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1 Summary
The CORA proposal at Modewarre is for a planning scheme amendment to re-zone a number of
properties from Rural Conservation Zone or Farming Zone to a Comprehensive Development Zone.
Subsequently there will be development of:
• An elite sports facility including media centre, sports science hub, gymnasium and playing
fields;
• A retail and tourism precinct with shop, markets, gallery, restaurant, childcare,
microbrewery, hotel, wellness centre and farm; and
• An accommodation precinct comprising 61 eco/homestead lodges.
Clause 13.02 Bushfire of the Surf Coast Planning Scheme requires that bushfire risk be considered
when assessing the CORA planning application. This report provides a response to Ministerial
Direction 11 Strategic Assessment of Amendments and a high level assessment of the ability of the
proposed CORA development to meet the objectives of the Bushfire Management Overlay (as
representing good practice for bushfire planning and protection).
Key points:
• CORA site is in a designated Bushfire Prone Area (BPA) but not covered by the Bushfire
Management Overlay (BMO).
• CORA could be exposed to grassfire but is in a lower bushfire risk landscape relative to
much of Surf Coast Shire.
• The development will provide areas within the site that would be rated as BAL-12.5 or BALLow using the AS 3959-2018/BMO site assessment methodology.
• It is proposed that detailed BMO-style assessment and bushfire protection measures be
applied to the planned buildings.
• The large site enables development to be located and designed with appropriate bushfire
protection measures, whilst minimising impact on biodiversity conservation values.
• A vegetation management plan, covering landscaping, re-planting and management of
offset areas, will be developed for the site.
• A Bushfire Emergency Management Plan will be developed for the site covering
prevention, response and recovery.
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2 Introduction
This report has been prepared on behalf of COESR Pty Ltd, to show how the proposed re-zoning
and subsequent development of an elite sports precinct, retail village and residential precinct at
Cape Otway Road, Modewarre VIC 3240 (hereafter referred to as CORA), can comply with the
Victorian planning and building controls that relate to bushfire. This report supersedes the
previous Bushfire Development Report dated April 2018.
The proposal is for a planning scheme amendment to re-zone a number of properties from Rural
Conservation Zone or Farming Zone to a Comprehensive Development Zone. Subsequently there
will be development of:
• An elite sports facility including media centre, sports science hub, gymnasium and playing
fields;
• A retail village precinct with shop, markets, gallery, restaurant, childcare, microbrewery,
hotel, wellness centre and farm; and
• An accommodation precinct comprising 61 eco/homestead lodges.
The CORA site is within the declared Bushfire Prone Area (BPA) but is not covered by the Bushfire
Management Overlay (BMO). Clause 13.02 Bushfire of the Surf Coast Planning Scheme (Surf Coast
Planning Scheme, 2018a) specifies that in a BPA, bushfire risk should be considered when assessing
planning applications for a number of designated uses and development (refer Section 4.1.5) that
correspond with the proposal for CORA.
This report comprises:
1. A response that demonstrates how the proposed planning scheme amendment addresses
bushfire risk as required by Ministerial Direction No. 11 Strategic Assessment of
Amendments. Ministerial Direction No. 11 requires a comprehensive strategic evaluation
of any planning scheme amendment and the outcomes it produces, including an
evaluation and explanation of how the amendment addresses any relevant bushfire risk
(Direction No. 11, 2013).
2. A high-level assessment against the requirements of the Bushfire Prone Area (BPA) and
the objectives of the Bushfire Management Overlay, to demonstrate that an appropriate
bushfire planning response can be provided (in accordance with Clause 13.02 Bushfire,
Clause 44.06 Bushfire Management Overlay (BMO) and associated Clause 53.02 Bushfire
Planning as appropriate, representing good practice).
This report assesses the bushfire hazard and identifies how the proposed rezoning and
development can appropriately mitigate any bushfire risk and respond to and comply with the
applicable bushfire planning and building controls. The report has been prepared in accordance
with guidance for the assessment of, and response to, bushfire risk provided in:
• Bushfire State Planning Policy Amendment VC140, Planning Advisory Note 68 (DELWP,
2018a);
• Local Planning for Bushfire Protection, Planning Practice Note 64 (DELWP, 2015a);
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•
•
•

Planning Permit Applications – Bushfire Management Overlay, Technical Guide (DELWP,
2017);
AS 3959-2018 Construction of buildings in bushfire prone areas (Standards Australia,
2018); and
Country Fire Authority (CFA) guidelines for bushfire hazard landscape assessment (CFA,
2018) and land use planning (CFA, 2015).

2.1 Property details
Address:

1130, 1280-1320, 1300, 1340 Cape Otway Road, 155 Batsons Road and
10, 50 Connies Lane, Modewarre VIC 3240

Property size:

Approx. 220 hectares

Municipality:

Surf Coast Shire

Zone/s

Rural Conservation Zone and Schedule (RCZ)
Farming Zone (FZ)

Overlay/s

Environmental Significance Overlay and Schedule 1 (ESO1)
Floodway Overlay and Schedule (FO)
Land Subject to Inundation Overlay and Schedule (LSIO)
Salinity Management Overlay and Schedule (SMO)

Directory reference:

VicRoads 93 C6

Assessed by:

Jon Boura

Address
1130 Cape Otway Road
1280 Cape Otway Road
1300 Cape Otway Road
1320 Cape Otway Road
1340 Cape Otway Road
155 Batsons Road
10 Connies Lane
50 Connies Lane

FZ
ü
ü

RCZ
ü
ü
ü
ü
ü
ü

ü
ü
ü
ü

ESO1
ü
ü
ü
ü
ü
ü
ü
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FO

ü

LSIO
ü
ü
ü
ü
ü
ü

SMO
ü
ü
ü
ü
ü
ü

ü

ü
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3

Planning and building controls

This section identifies applicable bushfire planning and building controls.

3.1 State Planning Policy Framework (SPPF)
Clause 13.02 Bushfire has the objective 'To strengthen the resilience of settlements and
communities to bushfire through risk based planning that prioritises the protection of human life’
(Surf Coast Planning Scheme, 2018a). The policy must be applied to all planning and decision
making under the Planning and Environment Act 1987 relating to land which is:
• Within a designated Bushfire Prone Area;
• Subject to a Bushfire Management Overlay; or
• Proposed to be used or developed in a way that may create a bushfire hazard.
Clause 13.02-1S requires priority to be given to the protection of human life by:
• ‘Prioritising the protection of human life over all other policy considerations.
• Directing population growth and development to low risk locations and ensuring the
availability of, and safe access to, areas where human life can be better protected from the
effects of bushfire.
• Reducing the vulnerability of communities to bushfire through consideration of bushfire
risk in decision-making at all stages of the planning process’.
The settlement planning strategy is to ‘plan to strengthen the resilience of settlements and
communities and prioritise protection of human life by:
• 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 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 reduce bushfire risk overall.
• Assessing alternative low risk locations for settlement growth on a regional, municipal,
settlement, local and neighbourhood basis.
• 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.’

6

Bushfire Development Report for CORA

Clause 13.02-1S stipulates that ‘in a bushfire prone area designated in accordance with regulations
made under the Building Act 1993, bushfire risk should be considered when assessing planning
applications for the following uses and development:
• Subdivisions of more than 10 lots.
• Accommodation.
• Child care centre.
• Education centre.
• Emergency services facility.
• Hospital.
• Indoor recreation facility.
• Major sports and recreation facility.
• Place of assembly.
• Any application for development that will result in people congregating in large numbers.
When assessing a planning permit application for the above uses and development:
• Consider the risk of bushfire to people, property and community infrastructure.
• Require the implementation of appropriate bushfire protection measures to address the
identified bushfire risk.
• Ensure new development can implement bushfire protection measures without
unacceptable biodiversity impacts.’

3.2 Ministerial Direction No. 11
Ministerial Direction No. 11 Strategic Assessment of Amendments requires a comprehensive
strategic evaluation of any planning scheme amendment and the outcomes it produces, including
an evaluation and explanation of how the amendment addresses any relevant bushfire risk
(Direction No. 11, 2013).
The requirements of Ministerial Direction No. 11 are addressed in Section 4.

3.3 Bushfire Management Overlay (BMO)
The purposes of the BMO are:
• ‘To implement the State Planning Policy Framework and 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’ (Surf Coast Planning Scheme, 2018b).
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The BMO largely applies to patches of treed vegetation greater than 4ha in size, where head fire
intensity has been modelled to be 30,000kW/m or more. It also extends over land 150m around
those areas, based on research into house loss from bushfires which has found that 92% of house
loss occurs within 150m of the bushfire hazard (DTPLI, 2013).
Clause 53.02 Bushfire Planning applies to BMO applications and contains:
• Objectives: An objective describes the outcome that must be achieved in a completed
development.
• Approved measures: An approved measure meets the objective.
• Alternative measures: 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 (Surf Coast Planning Scheme, 2018b).
None of the properties proposed for re-zoning are covered by the BMO.
The BMO bushfire protection measures are, however, used as examples of good practice to
demonstrate that the proposed development at CORA can implement appropriate bushfire
protection measures to address the identified risk as required by Clause 13.02.
Section 7 identifies how the proposed development at CORA can respond to the BMO objectives.

3.4 Bushfire Prone Area (BPA)
All the lots subject to the proposed re-zoning are within a designated Bushfire Prone Area (BPA).
BPAs are those areas subject to or likely to be subject to bushfires, as determined by the Minister
for Planning. Those areas of highest bushfire risk within the BPA are designated as BMO areas.
The Building Act 1993 and associated Building Regulations 2018, through application of the
National Construction Code (NCC), require bushfire protection standards for certain classes of
buildings in designated BPAs. The NCC requires that for certain defined classes of buildings:
'A building that is constructed in a designated bushfire prone area must, to the degree
necessary, be designed and constructed to reduce the risk of ignition from a bushfire,
appropriate to the—
(a) potential for ignition caused by burning embers, radiant heat or flame generated by a
bushfire; and
(b) intensity of the bushfire attack on the building' (ABCB, 2016).
In Victoria, applicable buildings must be constructed to a minimum Bushfire Attack Level (BAL)12.5, or higher as determined by a site assessment or planning scheme requirement (refer
Appendix 4 for an explanation of BALs).
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3.5 Other overlays
3.5.1

Clause 42.01 Environmental Significance Overlay and Schedule 1

The ESO and Schedule 1 (Surf Coast Planning Scheme 2018d, 2018e) applies to at least part of all
properties, other than 10 Connies Lane.
ESO1 covers habitat associated with wetlands and waterways of local, regional, state or national
significance and/or sites protected under an international wetland agreement.
A permit is required to remove, destroy or lop any vegetation, including dead vegetation. The
permit requirement does not apply to exotic vegetation or listed environmental weeds, and there
are exemptions for nominated fire protection purposes (although none of these seem relevant to
the proposed development).
The effect of retention of native vegetation, and/or any proposed re-vegetation of the CORA site,
will be accounted for in the siting, defendable space and BAL construction standard of new
buildings.

3.5.2 Clause 44.02 Salinity Management Overlay and Schedule
The SMO and Schedule 1 (Surf Coast Planning Scheme 2018f, 2019a) applies to at least part of all
properties, other than 10 Connies Lane.
The SMO is applied to areas subject to saline ground water discharge or high ground water
recharge, to facilitate stabilisation of areas affected by salinity and encourage revegetation and
ensure development is compatible with the retention of vegetation.
A permit is required to remove, destroy or lop any vegetation. There is a range of permit
exemptions under both the SMO and the Schedule, including for nominated fire protection
purposes (although none of these seem relevant to the proposed development).
The effect of retention of native vegetation, and/or any proposed re-vegetation of the CORA site,
will be accounted for in the siting, defendable space and BAL construction standard of new
buildings.

3.5.3 Clause 44.03 Floodway Overlay and Schedule
The FO and Schedule (Surf Coast Planning Scheme 2018g, 2019b) applies to 155 Batsons Road but
appears to have no significant implications for bushfire safety or BMO-style compliance.
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3.5.4

Clause 44.04 Land Subject to Inundation and Schedule

The LSIO and Schedule (Surf Coast Planning Scheme 2018h, 2019c) applies to at least part of all
properties, other than 10 Connies Lane, but appears to have no significant implications for bushfire
safety or BMO-style compliance.

4 Response to Ministerial Direction No. 11
Ministerial Direction No. 11 (2013) requires any planning scheme amendment to be assessed to
determine whether the changes proposed will result in any increase to the risk to life as a priority,
property, community infrastructure and the natural environment from bushfire.
Planning Practice Note 46 Strategic Assessment Guidelines for Preparing and Evaluating Planning
Scheme Amendments (DELWP, 2018c) provides a framework for this assessment:
• Does the amendment meet the objective and give effect to the strategies to address
bushfire risk in the Planning Policy Framework (Clause 13.02 of the planning scheme)?
• Has the view of the relevant fire authority been sought in formulating the amendment? If
the relevant fire authority has provided advice this should be summarised in the
explanatory report.
• If the planning scheme includes a Local Planning Policy Framework at Clause 20, is the
amendment consistent with the objectives and strategies that apply to bushfire risk?
• Is local policy for bushfire risk management required to support the amendment?

4.1 Does the amendment meet the objective and give effect to the
strategies to address bushfire risk in the Planning Policy Framework
(Clause 13.05-1 of the planning scheme)?
Clause 13.02 Bushfire has the objective 'To strengthen the resilience of settlements and
communities to bushfire through risk based planning that prioritises the protection of human life’
(Surf Coast Planning Scheme, 2018a).
Strategies are provided in relation to:
• Protection of human life;
• Bushfire hazard identification and assessment;
• Settlement planning;
• Areas of biodiversity conservation value; and
• Use and development control in a Bushfire Prone Area.
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4.1.1 Protection of human life
‘Give priority to the protection of human life by:
• Prioritising the protection of human life over all other policy considerations.
• Directing population growth and development to low risk locations and ensuring the
availability of, and safe access to, areas where human life can be better protected from the
effects of bushfire.
• Reducing the vulnerability of communities to bushfire through consideration of bushfire
risk in decision-making at all stages of the planning process’ (Surf Coast Planning Scheme,
2018a).
The proposed re-zoning and subsequent development of the CORA site gives priority to the
protection of human life.
The Modewarre area represents one of the lower bushfire hazard locations in Surf Coast Shire.
The site is not in a high bushfire risk landscape (refer Section 5.2) and is not covered by the BMO.
The bushfire hazard is restricted to Grassland and a small area of Woodland immediately south of
Lake Modewarre, on predominantly flat ground (refer Section 6.1).
The CORA development will be of considerable size and is able to provide areas that would be
rated as BAL-12.5 or BAL-LOW (i.e. more than 100m from classified vegetation beyond the site
boundary). A Bushfire Emergency Management Plan for the site will be developed, in consultation
with CFA, that could include a communal ‘shelter-in-place’ location and arrangements to ensure
residents and visitors are able to shelter safely if evacuation of the site was not feasible.
Bushfire risk will be considered at each stage of the planning process. We understand that as part
of the proposed rezoning process currently being undertaken, a Comprehensive Development Plan
(CDP) is being applied to the site. As part of the CDP a Bushfire Management Statement will be
required to demonstrate how the proposed development will achieve appropriate bushfire
protection measures.
In addition to this, there is a requirement to apply for a planning permit once an approved CDP is
in place, which will then be followed by a building permit. This demonstrates that there are further
approval processes in place to ensure bushfire protection matters are continually considered.
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4.1.2 Bushfire hazard identification and assessment
‘Identify bushfire hazard and undertake appropriate risk assessment by:
• Applying the best available science to identify vegetation, topographic and climatic
conditions that create a bushfire hazard.
• Considering the best available information about bushfire hazard including the map of
designated bushfire prone areas prepared under the Building Act 1993 or regulations made
under that Act.
• Applying the Bushfire Management Overlay in planning schemes to areas where the extent
of vegetation can create an extreme bushfire hazard.
• Considering and assessing the bushfire hazard on the basis of:
o Landscape conditions - meaning the conditions in the landscape within 20
kilometres and potentially up to 75 kilometres from a site;
o Local conditions – meaning conditions in the area within approximately 1 kilometre
from a site;
o Neighbourhood conditions – meaning conditions in the area within 400 metres of
a site; and
o The site for development.
• Consulting with emergency management agencies and the relevant fire authority early in
the process to receive their recommendations and implement appropriate bushfire
protection measures.
• 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’ (Surf Coast
Planning Scheme, 2018a).
The first three strategies are the purview of State and local government. It is noted that the CORA
site is within the BPA but not covered by the BMO, as determined by Bushfire Hazard Level
mapping conducted by DELWP.
Section 5 provides a bushfire hazard assessment at landscape, local and neighbourhood scales as
required by Clause 13.02-1S. Section 6 provides an overview site bushfire hazard assessment.
Detailed site assessments will be conducted to inform the siting, BAL and defendable space
requirements of each building, as planning progresses.
CFA, as the relevant fire authority, have not yet been approached in relation to the proposed rezoning and subsequent development of the CORA site. It is proposed that consultation will be
ongoing for the duration of the CORA development.
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Bushfire risk has been properly assessed by:
• Mapping and description of bushfire hazard at landscape, local, neighbourhood and site
scales using approaches from the technical guide Planning Permit Applications – Bushfire
Management Overlay (DELWP, 2017b) and AS 3959-2018 (Standards Australia, 2018);
• Consideration of the proposed future use of the site and any associated vulnerability to
bushfire; and
• Confirming the ability to implement effective bushfire protection measures in the form of
approved measures at Clause 53.02 Bushfire Planning.
Section 4.3 demonstrates how the proposed planning scheme amendment to re-zone the CORA
site addresses relevant local policies.
The high-level assessment against BMO requirements (refer Section 7) shows that bushfire
protection measures can be implemented that meet BMO objectives. Whilst the CORA site is not
covered by the BMO, the ability of the site to meet the applicable BMO objectives is outlined to
demonstrate that appropriate bushfire protection measures to address the identified bushfire risk
can be provided.

4.1.3 Settlement planning
‘Plan to strengthen the resilience of settlements and communities and prioritise protection of
human life by:
• 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 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 reduce bushfire risk overall.
• Assessing alternative low risk locations for settlement growth on a regional, municipal,
settlement, local and neighbourhood basis.
• 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’
(Surf Coast Planning Scheme, 2018a).
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The CORA site is a relatively low risk location, with the bushfire hazard restricted to Grassland and
a small area of Woodland immediately south of Lake Modewarre, on predominantly flat ground.
The proposed development will provide large areas that would have a BAL-12.5 rating or lower
under AS 3959-2018. Principal buildings (including accommodation) will be able to achieve a BAL12.5 construction standard.
Layout and re-vegetation of the site will provide a ‘low threat’ BAL-LOW communal area, that is
setback at least 100m from classified vegetation, and which contains substantial buildings that
could provide a viable ‘shelter-in-place’ location on site. This area will be readily accessed on foot
from the retail and sports precincts and by car from the residential precinct.
The re-zoning and subsequent development of the site will not increase the bushfire risk to existing
and future residents, property and community infrastructure. Buildings on site will be provided
with defendable space and vegetation across the site as a whole will be managed for bushfire
safety, including areas of re-vegetation. A detailed Vegetation Management Plan will be
developed for the site to the satisfaction of CFA. It is noted that re-vegetation shown on the
current Masterplan will be amended as required to provide requisite defendable space/setbacks
from hazardous vegetation.
The site is in one of the Shire’s lower bushfire risk locations and the proposed future development
of the site can comply with all relevant BMO requirements (refer Section 7). For these reasons, it
is not considered necessary to assess alternative locations for the development.

4.1.4 Areas of high biodiversity conservation value
‘Ensure settlement growth and development approvals can implement bushfire protection
measures without unacceptable biodiversity impacts by discouraging settlement growth and
development in bushfire affected areas that are of high biodiversity conservation value.’
The site currently contains wetland (Cane Grass Wetland, Plains Grassy Wetland, Tall Marsh and
Aquatic Herbland) and small areas of Grassy Woodland (EHP, 2017). The main source of potential
impact on biodiversity conservation values, arising from bushfire protection measures, is the
requirement to clear or modify vegetation to provide defendable space for future buildings. Given
the ‘green field’ nature of much of the site, defendable space requirements for future buildings
and other bushfire protection works, can be provided without unduly compromising areas of high
biodiversity conservation value.
The development proposal for the site includes rehabilitation of the degraded intermittent
wetlands, including re-vegetation of some areas and provision of vegetation offsets on site (EHP,
2017). A detailed Vegetation Management Plan will be developed for the site to the satisfaction
of CFA, which demonstrates that any re-vegetation will not pose an unacceptable bushfire risk.
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4.1.5 Use and development control in a Bushfire Prone Area
‘In a bushfire prone area designated in accordance with regulations made under the Building Act
1993, bushfire risk should be considered when assessing planning applications for the following
uses and development:
• Subdivisions of more than 10 lots.
• Accommodation.
• Child care centre.
• Education centre.
• Emergency services facility.
• Hospital.
• Indoor recreation facility.
• Major sports and recreation facility.
• Place of assembly.
• Any application for development that will result in people congregating in large numbers.
When assessing a planning permit application for the above uses and development:
• Consider the risk of bushfire to people, property and community infrastructure.
• Require the implementation of appropriate bushfire protection measures to address the
identified bushfire risk.
Ensure new development can implement bushfire protection measures without unacceptable
biodiversity impacts’ (Surf Coast Planning Scheme, 2018a).
Future use and development of the CORA site is proposed to include a residential precinct of 61
eco/homestead lodges, child care centre, indoor recreation facility, sports and recreation facility,
and place of assembly; all of which will result in people congregating in large numbers.
This report responding to Ministerial Direction 11 and the high-level assessment against BMO
objectives, demonstrates that bushfire risk is being considered in the re-zoning application. Under
the proposed Comprehensive Development Zone, a detailed Bushfire Management Statement will
be provided for the subsequent development, and a Bushfire Emergency Management Plan
developed to guide the ongoing management of the site for bushfire safety. These documents will
demonstrate that the CORA development will implement appropriate bushfire protection
measures without unacceptable biodiversity impacts.

15

Bushfire Development Report for CORA

4.2 Has the view of the relevant fire authority been sought in formulating
the amendment? If the relevant fire authority has provided advice this
should be summarised in the explanatory report.
The view of CFA, as the relevant fire authority, has not yet been sought in formulating this planning
scheme amendment.
It is intended, however, that there will be ongoing consultation with CFA regarding the design and
bushfire protection measures to be incorporated in the CORA development, and the development
of a Bushfire Emergency Management Plan.

4.3 If the planning scheme includes a Local Planning Policy Framework at
Clause 20, is the amendment consistent with the objectives and
strategies that apply to bushfire risk?
Bushfire protection objectives and strategies are included at several places in the Municipal
Strategic Statement, in particular at Clause 21.01-2 Key issues and influences, Clause 21.01-3 Vision
and Strategic Framework Plan and Clause 21.03 Environmental Management. These are
summarised below. It should be noted that only matters relevant to bushfire protection are
considered in this report.

4.3.1 Clause 21.01-2 Key issues and influences
The ‘threat of bushfire on coastal and hinterland towns within close proximity to forested land’ and
‘protection of significant wetlands, waterways and vegetation, habitats and scenic landscapes’ are
identified as key issues (Surf Coast Planning Scheme, 2018i).
The CORA site is not in close proximity to forested land, but rather set in a predominantly pastoral
area.
The development proposal for the site includes rehabilitation of the degraded intermittent
wetlands, including re-vegetation of some areas. A detailed Vegetation Management Plan will be
developed for the site to the satisfaction of CFA, which demonstrates that any re-vegetation does
not pose an unacceptable bushfire risk.
The effect of retention of native vegetation and/or any proposed re-vegetation of the CORA site,
will be accounted for in the siting, defendable space and BAL construction level of new buildings.

16

Bushfire Development Report for CORA

4.3.2 Clause 21.01-3 Vision and Strategic Framework Plan
Under the heading of Environmental Management is the key strategic direction of:
• ‘To avoid development in areas of biodiversity and landscape significance where bushfire
mitigation measures will compromise those assets.’ (Surf Coast Planning Scheme, 2018i)
Modewarre is not an area of high bushfire risk relative to the remainder of the municipality, which
includes the eastern part of the Otway Ranges and coastal settlements.
The CORA site is predominantly cleared of native vegetation and includes degraded wetlands. The
development will be designed so as to enhance environmental values whilst providing appropriate
bushfire protection.

4.3.3 Clause 21.03 Environmental Management
Key issues identified relevant to bushfire include:
• ‘Bushfire risks in both urban and rural areas due to dense vegetation cover, difficult access
for emergency vehicles, steep topography and exposure of development at the bush/urban
interface and high visitation numbers during the fire season.
• Coastal towns all face potential for a landscape scale bushfire including bushfire
penetration into townships.
• High tourist visitation to areas at risk from bushfire particularly during the bushfire risk
season.
• Increasing loss of native vegetation in response to bushfire mitigation measures.
• Impact of climate change on bushfire risk and sea level rise and coastal biodiversity’ (Surf
Coast Planning Scheme, 2018j).
Strategies to manage the risk of bushfire include:
• ‘Direct new urban growth areas and subdivision away from the bushfire hazard.
• Avoid development intensification in areas at risk from bushfire including close to or
abutting the national park/urban settlement boundary.
• Ensure development is only permitted where the risk to life, property and community
infrastructure from bushfire can be reduced to an acceptable level and bushfire protection
measures can be readily implemented.
• Ensure that uses and developments (including social events) appropriately consider fire
protection, safety and management measures to minimise risk to life and property at
special evets or developments where large numbers of people congregate’ (Surf Coast
Planning Scheme, 2018j).
The CORA site is not set in or close to the forest with dense vegetation cover or difficult access for
emergency vehicles. Rather, it is located in flat grassland with easy access from Cape Otway Road
and side roads. It is in an area of the municipality with relatively lower bushfire risk.
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Whilst the intent is to have high visitation numbers, it will be a managed facility with a Bushfire
Emergency Management Plan, thus many of the issues that can arise from less managed visitation
throughout the Otways and coastal settlements will be avoided.
The CORA site is predominantly cleared of native vegetation and includes degraded wetlands. The
development will be designed so as to enhance environmental values whilst providing appropriate
bushfire protection.
Whilst climate change is forecast to increase the frequency and severity of extreme fire weather,
the CORA site is in a relatively lower risk location and will provide appropriate bushfire protection
measures.
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5 Bushfire hazard landscape assessment
5.1 Location description
Modewarre is in Landscape Unit 3 Mixed Farming as described in Clause 21.06 Rural Landscape
(Surf Coast Planning Scheme, 2018k). It is set on a grassland plain, dominated by grazing and other
agricultural activity. The grassland extends to the northern edge of the rugged, forested Otway
Ranges approximately 6km to the south of the CORA site, and for more than 50km to the north
and west.
The small settlement of Moriac is approximately 6km to the north east, with the outskirts of
Geelong a further 12km away. Winchelsea is approximately 12m by road to the west.
Modewarre is a dispersed settlement, comprising a scattering of medium-large properties along
Cape Otway Road and a number of side streets. There is no defined town centre. The CORA site
is located north and west of Cape Otway Road. Due north of the site is Lake Modewarre, which
feeds a smaller intermittent wetland/lake on 1280 and 1300 Cape Otway Road. The Wurdiboluc
Reservoir and smaller Lake Gherang are significant features to the west of the site.
The Regional Bushfire Planning Assessment for the Barwon South-West Region did not identify any
bushfire issues in Modewarre or, indeed, anywhere across the Winchelsea-Moriac-Geelong
grasslands (DPCD, 2012).
Cape Otway Road is a two-lane bi-directional sealed road that runs from the Princes Highway,
north of Moriac, to Birregurra in the southwest.
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5.2 Landscape risk
Modewarre is in a large area of predominantly flat grassland mapped as Bushfire Hazard Level 1
by DELWP. This results in it being a designated BPA but not covered by the BMO. The nearest
BMO area begins at the edge of the forest in the Otways, approximately 6km to the south.
Clause 13.02 Bushfire has the objective 'To strengthen the resilience of settlements and
communities to bushfire through risk based planning that prioritises the protection of human life’
(Surf Coast Planning Scheme, 2018a). To assist in defining the risk, four 'broader landscape types',
representing different risk levels, are described in the DELWP technical guide Planning Applications
Bushfire Management Overlay. These are intended to streamline decision-making and support
more consistent decisions based on the landscape risk (DELWP, 2017).
The four types range from low risk landscapes where there is little hazardous vegetation beyond
150m of the site and extreme bushfire behaviour is not credible, to extreme risk landscapes with
limited or no evacuation options.
It is considered that the development site and surrounding landscape displays elements of Broader
Landscape Types 1 and 2 (refer Table 1). There is little vegetation other than grassland beyond
150m of the site and the credible fire scenario is limited to a potentially fast moving grassfire, but
the fire could approach from multiple directions (although the ring of water bodies to the north
and west could interrupt fire spread from these directions). The proposed development will
provide a low threat area that could provide a shelter-in-place option on site with easy access from
the retail, elite sports and residential precincts.
Table 1 - Landscape risk (from DELWP, 2017).
Broader Landscape
Type 1

Broader Landscape
Type 2

Broader Landscape
Type 3

• There is little
vegetation beyond
150 metres of the site
(except grasslands
and low-threat
vegetation).
• Extreme bushfire
behaviour is not
possible.
• The type and extent
of vegetation is
unlikely to result in
neighbourhood- scale
destruction of
property.

• The type and extent
of vegetation located
more than 150
metres from the site
may result in
neighbourhood-scale
destruction as it
interacts with the
bushfire hazard on
and close to a site.
• Bushfire can only
approach from one
aspect and the site is
located in a
suburban, township
or urban area

• The type and extent
of vegetation located
more than 150
metres from the site
may result in
neighbourhood-scale
destruction as it
interacts with the
bushfire hazard on
and close to a site.
• Bushfire can
approach from more
than one aspect.
• The site is located in
an area that is not
managed in a
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Broader Landscape
Type 4
• The broader
landscape presents
an extreme risk.
• Fires have hours or
days to grow and
develop before
impacting.
• Evacuation options
are limited or not
available.
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• Immediate access is
available to a place
that provides shelter
from bushfire.

managed in a
minimum fuel
condition.
• Access is readily
available to a place
that provides shelter
from bushfire. This
will often be the
surrounding
developed area.

minimum fuel
condition.
• Access to an
appropriate place
that provides shelter
from bushfire is not
certain.

I N C R E A S I N G

R I S K

The publicly available dataset does not indicate that the site itself has experienced bushfire (refer
Map 1), however the grasslands are inherently flammable once cured and numerous fires have
occurred in the wider area. The Otway Ranges, to the south, have a significant and extensive
history of bushfire.

5.2.1 Fire scenarios
The most likely bushfire scenarios are those typically associated with the direction of the wind on
severe or higher fire danger days, i.e. approach of bushfire from the north, northwest, west or
southwest (Long, 2006).
The CORA site could be impacted by a large and fast moving grass fire from these directions. The
ring of water bodies to the north and west (Lake Modewarre, Lake Gherang, Wurdiboluc Reservoir)
could interrupt fire spread. Under extreme fire weather, in particular strong winds, a grassfire can
develop and spread rapidly. If a fire was to start close by, it could impact on the site with little
warning, for example a fire starting within 10km could impact within the first hour.
It is also feasible for a large bushfire in the eastern end of the Otways, to be driven towards the
site following a violent south-westerly wind change that commonly occurs after a period of hot
weather. Under this scenario, there is likely to be extended warning time.
In all scenarios, the possibility of ember attack exists. This is, however, unlikely to be extreme due
to the sparseness of the tree cover in most directions and the distance of the site from the patch
of Woodland south of Lake Modewarre.
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Map 1 - Bushfire hazard landscape plan.
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6 Bushfire hazard site assessment
6.1 Vegetation
Vegetation on and around the site has been classified in accordance with the likely fire behaviour it may
generate.

6.1.1 Woodland
Treed vegetation on the Lake Modewarre block, beyond the site to the north, and across Cape Otway Road
to the southeast of the site has been provisionally classified as Woodland based on aerial imagery. The AS
3959-2018 Woodland vegetation group is defined as ‘Trees 10-30 m high; 10%–30% foliage cover dominated
by eucalypts and/or callitris with a prominent grassy understorey. May contain isolated shrubs’ (Standards
Australia, 2018).
DELWP mapping does not identify the Woodland at Lake Modewarre as belonging to an Ecological Vegetation
Class (EVC) and it is likely that it has been planted. The patch is sufficiently distant from any building currently
proposed as part of the CORA development (more than 450m from the existing dwelling that will be the
Manager’s Residence) that it will not affect the BAL rating of any building, regardless of whether it is classified
as Woodland or Forest.
The DELWP mapping does identify a number of small, widely dispersed patches of Grassy Woodland or Plains
Grassy Woodland across the CORA site. Their size and distribution mean they are unlikely to be a significant
factor in determining BALs and defendable space requirements. If the Grassland between the small patches
of Woodland was to be managed, then most patches would not be classified under AS 3959-2018.

6.1.2 Grassland
Grass in the pasture across the majority of the site and on surrounding properties, matches the AS 39592018 classification of Grassland, which is defined as all forms of vegetation (except Tussock Moorlands)
including situations with shrubs and trees, if overstorey foliage cover is less than 10% (includes pasture and
cropland) (Standards Australia, 2018).

6.1.3 Excluded vegetation and non-vegetated areas
Areas of low threat vegetation and non-vegetated areas can be excluded from classification in accordance
with Section 2.2.3.2 of AS 3959-2018, if they meet one or more of the following criteria:
a) ‘Vegetation of any type that is more than 100m1 from the site.
b) Single areas of vegetation less than 1 ha in area and not within 100m of other areas of vegetation
being classified vegetation.
c) Multiple areas of vegetation less than 0.25ha in area and not within 20m of the site, or each other,
or of other areas of vegetation being classified vegetation.
1

The exclusion distance is 150m in BMO areas.
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d) Strips of vegetation less than 20m in width (measured perpendicular to the elevation exposed to the
strip of vegetation) regardless of length and not within 20m 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' (Standards Australia, 2018).
Currently, the road network, driveways and structures on the site comprise non-vegetated areas.

6.1.4 Future vegetated form
The CORA proposal includes plans to rehabilitate the wetlands and otherwise re-vegetate parts of the site.
The nature and location of this vegetation, in relation to the proposed buildings, is likely to be the prime
determinant of their BAL and defendable space requirements, as the predominant Grassland that currently
exists is easily managed and has minimal defendable space requirements.
The paucity of remnant native vegetation, and the large size of the site, provides a lot of flexibility to plan revegetation to avoid bushfire risk. The effect of retention of native vegetation, and/or any proposed revegetation of the CORA site, will be accounted for in the siting, defendable space and BAL construction level
of new buildings. Re-vegetation shown on the current Masterplan will be refined as required to provide the
requisite defendable space/setbacks for buildings. A detailed Vegetation Management Plan will be
developed for the site.

6.2 Topography
In general, the topography on and around the site within the 150m assessment zone is predominantly flat,
with no significant changes in elevation that would exacerbate the bushfire attack.
Specific effective slopes will be determined for each proposed building once the site layout is finalised, to
inform their BAL and defendable space requirements, which will be documented in the Bushfire Management
Statement required as part of the Comprehensive Development Plan Zone.
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Figure 2 - Looking northeast across the intermittent wetland/lake on 1280 Cape Otway Road, with the replanted
Woodland on the Lake Modewarre block visible in the distance. Area in the foreground will form part of the retail
precinct.

Figure 3 - Looking north up the existing driveway to the Manager’s residence on 1300 Cape Otway Road. This area
will become part of the elite sports precinct.
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Figure 4 – Existing dwelling on 1300 Cape Otway Road, which will become the Manager’s residence, illustrating the
distance to the Woodland.

Figure 5 – Example of re-vegetation already occurring on 1300 Cape Otway Road, comprising stands of both native
and exotic trees.
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Figure 6 – Looking northwest from Connies Lane towards the Manger’s residence.

Figure 7 – Looking north from Connies Lane in the general direction of the proposed residential precinct.
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Map 2 - Bushfire hazard site assessment plan.
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7 High-level assessment against BMO requirements
This section identifies how the proposed development can respond to the bushfire risk and the
objectives of the BMO and associated Clause 53.02 of the Surf Coast Planning Scheme, as representing
good practice in bushfire protection for significant development in the BPA. Detailed bushfire
protection measures will be documented in the BMS required under the proposed Comprehensive
Development Zone.

7.1 Landscape, siting and design objectives
•

'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'

As identified in Section 5, the landscape is not one of extreme bushfire risk. Bushfire behaviour is likely
to be within AS 3959-2018 expectations and design parameters. The topography is benign and the
fuel hazard unlikely to exceed that presumed in the AS 3959-2018 model for Grassland and Woodland.
Accordingly, the risk will be mitigated to an acceptable level by implementing bushfire protection
measures in line with the BMO requirements, including BAL construction standard, commensurate
defendable space, provision of a water supply for firefighting, and ensuring good access and egress are
available for occupants and emergency services. A Bushfire Emergency Management Plan will also be
developed.
The site is large and contains little classified vegetation other than Grassland. Design of the site layout,
and importantly re-vegetation areas, will be sensitive to bushfire protection needs. The current site
layout has a setback of more than 450m from the Woodland on the Lake Modewarre block.
The proposed development is close to the road, and access and egress can comply with the
requirements for emergency vehicles and occupants. The internal road network will comply with
planning scheme requirements.
No building designs are being specified at this stage. All BAL standards above BAL-LOW are deemed
to satisfy the building code requirement that buildings be designed and constructed to reduce the risk
of ignition from a bushfire, appropriate to the:
(a) 'potential for ignition caused by burning embers, radiant heat or flame generated by a
bushfire; and
(b) intensity of the bushfire attack on the building' (ABCB, 2016).
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7.2 Defendable space and construction objective
'Defendable space and building construction mitigate the effect of flame contact, radiant heat and
embers on buildings'.
Clause 13.02 Bushfire requires planning scheme amendments that will intensify development in
bushfire prone areas to provide for BAL-12.5 construction of future buildings.
The CORA proposal is for a range of building uses, including dwellings, child care, hotel, indoor
recreation and place of assembly. Each building will be provided with the requisite defendable space
for its type (i.e. from Table 1 or Table 3 at Clause 52.47-3 as applicable) as determined by the
designated BAL-12.5 and the results of each individual site assessment.
The CORA site is large and contains little classified vegetation other than Grassland. Design of the site
layout, and importantly re-vegetation areas, will provide adequate defendable space/setbacks from
classified vegetation within or beyond the site. Defendable space will be provided within the site
boundaries.
Defendable space vegetation management standards to be applied will meet the requirements of
Table 6 to Clause 53.02 as detailed in Appendix A.

7.3 Water supply and access objectives
‘A static water supply is provided to assist in protecting the property.
Vehicle access is designed and constructed to enhance safety in the event of a bushfire.’
The CORA site is of considerable size and will contain a range of buildings of differing sizes and
complexity.
It is anticipated that much of the elite sports and retail and tourism precincts will require static water
supply based on their floor areas (either individual or combined). The static water supplies will be to
the satisfaction of CFA. Access to the water by the CFA will be provided in accordance with Table 5 to
Clause 53.02-5, as detailed in Appendix B of this report.
If required, the eco/homestead lodges in the accommodation precinct will provide static water
supplies that comply with BMO requirements, as detailed in Appendix B.
The internal road network will meet planning scheme requirements. Individual driveways will comply
with BMO requirements regarding construction, curves, grade, width and clearance, as detailed in
Appendix C.
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8 Conclusion
The proposed re-zoning of the rural properties that will comprise the CORA site was assessed against
Ministerial Direction No. 11 and for its ability to respond to the objectives of Clause 13.02, Clause 44.06
and Clause 53.02 of the Surf Coast Planning Scheme.
The site is not in a high bushfire risk landscape, being set in Grassland on flat ground. The level of risk
is reflected by the site being in a designated BPA but not covered by the BMO.
The proposed re-zoning represents an intensification of use pursuant to the Settlement Planning and
Use and Development Controls in a Bushfire Prone Area strategies of Clause 13.02 and warrants the
provision of bushfire protection measures. Development of the site will provide a BMO-style planning
response comprising siting of buildings, BAL, defendable space, access and water supplies (for
vulnerable development), supported by a re-vegetation plan and Bushfire Emergency Management
Plan.
This high-level assessment of the CORA site and proposed development indicates that bushfire
protection measures can be practically applied commensurate to the level of bushfire risk, using the
BMO measures as indicative of good practice.

Please Note: The bushfire protection measures proposed in this document do not guarantee survival
of a building or the occupants in the event of a bushfire. The client is strongly encouraged to develop
and practice a bushfire survival plan including determining triggers for leaving early on days of
severe or higher, fire danger. Information and assistance including a template for a Bushfire
Survival Plan is provided on the CFA website at <http://www.cfa.vic.gov.au/plan-prepare/>.
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10 Appendices
10.1 Appendix A: Vegetation management requirements
As per Table 6 to Clause 53.02-5:
‘Defendable space is provided and is managed in accordance with the following requirements:
• Grass must be short cropped and maintained during the declared fire danger period.
• All leaves and vegetation debris must be removed at regular intervals during the declared fire
danger period.
• Within 10 metres of a building, flammable objects must not be located close to the vulnerable
parts of the building.
• Plants greater than 10 centimetres in height must not be placed within 3m of a window or glass
feature of the building.
• Shrubs must not be located under the canopy of trees.
• Individual and clumps of shrubs must not exceed 5 sq. metres in area and must be separated
by at least 5 metres.
• Trees must not overhang or touch any elements of the building.
• The canopy of trees must be separated by at least 5 metres.
• There must be a clearance of at least 2 metres between the lowest tree branches and ground
level
Unless specified in a schedule or otherwise agreed in writing to the satisfaction of the relevant fire
authority’ (Surf Coast Planning Scheme, 2018c).
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10.2 Appendix B: Water supply requirements
Dwellings
Table4 4
Water
supply
requirements
Table
from
Clause
53.02-5
- Capacity, fittings and access (Surf Coast Planning Scheme, 2018c)
Capacity, fittings and access
Lot sizes
(square meters)

Hydrant
available

Capacity
(litres)

Fire authority fittings
and access required

Less than 500

Not applicable

2,500

No

500-1,000

Yes

5,000

No

500-1,000

No

10,000

Yes

1,001 and above

Not applicable

10,000

Yes

Note 1: A hydrant is available if it is located within 120 metres of the rear of the building

Fire Authority requirements

Other buildings on site
Unless otherwise agreed in writing by the relavant fire authority, the water supply must:
‘A static water supply for fire fighting and property protection purposes of 10,000 litres per 1,500
Be stored in an above ground water tank constructed of concrete or metal.
square metres
of floor space up to 40,000 litres.
Havethat
all fixed
above ground
water pipes and
fittings required
for5firefighting
Vehicle access
is designed
and constructed
as specified
in Table
to Clause 53.02-5.
purposes made of corrosive resistant metal.
An integrated approach to risk management that ensures the water supply and access arrangements
Include a seperate outlet for occupant use.
will be effective based on the characteristics of the likely future occupants including their age, mobility
Where a 10,000 litre water supply is required, fire authority fittings and access must be
and
capacity
to evacuate during a bushfire.’
provided
as follows:
Be readily identifiable from the building or appropriate identification signage to

Fire Authority
requirements
the satisfaction
of the relevant fire authority.
‘Unless otherwise
agreed
writing
relevant
authority,
water supply must:
Be located
withinin60
metresby
of the
the outer
edgefire
of the
approvedthe
building.
• Be The
stored
in anofabove
ground
waterbetank
constructed
orand
metal.
outlet/s
the water
tank must
within
4 metres of of
theconcrete
accessway
unobstructed.
• Have all fixed above ground water pipes and fittings required for firefighting purposes made of
Incorporate
a separate
ball or gate valve (British Standard Pipe (BSP 65
corrosive
resistant
metal.
•

millimetre) and coupling (64 millimetre CFA 3 thread per inch male fitting).

Include a separate outlet for occupant use.

Any pipework and fittings must be a minimum of 65 millimetres (excluding the
CFA coupling).

Where a 10,000 litre water supply is required, fire authority fittings and access must be provided as
Table 5 Vehicle access design and construction
follows:
Vehicle access (or part thereof) of a length specified in Column A implements the design
• Be readily identifiable from the building or appropriate identification signage to the
and construction requirements specified in Column B.
satisfaction of the relevant fire authority.
Column A
Column B
• Be located within 60 metres of the outer edge of the approved building.
Length
of access
is less
than
nobe
design
and4construction
requirements
if and unobstructed.
• The
outlet/s
of the
waterThere
tank are
must
within
metres of the
accessway
30 metres

•

fire authority access to the water supply is not required

AM4.1.
Incorporate a separate under
ball or
gate valve (British Standard Pipe (BSP 65 millimetre) and
millimetre
CFA
3 thread
per inch
maletofitting).
Lengthcoupling
of access(64
is less
than
Where
fire authority
access
the water supply is
required under AM4.1 fire authority vehicles should be
30 metres
• Any pipework and fittingsable
must
be a minimum of 65 millimetres (excluding the CFA coupling)’
to get within 4 metres of the water supply outlet.
(Surf Coast Planning Scheme, 2018c).
Length of access is greater
than 30 metres

The following design and construction requirements
apply:
All-weather
The water supply may be provided in
the sameconstruction.
water tank as other water supplies, provided they are
A
load
limit
of
least 15 tonnes.
separated with different outlets. See figure belowatillustrating
signage and an example of outlets where
Provide a minimum trafficable width of 3.5 metres.
firefighting water will be in the same tank as water for other use.
Be clear of encroachments for at least 0.5 metres
on each side and at least 4 metres vertically.
Curves must have a minimum inner radius of 10
metres.
36
The average grade must be no more than 1 in 7
(14.4%) (8.1°) with a maximum grade of no more

Water tank requirements
The water supply should be stored in an
above ground water tank constructed of
concrete, steel or corrugated iron.
The water supply should be identified.

The water supply may be provided in the
same water tank as other water supplies
provided they are separated with different
Bushfire Development Report for CORA
outlets.

(DELWP, 2017)
Access
Where the length of access is greater than 30 metres the following design and construction

CFA
fittings (CFA,
requirements
apply: 2014)
'If specified within Table 4 to Clause 52.47-3 (if fire brigade access to your water supply is required),
Curves must have a minimum inner
Provide a minimum trafficable width of
CFA’s
standard
BMO permit conditions require the
pipe work, fittings and tank outlet to be a minimum
radius
of 10 metres.
3.5 metres.
size The
of 64
mm. grade must be no more than
average
Be clear of encroachments for at least 0.5
1 in 7 (14.4%) (8.1°) with a maximum of no
more than 1 in 5 (20%) (11.3°) for no more
mm
BSP (British Standard Pipe) is the
than 50 metres.

metres on each side and at least 4 metres
vertically.

65
most common size available. A 65 mm fitting is equivalent to
cleared area
of 0.5
metres is required
the old 21/2 inch. A 65 mm BSP (21/2 inch) fittingA exceeds
CFA’s
requirements
and will therefore comply
Dips must have no more than a 1 in 8
to allow for the opening of vehicle doors
with(12.5%)
CFA’s(7.1°)
standard
permit
conditions
for
the
BMO.
entry and exit angle.
along driveways.
A load limit of at least 15 tonnes and be of

The all-weather
diagram below
shows some common tank fittings available at most plumbing suppliers which meet
construction.
the connection requirements. It includes a 65 mm tank outlet, two 65 mm ball or gate valves with a 65
With
Dips and gradients
Encroachments
mm male to 64 mm CFA 3 threads per inch male coupling. This is a special fitting which allows the CFA
fire truck to connect to the water supply. An additional ball or gate valve will provide access to the
water supply for the resident of the dwelling'.

Practice Note 65 | Preparing and Assessing a Planning Application Under the Bushfire Provisions in Planning Schemes
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10.3 Appendix C: Access requirements
Access
Wherebetween
the length
of access
is greater
than 30 metres the following design and construction
Access
30m
and 100m
in length
requirements
apply:
Where the length of access is greater than 30 metres the following design and construction
requirements
apply
(the
length of inner
accessradius
should
from a public road to either the building
• Curves must
have
a minimum
ofbe
10 measured
metres.
or• the
water
supply
outlet,
whichever
is longer
(Surf
Coast(8.1°)
Planning
2018c)):
The
average
grade
must
be no more
than 1 in
7 (14.4%)
with aScheme,
maximum
of no more
• Curves
must(11.3°)
havefor
a minimum
inner50
radius
of 10 metres.
than
1 in 5 (20%)
no more than
metres.
• The
average
be1 in
no8 more
in 7 and
(14.4%)
(8.1°) with a maximum of no more
• Dips
must
have nograde
moremust
than a
(12.5%)than
(7.1°) 1entry
exit angle.
than 1 in 5 (20%) (11.3°) for no more than 50 metres.
• A load limit of at least 15 tonnes and be of all-weather construction.
• Dips must have no more than a 1 in 8 (12.5%) (7.1°) entry and exit angle.
• Provide
a minimum
width ofand
3.5 be
metres.
• A load
limit of attrafficable
least 15 tonnes
of all-weather construction.
• Be
of encroachments
for at least
0.5 metres
on each side and at least 4 metres
• clear
Provide
a minimum trafficable
width
of 3.5 metres.
vertically.
• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres vertically.
• A
area of
0.5 of
metres
is required
to allow for
opening
of vehicle
along doors along
• cleared
A cleared
area
0.5 metres
is required
to the
allow
for the
openingdoors
of vehicle
driveways.
driveways.
• Dips
mustmust
havehave
no more
than than
a 1 ina8 1(12.5
cent)
degrees)
entry andentry
exit angle.
• Dips
no more
in 8per
(12.5
per(7.1cent)
(7.1 degrees)
and exit angle.
Width

Dips and gradients

Encroachments

(DELWP, 2017)
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Access between 100 metres to 200 metres in length
In addition to the above:
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A turning
area
forand
fire
fighting
vehicles must be provided close to the building by one of t
Access
between
100m
200m
in length
Infollowing:
addition to the 30m-100m requirements above, a turning area for fire fighting vehicles must be
provided
close tocircle
the building
of the following:
• a turning
withby
a one
minimum
radius of 8 metres
• a turning circle with a minimum radius of 8 metres
• •a driveway
encircling
dwelling
a driveway encircling
the the
dwelling
provided close to
the
building
by
one
of
the
• other vehicle turning heads such as a T or Y head which meet the specification of Austroad
• other vehicle turning heads such as a T or Y head which meet the specification of
Design for an 8.8 metre service vehicle.

200 metres in length

metres

Austroad Design for an 8.8 metre service vehicle.

head which meet the specification of
icle.

(Not to scale)

(Not to scale)

(Not to scale)

(DELWP, 2017)

Access greater than 200 metres in length

Access greater than 200m in length
InInaddition
to the
passing
bays are
are required
at least
addition
torequirements
the above,above,
passing
bays
required
at every 200 metres that are:
3.5m
• aevery
minimum
ofmetres
20 metresthat
long are:
least
200
• with a minimum trafficable width of 6 metres.

• a minimum of 20 metres long
es in length

ired at

.

• with a minimum trafficable width of 6 metres.
3.5m

200m

6m

200m

6m

20m
20m

20m
20m

State of Victoria Department of Environment, Land, Water
lanning 2017
(DELWP, 2017)
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