
2018] and Tables 1, 2 or 3 of Clause 53.02-5 of the Planning Scheme. 

Defendable 
space 

An area of land around a building where vegetation is modified and managed to 
reduce the effects of flame contact and radiant heat associated with bushfire.6 

Effective slope The slope under that classified vegetation which most influences the bushfire 
attack.7 

Ember attack Attack by smouldering or flaming windborne debris that is capable of entering or 
accumulating around a building, and that may ignite the building or other 
combustible materials and debris.8 

Low threat 
vegetation 

Vegetation that is excluded from the bushfire assessment in accordance with 
Clause 2.2.3.2 of AS.3959-2018 

Modified 
vegetation 

A vegetation type listed in Tables 1 and 2 to Clause 53.02-5 that is different from 
the other vegetation types in AS.3959-2018 and Tables 1 & 2 to Clause 53.02-5 
because it has been altered from its natural state.9 

Site That part of the allotment of land on which a building stands or is to be erected.10 

                                                           
1 Standards Australia, 14 November 2018 – Clause 1.5.1 
2 Standards Australia, 14 November 2018 – Clause 1.5.2 
3 Standards Australia, 14 November 2018 – Clause 1.5.3 
4 Standards Australia, 14 November 2018 – Clause 1.5.4 
5 Standards Australia, 14 November 2018 – Clause 1.5.7 
6 Clause 73.01 of the Planning Scheme  
7 Standards Australia, 14 November 2018 – Clause 1.5.11 
8 Standards Australia, 14 November 2018 – Clause 1.5.12 
9 Derived from DELWP, September 2017 
10 Standards Australia, 14 November 2018 – Clause 1.5.30 
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1     Purpose and scope of this report 
 
This report is a Bushfire Management Statement that has been prepared to concurrent applications to 
amend and extend the expiry date of a planning permit and endorse Condition 1 plans related to the 
use and development of a medical centre, pharmacy and cafe at 276-278 Princes Way, Drouin.  The 
report incorporates four elements, with the first three prepared in response to the Application 
requirements of Clause 44.06-3: 
 

 A Bushfire Hazard Landscape Assessment which describes the bushfire hazard more than 150 
metres from the site (Map 1). 

 A Bushfire Hazard Site Assessment which describes the bushfire hazard within 150 metres of the 
site (Map 2). 

 A Bushfire Management Statement which describes how the proposed development responds to 
the requirements in Clause 44.06 and 53.02 of the Planning Scheme. 

 A Bushfire Management Plan (BMP) which describes the bushfire protection measures that will be 
incorporated into the completed development and which the owner/occupier is obliged to 
maintain on a continuing basis (Map 3).   

 
The report addresses the requirements of Clause 53.02-4 – Bushfire protection objectives. 
 

2     Introduction  
 
2.1 Bushfire hazard identification, National Construction Code and AS.3959-2018  
 
As depicted in Figure 1 below the Planning Scheme identifies that part of the subject land is mapped in 
the Bushfire Management Overlay (BMO)11.  The BMO is a planning provision used to guide the 
development of land in areas of high bushfire hazard where there is the potential for extreme bushfire 
behaviour, such as crown fire and extreme ember attack and radiant heat12.   
 
The subject land is also located in a designated Bushfire Prone Area (BPA)13 pursuant to Section 192A 
of the Building Act 1993 (Act).  Pursuant to Regulation 156 of the Building Regulations 2018 
(Regulations) where a planning permit is issued and a site assessment for the purpose of determining 
the bushfire attack level for the site has been considered as part of the application for planning permit, 
the relevant building surveyor must accept the site assessment for the purpose of determining the BAL 
of the site and the construction requirements that are applicable to the building.   
 
Australian Standard AS 3959:2018 – Construction of buildings in bushfire-prone areas (AS.3959-2018)14 
is used in both the planning system (through the BMO) and the building system (through the BPA and 
the National Construction Code15) to determine the level of bushfire attack on buildings in bushfire 
prone areas and to determine the appropriate construction response to mitigate these effects.  
 
 
 

                                                           
11 DELWP, 16 September 2019 
12 DELWP, September 2017 
13 DELWP, 16 September 2019 
14 Standards Australia, 14 November 2018 
15 ABCB, May 2019 
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Figure 1:  Extent of subject land mapped in the Bushfire Management Overlay  

 
Base map for above figure sourced from Vic Plan – https://mapshare.vic.gov.au/vicplan/ 

 

2.2 The subject land and planning permit history 
 

Address  276-278 Princes Way, Drouin VIC 3818 – Lot 3, LP.207479 

Land use context The subject land is located in an established industrial area approximately 2 
kilometres north-east of the town centre 

Lot size (approx.) 4,053 square metres 

Existing conditions Large shed located in the eastern half of the land  

 
Planning Permit No. PLA0143/16 was issued by the Baw Baw Shire Council On 23 February 2017 which 
authorised ‘Use and Develop Land with Medical Centre, Pharmacy and Café’. 
 
We are aware that the permit holder has made concurrent applications to have plans endorsed under 
Condition 1 of the Permit and to extend the expiry date of the planning permit and that the 
Responsible Authority has advised that these applications cannot be supported due to the land now 
being subject to the provisions of the Bushfire Management Overlay (BMO).  It is further understood 
that the permit holder now intends to make a concurrent application to amend the planning permit so 
that the planning permit incorporates the requirements of the BMO. 

https://mapshare.vic.gov.au/vicplan/
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Figure 1:  Locality plan (approximate location of subject land identified with a red star) 

 
Base map for above figure sourced from Google Maps, https://www.google.com/maps 

 

2.3 The proposal  
 
The following summary of the proposal is to be read in conjunction with the plans referenced below 
and the Bushfire Management Plan (BMP) presented as Map 3 at the end of Section 6) which was 
prepared by the author of this report. 
 

Buildings/works   Use and development of a medical centre, pharmacy and cafe  

Plans supplied for 
assessment 

Powerhouse Projects, Project No. 15-32, Sheet Number TP101, TP102.1, 
TP103.1, TP104 & TP201, Revision 1 – 28/11/2017 

Siting & defendable 
space envelope 

Achieves minimum separation and defendable space for BAL-12.5 in 
accordance with Table 2 to Clause 53.02-5 

Vegetation 
management 

In accordance with Table 6 to Clause 53.02-5 – except the requirement to 
provide a separation of 5 metres between the canopy of trees has been 
reduced to two metres 

Construction Construction of the building to comply with the requirements for BAL-12.5 in 
accordance with Table 2 to Clause 53.02-5 and Sections 3 and 5 of AS.3959-
2018 – Construction of buildings in bushfire-prone areas 

Water supply 5,000 litres of static water reserved for firefighting and property protection 
purposes for the use of the occupant of the building with no provision for 
fire authority fittings in accordance with the requirements of Table 4 to 
Clause 53.02-5 

https://www.google.com/maps


 

 
www.foresite.net.au 
info@foresite.net.au 

1300 301 088 

 

Bushfire Management Statement – 276-278 Princes Way, Drouin (Version 1, 16/9/2019) 

Page 10 of 33 

Access No provision – but the design of the car park and access lanes facilitates 
access by firefighting and other emergency service vehicles 

 

3     Bushfire planning policy and provisions 
 
This section of the report provides an overview of the nature and operation of the key bushfire 
planning policies and provisions of the Planning Scheme and starts with an identification of the 
relevant permit triggers and exemptions under the BMO provisions. 
 

3.1 BMO permit triggers/exemptions 
 
The planning permit triggers and exemptions for the BMO are set out in Clause 44.06-2 of the Planning 
Scheme.  Under this provision a planning permit is triggered to construct a building or to construct or 
carry out works associated with specified land uses.  The proposed medical centre falls within the use 
group of ‘Office’ and the proposed pharmacy and café falls within the use group of ‘Retail premises – 
with each of these uses listed in Clause 44.06-2. 
 
In this case the proposed building is actually located outside the part of the subject land that is 
mapped in the BMO but it is understood that Council have determined that a planning permit is 
triggered due to the associated car parking works being located in the BMO. 
 

3.2 Planning Policy Framework 
 
3.2.1 Clause 71.02-3 – Integrated decision making  
 
Clause 71.02-3 includes the following statement: 
 

Planning authorities and responsible authorities should endeavour to integrate the range of 
policies relevant to the issues to be determined and balance conflicting objectives in favour of 
net community benefit and sustainable development for the benefit of present and future 
generations. However in bushfire affected areas, planning authorities and responsible 
authorities must prioritise the protection of human life over all other policy considerations. 

 
3.2.2 Clause 13.02-1S – Bushfire planning 
 
Clause 13.02-1S of the Planning Policy Framework applies to all planning and decision making relating 
to land which is within a designated bushfire prone area, subject to a BMO or that is proposed to be 
used or developed in a way that may create a bushfire hazard.  The objective of this policy is: 
 

To strengthen the resilience of settlements and communities to bushfire through risk-based 
planning that prioritises the protection of human life. 

 
The strategies of this policy that are particularly relevant to an application of this type and scale 
include: 
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Protection of human life 

Give priority to the protection of human life by (inter alia): 

 Prioritising the protection of human life over all other policy considerations.  

Bushfire hazard identification and assessment 

Identify bushfire hazard and undertake appropriate risk assessment by (inter alia): 

 Ensuring that strategic planning documents, planning scheme amendments, planning 
permit applications and development plan approvals properly assess bushfire risk and 
include appropriate bushfire protection measures. 

 Not approving development where a landowner or proponent has not satisfactorily 
demonstrated that the relevant policies have been addressed, performance measures 
satisfied or bushfire protection measures can be adequately implemented. 

Settlement planning 

Plan to strengthen the resilience of settlements and communities and prioritise protection of 
human life by (inter alia): 

 Directing population growth and development to low risk locations, being those locations 
assessed as having a radiant heat flux of less than 12.5 kilowatts/square metre under AS 
3959-2009 Construction of Buildings in Bushfire-prone Areas (Standards Australia, 2009). 

 Ensuring the availability of, and safe access to, areas assessed as a BAL-LOW rating under 
AS 3959-2009 Construction of Buildings in Bushfire-prone Areas (Standards Australia, 
2009) where human life can be better protected from the effects of bushfire.  

 Ensuring the bushfire risk to existing and future residents, property and community 
infrastructure will not increase as a result of future land use and development.  

 Achieving no net increase in risk to existing and future residents, property and community 
infrastructure, through the implementation of bushfire protection measures and where 
possible reducing bushfire risk overall.  

 Not approving any strategic planning document, local planning policy, or planning scheme 
amendment that will result in the introduction or intensification of development in an 
area that has, or will on completion have, more than a BAL-12.5 rating under AS 3959-
2009 Construction of Buildings in Bushfire-prone Areas (Standards Australia, 2009). 
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3.3 Clause 44.06 – Bushfire Management Overlay (BMO) 
 
3.3.1 Purpose of the BMO 

 

To implement the State Planning Policy Framework and the Local Planning Policy Framework, 
including the Municipal Strategic Statement and local planning policies. 

To ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire. 

To identify areas where the bushfire hazard warrants bushfire protection measures to be 
implemented. 

To ensure development is only permitted where the risk to life and property from bushfire can 
be reduced to an acceptable level. 

 
3.3.2 Relationship of the BMO and Clause 53.02 to the State Planning Policy Framework 
 
The BMO is intended to give effect to State Planning Policy Clause 13.02-1S – Bushfire planning.  The 
purpose of the BMO is achieved through demonstrating compliance with Clause 53.02 – Bushfire 
planning (Clause 53.02).   
 
3.3.3 Application requirements 
 
Clause 44.06-3 specifies that unless a schedule to the overlay specifies different requirements, an 
application must be accompanied by:  
 

 A Bushfire Hazard Site Assessment including a plan that describes the bushfire hazard 
within 150 metres of the proposed development.  The description of the hazard must be 
prepared in accordance with Section 2.2.3 to 2.2.5 of AS3959:2009 Construction of 
buildings in bushfire prone areas (Standards Australia) excluding paragraph (a) of 2.2.23.2.  
Photographs or other techniques may be used to assist in describing the bushfire hazard. 

 A Bushfire Hazard Landscape Assessment including a plan that describes the bushfire 
hazard of the general locality more than 150 metres from the site.  Photography or other 
techniques may be used to assist in describing the bushfire hazard.  This requirement does 
not apply to a dwelling that includes all of the approved measures specified in Clause 
53.02-3.  

 A Bushfire Management Statement describing how the proposed development responds 
to the requirements of in this clause and Clause 53.02.  If the application proposed an 
alternative measure, the Bushfire Management Statement must explain how the 
alternative measure meets the relevant objective. 

If in the opinion of the responsible authority any part of these requirements is not relevant to 
the assessment of an application, the responsible authority may waive, vary or reduce the 
requirement. 

 
This report addresses the above requirements. 
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3.4 Clause 53.02 – Bushfire Planning 
 
3.4.1 Purpose of Clause 53.02 
 

To implement the State Planning Policy Framework and the Local Planning Policy Framework, 
including the Municipal Strategic Statement and local planning policies. 

To ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire. 

To ensure that the location, design and construction of development appropriately responds 
to the bushfire hazard. 

To ensure development is only permitted where the risk to life, property and community 
infrastructure from bushfire can be reduced to an acceptable level. 

To specify location, design and construction measures for a single dwelling that reduces the 
bushfire risk to life and property to an acceptable level 

 
3.4.2 Application of Clause 53.02 
 
In accordance with the Application of Clause 53.02 the requirements of Clause 53.02-3 apply to this 
proposal. 
  
3.4.3 Operation of Clause 53.02 
 
In accordance with the Operation of Clause 53.02 the provisions contain: 
 

 Objectives.  An objective describes the outcome that must be achieved in a completed 
development. 

 Approved measures (AM).  An approved measure meets the objective. 

 Alternative measures (AltM).  An alternative measure may be considered where the 
responsible authority is satisfied that the objective can be met.  The Responsible Authority 
may consider other unspecified alternative measures. 

 Decision guidelines.  The decision guidelines set out the matters that the responsible 
authority must consider before deciding on an application, including whether any 
proposed alternative measure is appropriate. 

A schedule to Clause 44.06 may specify a different approved measure, additional alternative 
measure or additional decision guidelines.   

If a schedule to Clause 44.06 specifies an approved measure different from an approved 
measure set out in this clause, the requirement in the schedule applies. 
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4     Bushfire Hazard Landscape Assessment 
 
This section is to be read in conjunction with Map 1 which is provided at the end of this section. 

 
An assessment of the landscape bushfire hazard is a critical step in assessing whether the bushfire risk 
can be reduced to an acceptable level and in demonstrating compliance with the objectives of Clause 
53.02.  It also informs decisions about the nature and adequacy of the bushfire protection measures 
for a given development. 
 
Fire intensity varies significantly depending on a range of factors including the characteristics of the 
wider landscape.  Critical factors affecting fire intensity include: 
 

 Weather conditions – particularly wind speed, temperature, relative humidity and atmospheric 
stability16.  

 The extent, type, arrangement and continuity of vegetation. 

 The length of time a fire has to grow and develop. 

 Topographical features. 
 
The influence of the landscape features on the bushfire risk at a specific site can also vary considerably 
and depends on a range of factors including: 
 

 The proximity and relationship of the site to areas which may be capable of extreme fire 
behaviour. 

 Changes in vegetation and slope characteristics within 150 metres of the site which may mitigate 
the bushfire intensity at the site level. 

 The proximity of the site to urban areas or other areas where land is managed in a minimal fuel 
condition which may mitigate the bushfire intensity at the site level and potentially provide shelter 
from the effects of bushfire. 

 
Table A below, in conjunction with Map 1 and Map 2, describes the features of the landscape bushfire 
hazard that are relevant to the subject land: 
 

 Location and land use patterns 

 Proximity to urban or township area 

 Significant landscape features, vegetation and topography 

 Recent bushfire and planned burn history 

 Availability of infrastructure to support a response to a bushfire event 
 
With reference to the BMO technical guide17 it is submitted that this site is not located in a complex 
location that requires a response to the ‘further information for more complex locations’.  
 
Section 6.2 of the report draws conclusions from the bushfire hazard landscape assessment and 
describes whether the risk associated with this hazard can be reduced to an acceptable level.  

                                                           
16 These conditions are already taken into account in the AS.3959-2018 bushfire models that have been used to 
develop the defendable space and construction tables of Clause 53.02-5 and are usually taken as a given except 
in extreme bushfire hazard landscapes. 
17 p.11 & p.12 
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Map 1:  Bushfire Hazard Landscape Assessment Map 



 

 
www.foresite.net.au 
info@foresite.net.au 

1300 301 088 

 

Bushfire Management Statement – 276-278 Princes Way, Drouin (Version 1, 16/9/2019) 

Page 16 of 33 

5     Bushfire Hazard Site Assessment  
 

5.1 Introduction 

This part of the report is to be read in conjunction with Map 2 which is provided at the end of this 
section.  This assessment is based on a desktop assessment that has utilised the following tools and 
methods: 
 

 Review of the Bushfire Management Overlay and Bushfire Prone Area mapping. 

 Analysis of Near Map aerial photography with an image date of 23 December 2018. 

 Analysis of Google Earth Pro aerial photography (of varying dates) and using the street view 
function. 

 Topographical analysis using Vic Plan18 and Google Earth Pro. 
 
As noted in the Technical Guide Planning Permit Applications Bushfire Management Overlay (BMO 
Technical Guide)19 the Bushfire Hazard Site Assessment provides factual information about the 
bushfire hazard, it informs the defendable space and construction requirements and is informed by 
the methodology contained in Australian Standard AS 3959:2018 – Construction of buildings in 
bushfire-prone areas (AS.3959-2018).   
 
In accordance with the Application requirements of Clause 44.06-3 and the provisions of Clause 53.02: 
 

 The bushfire hazard has been assessed for a distance of 150 metres from the site. 

 The description of the hazard has been prepared in accordance with Sections 2.2.3 to 2.2.5 of 
AS.3959-200920, excluding paragraph (a) of Section 2.2.3.2. 

 The vegetation classification, defendable space and construction have been determined with 
reference to Table 2 to Clause 53.02-5 (Table 2). 

 

5.2 Vegetation classification (Clause 2.2.3 of AS.3959-2018) 
 
In accordance with Section 2.2.3.1 of AS.3959-2018, the vegetation has been classified in accordance 

with Table 2.3 and Figures 2.3 and 2.4(A) to 2.4(G) of AS.3959-2018.  Where there is more than one 

vegetation type, each type has been classified separately with the worst-case scenario applied – which 

is not necessarily the predominant vegetation.  CFA’s publication Vegetation Classes – Victorian 

Bushfire Management Overlay21 and the BMO Technical Guide have also been used to inform the 

classification of the vegetation surrounding the site. 

 
5.2.1 Forest (Group A) 

 
Vegetation located to the north-east of the site has been conservatively classified in Group A – Forest 

and is most closely aligned to the description for Open Forest 03 which has the following 

characteristics: 

                                                           
18 https://mapshare.maps.vic.gov.au/vicplan/  
19 DELWP, September 2017, p.20 
20 The provision hasn’t yet been updated to reference the 2018 version of the standard 
21 CFA, February 2014 

https://mapshare.maps.vic.gov.au/vicplan/
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Trees 30 m high; 30–70% foliage cover (may include understorey of sclerophyllous low trees or 
shrubs).  Typically dominated by eucalypts, melaleuca or callistemon (may include riverine and 
wetland environments) and callitris. Includes eucalypt plantations.22 

 
5.2.2 Low threat vegetation 
 
It has been assessed that all unshaded areas within the 150 metre assessment area on Map 1 are 
excludable as low threat vegetation that satisfies one or more of the following exclusions under Clause 
2.2.3.2 of AS.3959-201823: 
 

(b) Single areas of vegetation less than 1 ha in area and not within 100 m24 of other areas 
of vegetation being classified vegetation. 

(c) Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, 
or each other or of other areas of vegetation being classified. 

(d) Strips of vegetation less than 20 m in width (measured perpendicular to the elevation 
exposed to the strip of vegetation) regardless of length and not within 20 m of the site 
or each other, or other areas of vegetation being classified vegetation. 

(e) Non-vegetated areas, that is, areas permanently cleared of vegetation, including 
waterways, exposed beaches, roads, footpaths, buildings and rocky outcrops. 

(f) Vegetation regarded as low threat due to factors such as flammability, moisture 
content or fuel load.  This includes grassland managed in a minimal fuel condition, 
mangroves and other saline wetlands, maintained lawns, golf courses (such as playing 
areas and fairways), maintained public reserves and parklands, sporting fields, 
vineyards, orchards, banana plantations, market gardens (and other non-curing crops), 
cultivated gardens, commercial nurseries, nature strips and windbreaks. 

NOTES: 

1 Minimal fuel condition means there is insufficient fuel available to significantly increase the 
severity of the bushfire attack (recognizable as short-cropped grass for example, to a 
nominal height of 100 mm). 

2 A windbreak is considered a single row of trees used as a screen or to reduce the effect of 
wind on the leeward side of the trees. 25 

 
This assessment takes the following factors into account: 
 

 The zoning and existing use and development of surrounding land provides reasonable assurance 
that this land will continue to be maintained in a low bushfire threat condition that satisfies the 
above criteria (as applicable) and which is consistent with the purpose of providing defendable 
space for the proposed building. 

 

 Compliance with the requirements of the Bushfire Management Plan (BMP) will result in 
vegetation located in the proposed defendable space envelope meeting the criteria for exclusion 
in accordance with Clause 2.2.3.2(f) of AS.3959-2018.   

 
 
 

                                                           
22 Standards Australia, 14 November 2018 
23 Clause 53.02 excludes the operation of paragraph (a) 
24 For the purposes of the BMO this distance is taken to be 150 metres. 
25 Clause 44.06-3 excludes the operation of paragraph (a) 
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5.3 Distance of the site from classified vegetation (Clause 2.2.4 of AS.3959-2018) 
 
The distance of the site from areas of classifiable vegetation has been determined in accordance with 
Section 2.2.4 of AS.3959-2018 and the outcome of this assessment is recorded in Table B below.  
 
In accordance with Note 1 to Figure 2.1 of AS.3959-2018 the distance is taken from the nearest part of 
an external wall of the building or for parts of the building that do not have external walls it is taken 
from the supporting posts or columns.   
 

5.4 Effective slope of land under the classified vegetation (Clause 2.2.5 of 
AS.3959-2018) 

 
The effective slope of areas of classifiable vegetation have been determined in accordance with 
Section 2.2.5 of AS.3959-2018 and the outcome of this assessment is recorded in Table B below.   
 

Table B:  Recording the outcome of the Bushfire Hazard Site Assessment 

Aspect Vegetation 
classification        
(Clause 2.2.3) 

Distance from 
vegetation      

(Clause 2.2.4) 

Effective slope 

(degrees)        
(Clause 2.2.5) 

North-east Forest ≥ 90 m Downslope 0-5 

South-east Low threat N/A N/A 

South-west Low threat N/A N/A 

North-west Low threat N/A N/A 

1. Distance to vegetation includes vegetation located in the defendable space and other areas of low threat 
vegetation.  

2. Low threat vegetation means vegetation that satisfies one or more of the exclusions in Clause 2.2.3.2 of 
AS.3959-2018 – excluding paragraph a). 
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Map 2:  Bushfire Hazard Site Assessment Map 
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6     Assessment of bushfire planning provisions  
 

6.1 Introduction  
 
This section of the report is also to be read in conjunction with the Bushfire Management Plan (BMP) 
provided in Map 3 at the end of this section.   
 
Table C below outlines the Objectives, Approved measures and Alternative measures which are 
relevant to this application and which are addressed in this section of the report.  In accordance with 
the Operation to Clause 53.02 compliance with the Approved measures is deemed to meet the 
objective.  Where an Approved measure can’t be met an Alternative measure – including other 
unspecified alternative measures – may be considered where the responsible authority is satisfied that 
the objective can be met. 
 

Table C:  Clause 53.02 – Relevant objectives, approved measures and alternative measures 

Pathway / Clause / Objective / measures  Applies? Rationale / Approved Measure met or 
Alternative Measure proposed? 

53.02-4.1 Landscape, siting and design objectives 

AM 2.1 Landscape bushfire hazard Yes Complies 

AM 2.2 Siting Yes Complies 

AM 2.3 Building design Yes Complies 

53.02-4.2 Defendable space and construction objective 

AM 3.1 For dwellings, dependant 
person’s units, industry, 
office and retail 

Yes Complies – in conjunction with AltM 3.3 

AM 3.2 For all other development No AM 3.1 applies 

AltM 3.3 Use of adjoining land for 
defendable space 

Yes Complies 

AltM 3.4 Use of Method 2 (AS.3959-
2009) 

No AM 3.1 applies 

AltM 3.5 Criteria for flame zone No AM 3.1 applies 

AltM 3.6 Integrated risk management No AM 3.1 applies 

53.02-4.3 Water supply and access objective 

AM 4.1 For dwellings, dependant 
person’s units, industry, 
office and retail 

Yes Unspecified alternative measure proposed 

AM 4.2 For all other development No AM 4.1 applies 
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6.2 Clause 53.02-4.1 – Landscape, siting and design objectives  
 
The objectives of Clause 53.02-4.1 – Landscape, siting and design objectives are: 
 

 Development is appropriate having regard to the nature of the bushfire risk arising from the 
surrounding landscape. 

 Development is sited to minimise the risk from bushfire. 

 Development is sited to provide safe access for vehicles, including emergency vehicles. 

 Building design minimises vulnerability to bushfire attack. 

 
There are three approved measures (AM 2.1, AM 2.2 and AM 2.3) which apply to this objective and are 
relevant to both of the proposed buildings.  An assessment of the proposal against the requirements 
of each approved measure is outlined below. 
 
Approved measure 2.1 (Landscape bushfire risk) 
 

AM 2.1 Requirement 

The bushfire risk to the development from the landscape beyond the site can be mitigated to an 
acceptable level. 

 
Response to AM 2.1 
 
With reference to the Bushfire Hazard Landscape Assessment and the Bushfire Hazard Site Assessment 
the following conclusions can be drawn about the influence of the landscape bushfire hazard on the 
bushfire risk to the proposed development: 
 

 Areas of bushfire hazard located within at least 3 kilometres of the site are confined to grasslands, 
pasture, small pockets of bushland (generally less than 1 hectare) and substantial areas of low 
threat vegetation. 
 

 The type and extent of vegetation within at least 3 kilometres of the site is unlikely to result in 
neighbourhood-scale destruction of property and extreme fire behaviour is not possible. 

 

 The land is located in an established industrial area adjacent to an established residential area and 
the urban form of development in the area provides immediate access to a place that provides 
shelter from bushfire. 

 

 The site is located in an area that has a good road network that can support bushfire response and 
recovery. 

 

 The subject land is located in an area that is consistent with ‘Broader Landscape Type One’ in the 
BMO Technical Guide and where the credible bushfire scenarios for the site will be well within the 
parameters of the BMO/AS.3959-2018 design fire.   
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In deciding whether the requirement of AM 2.1 is met it is also relevant and necessary to consider the 
key elements of the assessment methodology and the proposed bushfire protection measures – which 
in this case includes the following26:   
 

 Table 2 to Clause 53.02 (which is derived from the simplified method – Method 1 of AS.3959-2018) 
has been used to determine the defendable space and construction for the building. 

 

 The siting of the building and the proposed defendable space envelope achieves defendable space 
for BAL-12.5 limits the mechanisms of bushfire attack to low levels of radiant heat (<12.5 kW/m2), 
embers and burning debris27.   

 
Having regard to the above it is concluded that the bushfire risk to the development from the 
landscape beyond the site can be mitigated to an acceptable level as required by AM 2.1. 
 
Approved measure 2.2 (Siting) 
 

AM 2.2 Requirement 

A building is sited to ensure the site best achieves the following: 

 The maximum separation distance between the building and the bushfire hazard. 

 The building is in close proximity to a public road. 

 Access can be provided to the building for emergency service vehicles. 

 
Response to AM 2.2 
 
The siting of the proposed building is acceptable and meet the requirements of AM 2.2 having regard 
to the following: 
 

 The nature of the bushfire hazard as documented in the Bushfire Hazard Landscape Assessment 
and the Bushfire Hazard Site Assessment. 
 

 The siting of the building and the proposed defendable space envelope achieves defendable space 
for BAL-12.5 limits the mechanisms of bushfire attack to low levels of radiant heat (<12.5 kW/m2), 
embers and burning debris28.   
 

 The building has a front setback of less than 7 metres and the design of the access arrangements 
facilitates access for emergency service vehicles and complies with the requirements of Table 5 to 
Clause 53.02-5. 

 
 
 
 
 
 

                                                           
26 With reference to the CFA guideline ‘Applying the Bushfire Hazard Landscape Assessment in a Bushfire 
Management Overlay'26 (CFA, Dec 2015) 
27 Based on the AS.3959-2018/BMO design fire 
28 Based on the AS.3959-2018/BMO design fire 
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Approved measure 2.3 (Building design) 
 

AM 2.3 Requirement 

A building is designed to be responsive to the landscape risk and reduce the impact of bushfire on the 
building. 

 
Response to AM 2.3 
 
The design of the proposed buildings provides an acceptable response to the requirement of AM 2.3 
having regard to the following: 
 

 The nature of the bushfire hazard as documented in the Bushfire Hazard Landscape Assessment 
and the Bushfire Hazard Site Assessment. 

 

 The building is substantially constructed of precast concrete (160 mm and 120 mm). 
 

 There are no exposed sub-floor spaces. 
 

 The siting of the building and the proposed defendable space envelope achieves defendable space 
for BAL-12.5 which limits the mechanisms of bushfire attack to low levels of radiant heat (<12.5 
kW/m2), embers and burning debris29.   
 

 The BMP prescribes that the construction of the building must comply with the requirements for 
BAL-12.5 in accordance with Sections 3 and 5 of AS.3959-2018 which ensures that the 
development is constructed to a standard that is commensurate to the assessed level of bushfire 
attack. 

 

6.3 Clause 53.02-4.2 – Defendable space and construction objective  
 
The objective of Clause 53.02-4.2 – Defendable space and construction objective is: 
 

Defendable space and building construction mitigate the effect of flame contact, radiant heat and 
embers on buildings.  

 
There is one Approved measure (AM 3.1) that applies to this objective and that is relevant to this 
proposal and the proposal also relies on Alternative measure AltM 3.3.  An assessment of the proposal 
against the requirements of these measures is outlined below. 
 
Approved measure 3.1 (Defendable space and construction) 
 

AM 3.1 Requirement 

A building used for a dwelling (including an extension or alteration to a dwelling), a dependant 
person’s unit, industry, office or retail premises is provided with defendable space in accordance with: 

 Table 2 Columns A, B or C and Table 6 to Clause 53.02-5 wholly within the title boundaries of the 
land; or 

                                                           
29 Based on the AS.3959-2018/BMO design fire 
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 If there are significant siting constraints, Table 2 Column D and Table 6 to Clause 53.02-5. 

The building is constructed to the bushfire attack level that corresponds to the defendable space 
provided in accordance with Table 2 to Clause 53.02-5. 

 
Alternative measure 3.3 (Use of adjoining land for defendable space)  
 

AltM 3.3 Requirement 

Adjoining land may be included as defendable space where there is a reasonable assurance that the 
land will remain or continue to be managed in that condition as part of the defendable space. 

 
Response to AM 3.1 and AltM 3.3 
 
As documented in the Bushfire Hazard Site Assessment, Table 2 to Clause 53.02-5 (Table 2) has been 
used to determine the defendable space and construction for the proposed building and in response 
to this the BMP (Map 3) prescribes that: 
 

 Defendable space applies to all of the subject land.  
 

 Vegetation in the defendable space envelope will be managed in accordance with the 
requirements of Table 6 to Clause 53.02-5 – except the requirement to provide a separation of 5 
metres between the canopy of trees has been reduced to 2 metres. 
 

 The building must be constructed to comply with a Bushfire Attack Level (BAL) of BAL-12.5 in 
accordance with Sections 3 and 5 of AS.3959-2018. 

 
Table D below demonstrates how the above response complies with the requirements of AM 3.1 and 
AltM 3.3 – in conjunction with the further rationale/justification provided below the table.   
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Table D:  Defendable space required to achieve BAL-12.5 construction 

Aspect Vegetation 
classification 

Distance 
from 

vegetation 

Effective 
slope 

(degrees) 

Required 
defendable 

space   

Defendable 
space     

(on-site) 

Total 
defendable 

space 

NE Forest ≥ 90 m DS 0-5 57 m ≥ 6 m (PB) ≥ 90 m 

SE Low threat N/A N/A 50 m or PB PB > 150 m 

SW Low threat N/A N/A 50 m or PB PB > 150 m 

NW Low threat N/A N/A 50 m or PB PB > 150 m 

1. Distance to vegetation excludes vegetation located in the defendable space and other areas of low threat 
vegetation. 

2. Low threat vegetation means vegetation that satisfies one or more of the exclusions in Clause 2.2.3.2 of 
AS.3959-2018 – excluding paragraph a). 

3. DS = downslope, PB = Property boundary 

 
Justification for reliance on off-site defendable space  
 
The proposal relies on the provision of defendable space on adjoining land to the north-east of the 
site.  It is assessed that the reliance on this off-site defendable space is acceptable and meets the 
requirement of AltM 3.3 and the objective of Clause 53.02-4.2 having regard to the following: 
 

 The nature of the bushfire hazard as documented in the Bushfire Hazard Landscape Assessment 
and the Bushfire Hazard Site Assessment. 

 

 The size of the land makes it impractical to provide the required defendable space within the 
boundaries of the land. 

 

 The area of defendable space provided on adjoining land is significantly greater than what is 
required to comply with the requirements of Table 2 – with most of the required defendable space 
comprising a maintained dual highway. 
 

 The existing use, development and maintenance of the land provides reasonable assurance that 
this land will continue to be maintained in a low bushfire threat condition that is consistent with 
the purpose of providing defendable space for the proposed development. 

 
Justification to vary the vegetation management requirements of Table 6 to Clause 53.02-5 
 
The BMP prescribes that the land in the defendable space envelope must be managed in accordance 
with the requirements of Table 6 to Clause 53.02-5 – except the requirement to provide a separation 
of 5 metres between the canopy of trees has been reduced to 2 metres. 
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It has been assessed that this approach is an acceptable response for the site and is consistent with 
the purpose of providing defendable space for the proposed building having regard to the following: 
 

 The nature of the bushfire hazard as documented in the Bushfire Hazard Landscape Assessment 
and the Bushfire Hazard Site Assessment. 
 

 Table 6 to Clause 53.02-5 provides that the requirements of the table can be modified where it is 
agreed in writing to the satisfaction of the relevant fire authority.  

 

 The significant separation of the site from the nearest area of classified vegetation (≥ 90 metres). 
 

 The substantial area of car parking and access lanes surrounding the building will effectively 
achieve the outcome of complying with the requirements of Table 6 irrespective of the 
arrangement of vegetation on the land. 

 

 The 2018 edition of AS.3959 now clarifies that when assessing vegetation classes for forests, 
woodlands and rainforest that the classified vegetation is determined by the unmanaged 
understorey rather than either the canopy (drip line) or the trunk of any trees)30.  This approach 
effectively treats scattered trees with no understorey fuels and maintained grass (as required by 
the BMP) as being low threat vegetation. 

 

 The proposed building is located outside the BMO. 
 

6.3 Clause 53.02-4.3 – Water supply and access objectives  
 
The objectives of Clause 53.02-4.3 – Water supply and access objectives are: 
 

A static water supply is provided to assist in protecting property. 

Vehicle access is designed and constructed to enhance safety in the event of a bushfire. 

 
The following provides a response to the one approved measure (AM 4.1) that is relevant to this 
proposal.   
 
Approved measure 4.1 (Water supply and access) 
 

AM 4.1 Requirement 

A building used for a dwelling (including an extension or alteration to a dwelling), a dependent 
person’s unit, industry, office or retail premises is provided with: 

 A static water supply for fire fighting and property protection purposes specified in Table 4 to 
Clause 53.02-5. 

 Vehicle access that is designed and constructed as specified in Table 5 to Clause 53.02-5. 

The water supply may be in the same tank as other water supplies provided that a separate outlet is 
reserved for fire fighting water supplies. 

 
 

                                                           
30 Refer to Figure 2.2 of Clause 2.2.5 of AS.3959-2018 
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Response to AM 4.1  
 
Static Water Supply 
 
The area of the subject land exceeds 1,000 square metres and on this basis it is a requirement of Table 
4 to Clause 53.02-5 (Table 4) to provide 10,000 litres of static water supply reserved for fire-fighting 
and property protection purposes that complies with the following Fire Authority requirements: 
  

Unless with otherwise agreed in writing by the relevant fire authority, the water supply must: 
 

 Be stored in an above ground water tank constructed of concrete or metal. 
 Have all fixed above ground water pipes and fittings required for firefighting purposes made 

of corrosive resistant metal. 
 Include a separate outlet for occupant use. 
 
Where a 10,000 litre water supply is required, fire authority fittings and access must be provided 
as follows: 
 
 Be readily identifiable from the building or appropriate identification signage to the 

satisfaction of the relevant fire authority. 
 Be located within 60 metres of the outer edge of the approved building. 
 The outlet/s of the water tank must be within 4 metres of the accessway and unobstructed. 
 Incorporate a separate ball or gate valve (British Standard Pipe (BSP 65 millimetre) and 

coupling (64 millimetre CFA 3 thread per inch male fitting). 
 Any pipework and fittings must be a minimum of 65 millimetres (excluding the CFA 

coupling). 
 
The static water supply requirements prescribed in the BMP do not comply with this requirement with 
a 5,000 litre static water supply proposed with no provision made for fire authority access or fittings. 
 
Clause 53.02-4.3 does not include an alternative measure for meeting the objective.  Accordingly, the 
proposed static water supply as detailed in the BMP is proposed as an unspecified alternative 
measure.  It is submitted that is an acceptable response and achieves satisfactory compliance with the 
objective of Clause 53.02-4.3 having regard to the following: 
 

 The nature of the bushfire hazard as documented in the Bushfire Hazard Landscape Assessment 
and the Bushfire Hazard Site Assessment. 
 

 As documented in the Bushfire Hazard Site Assessment a fire hydrant is located within 120 metres 
of the rear of the proposed building. 

 

 The significant separation of the site from the nearest area of classified vegetation (≥ 90 metres) 
and the extent of low threat vegetation surrounding the site. 

 

 The proposed provision of 5,000 litres of static water in an above ground metal water tank will 
ensure that the occupants of the building has a supply of static water to support the suppression 
of embers and burning debris in the event of a bushfire impacting the area31. 

                                                           
31 Based on the assumption that the use of the water supply will not be supported with the provision of a fire-
fighting pumps and hoses or a bushfire sprinkler system.   
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 The proposed building is not located in the BMO with the associated car park being the only 
reason why Council has determined that a planning permit is required under the BMO provisions. 

 
Access  
 
In the event that the unspecified alternative measure for the static water supply is accepted by the 
CFA it follows that there are no access requirements for the following reasons: 
 

 The Alternative measure does not include provision for fire authority fittings or fire authority 
access to the static water supply. 

 The length of the access to the building is less than 30 metres from the road carriageway. 

Notwithstanding the above the design of the access to the site complies with the requirements of 
Table 5 to Clause 53.02-5.
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Vegetation management in the defendable space envelope 
 
Vegetation located within the defendable space envelope (including vegetation that is landscaped 
or naturally regenerated) must be managed to comply with the following requirements: 
 
1. Grass must be short cropped and maintained during the declared fire danger period.  
2. All leaves and vegetation debris must be removed at regular intervals during the declared fire 

danger period. 
3. Within 10 metres of the buildings, flammable objects must not be located close to the 

vulnerable parts of the building. 
4. Plants greater than 10 centimetres in height must not be placed within 3 metres of a window or 

glass feature of the building.  
5. Shrubs must not be located under the canopy of trees. 
6. Individual and clumps of shrubs must not exceed 5 square metres in area and must be 

separated by at least 2 metres.  
7. Trees must not overhang or touch any elements of the building. 
8. The canopy of trees must be separated by at least 2 metres. 
9. There must be a clearance of at least 2 metres between the lowest tree branches and ground 

level. 
 
 

Static water supply 
 
A static water supply must be provided that complies with the following requirements: 
 
1. A minimum of 5,000 litres of water must be reserved for firefighting and property 

protection purposes in an above-ground metal or concrete water tank.  
2. An outlet that suits the needs of the occupants of the dwelling must be fitted to 

the wall of the tank.  
3. All fixed above-ground water pipes and fittings required for firefighting purposes 

must be made of corrosive resistant metal. 
 
Notes: 
 
 The static water supply is intended to support the suppression of embers and 

burning debris by the occupants of the dwelling.  It does not require CFA fittings 
and is not required to be accessed by firefighting vehicles. 

 This plan does not impose vehicle access requirements as the length of the 
driveway is less than 30 metres from the road and there is no provision for fire 
authority access to the static water supply. 

Bushfire protection measures 
 
All bushfire protection measures 
shown on this plan must be 
implemented before the building is 
occupied and must then be 
maintained on a continuing basis to 
the satisfaction of the Responsible 
Authority.  
 

Construction  
– Bushfire Attack Level (BAL) 

 
The construction of the building must 
comply with the requirements for a 
Bushfire Attack Level (BAL) of BAL-
12.5 in accordance with Sections 3 
and 5 of AS.3959-2018 – Construction 
of buildings in bushfire-prone areas.   
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7      Conclusion 
 
The proposal provides an acceptable outcome in terms of addressing the objectives and requirements 
of Clause 44.06 and 53.02, including the decision guidelines of Clause 53.02-4.5 having regard to the 
following: 
 

 The nature of the bushfire hazard as documented in the Bushfire Hazard Landscape Assessment 
and the Bushfire Hazard Site Assessment. 
 

 The nature of the bushfire protection measures that will be provided for the proposed 
development which includes: 
 
 Siting and a defendable space envelope that achieves defendable space for BAL-12.5 in 

accordance with Table 2 of Clause 53.02-5. 
 Vegetation management in the defendable space that complies with the requirements of 

Table 6 to Clause 53.02-5 – except the requirement to provide a separation of 5 metres 
between the canopy of trees has been reduced to 2 metres. 

 Construction of the building to comply with the requirements for BAL-12.5 in accordance with 
Table 2 to Clause 53.02-5 and Sections 3 and 5 of AS.3959-2018. 

 5,000 litres of static water reserved for firefighting and property protection purposes for the 
use of the occupants of the building. 

 

 It has been demonstrated that the proposal complies with the Approved measures of Clause 
53.02-4.1 (Landscape, siting and design objectives) and Clause 53.02-4-2 (Defendable space and 
construction objective) – in combination with Alternative measure AltM 3.3. 
 

 It has been demonstrated that the use of Alternative measure AltM 3.3 meets the objective of 
Clause 53.02-4.2 (Defendable space and construction). 

 

 It has been demonstrated that the use of an unspecified alternative measure for the provision of 
static water meets the objective of Clause 53.02-4.3 (Water supply and access objectives). 

 

 The bushfire protection measures prescribed in the Bushfire Management Plan (BMP) are capable 
of being practically implemented and maintained.  

 

8     Recommended planning permit conditions  
 
In addition to the Mandatory condition for buildings and works at Clause 44.06-5 of the Planning 
Scheme it is recommended that the following condition is included on any amended planning permit 
that is issued: 
 

The Bushfire Management Plan prepared by Foresite Planning & Bushfire Consultants, Version 1, 
Sheet 1 of 1, dated 16 September 2019 must be endorsed to form part of the planning permit. 
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9     Obligations for the owner/occupier  
 
1. The owner/occupier of the land is obligated to ensure that all of the bushfire protection measures 

specified in the Bushfire Management Plan (BMP) incorporated in this report (the BMP) are 
implemented within the timeframe/s specified in the BMP and to ensure that those measures are 
maintained on a continuing basis.   
 

2. The client is obligated to provide a copy of the BMP to the owner of the land, if they are not the 
owner.  The owner of the land is obligated to provide a copy of the BMP to the occupier of the 
land (if they are not the occupier) and to any future purchaser of the land so they are aware of 
their obligations specified in the BMP.   

 

10    Report limitations and important advice and recommendations 

 

1. This report has been specifically prepared to respond to the requirements of Clauses 44.06 and 
53.02 of the Planning Scheme.   
 

2. Compliance with the BAL construction requirements of Australian Standard AS 3959:2018 
Construction of buildings in bushfire-prone areas (AS.3959-2018) and the other bushfire 
protection measures prescribed in the BMP does not guarantee the survival of buildings or their 
occupants.  This is “… substantially due to the degree of vegetation management, the 
unpredictable nature and behaviour of fire, and extreme weather conditions.”32   
 

3. The BAL construction requirements of AS.3959-2018 are minimum standards and are “primarily 
concerned with improving the ability of buildings in designated bushfire-prone areas to better 
withstand attack from bushfire thus giving a measure of protection to the building occupants 
(until the fire front passes) as well as to the building itself.”33  
 

4. The bushfire risk associated with a Bushfire Attack Level of BAL-12.5 is considered to be LOW with 
a risk of ember attack and the construction elements of the building are expected to be exposed 
to a heat flux of not greater than 12.5 kW/m2. 34 

 
5. No assessment has been made of the extent to which the plans of the proposed development 

demonstrate compliance (or not) with the relevant construction requirements of AS.3959-2018 – 
with such work being outside the scope of this report.  It is the responsibility of the Relevant 
Building Surveyor to ensure that the final construction plans for the proposed development 
demonstrate compliance with those requirements. 

 
6. It is recommended that gutter and valley leaf guards are installed and if installed they must be 

constructed of non-combustible materials to comply with Clause 7.6.7 of AS.3959-2018. 
 

7. The requirements for the management and maintenance of vegetation specified in the BMP apply 
equally to existing vegetation (if applicable), future landscaping and naturally occurring regrowth 
on the land. 
  

                                                           
32 Taken from the Foreword to AS.3959-2018 (Standards Australia, 14 November 2018) 
33 Taken from the Foreword to AS.3959-2018 (Standards Australia, 14 November 2018) 
34 Taken from Appendix G to AS.3959-2018 (Standards Australia, 14 November 2018) 
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8. In addition to complying with the requirements of the BMP it is recommended that the selection 
and placement of landscaping and the maintenance of vegetation within the defendable space 
envelope is carried out in a manner that is consistent with CFA’s publication ‘Landscaping for 
bushfire – garden design and plant selection’ (CFA, 2011).  If there are any inconsistencies 
between this publication and the BMP, the requirements of the BMP prevail. 

 
9. The static water supply requirements prescribed in the BMP are only intended to provide limited 

support for the occupier to suppress embers and burning debris in the event of a failure of the 
reticulated water system – i.e. delivery of the water via buckets without the assistance of a pump 
and firefighting hose/s. This is not in any way intended as an indication that active defence of the 
property in a bushfire event is an appropriate action for this site or a viable option for the current 
or future owner/occupier of the land. 

 
10. It is recommended that a Bushfire Emergency Management Plan is developed for the site and that 

the Country Fire Authority (CFA) are consulted during the preparation of this plan. 
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