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Application for combined Planning Scheme Amendment to re-zone the site to 
Commercial 1 Zone, & new planning permit application for on-site works and use of 
buildings for tourist related commercial activities in a Commercial 1 Zone. 
 
Statement of bushfire evidence by Mandy Edwards of Millar Merrigan. 
For Carringbush Pty Ltd 
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INTRODUCTION 
 
1. Name and address of the expert 
 
Mandy Edwards 
Millar Merrigan 
2/126 Merrindale Drive 
Croydon Victoria 3136 
 
2. Qualifications  
Bachelor of Applied Science - Urban Design / Town Planning (RMIT, 2004)  
Planning for Bushfire Prone Areas (University of Technology Sydney, 2012)  
 
3. Professional Experience 
Since 2004 I have been employed by Millar Merrigan as a town planner/urban designer 
and currently hold the position of Planning Manager. In this role I have been involved in 
various aspects of land development, primarily across Victoria. Since 2009, an increasing 
part of this work has focused on issues relating to bushfire management, including the 
following:  

• Preparation of Bushfire Management Statements under the requirements of the 
Bushfire Management Overlay. The scope of these assessments ranges from single 
dwellings, other sensitive uses, commercial developments, medium density 
developments and large scale subdivisions; 

• Preparation of due diligence assessments to inform clients of bushfire matters; 

• Preparation of Clause 13.02 Bushfire Planning assessments to inform strategic 
planning matters including development plans and rezoning; 

• Critique of urban design in relation to bushfire risk; 

• Preparation of urban design layouts in response to bushfire risk; 

• Liaison with various stakeholders in relation to bushfire risk. 
 

4. Area of Expertise 
Bushfire planning and design.  
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5. Other Significant Contributors to the Report 
None applicable. 
 
 
6. Expert Opinion  
In response to correspondence from CFA dated 17 September 2019, I was asked to review 
bushfire planning requirements and bushfire risk to the subject land in relation to the 
proposed rezoning and planning application.  A meeting was held with Millar Merrigan, 
Yarra Ranges Council and CFA, and subsequently I prepared the following: 

• A Bushfire Management Statement for the buildings and works element of the 
planning application, being shipping containers (Refer to Appendix A); 

• A Bushfire Assessment for the rezoning to address matters in Clause 13.02 
Bushfire Planning (Refer to Appendix B).  

 
The findings of these reports remains current, however CFA’s most recent comments that 
vegetation within the assessment area is Modified Vegetation rather than Forest vegetation 
are acknowledged and accepted.  This does not change the findings of the assessments.  
 
In my expert opinion, I think that the Specific Control Overlay (SCO) as proposed in my 
report is a satisfactory policy for implementing land use controls and can include bushfire 
protection measures if required.  
 
 
7. Declaration  
 
I have made all the inquiries that I believe are desirable and appropriate and no matters of 
significance which I regard as relevant have to my knowledge been withheld from the 
Panel. 

 
Mandy Edwards 
Planning Manager 
 
Millar | Merrigan 
1 May 2020 
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APPENDIX A – Bushfire Management Statement 
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1 Executive Summary 

This Bushfire Management Statement has been prepared to address the requirements of the 
Bushfire Management Overlay (Clause 44.06) and provide the Responsible Authority, together 
with the applicant, advice and recommendations for bushfire protection specifically in regards to 
the re-issue of buildings and works approval (shipping containers) under YR-2014/961 (buildings 
and works for food and drink premises ancillary to the existing plant nursery) which are being 
used for tourist information, art studio, nursery display and storage. This application is concurrent 
with Amendment C186 to the Yarra Ranges Planning Scheme, which weeks to rezone the land 
from Green Wedge A Zone to Commercial 2 Zone. This report does not address the strategic 
matters under Clause 13.02. 
 
The bushfire site assessment process is used to determine how far away from unmanaged 
vegetation a building would need to be to receive less than a certain level of radiant heat (e.g. a 
house constructed to a BAL-29 construction standard has been designed to withstand a radiant 
heat flux of 29 kW/m2). This assessment is then used to determine the most appropriate 
combination of vegetation management zone and BAL construction for the proposed 
development. 
 
This report identifies the existing conditions of the site and surrounds in accordance with the 
application requirements of Bushfire Planning (Clause 53.02) and offers a planning and design 
response, which shows how the development meets the relevant measures and decision 
guidelines. 
 
Based on a site assessment the subject site and the surrounding areas comprise mostly of low 
threat vegetation, with forest vegetation encroaching into the extremities of the assessment area. 
The landscape bushfire risk is however extreme due to the sites location in the Dandenong 
Ranges.  
 
Whilst a BAL 19 was applied to an upgrade of the existing nursery/café building in 2014, recent 
advice from CFA is that they would seek for a minimum construction of BAL 29 to apply given the 
landscape risk.  As such, BAL 29 has been applied to each of the shipping containers to enable 
them to assist in providing protection from a fire front and more particularly the immediate 
protection of human life.   
 
Water supply and access to the site are provided in accordance with the requirements of the 
CFA.  
 
It is recommended that an Emergency Management Plan (EMP) should be prepared to guide 
actions to occur in the event of bushfire and the business/s should be closed on days of elevated 
fire danger ratings.   
 
The existing nursery/cafe building do not form part of this application as they are approved and 
operating legitimately.  
 

2 Important Assumptions 

It is important to note that the policies and land conditions described herein were correct at the 
time of publishing.  If regulations change and/or site conditions vary it may be necessary to 
review the bushfire risk and subsequent protection measures.  
 
The measures outlined in this Bushfire Management Statement cannot guarantee safety during 
an extreme fire event. The owner/manager of the business, will need to develop an appropriate 
Bushfire Plan to clearly understand and plan for how staff and visitors are going to act in 
response to a fire event.  Refer to CFA publications for assistance. 



 

15382 Bushfire Management Statement – Mt Dandenong Tourist Rd, Sassafras Page 4  
 

 

3 Introduction 

 

3.1 Scope 

Millar Merrigan have been engaged by Carringbush Pty Ltd to prepare a Bushfire Management 
Statement to accompany a town planning submission for the re-issue of buildings and works 
approval (shipping containers) under YR-2014/961 (buildings and works for food and drink 
premises ancillary to the existing plant nursery) which are used for tourist information, art studio, 
nursery display and storage (retail premise and office). This is a concurrent planning application 
with Amendment C186 which seeks to rezone the land from Green Wedge A Zone to 
Commercial Zone.  This report does not provide an assessment on rezoning matters and applies 
specifically to the planning application.  
 
The Bushfire Management Overlay (Clause 44.06) (BMO) which applies to the site triggers a 
planning permit requirement for buildings or the carrying out of works associated with various 
uses, including retail premises and office. Aside from implementing State & Local Planning 
Policies its purpose is: 
 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.  
 
The BMO requires that an application meet the requirements of Bushfire Planning (Clause 53.02) 
and more specifically Clause 53.02, as the proposal is not for a residential use.   
 
This report seeks to address the applicable requirements of the Bushfire Management Overlay 
and Bushfire Planning. 
 

3.2 Proposal 
 

 

The application seeks re-issue of existing buildings and works approval (YR-2014/961) in light of 
the proposed rezoning and this introduces uses that have not been previously approved.  These 
comprise of tourist information and an art studio, both of which are already operating out of the 
site in three of the approved shipping containers.   
 
The permit allowed for seven containers to be installed on site and used for nursery activities, 
noting that the nursery is granted existing use rights. Six of the containers have been installed on 
site, albeit container 6 is in a varied location.  Container 7 has not yet been installed and this 
application seeks its relocation.    
 
The proposal will see four of the containers used for nursery purposes, with two used for the art 
studio and one used for tourist information.  
 
Refer to the Site Plan at Appendix 3 for details.  
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4  Bushfire Hazard Site Assessment 

4.1 The Site 

The subject land is an irregular shaped site of 2770sqm, located on the corner of Mount 
Dandenong Tourist Road and Prince Street, Sassafras. It comprises of three separate parcels 
which are collectively home to Loam Nursery, Chojo Bonsai Nursery, Proserpina Café, a Visitor 
Information Centre and Art Studio. The buildings comprise of two galvanized iron structures, six 
shipping containers and various open pergolas. A gravel parking area covers the western part of 
the site and remaining areas comprise a mix of graveled pathways and defined garden areas.  
 
Reticulated water is available to the site and a fire hydrant is located on the corner of the two 
roads.   
 
Part of the north-west boundary is lined with a 0.9m wide easement and a 1.83m wide easement. 
Theses have no implications in respect to bushfire protection and no further restrictions are 
applicable to the land, refer to Appendix 2 for a copy of each title. 
 
See the Site Plan at Figure 1 for a visual representation of site conditions. 
 

Photograph 1. Looking west towards Loam Nursery 

 
 

Photograph 2. Looking towards the site from Mount Dandenong Tourist Road  
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Photograph 3. Looking north from Prince Street at the existing parking area 

 
 

Photograph 4. Looking north-east towards the water tanks & shipping containers from Prince St 
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Photograph 5. Looking east towards the rear of the building used for Loam Nursery 

 
 

Photograph 6. Looking north-west at the building used for Loam Nursery 

 
 

Photograph 7. Looking east at containers 1 (tourist information) and 2 (nursery retail) 
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Photograph 8. Looking north at containers 3 & 4 (Art studio and storage)  

 
 

Photograph 9. Looking west towards the Bonsai Nursery  
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     Figure 1. Site Plan 

 

4.2 Bushfire Behaviour 

It is important to understand bushfire behaviour and how buildings are destroyed in order to 
effectively implement bushfire protection measures. There are three major factors that influence  
bushfire behaviour; topography, weather conditions such as temperate and wind and vegetation 
(ie fuel. 1 ). 
  
The shape of the land has a strong effect on bushfire. A fire will burn faster and more intensely 
uphill because the flames can reach more unburnt fuel in front of the fire.  The heat radiating 
from the fire pre-heats fuel on the slope ahead of the fire, making the fuel even more flammable. 
For every 10˚ slope, the fire will double its speed. For example, if a fire is travelling at 5 km per 
hour along flat ground and it hits a 10˚ slope it will double in speed to 10 km per hour up the hill. 
By increasing in speed the fire also increases in intensity, becoming even hotter. The opposite 
applies to a fire travelling downhill. The flames reach less fuel, and less radiant heat pre-heats 
the fuel in front of the fire. For every 10˚ of downhill slope, the fire will halve its speed. 
Fires tend to move more slowly as the slope decreases. 
 

                                                           
1 Source: (https://www.cfa.vic.gov.au/plan-prepare/how-fire-behaves). 
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Figure 2. How fire travels uphill 

 

 
The weather plays an important factor in bushfire occurrence with temperature, wind, humidity 
and atmospheric condition all being contributing factors. Bushfires often start on hot, dry, windy 
days. Wind influences the speed at which fire spreads, the direction in which a fire travels, the 
size of the fire front, the intensity of the fire and the likelihood of embers and spot fires.   
 
Vegetation is however the primary source of fuel for a bushfire and the amount of fuel present, 
together with the location of buildings can directly affect their survival.  The only factor 
homeowners have any control over is fuel; therefore by reducing fuel load and creating 
defendable space around a property, the bushfire risk can be reduced. 
 
The main ways in which a building is destroyed by bushfire are illustrated in Figure 
4 below: 

 ember attack;  
 radiant heat;  
 localised flame contact;  
 flame contact from fire front; and  
 extreme fire front. 

Figure 3. Main ways in which a building is destroyed by bushfire 
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A bushfire can behave in a variety of ways, as follows: 

 Head fire – the fire where the flames were blown towards the fuel 

 Flank fire - the fire where the fire edge is generally parallel to the wind 

 Back fire – the fire that moves into the wind with flames leaning over the burnt ground 
 

Figure 4. Bushfire Behaviour (sourced from UTS course documentation) 

 
The vegetation management requirements together with the building construction requirements 
of the Bushfire Management Overlay and AS3959 aim to ensure that risk to life and property 
from bushfire can be reduced to an acceptable level. 

4.3 Vegetation 

The vegetation classification, together with effective slope is utilised for the purposes of 
determining the defendable space and construction requirements under the Bushfire 
Management Overlay (BMO).  The classification system of AS3959 uses a generalised 
description of vegetation based on the AUSLIG (Australian Natural Resources Atlas: No. 7 - 
Native Vegetation) classification system.  
 
Vegetation on and within 150m of the building is indicated on the Site Plan at Figure 1. Due to 
the urbanised nature of the small central hub of Sassafras, the assessment area is dominated by 
low-threat vegetation which Section 2.2.3.2 of AS3959 describes as follows: 

(a) Vegetation of any type that is more than 100 m from the site. 
(b) Single areas of vegetation less than 1 ha in area and not within 100 m of other areas 
of vegetation being classified. 
(c) Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, 
or each other. 
(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. 
(e) Non-vegetated areas, including waterways, roads, footpaths, buildings and rocky 
outcrops. 
(f) Low threat vegetation, including grassland managed in a minimal fuel condition, 
maintained lawns, golf courses, maintained public reserves and parklands, vineyards, 
orchards, cultivated gardens, commercial nurseries, nature strips and windbreaks. 
NOTE: 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). 

 
The main street of Sassafras comprises of built form and hard surfacing, whilst the directly 
surrounding residential areas contain dwellings and cultivated gardens.   Both of these conditions 
meet the definition of low-threat vegetation.  
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Whilst the majority of the assessment area is low-threat, there are some forested areas on the 
eastern and western outskirts of the 150m assessment area and these conditions extend into the 
wider landscape. AS3959 describes Tall Open Forest as: 

Trees over 30 m high; 30–70% foliage cover (may include understorey ranging from 
rainforest and tree ferns to low trees and tall shrubs). Found in areas of high reliable 
rainfall. Typically dominated by eucalypts. 

 

Figure 5. Open Forest (sourced from AS3959) 

 
The below photographs provide a visual representation of surrounding vegetation.  
 

Photograph 10. Low-threat conditions on the west side of Mt Dandenong Tourist Road 

 

 

Photograph 11. Low-threat conditions on the east side of Mt Dandenong Tourist Road 

 

 

Photograph 12. Looking opposite the site from Mt Dandenong Tourist Road 

 

 

Site 

No. 392 contains a dwelling but the rear part of the site is not low-threat Shops are low-threat 
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Photograph 13. Looking east at the pre-school on the opposite side of Mt Dandenong Tourist Rd  

 
 

Photograph 14. Reserve directly north of subject site is low-threat 

 
 

Photograph 15. Looking opposite the site at cultivated gardens on Prince Street 

 

 

Photograph 16. Cultivated residential lots on Prince Street 

 

 
 
 
 
 
 
 
 
 

Forest in background Low-threat 
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Photograph 17. Looking north at Forest vegetation adjacent to Mountain Highway 

 

 

Photograph 18. Looking west from Chudleigh Crescent at parking areas  

 

4.4 Slope 

The slope of land under vegetation, influences likely fire behavior and as the slope increases as 
does the rate of spread of a fire and its intensity.  The slope within 150m of the subject site is 
indicated on the Site Plan at Figure 1. The land is essentially located in a north-south orientated 
saddle and as such the slope is Downslope 10-15 degrees to the east and west and Upslope to 
the north and south.   
 
The topography in the wider area is steep and presents a series of ridges and gullies, see Figure 
6.  
  

     Figure 6. Topography 

 

Forest in background 
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5 Bushfire Hazard Landscape Assessment 

5.1 Landscape Assessment 

The likelihood of a bushfire, its severity and intensity, and the potential impact on life and 
property varies depending on where a site is located in the surrounding landscape. There are a 
number of factors that influence the potential bushfire behaviour at a landscape scale, including: 

 Topography;  
 Extent and continuity of vegetation; 
 The location and exposure of the urban area, township, isolated rural area to bushfire; 
 The potential fire run and area that is likely to be impacted by the fire, for example a fire 

in a grassland may only impact one or two streets into a residential area, however a 
large bushfire may impact many km in front of the main fire;  

 The extent of neighbourhood-scale damage the bushfire may produce.2  
 
The subject land is located in the main street of Sassafras where land uses are dominated by 
commercial activities. Land zoning varies from Commercial, to Public Park and Green Wedge 
Zone, with the wider area being Public Conservation Zone, see Figure 7 below.  
 

Figure 7. Surrounding zoning 

 

 

 
The site itself is surrounded by a mix of developments and land uses. To the north-east is a 
public open space area offering lawn and a gazebo. A residential lot also backs onto the north-
east boundary and is separated by a paling fence. To the north-west is a further residential 
allotment, again separated from the site by a paling fence.  The south-eastern and south-western 
boundaries abut roads. On the opposite side of Prince Street are attached shops and further 
residential properties. On the opposite side of Mount Dandenong Tourist Road are a further row 
of shops.  
 
In addition to site and adjacent based risk, the broader landscape risk must be considered to 
determine the bushfire risk. As demonstrated in Figure 8, the wider landscape comprises of 
heavily forested areas, both in public and private ownership.  
 
 
 

                                                           
2 Source ( Technical Guide Planning Permit Applications Bushfire Management Overlay September 2017 DELWP). 
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Figure 8. Landscape Assessment (potential fire runs indicated with red arrows) 

  
 

 
 
 

 

 
The area is comparative to Broader Landscape Type Four as outlined in Planning Practice Note 
65 (July 2014), which describes the landscape as follows: 

 The broader landscape presents an extreme risk; 
 Evacuation options are limited or not available.   

 
The Regional Bushfire Planning Assessment identifies the whole of Mount Dandenong as an 
area with multiple bushfire matters including: 

 clusters of small and medium lots in a bushfire hazard area. Bushfire hazard generated 
by interface with Dandenong Ranges National Park. Remnant vegetation generates 
further bushfire hazard  

 settlements are dispersed throughout vegetated areas both at the edge of and between 
national park land  

 single access roads of concern servicing existing residential properties  

 contains patches of vegetation of high and very high conservation significance.  
 
The Yarra Ranges Municipal Fire Management Plan (Oct 2012) (YRMFMP) notes that: 

The Yarra Ranges are recognised as having one of the highest fire risk environments in 
the world due to its mountainous topography, highly flammable native vegetation and 
climatic patterns that combine to create severe fire hazard conditions almost every year. 
Another factor that makes this area particularly hazardous is the combination of 
forest/urban environments, the number of residents and tourists and limited access and 
egress routes. 

The vegetated area of Lysterfield Park pose a significant  
fire risk to the urban areas and under prevailing wind 

conditions a fire could easily spread into the Dandenong 
Ranges and this would result in extensive destruction 

Neighbourhood Safer Place located at 
Upwey (6km) & Belgrave (8km)  

Fire could approach the site in all 
directions as it travels up the Ranges 

however under prevailing wind conditions 
a fire would most likely approach from the 
north-west or south-west. Any fire in these 
locations would grow to a large size and 

move rapidly through the landscape, 
causing extensive destruction 

A fire in the Warrandyte area would not 
directly impact the site due to the 

expansive urban areas. 
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The YRMFMP lists significant fires that have occurred in the municipality since the turn of the 
century and these include the Ash Wednesday and Black Saturday bushfires. A map of bushfire 
history is shown in Figure 9 below and this indicates that bushfires are a semi regular occurrence 
in the wider landscape. 
 

Figure 9. Bushfire History since 1970 (MapShare)  

 
 

 

5.2 Bushfire Scenarios 

Bushfire is a dynamic hazard and is highly unpredictable. As a result, the factors that contribute 
to the bushfire risk are diverse and it is a difficult and risky endeavor to predict the location and 
source of bushfire outbreaks. It is however clear that the subject site sits within a very high risk 
fire landscape where bushfire can spread through the surrounding vegetation, creating high 
intensity fires, that due to various factors would be difficult to manage. The Victorian Fire Firk 
Register (VFRR) identifies the location as ‘Extreme’.  
 
Forested areas are located between the urban/farming areas in the wider landscape and the hills 
townships (collectively known as Mount Dandenong).  Further large forested areas are located at 
Lysterfield Park, around Cardinia Reservoir and at Warrandyte.  Fragmented forested areas are 
also located throughout the farming/living areas of Yellingbo, Macclesfield and Cockatoo. 
 
Whilst wind may travel in all directions the most dominant weather conditions see winds coming 
from the northwest or southwest.  
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From a north-westerly direction, a forest fire would generate dangerous fire behaviour around 
Warrandyte however the urban areas of Mooroolbark and Croydon would prevent a bushfire 
approaching the site from this location. A fire in the forested areas to the south and east are likely 
to travel away from the site due to prevailing wind conditions. A fire developing to the south-west 
(Lysterfield & Mount Dandenong) and north-west (Mount Dandenong) would however directly 
impact the urban hills townships and due to the long fire runs and steep topography, a fire event 
in these locations would be extreme. 
 
There are a number of other factors that will influence a fire within the wider landscape.  The 
township of Sassafras is located whereby any bushfire affecting the urban area would be 
travelling uphill, increasing the likely rate of fire spread and fire intensity. Ongoing fuel 
management works undertaken by DELWP in the area surrounding the town aid in fuel reduction 
but would not prevent a bushfire from impacting the settlement.  
  
The low-threat nature of the site and the immediate area will also provide some buffer from 
bushfire however spot fires and severe ember attack would be certain in any fire event.  A 
bushfire igniting at the outer reaches of the Dandenong Ranges would see an immense amount 
of destruction prior to reaching the site. A localised ignition has the likelihood of developing 
rapidly due to the nature of the topography and it would grow to a significant size. The fire would 
be of a scale that would pose neighbourhood scale destruction of property.   
 
Under any scenario, it would be difficult to achieve safe exit from the area due to the limited 
major road network and the number of people in the area that too would be seeking to utilise the 
same roads.  Whilst early evacuation is recommended, the nursery and associated businesses 
should close to the public on days of elevated fire risk rating.  An Emergency Management Plan 
that includes options for sheltering in place should also be developed.   
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6  Defendable Space & Construction Standards 

6.1 Defendable Space 

Defendable space is one of the most important aspects of preparing a property for bushfire, it 
provides separation between the building and the hazardous vegetation. It is an area of land 
around a building where vegetation is modified and managed to reduce the effects of flame 
contact, radiant heat and embers associated with bushfire. Flame contact, radiant heat and 
embers are the way a bushfire attacks a building.  
 
The term defendable space is defined by the planning scheme as: 

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

 

Figure 10. Defendable Space (sourced from Planning Practice Note) 

 

6.2 Construction Standards  

AS 3959-2009 provides a series of construction standards relating to the level of ember attack 
and/or radiant heat and/or flame contact that may be expected to impact upon buildings. These 
range from BAL-LOW (i.e. where there is insufficient risk to warrant enhanced construction) to 
BAL-FZ (i.e. over 40 kW/m2 and possibly flame contact). The envisaged impacts for each 
defendable space and construction requirement is illustrated in Figure 13 below.   
 

Figure 11. Defendable space & construction requirement (sourced from Planning Practice Note) 

 

 
The Bushfire Attack Level (BAL) and defendable space is determined in accordance with Table 2 
to Clause 53.02 and it is informed by the vegetation and slope classifications outlined in Section 
4 above. Where the BAL and defendable space for different vegetation and slope classifications 
present, the highest BAL and associated defendable space is recorded. Alternatively the 
defendable space can be responsive to the hazards in individual directions. 
 
The only classifiable vegetation within the 150m assessment area is Forest, which is located on 
the eastern and western extremities. The effective slope is Downslope 5-10 degrees which 
results in BAL and defendable space as depicted in Table 1 below.  
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Table 1: BAL & corresponding defendable space for Forest 
under an effective slope of Downslope 5-10 degrees 

BAL Defendable Space 

12.5  69m 

19  53m 

29 39m 

40 31m 

 
In 2014 an permit to extend the nursery/café building was approved and a BAL 19 applied.  This 
aside, recent advice from CFA indicates that a minimum of BAL 29 is preferred for new buildings 
in this location due to the extreme landscape risk. BAL 12.5 defendable space, utilising 
surrounding low-threat conditions can be achieved for the shipping containers, however a BAL 
29 has been applied with defendable space extending to the property boundaries as suggested. 
See Figure 12 and the Bushfire Management Plan at Appendix 4. 
 

Figure 12. BAL 29 Defendable Space – 39m radius around each shipping container   
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6.3 Vegetation Management 

The impact of a bushfire can be reduced where vegetation has been modified and other fuel 
sources removed from around the building. This reduces the amount of fuel available to burn.  
 
Vegetation management does not require the removal of all fuels as plants and trees can provide 
protection from strong winds, intense heat and embers.  
 
Table 6 to Clause 53.02 outlines the following requirements for vegetation management in 
defendable space areas:  

 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 at maturity must not be placed within 3 metres 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 5sqm 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.  
 
The defendable space extends to the property boundaries and can easily be managed in 
accordance with the above requirements.  
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7 Bushfire Management Statement 

The following section assesses the proposed dwelling against Bushfire Planning (Clause 53.02) 
as required by the BMO. 
 
The provisions of Clause 53.02 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.  

 
Clause 53.02-4 applies to the subject proposal and the tables at Section 7.1 below provide an 
assessment against each applicable element.  

7.1 Bushfire Protection Objectives  

 

REQUIREMENT 
 

53.02-4 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.  

 
Approved Measures 
AM 2.1 
The bushfire risk to the development from the landscape beyond the site can be 
mitigated to an acceptable level  
 
AM 2.2  
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.  

 
AM2.3 
A building is designed to be responsive to the landscape risk and reduce the impact of bushfire on 
the building. 
 

ASSESSMENT 

AM2.1 
As outlined in Section 5, the bushfire hazard landscape assessment defines the subject location as 
being comparative to Broader landscape Type 4 as the landscape presents an extreme risk and 
evacuation options are limited.  
 
In assessing bushfire threat, it is important to consider the time taken for a fire front to pass.  A fire only 
lasts as long as the fuel available to burn and ignitability of the fuel is of significance. Fine fuels close 
to the ground generally contribute to the passage of a fire front whereas heavier fuels may be ignited 
by the front but don’t actually contribute to it. The majority of the 150m assessment areas comprises of 
low threat vegetation and whilst this does not eliminate the landscape risk, it reduces the sites 
vulnerability from a local scale.   
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Bushfire Neighbourhood Safer Places are a minimum of 6km away and access to these areas are 
limited, therefore shelter in place options should be considered.  Application of an enhanced 
construction standard to the shipping containers will enable this to occur.  
 
The shipping containers have already been approved and six of the seven are already present on site.  
This application is simply for re-issue of the approval in light of a rezoning application that seeks to 
change from Green Wedge A Zone to Commercial Zone. The sole purpose for this is to legitimise the 
uses that are already occurring on site.  
 
It is recommended that the owner/manager close the facility on days of elevated fire danger rating and 
prepare an Emergency Management Plan.  
 
Based on the above discussion, it is submitted that the landscape risk can be mitigated to an 
acceptable level.  
 
AM2.2 
Bushfire protection can be enhanced by considering the separation of a building from the bushfire 
hazard, proximity to public roads and emergency service vehicle access on a site. Six of the seven 
shipping containers are already present on site and the remainder will be towards the north-eastern 
corner. Given the sites location on a corner, easy access for firefighting is available.  
 
AM 2.3 
Most structures damaged or destroyed by bushfire occur through ember attack. The peak temperature 
at and immediately behind a fire front will be short lived. A well maintained building designed and 
constructed to the requirements of BAL 29 with defendable space will withstand more than brief 
exposure. The existing shipping containers will need to be upgraded as required to meet the applicable 
construction standards.  
 

 
 

REQUIREMENT 
 

53.02-4.2 Defendable Space and Construction  
 Defendable space and building construction mitigate the effect of flame contact, radiant heat 

and embers on buildings. 

Approved Measures 
AM 3.1 
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 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 

 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 
AM 3.3 

 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.  

 

ASSESSMENT 

AM 3.1  
The re-issue of buildings and works approval provides the opportunity to create more bushfire resilient 
communities whereby bushfire protection measures are enhanced. The use of the land for a nursery 
with ancillary food and beverage is already established and this application does not relate to the main 
buildings, it relates solely to the shipping containers. Whilst these can achieve BAL 12.5 construction, 
BAL 29 has been applied in accordance with Column C due to the extreme landscape risk.  The 
defendable space cannot be wholly contained within the title boundaries of the land and as such 
Alternative Measure 3.3 applies. 
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AltM 3.3 
At least 75m in all directions around the site comprises of low-threat conditions and there is reasonable 
assurance that these conditions will be maintained given the site’s location within the central hub of 
Sassafras.  The defendable space for BAL 29 is 39m and this extends into the surrounding properties 
as depicted in Figure 12 above. The actual defendable space to be managed by owners is pulled back 
to the property boundaries, see the Bushfire Management Plan at Appendix 4. 
 

 
 

REQUIREMENT 
 

53.02-4.3 Water Supply and Access 
 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.  
 
Approved Measures 
AM 4.1 

 A building used for a dwelling is provided with: 
o A static water supply for firefighting and property protection purposes specified in 

Table 4 to Clause 53.02-5. 
o 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 firefighting water supplies. 

 

ASSESSMENT 

Water: 
Reticulated water is available and a fire hydrant is located on the corner of Prince Street and Mount 
Dandenong Tourist Road.  There is also a 10,000L static water supply with CFA fittings to the side of 
the nursery/café building. Table 4 requires a 10,000L water tank with fire authority fittings and access 
to be provided and whilst there is an existing supply that meets these requirements, it essentially 
services Loam Nursery and the four containers on this part of the site.  It is therefore considered 
reasonable to install an additional water tank on the northern part of the site to service the containers 
associated with the Bonsai Nursery.  It is logical that this be co-located with the seventh container, 
which is yet to be installed on site.    Water supply outlets and signage are to comply with CFA 
requirements, as follows: 
 
Figure 13: Water Tank Requirements (Practice Note 65) 
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Access: 
Mt Dandenong Tourist Road is a main road offering two way fully sealed pavements that can easily 
cater for CFA vehicles. The side road; Prince Street, is a two way gravel road which can also 
accommodate emergency vehicles.  The gravel car park at the western end of the site caters for 
emergency access and vehicles can easily access the existing static water supply.   
 
All of the shipping containers are located within 30m of the eastern or southern boundary and as such 
the only access requirement applicable is that fire authority vehicles should be able to get within 4m of 
the water supply outlet. There is an existing gate greater than 3.5m in width at the northern end of the 
Bonsai Nursery’s frontage however this is not readily accessible due to the location of an electricity 
pole and box in the street.  As such, a remote fitting is required.    
 
Access and water supply requirements are detailed on the Bushfire Management Plan at Appendix 4.   
 

 

 
8 Planning Provisions 
 

The subject land is contained within the Green Wedge A Zone and Amendment C186 to the 
Yarra Ranges Planning Scheme seeks to vary this to Commercial 2 Zone. A separate Bushfire 
Assessment has been prepared for the rezoning to address Clause 13.02.  
 
The land is covered by the Significant landscape Overlay (SLO9) and the Design & Development 
Overlay (DDO14), however neither of these pose implications for bushfire protection.  
 
The Bushfire Management Overlay (44.06) also applies and this is used to guide the 
development of land in areas of high bushfire hazard. It requires consideration of the location, 
design and construction of development and the implementation of bushfire protection measures. 
The BMO mapping is based on the bushfire hazard and applied to areas of extreme fuel loads 
where there is a potential for extreme bushfire behaviour such as a crown fire and extreme 
ember attack and radiant heat. The BMO takes into account vegetation, weather characteristics 
and slope. It applies to the majority of the wider area as depicted in Figure 14 below.  
 

Figure 14. BMO Mapping 
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The purposes of the BMO include: 

 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.. 

 
The Planning Policy Framework provides the broad framework for bushfire protection policy and 
provisions in the planning scheme. This includes Clause 13.02 - Bushfire, which aims to:  

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

 
The overarching strategies are to: 

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 the consideration of 
bushfire risk in decision making at all stages of the planning process. 

 
Amongst a range of additional strategies this clause suggests that in order to fully investigate the 
potential of an application, Council should also consider: 

 Consulting with emergency management agencies and the relevant fire authority early in 
the process to receive their recommendations and implement 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; 

 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; 

 
The Yarra Ranges Planning Scheme does not have any specific planning policies relating to 
bushfire protection however it is mentioned throughout a number of other policies. 
 
Clause 65 – Decision Guidelines requires that before deciding on an application or approval of a 
plan, the responsible authority must consider, among other things, whether the proposal will 
‘produce acceptable outcomes’ in relation to the degree of fire hazard associated with the 
location of the land and the use, development or management of the land so as to minimise any 
such hazard.  
  
This Bushfire Management Statement has made an assessment of fire hazard and it is submitted 
that the proposal provides an outcome which is responsive to the opportunities and constraints 
presented by the site and its surrounds. 

9 Layout Options 

No alternative siting options have been considered given that the assessment area comprises 
almost wholly of low threat conditions.  These conditions will aid in reducing spread of fire at a 
localised level however will not prevent the impacts of a landscape scape fire.  No matter the 
location of buildings on site, the landscape risk cannot be eliminated. 
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10 Building Requirements 

As outlined above, a BAL 29 is applicable to the shipping containers as this is considered 
appropriate in relation to the bushfire landscape risk and enables protection from bushfire to be 
achieved.  
 
Construction requirements are outlined in AS3959 and these include requirements for the 
following aspects: 
-General; 
-Subfloor supports; 
-Floors; 
-External walls; 
-External glazed elements and assemblies and external doors; 
-Roofs; 
-Verandas, decks, steps, ramps and landings; 
-Water and gas supply pipes.  
 
The materials and design of a building can be used to prevent the accumulation of debris and 
entry of embers. To reduce the vulnerability to ember attack the building design should minimise 
the use of re-entrant corners, complex roof lines, gaps between walls and roofs and unenclosed 
underfloor space. The nature of shipping containers, with their rectangular profile supports these 
design features.   
 
It is recommended that the applicant engage a builder/building surveyor to ascertain the 
requirements for upgrading the shipping containers to BAL 29.  
 

 
11 Landscaping 
 
Any landscape design for the site must pay particular attention to the vegetation management 
requirements of the defendable space (see Section 6.3), to ensure that new landscaping does 
not conflict with the management requirements.  
 
Landscape features should be utilised to aid in fire prevention (ie. use of brick/stone walls) and 
whilst there are no 'fireproof' plants (Planning for Bushfire Victoria, CFA, November 2012) some 
species are more suited to certain locations around the building.   
 
The applicant should refer to CFA's Landscaping for Bushfire publication for a detailed guide to 
appropriate landscaping.  
 

 
12 Conclusion 
 

The property is in a region of extreme bushfire risk and it is submitted that this is mitigated to an 
acceptable level through enhancement of existing bushfire protection measures.  The shipping 
containers are already permitted and have not been installed to any particular BAL rating.  This 
application provides an avenue to apply enhanced bushfire protection measures.  
 
Whilst BAL 12.5 can be met due to separation from high risk vegetation and the assessment area 
comprises mostly of low threat features, it is proposed that the shipping containers be upgraded to 
BAL 29 construction as the managed local conditions will not prevent the impacts of a landscape 
scale fire.  
 
Whilst a fire hydrant is located adjacent to the site and a steel tank with CFA fittings is present, a new 
static water supply is proposed.    
 
Good access to the property is available from both roads.  
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The Bushfire Management Overlay requires the following condition to  be applied to the planning 
permit: 

The bushfire mitigation measures forming part of this permit or shown on the endorsed 
plans, including those relating to construction standards, defendable space, water supply 
and access, must be maintained to the satisfaction of the responsible authority on a 
continuing basis. This condition continues to have force and effect after the development 
authorised by this permit has been completed. 

 
It is also recommended that a condition requiring preparation of an Emergency Management Plan that 

deals with all aspects of bushfire mitigation and personal survival.  
 
It is submitted that the proposed development offers an acceptable risk to life and property to 
meet the requirements of the Bushfire Management Overlay and Clause 53.02 –Bushfire 
Planning. There are no outstanding bushfire related issues and it is recommended that support 
be forthcoming from CFA and Yarra Ranges Council in respect to this aspect of the application.   
 
The details and responses in this Bushfire Management Statement are based on site and 
surrounding conditions at the time of inspection together with information supplied by the 
applicant regarding the proposal. Should there be design alterations or variations in site 
conditions that may affect the bushfire risk this statement should be reviewed accordingly.    
 
It should be borne in mind that the measures contained in this Standard cannot guarantee that a 
building will survive a bushfire event on every occasion. This is substantially due to the degree of 
vegetation management, the unpredictable nature and behaviour of fire, and extreme weather 
conditions (Foreword from AS 3959-2009). 
 
Millar | Merrigan 
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From   www.planning.vic.gov.au   on 22 November 2019 11:35 AM

PROPERTY DETAILS

Address: 361-365 MT DANDENONG TOURIST ROAD SASSAFRAS 3787

Lot and Plan Number: Lot 2 LP99548 

Standard Parcel Identifier (SPI): 2\LP99548

Local Government Area (Council): YARRA RANGES www.yarraranges.vic.gov.au

Council Property Number: 214532

Planning Scheme: Yarra Ranges planning-schemes.delwp.vic.gov.au/schemes/yarraranges

Directory Reference: Melway   66 F10

This property has 3 parcels.   For full parcel details get the free Basic Property report at  Property Reports

STATE ELECTORATES

Legislative Council: EASTERN VICTORIA

Legislative Assembly: MONBULK

UTILITIES

Rural Water Corporation: Southern Rural Water

Melbourne Water Retailer: Yarra Valley Water

Melbourne Water: inside drainage boundary

Power Distributor: AUSNET

Planning Zones

GREEN WEDGE A ZONE (GWAZ)

GREEN WEDGE A ZONE - SCHEDULE 1  (GWAZ1)

C1Z - Commercial 1 GWAZ - Green Wedge A MUZ - Mixed Use

PCRZ - Public Conservation & Resource PPRZ - Public Park & Recreation PUZ6 - Public Use - Local Government

RDZ1 - Road - Category 1

Note: labels for zones may appear outside the actual zone - please compare the labels with the legend.

Copyright © - State Government of Victoria
Disclaimer: This content is provided for information purposes only. No claim is made as to the accuracy or authenticity of the content. The Victorian Government does not
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Read the full disclaimer at www.land.vic.gov.au/home/copyright-and-disclaimer

Notwithstanding this disclaimer, a vendor may rely on the information in this report for the purpose of a statement that land is in a bushfire prone area as required by
section 32C (b) of the Sale of Land 1962 (Vic).
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Planning Overlays

BUSHFIRE MANAGEMENT OVERLAY (BMO)

BMO - Bushfire Management

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend.

DESIGN AND DEVELOPMENT OVERLAY (DDO)

DESIGN AND DEVELOPMENT OVERLAY - SCHEDULE 14 (DDO14)

DDO - Design and Development

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend.
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Planning Overlays

SIGNIFICANT LANDSCAPE OVERLAY (SLO)

SIGNIFICANT LANDSCAPE OVERLAY - SCHEDULE 9 (SLO9)

SLO - Significant Landscape

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend.
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Planning Overlays

OTHER OVERLAYS

Other overlays in the vicinity not directly affecting this land

EROSION MANAGEMENT OVERLAY (EMO)

ENVIRONMENTAL SIGNIFICANCE OVERLAY (ESO)

HERITAGE OVERLAY (HO)

ROAD CLOSURE OVERLAY (RXO)

EMO - Erosion Management ESO - Environmental Significance HO - Heritage

RXO - Road Closure

Note: due to overlaps, some overlays may not be visible, and some colours may not match those in the legend.
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Areas of Aboriginal Cultural Heritage Sensitivity

All or part of this property is an 'area of cultural heritage sensitivity'.

'Areas of cultural heritage sensitivity' are defined under the Aboriginal Heritage Regulations 2018, and include registered Aboriginal
cultural heritage places and land form types that are generally regarded as more likely to contain Aboriginal cultural heritage.

Under the Aboriginal Heritage Regulations 2018, ‘areas of cultural heritage sensitivity' are one part of a two part trigger which
require a 'cultural heritage management plan' be prepared where a listed 'high impact activity' is proposed.

If a significant land use change is proposed (for example, a subdivision into 3 or more lots), a cultural heritage management plan
may be triggered. One or two dwellings, works ancillary to a dwelling, services to a dwelling, alteration of buildings and minor works
are examples of works exempt from this requirement.

Under the Aboriginal Heritage Act 2006, where a cultural heritage management plan is required,  planning permits, licences and
work authorities cannot be issued unless the cultural heritage management plan has been approved for the activity.

For further information about whether a Cultural Heritage Management Plan is required go to  
http://www.aav.nrms.net.au/aavQuestion1.aspx

More information, including links to both the Aboriginal Heritage Act 2006 and the Aboriginal Heritage Regulations 2018,
can also be found here - https://www.vic.gov.au/aboriginalvictoria/heritage/planning-and-heritage-management-processes.html

Aboriginal Heritage
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Further Planning Information

Planning scheme data last updated on 21 November 2019.

A planning scheme sets out policies and requirements for the use, development and protection of land. 
This report provides information about the zone and overlay provisions that apply to the selected land.
Information about the State and local policy, particular, general and operational provisions of the local planning scheme 
that may affect the use of this land can be obtained by contacting the local council
or by visiting  https://www.planning.vic.gov.au

This report is NOT a Planning Certificate issued pursuant to Section 199 of the Planning and Environment Act 1987.
It does not include information about exhibited planning scheme amendments, or zonings that may abut the land. 
To obtain a Planning Certificate go to Titles and Property Certificates at Landata - https://www.landata.vic.gov.au

For details of surrounding properties, use this service to get the Reports for properties of interest.

To view planning zones, overlay and heritage information in an interactive format visit  http://mapshare.maps.vic.gov.au/vicplan

For other information about planning in Victoria visit  https://www.planning.vic.gov.au
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Notwithstanding this disclaimer, a vendor may rely on the information in this report for the purpose of a statement that land is in a bushfire prone area as required by
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Designated Bushfire Prone Area

This property is in a designated bushfire prone area.
Special bushfire construction requirements apply. Planning provisions may apply.

Designated Bushfire Prone Area

Designated bushfire prone areas as determined by the Minister for Planning are in effect from 8 September 2011
and amended from time to time. 

The Building Regulations 2018 through application of the Building Code of Australia, apply bushfire protection 
standards for building works in designated bushfire prone areas.

Designated bushfire prone areas maps can be viewed on VicPlan at http://mapshare.maps.vic.gov.au/vicplan
or at the relevant local council.

Note: prior to 8 September 2011, the whole of Victoria was designated as bushfire prone area 
for the purposes of the building control system.

Further information about the building control system and building in bushfire prone areas can be found 
on the Victorian Building Authority website www.vba.vic.gov.au

Copies of the Building Act and Building Regulations are available from www.legislation.vic.gov.au

For Planning Scheme Provisions in bushfire areas visit https://www.planning.vic.gov.au
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Notwithstanding this disclaimer, a vendor may rely on the information in this report for the purpose of a statement that land is in a bushfire prone area as required by
section 32C (b) of the Sale of Land 1962 (Vic).
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Appendix 3 – Site Plan 
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Appendix 4 – Bushfire Management Plan 
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SC Shipping container

Existing shipping container

Proposed shipping container

Existing building

Location of approved container 6 & 7
(as approved under YR-2014/961)

Defendable space (to property boundaries)

Existing water tanks

Proposed water tank with remote fitting

Existing fire hydrant

Defendable Space:
Defendable space is provided for to the property
boundary and will be modified and 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 3 metres 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 5sqm 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.

Construction Standard:
The shipping containers are to be designed and
constructed to a minimum construction standard of
BAL 29.

Access:
No access requirements are applicable as all
shipping containers are within 30m of the eastern
or southern boundary and a remote fitting is
proposed for the water supply.

Water Supply:
A minimum 10,000L effective water supply for fire fighting
purposes is to be installed. Water supply must meet the
following requirements:
· Be stored in an above ground water tank constructed of

concrete or metal.
· Have all fixed above ground water pipes and fittings

required for fire fighting purposes made of corrosive
resistant metal.

· Include a separate outlet for occupant use.
· Be readily identifiable fro the building or appropriate

identification signage to the satisfaction of the responsible
authority.

· Be located within 60m of the outer edge of he 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).

For remote outlets (where CFA vehicles cannot get to within
4m of the tank) the following applies:
· The static water supply must be provided with an outlet for the

CFA (CFA outlet) that includes a 64 mm CFA 3 thread per inch
male coupling.

· The static water supply must also include an outlet which
incorporates a ball or gate valve separate to the CFA outlet for
use by the owner/occupier of the land.

· The CFA outlet must be:
a) Easily accessible by a firefighter in the event of a bushfire,
b) Clear of all vegetation for a distance of 1.5 metres,
c) Setback from flammable objects (including timber fences and

timber retaining walls) for a minimum distance of 1.5 metres,
d) Located a minimum distance of 10 metres and no more than

60 metres from the dwelling.

· The internal diameter for the fitting connecting the tank to the
pipeline must be equivalent to or greater than the internal
diameter of the pipeline between the tank and the fire authority
outlet.

· The centreline of the CFA outlet must be:
a)   A minimum of 300mm and maximum 600mm in height above

the finished ground level, and
b)  Located below the level of the outlet on the tank.

· The riser for the CFA outlet must be supported by a galvanised
steel post at least 50mm x 50mm or equivalent which is
concreted in the ground to a depth of at least 450mm.

· A 65mm British Standard Pipe (BSP) ball or gate valve must be
provided at the CFA outlet to control the flow of water to the CFA
coupling. Any other valves between the CFA outlet and the tank
must be locked in the open position.

· The CFA outlet must be easily identifiable from the entrance to
the property or signage must be provided that meets the
following requirements:

a) Has an arrow pointing to the location of the fire authority outlet,
b) Has dimensions of not less than 310mm high and 400mm long,
c) Is red in colour, with a blue reflective marker attached, and
d) Is labelled with a 'W' that is not less than 15cm high and 3cm

thick.
· The CFA outlet must include a fade-resistant or engraved sign

that:
a) Is fixed to the post supporting the fire authority outlet riser,
b) Has a minimum height of at least 1.5m from the ground surface

level, and;
c) Includes the words "FIRE WATER TANK OUTLET" in lettering

that is a minimum of 50mm in height and white on a red
background.

· A blue reflective disc at least 50mm in diameter must be
attached to the post holding the sign. The blue reflective disk
must be located immediately below the sign.

· Pipe sizes and classes for remote drafting to be nominated in
accordance with Appendix 1 of CFA document Guidelines for
remote outlets on water tanks in the Bushfire Management
Overlay, Version 2.

· All below-ground water pipes must be installed to provide at
least the following cover below the finished surface:

a) 300 mm for pipes subject to vehicle traffic,
b) 75 mm for pipes under dwellings or concrete slabs, and
c) 225 mm for all other locations.
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Appendix 5 - Permit YR-2014/961 and Approved Plan 
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PLANNING PERMIT 

Permit No: YR-2014/961 

Planning Scheme: Yarra Ranges Planning Scheme 

Responsible Authority: Yarra Ranges Council 

Address of the land: 361-365 Mt Dandenong Tourist Road (Lot 1 TP598211K, Lot 1 
TP438760V & lot 2LP99548) Sassafras 

The permit allows: The construction of building and works for a food and drink 
premises ancillary to the existing plant nursery in the Green Wedge 
A Zone in accordance with the endorsed plans 

 

 

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT: 

 

1. Prior to the commencement of the use and/or development, including the removal of 
any trees or other vegetation, amended plans (2 copies) must be submitted to and 
approved by the Responsible Authority. When approved the plans will be endorsed and 
form part of the permit. The plans must be drawn to scale, with dimensions, and be 
generally in accordance with the plans submitted with the application or subsequent 
plans but modified to show: 

a. Provision of appropriate screen landscaping along the north-western boundary 
where the carpark abuts the adjoining residential property. 

b. Provision of landscaping on either side of the car park entrance on Prince 
Street. 

c. The replacement of the existing fence along the north-western boundary with a 
new timber fence 2 metres high for the extent of the common boundary with 2 
Prince Street. 

d. Define a maximum of 40 square metres for the indoor food and drink serving area 
and 36 square metres for the alfresco dining area.  

e. A notation indicating the proposed car parking area is to be formed and 
constructed with crushed rock or other suitable permeable surface. 

f. The provision of one (1) accessible car space to AS/NZS 2890.6:2009. 

g. All car parking bays re-numbered and dimensioned with dimensions of the car 
spaces and access driveway in accordance with Clause 52.06 of the planning 
scheme (as amended). 

h. A notation indicating the existing crushed rock vehicle crossing in Prince Street is 
to be removed and replaced with a 6.0 metres wide gravel vehicle crossing. 
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i. The end of the proposed access way provided with a 1.0 metre extension in 
accordance with AS/NZS 2890.1:2004.  

j. All existing easements labelled on relevant plans. 

k. Remove all reference to council upgrading the park. 

l. A 250m2 wastewater envelope to be designated on the site plan in accordance 
with Condition 12. 

 

2. The layout of the site and the size of any proposed buildings and works shown on the 
endorsed plans shall not be altered or modified without the written consent of the 
Responsible Authority. 

 

3. The building must not be used in any way for the preparation and/or sale of food and 
drinks, except in accordance with the conditions listed within this permit. 

 

4. Prior to the occupation of the permitted development the car parking spaces and 
vehicular access ways shown on the endorsed plan must be fully constructed, 
delineated and/or signed and drained incorporating Water Sensitive Urban Design 
elements to the satisfaction of the Responsible Authority. 

 

5. Within 12 months of the permitted development the existing crushed rock vehicle 
crossing in Prince Street must be removed and replace with a new nominal 6.0 metre 
trafficable width sealed vehicle crossing and all Council assets, including the nature-
strip, reinstated to the satisfaction of the Responsible Authority. 

 

6. Prior to the commencement of any works as required by this permit, a Drainage 
Strategy must be submitted to, and approved by, the Responsible Authority. The 
Drainage Strategy must show all drainage runoff being controlled and treated by Gross 
Pollutant Trap(s), and/or other Water Sensitive Urban Design elements. 

 

7. Prior to the occupation of the permitted development the construction of all civil works 
within the site, including drainage/detention and internal/external signs must be fully 
completed and subsequently inspected and approved by a suitably experienced Civil 
Engineer or qualified person at the arrangement and expense of the owner/developer. 
This person must supply written certification that the works have been constructed in 
accordance with this permit and to relevant standards to the satisfaction of the 
Responsible Authority. 

 

8. The loading and unloading of vehicles and the delivery and pick up of goods must be 
carried out at all times within the site boundaries. 

 

9. All vehicles must enter and exit the site in a forward direction. 
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10. All sewage and sullage waste water from the proposed development must be 
discharged into a new EPA approved on-site wastewater treatment system which 
retains all wastes within the boundaries of the land and is located within any 
wastewater envelope indicated on the endorsed plan. Approval to install or alter an 
onsite wastewater treatment system must be obtained from the Yarra Ranges Council 
Health Department. 

 

11. A 250m2 wastewater envelope to be designated on the endorsed plan. Ensure all 
applicable setback distances are observed when sighting the field as described in EPA 
Publication 891.3 COP onsite Wastewater Management Table 5 (page 39). 

 

12. CFA 

Bushfire Management Plan 

Before the development starts, a bushfire management plan must be submitted to and 
endorsed by the Responsible Authority. The plan must show the following bushfire 
mitigation measures, unless otherwise agreed in writing by the CFA and the 
Responsible Authority: 

Defendable space 

a. Show an area of defendable space to the property boundary where vegetation 
(and other flammable materials) will be modified and 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. 

 In relation to any new plantings into the ground: 

– 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. 

Construction standards 

b. Nominate a minimum Bushfire Attack Level of BAL - 19 that the building will be 
designed and constructed. 

Water supply 

c. Show 10,000 litres of effective water supply for firefighting purposes which meets 
the following requirements: 

 Is stored in an above ground water tank constructed of concrete or metal.  
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 All fixed above-ground water pipes and fittings required for firefighting 
purposes must be made of corrosive resistant metal. 

 The water supply must also 

 Incorporate a ball or gate valve (British Standard Pipe (BSP) 65mm) and 
coupling (64 mm CFA 3 thread per inch male fitting). 

 The outlet/s of the water tank must be within 4m of the accessway and 
be unobstructed. 

 Be readily identifiable from the building or appropriate identification signage 
to the satisfaction of CFA must be provided. 

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

Access 

d. Show the access for firefighting purposes which meets the following 
requirements: 

 Curves must have a minimum inner radius of 10m. 

 The average grade must be no more than 1 in 7 (14.4 per cent) (8.1 
degrees) with a maximum of no more than 1 in 5 (20 per cent) (11.3 
degrees) for no more than 50m. 

 Have a minimum trafficable width of 3.5metres of all-weather 
construction. 

 Be clear of encroachments for at least 0.5metre on each side and 4 
metres above the accessway. 

 Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry 
and exit angle. 

 

13. Bushfire Management Plan – Maintenance 

The bushfire mitigation measures forming part of this permit or shown on the endorsed 
plans, including those related to construction standards, defendable space, water 
supply and access, must be maintained to the satisfaction of the responsible authority 
on a continuing basis. 

 

14. This permit will expire if one of the following circumstances applies: 

a. The development is not started within two years of the issued date of this permit. 

b. The development is not completed within four years of the issued date of this 
permit. 

In accordance with Section 69 of the Planning and Environment Act 1987, an 
application may be submitted to the Responsible Authority for an extension of the 
periods referred to in this condition. 
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THIS THIS PERMIT HAS BEEN AMENDED AS FOLLOWS 

Date of Amendment Amendment Description 
6 April 2017 
 

 Supersede sheet 1 of 2 endorsed on 8 August 2016. 

 Endorse new sheet 1 of 2. 
 

 
17 August 2017 

 

 Condition 4 Amended. 

 
17 October 2017 

 

 Condition 1h Amended. 

 Condition 5 Amended. 

 Supersede sheet 1 of 1 endorsed 6 June 2017 . 

 Endorse new sheet 1 of 1. 
 

 

 

 

Notes: 

This permit was issued on 30 May 2016 at the direction of the Victorian Civil & 
Administrative Tribunal (VCAT) in accordance with the order P1758/2015 dated 23 May 
2016. 
 

 



 
 

. 
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IMPORTANT INFORMATION ABOUT THIS PERMIT 

What has been decided? 

The responsible authority has issued a permit. 

Can the Responsible Authority amend this permit? 

The Responsible Authority may amend this permit under Division 1A of Part 4 of the 
Planning and Environment Act 1987. 

When does a permit begin? 

A permit operates from the date specified in the permit; or if no date is specified, from the 
date on which it was issued, in any other case. 

When does a permit expire? 

1. A permit for the development of land expires if: 

• the development or any stage of it does not start within the time specified in the 
permit; or 

• the development requires the certification of a plan of subdivision or consolidation 
under the Subdivision Act 1988 and the plan is not certified within two years of the 
issue of the permit, unless the permit contains a different provision; or 

• the development or any stage is not completed within the time specified in the permit, 
or, if no time is specified, within two years after the issue of the permit or in the case 
of a subdivision or consolidation within 5 years of the certification of the plan of 
subdivision or consolidation under the Subdivision Act 1988. 

2. A permit for the use of the land expires if: 

• the use does not start within the time specified in the permit, or if no time is specified, 
within two years after the issue of the permit, or 

• the use is discontinued for a period of two years. 

3. A permit for the development and use of land expires if: 

• the development or any stage of it does not start within the time specified in the 
permit; or 

• the development or any stage of it is not completed within the time specified in the 
permit, or, if no time is specified, within two years after the issue of the permit; or 

• the use does not start within the time specified in the permit, or if no time is specified, 
within two years after the completion of the development; or 

• the use is discontinued for a period of two years. 

4. If a permit for the use of land or the development and use of land or relating to any of the 
circumstances mentioned in Section 6A(2) of the Planning and Environment Act 1987, 
or to any combination of use, development or any of those circumstances requires the 
certification of a plan under the Subdivision Act 1988, unless the permit contains a 
different provision: 

• the use or development of any stage is to be taken to have started when the plan is 
certified; and 

• the permit expires if the plan is not certified within two years of the issue of the 
permit. 

5. The expiry of a permit does not affect the validity of anything done under that permit 
before the expiry. 



 
 

. 
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What about appeals? 

• The person who applied for the permit may apply for a review of any condition in the 
permit unless it was granted at the direction of the Victorian Civil and Administration 
Tribunal, in which case no right of review exists. 

• An application for a review must be lodged within 60 days after the permit was issued, 
unless a Notice of Decision to grant a permit has been issued previously, in which case 
the application for review must be lodged within 60 days after the giving of that notice. 

• An application for review is lodged with the Victorian Civil and Administrative Tribunal. 

• An application for review must be made on an Application for Review form which can be 
obtained from the Victorian Civil and Administrative Tribunal, and be accompanied by 
the applicable fee. 

• An application for review must state the grounds upon which it is based. 

• An application for review must also be served on the Responsible Authority. 

• Details about applications for review and the fees payable can be obtained from the 
Victorian Civil and Administrative Tribunal. 
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1  I N T R O D U C T I O N  

Millar Merrigan have been engaged to prepare this Bushfire Assessment by Carringbush Pty Ltd 

in relation to the proposed C186 Rezoning at 361-365 Mt Dandenong Tourist Road, Sassafras. 

This assessment seeks to provide details and discussion on the following matters: 

➢ Bushfire Policy  

➢ Bushfire Hazard at the Landscape Scale  

➢ Bushfire Hazard at the Site Scale  

➢ Shelter Options  

➢ Strategic Access  

➢ Biodiversity  

➢ Clause 13.02 Assessment  

This report will assist Council, as the planning authority to consider bushfire risk in relation to the 

proposed rezoning.  It is not an assessment against the buildings and works requirements of the 

Bushfire Management Overlay and should not be used to assess a planning application.  
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2  T H E  S I T E  &  P R O P O S A L  

The land subject to C186 comprises of three separate allotments located within the central hub of 

the small hills township of Sassafras, as identified in Figure 1 below. The lots are in the same 

ownership and have been utilised as a retail plant nursery since the late 1960’s.  A planning permit 

was issued in 2016 for the construction of building and works for a food and drink premises ancillary 

to the existing plant nursery in the Green Wedge A Zone (YR-2014/961). Subsequent amendments 

have occurred to this permit, with the most recent in October 2017 where conditions were amended 

and new plans endorsed.   

 

Figure 1: Aerial Image of Study Area 

There are various buildings on the property, as follows (see also Figure 2): 

• Stone and corrugated building with pitched roof utilised for Loam Nursery and Proserpina 

Bakehouse; 

• Shipping container (x2 joined) utilised for Artist Studio; 

• Shipping container utilised as a Tourist Centre; 

• Shipping container utilised for display of nursery products; 

• Galvanised iron building with large attached pergola and detached shipping container 

utilised for Chojo Nursery (Bonsai) 

The plans endorsed under Permit YR-2014/961 allow for all of the above buildings, with an 

additional two shipping containers also permitted, see Figure 3. With respect to land uses, the 

nursery activities operate under existing use rights provisions, whilst the permit allows for ancillary 

food and drink premises.  The art studio, tourist centre and bakery are not permitted uses and are 

operating without approval.    

The western part of the site comprises of a gravel car parking area and the only formalised vehicle 

access to the property is via Prince Street.  



 

   
4 

 

Reference: 15382 | Bushfire Assessment 

M|M 
 

 

Figure 2: Current Site Conditions 

 

 

Figure 3: Endorsed Plan (YR-2014/961) 
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All three lots are contained within the Green Wedge A Zone – Schedule 1 (GWAZ1) and this is the 

predominant land zoning in the wider area for private land. A high percentage of private lots contain 

dwellings and there are many tourist accommodation options.   

Public land is generally contained within the Public Conservation and Resource Zone (PCRZ) or 

Public Park and Recreation Zone (PPRZ) and this land tends to be steep and vegetated.  

The majority of land along the compact main street of Sassafras is contained within the Commercial 

1 Zone (C1Z), see Figure 4 below.  A variety of speciality shops including antique, art, craft and 

gourmet food offerings are available and these areas are dominated by urban features, including 

buildings, parking areas and manicured gardens.   

 

Figure 4: Land Zoning 

C186 seeks to rezone the subject land from GWAZ1 to C1Z, consistent with the surrounding 

commercial areas of Sassafras and apply a Design and Development Overlay – Schedule 21 

(DDO21) to retain the existing subdivision provisions (preventing creation of smaller lots).  It is 

noted that the land is already contained within the Design and Development Overlay – Schedule 

14 (DDO14) which covers the existing C1Z land in the township and identifies ‘Town Centres’. The 

character statement is as follows: 

The town centres in the Dandenong Ranges will continue to comprise informal collections 

of buildings, small in scale and somewhat irregularly spaced and aligned. They will retain 

their distinctive appearance as a cluster of buildings in a forest, rather than a ‘wall to wall’ 

urban environment. They will continue to sit comfortably in a landscape dominated by the 

tall trees, lush vegetation and hilly topography of their surrounds. 

A Bushfire Management Overlay (BMO) and Significant Landscape Overlay – Schedule 9 (SLO9) 

also apply to the land.   
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Concurrent with the rezoning is a planning permit application made under Section 96A of the 

Planning and Environment Act. The permit essentially re-issues buildings and works approval in 

accordance with Permit YR-2014/961, making it consistent with the proposed C1Z and 

representing existing land uses.  The current permit allows for the placement of seven shipping 

containers, six of which are present on site. The proposal seeks to maintain approval for the 

seventh container.  

 

The additional buildings and works for the seventh container trigger the requirements of the 

Bushfire Management Overlay and as such the following information is required to accompany the 

town planning application: 

• A Bushfire Hazard Site Assessment; 

• A Bushfire Hazard Landscape Assessment; 

• A Bushfire Management Statement.  

A Bushfire Management Statement (BMS) was prepared as part of application YR-2014/961 and 

subsequently, CFA conditions were applied to the permit and a Bushfire Management Plan (BMP) 

was approved and endorsed.  

The BMS and BMP are required to be updated to reflect the new buildings and works sought under 

this application in accordance with the BMO provisions.  This report does not address this matter.   
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3  B U S H F I R E  P O L I C Y  

Planning Schemes contain a range of policies that are used to inform decision making and 

particular emphasis is placed on bushfire risk as outlined below.  

3 . 1  C L A U S E  7 1 . 0 2  O P E R A T I O N  O F  T H E  P L A N N I N G  P O L I C Y  

F R A M E W O R K   

The Planning Policy Framework provides a context for spatial planning and decision making by 

planning and responsible authorities. Integrated Decision Making (71.02-3) states that: 

Planning and responsible authorities should endeavour to integrate the range of planning 

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 and responsible authorities 

must prioritise the protection of human life over all other policy considerations. 

In accordance with this directive, bushfire considerations must be prioritised over all other elements 

and this emphasis was introduced to the scheme through Amendment VC140 (December 2017) 

which was a recommendation made by the 2009 Victorian Bushfires Royal Commission.  

3 . 2  P L A N N I N G  P O L I C Y  F R A M E W O R K   

The Planning Policy Framework is based around a series of themes, which includes Clause 13 

Environmental Risks and Amenity.  Clause 13.02-1S Bushfire Planning is of particular relevance 

to decision making and seeks:  

➢ To strengthen the resilience of settlements and communities to bushfire through risk-based 

planning that prioritises the protection of human life. 

A series of strategies are outlined as follows: 

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 the consideration of bushfire 

risk in decision making at all stages of the planning process. 

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 to areas where the extent of vegetation can 

create an extreme bushfire hazard.  

➢ Considering and assessing the bushfire hazard on the basis of:  

– Landscape conditions - meaning conditions in the landscape within 20 kilometres (and 

potentially up to 75 kilometres) of a site; 

– Local conditions - meaning conditions in the area within approximately 1 kilometre of a 

site;  
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– Neighbourhood conditions - meaning conditions in the area within 400 metres of a site; 

and  

– The site for the 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. 

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 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.  

➢ Assessing and addressing the bushfire hazard posed to the settlement and the likely 

bushfire behaviour it will produce at a landscape, settlement, local, neighbourhood and site 

scale, including the potential for neighbourhood-scale destruction.  

➢ 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 

Construction of Buildings in Bushfire-prone Areas (Standards Australia, 2009). 

AREAS OF 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 important areas of biodiversity.  

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.  
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➢ 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 . 3  B U S H F I R E  M A N A G E M E N T  O V E R L A Y  

The Bushfire Management Overlay (Clause 44.06) (BMO) is applied to areas where there is 

potential for extreme bushfire behaviour, such as a crown fire, extreme ember attack and radiant 

heat. It seeks:  

➢ To implement the Municipal Planning Strategy and the Planning Policy Framework. 

➢ 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. 

The BMO mapping addresses bushfire hazard through assessment of fire behaviour generated 

from several factors including topography, fire fuel type and load, and weather. A key output is 

modelled head fire intensity levels which is a measure of the rate of energy release per unit length 

of fire front expressed as kW/m. The most significant bushfire hazard is where head fire intensity 

is modelled to be 30,000kW/m or more. This level of hazard informs where the BMO applies. 
(Source: Planning Advisory Note 46 Bushfire Management Overlay Mapping Methodology and Criteria, DTPLI, 

2013). 

Pursuant to the BMO a permit is required to subdivide land and undertake buildings and works 

associated with a series of specified uses.  It applies the requirements of Clause 53.02 Bushfire 

Planning which seek: 

➢ 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. 

The BMO and subsequently Bushfire Planning are not applicable to a rezoning application and 

would be addressed at planning permit stage if the BMO applies.      

The BMO applies to the subject site and the wider landscape as demonstrated in Figure 5 below, 

therefore a planning application is subject to the bushfire planning policies.  
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Figure 5: Bushfire Management Overlay Mapping (source: mapshare.vic.gov.au) 

 

3 . 4  B U S H F I R E  P R O N E  A R E A S  

Bushfire Prone Areas (BPA) are locations that are subject to or likely to be subject to bushfires and 

are determined by the Minister for Planning, for the purposes of the building control system. 

Specific bushfire construction standards apply in designated BPA in Victoria and these are aimed 

at improving bushfire protection for residential buildings.  

BPA mapping includes all areas mapped by the BMO and extend to wider areas where moderate 

bushfire hazard can be expected. These are areas with head fire intensity modelled to be between 

4,000kW/m and 30,000kW/m. (Source: Planning Advisory Note 46 Bushfire Management Overlay Mapping 

Methodology and Criteria, DTPLI, 2013). 

A minimum construction standard applies to new residential buildings, schools, child care centres, 

hospitals, aged care facilities and associated buildings in designated Bushfire Prone Areas. Landowners 

are required to build to a minimum Bushfire Attack Level of 12.5. 

A Bushfire Attack Level (BAL) is a way of measuring the severity of a building's potential exposure 

to ember attack, radiant heat and direct flame contact. 

There are six Bushfire Attack Levels that form part of the Australian Standard for construction of 

buildings in bushfire prone areas (AS 3959-2009); BAL-LOW, BAL-12.5, BAL-19, BAL-29, BAL-40 

and BAL-FZ (Flame Zone). 

The requirements of the BPA are applied at building permit stage under the Building Regulations 

2018.  

As detailed above, Clause 13.02 includes requirements for BPA which bridge the gap for certain 

uses on land that is not covered by the BMO.  

The subject land and surrounding area is wholly contained within the BPA, see Figure 6 below.  



 

   
11 

 

Reference: 15382 | Bushfire Assessment 

M|M 
 

 

Figure 6: Bushfire Prone Area Mapping – site shown with blue star (source: mapshare.vic.gov.au) 
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4  B U S H F I R E  H A Z A R D  L A N D S C A P E  A S S E S S M E N T  

The bushfire hazard landscape assessment provides information on the bushfire hazard for 20km 

(or greater) around a development site. Considering bushfire from this broader landscape 

perspective is important as it affects the level of bushfire risk a development and its future 

occupants may be exposed to. The landscape assessment seeks to:  

➢ Provide factual information on the bushfire hazard (vegetation extent and slope)  

➢ Provide information on key features of the general locality that are relevant to better 

understanding the protection provided by the location  

➢ Provide contextual information on a site 

(Source: Planning Permit Applications Bushfire Management Overlay, Technical Guide, DELWP, 2017). 

The broader landscape and the potential size or scale of a bushfire is an important consideration 

for decision makers as the likelihood of a bushfire, its severity and intensity, and the potential 

impact on life and property varies depending on where a site is located in the surrounding 

landscape. 

Bushfire is a dynamic hazard and can be highly unpredictable. Because of this the factors that 

contribute to the bushfire risk are diverse. The purpose of the landscape assessment is not to 

predict the outcome of a bushfire event but to provide information that builds a better understanding 

of the bushfire risk in a location and to help make informed decisions. (Source: Planning Permit 

Applications Bushfire Management Overlay, Technical Guide, DELWP, 2017). 

The following sections provide an assessment against the bushfire hazard landscape around the 

subject site.  

4 . 1  F E A T U R E S  

The wider landscape is divided into four distinct areas as follows: 

➢ Urban Areas: These are located to the western side of the assessment area, spanning 

from Lilydale to Glen Waverley and south towards Hallam. The urban areas are not 

contained within the BPA and as such are BAL-LOW.  The fringe urban areas and those 

abutting vegetated areas, such as waterways are however contained within the BPA. The 

urban areas do not pose a bushfire risk.  

➢ Farming & Rural Living Areas: To the north, east and south of the assessment area across 

locations including Yering, Wandin, Macclesfield and Lysterfield are cleared farming land 

and rural living areas. The grassed areas in these locations create a fire risk to the rural 

townships, however due to prevailing wind conditions, grass fire would generally move 

away from the subject site, with the exception of the Lysterfield area where a grass fire 

would easily spread into forested areas and approach the site.  In isolation, grassland is 

not considered a significant landscape risk, rather it is a significant risk at the local scale.  

➢ Hills Development: The low scale hills townships of the Dandenong Ranges spread from 

Sassafras to Kalorama and comprise of dwellings set amongst a modified to forested 

landscape depending on management. More than sufficient fuel levels are maintained in 

these areas to allow rapid spread of bushfire.   

➢ Public Land: Forested areas are located between the urban/farming areas and the hills 

townships and these are generally known as Mount Dandenong.  Further large forested 

areas are located at Lysterfield Park, around Cardinia Reservoir and at Warrandyte.  

Fragmented forested areas are also located throughout the farming/living areas of 

Yellingbo, Macclesfield and Cockatoo. From a north-westerly direction, a forest fire around 

Warrandyte would generate dangerous fire behaviour however the urban areas of 

Mooroolbark and Croydon would prevent a bushfire approaching the site from this location. 

A fire in the forested areas to the south and east is likely to travel away from the site due 
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to prevailing wind conditions. A fire developing to the south-west (Lysterfield & Mount 

Dandenong) and north-west (Mount Dandenong) would however directly impact the urban 

hills townships and due to the long fire runs and steep topography, a fire event in these 

locations would be extreme. 

 

Figure 7: Landscape Assessment 

4 . 2  L A N D S C A P E  T Y P E  

Landscape types are set out within the Bushfire Management Overlay Technical Guide (DELWP, 

2017) and based on the features within the wider landscape the area is considered to be 

comparable to Broader Landscape Type 4 which is described as follows: 

➢ 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.  

(source: Planning Permit Applications Bushfire Management Overlay, Technical Guide, DELWP, 2017). 

Whilst the site is within an urban setting, the type and extent of vegetation in the wider area may 

result in neighbourhood scale destruction and BAL-LOW areas are some 9km away and only 

accessible via limited major roads, all of which are windy and travel through the threat.  
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To consider the suitability and adequacy of the standard design fire of AS3959, judging the size to 

which a fire can grow and develop before impacting the site is crucial. This is because the scale of 

a bushfire and therefore its destructive power is driven by the characteristics of the broader 

landscape, rather than those assessed immediately around the site (i.e. within the 150m 

assessment area). (source: Guideline – Applying the Bushfire Hazard Landscape Assessment in a Bushfire 

Management Overlay, CFA, September 2018). 

For buildings and works applications under the BMO the CFA guideline states that: 

It may be necessary to further enhance safety through additional bushfire protection 

measures in landscape types Three or Four. 

And 

Subdivision creating new lots should be carefully considered and may not be appropriate 

in these areas. 
(source: Guideline – Applying the Bushfire Hazard Landscape Assessment in a Bushfire Management Overlay, 

CFA, September 2018). 

The subject land comprises of three separate titles and the amendment proposes to apply a DDO 

to limit further subdivision potential on the land in accordance with the provisions of the GWAZ1.  

This essentially prohibits creation of any additional allotments.  

With respect to buildings and works, the planning application simply seeks to maintain approval 

for a seventh shipping container as per the current planning permit.  This is considered to be 

inconsequential to the established development and land uses on site and can be dealt with under 

the existing BMO provisions, rather it is future land use that needs to be considered in applying 

bushfire protection measures. Changing the zone from GWAZ1 to C1Z provides for an increased 

opportunity for new/additional land uses/development that could see further intensification of the 

site. Given the extreme bushfire risk present, controls to limit future development need to be 

appropriately considered and enhanced bushfire protection measures should be applied.  

 

4 . 3  B U S H F I R E  H I S T O R Y  

Bushfire history data shows that large scale fires have occurred in the forested areas of the wider 

landscape, see Figure 8. 

 

Figure 8: Bushfire History (source: mapshare.vic.gov.au) 
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4 . 4  F I R E  O P E R A T I O N S  P L A N  

The Fire Operations Plan shows that planned burns occur in public land across the wider areas 

and these occur directly around Sassafras and the subject site, see Figure 9 below.  These fuel 

management actions may assist in reducing bushfire risk to the subject site from a local perspective 

but will not prevent a landscape scale fire.  They would reduce localised fuel loads but due to the 

remaining canopy coverage, the expansive areas left un-managed and the steep terrain, the burns 

would not prevent a landscape scale fire impacting Sassafras.   

 

Figure 9: Fire Operations Plan (source: mapshare.vic.gov.au) 

  



 

   
16 

 

Reference: 15382 | Bushfire Assessment 

M|M 
 

 

4 . 5  V I C T O R I A N  F I R E  R I S K  R E G I S T E R   

Information provided by Yarra Ranges Council from the Victorian Fire Risk Register (VFRR) shows 

that the hills townships, including Sassafras have an ‘Extreme’ rating, see Figure 10 below.  The 

asset is identified as ‘Human Settlement’ with a threat rating of ‘Very High’, a susceptibility of ‘High’ 

and a consequence rating of ‘Catastrophic’. Ignitions occur frequently and the likelihood is 

identified as ‘Almost Certain’.   

These details support the landscape assessment and confirm that the location has an extreme 

bushfire risk.   

 

Figure 10: Victorian Fire Risk Register (source: provided by Yarra Ranges Council) 
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5  B U S H F I R E  H A Z A R D  S I T E  A S S E S S M E N T  

The bushfire hazard site assessment documents the bushfire hazard on and near a site. The 

assessment seeks to:  

➢ Provide factual information on the bushfire hazard (vegetation type and slope)  

➢ Inform defendable space and building construction requirements  
 (Source: Planning Permit Applications Bushfire Management Overlay, Technical Guide, DELWP, 2017). 

It is informed by the methodology contained in Australian Standard AS3959:2009 Construction of 

buildings in bushfire prone areas (AS3959) to provide contextual information on a site. 

The following sections provide an assessment against the bushfire hazard site assessment.   

5 . 1  L O C A L  &  N E I G H B O U R H O O D  C O N D I T I O N S  

The local (1km) and neighbourhood conditions (400m) around the land to be rezoned are shown 

in Figure 11.  The northern and western sides comprise mostly of forested areas, whereas the 

eastern and southern areas comprise of urban areas that maintain a high level of vegetation, 

typical of the hills region.  

 

Figure 11: Local & Neighbourhood Conditions 

1km Radius 

400m Radius 
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5 . 2  T O P O G R A P H Y  

The local area is undulating too steep with a series of peaks and gullies, see Figure 12. The 

commercial area of Sassafras is located in a saddle, with peaks to the north-east and south-west, 

as such downslope conditions present to the east and west.   

 

Figure 12: Topography (source mapshare.vic.gov.au) 

 

5 . 3  D E F E N D A B L E  S P A C E  

Whilst this assessment is focused on strategic bushfire policies, it is a requirement of Clause 13.02 

that planning scheme amendments that will result in the introduction or intensification of 

development are not to be approved in an area that has more than a BAL-12.5 rating under 

AS3959-2009 Construction of Buildings in Bushfire-prone Areas (Standards Australia, 2009).   

The vegetation and slope within 100m of a site is utilised to determine the BAL rating and for the 

subject land, the majority of this comprises of urban development, with the exception being some 

forested areas on the outskirts, see Figure 13 below.  
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Figure 13: Vegetation with Assessment Area 

The slope under the forested vegetation is between 5 and 10 degrees which results in defendable 

space of 69m pursuant to AS3959. The site is a minimum of 75m away from forested vegetation 

and therefore BAL-12.5 is achievable.  

 

6  S H E L T E R  F R O M  B U S H F I R E  

Neighbourhood Safer Places (also known as a 'Bushfire Place of Last Resort' (NSP-BPLR)) are 

designated places of last resort when all other bushfire plans have failed. They may provide some 

protection from direct flame and heat from a fire, but they do not guarantee safety. 

There are no designated places of last resort in the vicinity of the subject site, with the closest 

provided at Upwey and Belgrave some 6km and 8km respectively.   

The closest BAL-LOW areas, offering ember attack and radiant heat below 12.5kw/m2 are located 

some 8.5km from the site at Boronia.  

Approx. 84m 
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Neither the NSP or BAL-LOW areas are readily accessible from the site and evacuation would 

need to occur well before a fire outbreak.  Options for shelter in place should be considered in this 

scenario, in the instance that early evacuation is not achievable.  

 

Figure 14: Building Impact (source BMO Technical Guide, DELP, 2017) 

 

7  A C C E S S  

Access roads off the mountain are limited, windy and pass through areas of permanent bushfire 

hazards, see Figure 15 below. They do not present a suitable evacuation route in the event of an 

emergency and any evacuation would need to occur early, such as when an extreme Fire Danger 

Rating is issued.  Evacuation from the area after a fire ignites would not be an option and in addition 

to poor road conditions, demand for egress would render the roads extremely hazardous.  

 

Figure 15: Access to Places of Shelter 
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8  B I O D I V E R S I T Y  C O N S I D E R A T I O N S   

Clause 13.02 encourages biodiversity impacts to be considered when investigating settlement 

growth in bushfire affected areas. The land proposed to be rezoned comprises wholly of disturbed 

conditions and contains no biodiversity values.  This is confirmed by 2005 Ecological Vegetation 

Class (EVC) mapping which indicates that there are no areas of intact native vegetation on site, 

see Figure 16 below.  The mapping shows areas of Wet Forest, Damp Forest and Dry Forest 

around the hub of Sassafras but it must be noted that the mapping is not based on accurate 

conditions and land to the east and south of the site contain shops and associated parking areas, 

not native vegetation.  

 

Figure 16: 2005 Ecological Vegetation Classes (source: maps.biodiversity.vic.gov.au) 

 

9  A S S E S S M E N T  A G A I N S T  C L A U S E  1 3 . 0 2  

The following sections provide an assessment against the relevant matters of Clause 13.02 in light 

of the findings discussed above.  

PROTECTION OF HUMAN LIFE 

Population growth and development is to be directed to low risk locations and reduce the 

vulnerability of communities to bushfire risk. As per the VFFR, the subject land is within a location 

that has an ‘Extreme’ risk and therefore population growth is not permissible.  The rezoning does 

not seek to increase population, rather it seeks to allow existing uses to continue operating.  The 

nursery activities are granted existing use rights and the additional uses sought to be permitted 

are art studio, tourist centre and bakery, all of which are already present on site in approved 

buildings. The current zone provisions prohibit these land uses and as such a rezoning is sought.  
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To meet the requirement that risk to life has been prioritised, limitations will need to be placed on 

the site around future land uses that the change from Green Wedge A Zone to Commercial 1 Zone 

would allow.  

Availability of, and access to, areas where human life can be better protected from the effects of 

bushfire are not available and as such shelter in place opportunities should be explored in the 

event that early evacuation is not achievable. The BMO provides a mechanism for appropriate 

permit conditions to be applied.  

The rezoning and concurrent planning application will enable the implementation of bushfire 

protection measures to the property which will enhance existing levels of resilience and in turn 

reduce the vulnerability of the existing community.  

BUSHFIRE HAZARD 

The site and landscape bushfire hazard has been identified above and concludes that the 

landscape risk is Extreme due to the forested areas and steep terrain of the Dandenong Ranges. 

Accordingly, the BMO applies to the location and controls use and development. It is considered 

that this provides a sufficient means of implementing bushfire protection measures for any future 

buildings and works.  It is submitted that the risk can be moderated with implementation of 

appropriate land use controls to prohibit intensification of activities beyond what is already existing 

on site.  

SETTLEMENT PLANNING 

The resilience of settlements and communities is to be strengthened by directing population growth 

and development to areas with a radiant heat flux of less than 12.5 kilowatts/square metre in 

accordance with AS3959 and ensuring the availability of, and safe access to areas assessed as 

BAL-LOW.  It is policy that introduction or intensification of development at a strategic level not be 

approved where BAL-12.5 rating cannot be achieved.  

BAL-12.5 construction standard can be met, however due to the surrounding landscape features, 

this level of construction is not considered acceptable for an ‘Extreme’ bushfire risk location. 

Previously a BAL-19 has been applied to extension of the nursery/café building on site under the 

provisions of the BMO (2014), however a minimum BAL-29 is considered to be an acceptable 

construction standard for any future buildings.  As discussed above, access to areas where human 

life can be better protected from the effects of bushfire are not available and as such shelter in 

place opportunities should be explored in the event that early evacuation is not achievable. 

Construction to an increased BAL rating will facilitate this option.   

Human life will also be protected by ensuring that bushfire risk will not increase as a result of future 

land use and development, and where possible reducing bushfire risk overall. The wider landscape 

(20km) presents a significant risk due to the expansive forested areas and when considering likely 

bushfire behaviour, there is no question that Sassafras would be impacted by a fire front and that 

this would cause neighbourhood scale destruction.  The question is rather ‘when’ will a bushfire 

occur not ‘if’ a bushfire will occur. This said, the site is already being utilised legally for commercial 

purposes (nursery with ancillary food and beverage) and as such it can be argued that bushfire 

risk is not increased.  A reduction in risk would be achieved through implementation of appropriate 

construction standards, emergency management plan and shelter in place options.  

Alternative locations from a regional, municipal, settlement, local and neighbourhood are required 

to be considered under Clause 13.02. From a regional scale, none of the townships on Mount 

Dandenong are an appropriate location for more intensive development and intensification should 

be directed to urban areas.  At a municipal level, the eastern half of Yarra Ranges Council area 

offers a more significant bushfire risk than the western half (see Figure 17) and is therefore a more 

favourable location.  The urban areas of Lilydale, Kilsyth and Mooroolbark are the areas with the 
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least bushfire risk, followed by the cleared farming areas east of Yering and Yarra Glen all of which 

are outside of the BMO.  

 

Figure 17: Yarra Ranges Municipal Area (source: Vic Plan) 

From the settlement scale, considering the Dandenong Ranges as this area, alternative locations 

include the townships of Mount Dandenong, Olinda, Kallista and Ferny Creek.  All of these areas 

have essentially the same bushfire risk as Sassafras. Considering the local neighbourhood of 

Sassafras, the site is within a location that offers a lower risk than alternative locations.  It is within 

the centre of the small commercial hub and surrounded by a range of established commercial 

premises.  

 

Figure 18: Sassafras Township (source: Google Maps) 
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The subject land is in an area where directing new development is not acceptable from a bushfire 

perspective. It is however possible to achieve BAL-12.5 setbacks due to the urban setting and it is 

submitted that with implementation of appropriate planning controls, the rezoning will not see 

introduction or intensification of development and as such can be permitted. The proposal can be 

seen as a reasonable outcome given that it enables existing bushfire protection measures to be 

enhanced.  

BIODIVERSITY VALUES 

This report is not a biodiversity assessment as this goes beyond the scope, however based on a 

review of site conditions and EVC mapping it appears that there are no biodiversity factors likely 

to impact on the implementation of bushfire protection measures.  

BUSHFIRE PRONE AREA 

The land is covered by the BMO and as such any future uses or development are subject to the 

bushfire planning controls which also implement AS3959.  

  

1 0  F I R E  A U T H O R I T Y  L I A S I O N   

Yarra Ranges Council have received formal correspondence from CFA in relation to Amendment 

C186 and this raised significant concerns with bushfire risk and the deficiencies in submitted 

information.  A meeting has subsequently been held with Millar Merrigan, Yarra Ranges Council 

and CFA Manager of Community Safety Tammy Garrett and Fire Safety Officer Mark Burton-

Walter. 

In the first instance, clarity was provided on the proposal and this is summarised as follows: 

• The land has existing use rights for a nursery and ancillary food and drink premises; 

• 7 shipping containers are already approved for nursery uses; 

• 6 are located on site with 1 yet to be installed; 

• 3 of the containers are being utilised for uses that are not permitted (art studio & tourist 

centre). 

The rezoning triggers the need to address Clause 13.02 and the planning application, which sees 

the approved containers used for alternative uses triggers the requirements of the BMO.  This 

report addresses the strategic matters, whereas a separate Bushfire Management Statement is 

required for the planning application.  

It is considered that the BMO provides sufficient control for any future buildings and works 

applications on the site and therefore no additional planning controls are considered necessary.  

The change from GWAZ to C1Z results in the opportunity for a range of additional land uses, 

including further forms of accommodation, child care centre, office, retail premises, etc. To 

control land use and prevent any future intensification of existing activities occurring on site, it is 

now proposed to apply a Specific Control Overlay (SCO). The aim of this control is to limit 

accommodation, other uses and subdivision to that which are currently permissible with the land 

zoned as GWAZ, with the exception of permitting the bakery, art studio and tourist information 

centre all of which are already operating from the site. A draft copy of the SCO is attached at 

Appendix 2.   

Additionally, an Emergency Management Plan (EMP) should be prepared as a condition of the 

permit to provide details on what actions will occur on site when a fire outbreak occurs.  Shelter 

in place options must be considered for staff and visitors, and the plan is to include and 

undertaking that the businesses on site are closed on days of elevated fire danger ratings.    
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Integrated Decision Making (71.02-3) requires planning and responsible authorities to prioritise the 

protection of human life over all other policy considerations in bushfire affected areas. Bushfire 

Planning (Clause 13.02) outlines the objective to be achieved and this seeks to strengthen the 

resilience of settlements and communities to bushfire risk based planning that priorities protection 

of human life.  

The landscape risk in the location of the subject site is extreme and whilst BAL-12.5 can be met, 

this is not considered to be an acceptable construction standard and enhanced measures can be 

applied under the existing BMO provisions at planning permit stage.  

The availability of safe areas where human life can be protected from the effects of bushfire are 

not readily available and this fails to meet the objectives of Clause 13.02, these matters are 

however specific to population growth and development.  The scenario presented in this case 

simply seeks to bring planning controls in line with existing site conditions and implementation of 

a Specific Control Overlay (SCO) will prevent additional land uses/development that cannot be 

considered under current zone provisions.  It is considered that this prevents any intensification of 

the activities occurring on the site and therefore Clause 13.02 does not prohibit the proposal.   

Credible shelter options are not available and an Emergency Management Plan to cater for shelter 

in place options should be a condition of permit.  

The rezoning and concurrent planning application provide a means of applying enhanced bushfire 

protection measures above and beyond what are currently present on site and it is considered that 

this will reduce risk to the existing community.  

Alternative locations have been considered and none are viable given the unique scenario of the 

subject site, existing activities and what the rezoning and planning application are seeking.   

On the above basis, it is recommended that Council proceed with the planning scheme amendment 
and liaise with CFA to ensure that the SCO is an appropriate method for preventing any 
intensification of use that it not currently occurring on site or permitted under the current zone 
provision.  
 
 

Millar I Merrigan 

 

MANDY EDWARDS 

Planning manager 

BApSc. Town Planning & Urban Design 

Development & Building in Bushfire Prone Areas (UTS) 

t 03 8720 9534 

e medwards@millarmerrigan.com.au 
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BUSHFIRE MANAGEMENT PLAN
361-365 Mt Dandenong Tourist Road, Sassafras
Proposed Shipping Containers
15382 BMP2 (November 2019)
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SC Shipping container

Existing shipping container

Proposed shipping container

Existing building

Location of approved container 6 & 7
(as approved under YR-2014/961)

Defendable space (to property boundaries)

Existing water tanks

Proposed water tank with remote fitting

Existing fire hydrant

Defendable Space:
Defendable space is provided for to the property
boundary and will be modified and 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 3 metres 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 5sqm 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.

Construction Standard:
The shipping containers are to be designed and
constructed to a minimum construction standard of
BAL 29.

Access:
No access requirements are applicable as all
shipping containers are within 30m of the eastern
or southern boundary and a remote fitting is
proposed for the water supply.

Water Supply:
A minimum 10,000L effective water supply for fire fighting
purposes is to be installed. Water supply must meet the
following requirements:
· Be stored in an above ground water tank constructed of

concrete or metal.
· Have all fixed above ground water pipes and fittings

required for fire fighting purposes made of corrosive
resistant metal.

· Include a separate outlet for occupant use.
· Be readily identifiable fro the building or appropriate

identification signage to the satisfaction of the responsible
authority.

· Be located within 60m of the outer edge of he 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).

For remote outlets (where CFA vehicles cannot get to within
4m of the tank) the following applies:
· The static water supply must be provided with an outlet for the

CFA (CFA outlet) that includes a 64 mm CFA 3 thread per inch
male coupling.

· The static water supply must also include an outlet which
incorporates a ball or gate valve separate to the CFA outlet for
use by the owner/occupier of the land.

· The CFA outlet must be:
a) Easily accessible by a firefighter in the event of a bushfire,
b) Clear of all vegetation for a distance of 1.5 metres,
c) Setback from flammable objects (including timber fences and

timber retaining walls) for a minimum distance of 1.5 metres,
d) Located a minimum distance of 10 metres and no more than

60 metres from the dwelling.

· The internal diameter for the fitting connecting the tank to the
pipeline must be equivalent to or greater than the internal
diameter of the pipeline between the tank and the fire authority
outlet.

· The centreline of the CFA outlet must be:
a)   A minimum of 300mm and maximum 600mm in height above

the finished ground level, and
b)  Located below the level of the outlet on the tank.

· The riser for the CFA outlet must be supported by a galvanised
steel post at least 50mm x 50mm or equivalent which is
concreted in the ground to a depth of at least 450mm.

· A 65mm British Standard Pipe (BSP) ball or gate valve must be
provided at the CFA outlet to control the flow of water to the CFA
coupling. Any other valves between the CFA outlet and the tank
must be locked in the open position.

· The CFA outlet must be easily identifiable from the entrance to
the property or signage must be provided that meets the
following requirements:

a) Has an arrow pointing to the location of the fire authority outlet,
b) Has dimensions of not less than 310mm high and 400mm long,
c) Is red in colour, with a blue reflective marker attached, and
d) Is labelled with a 'W' that is not less than 15cm high and 3cm

thick.
· The CFA outlet must include a fade-resistant or engraved sign

that:
a) Is fixed to the post supporting the fire authority outlet riser,
b) Has a minimum height of at least 1.5m from the ground surface

level, and;
c) Includes the words "FIRE WATER TANK OUTLET" in lettering

that is a minimum of 50mm in height and white on a red
background.

· A blue reflective disc at least 50mm in diameter must be
attached to the post holding the sign. The blue reflective disk
must be located immediately below the sign.

· Pipe sizes and classes for remote drafting to be nominated in
accordance with Appendix 1 of CFA document Guidelines for
remote outlets on water tanks in the Bushfire Management
Overlay, Version 2.

· All below-ground water pipes must be installed to provide at
least the following cover below the finished surface:

a) 300 mm for pipes subject to vehicle traffic,
b) 75 mm for pipes under dwellings or concrete slabs, and
c) 225 mm for all other locations.
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Yarra Ranges Shire Council 

361-365 Mt Dandenong Tourist Road, Sassafras 

Incorporated Document  

Specific Control Overlay  

November 2019 
 
 

1.0 Introduction 

This document is an incorporated document in the schedule to clause 45.12 and clause 

72.04 of the Yarra Ranges Planning Scheme (‘Planning Scheme’) pursuant to section 

6(2)(j) of the Planning and Environment Act 1987. The land identified in clause 3.0 of 

this document may be used in accordance with this incorporated document. 

All other provisions of the Planning Scheme must be met. 

 

2.0 Purpose 

▪ To ensure the use and development of this land is consistent with the requirements of 

the Upper Yarra Valley and Dandenong Ranges Regional Strategy Plan and the 

policies of the Yarra Ranges Localised Planning Statement for green wedge areas.   

▪ To ensure subdivision requirements applying to 361-365 Mt Dandenong Tourist 

Road, Sassafras are consistent with the Upper Yarra Valley and Dandenong Ranges 

Regional Strategy Plan.  

▪ To ensure the use of land is restricted to those where the risk to life and property from 

bushfire can be reduced to an acceptable level. 

 

3.0 Land 

The control in this document applies to the land defined as 361-365 Mt Dandenong 

Tourist Road, Sassafras, which comprises the following lots: 

▪ Lot 1 on TP598211K (Vol. 8916, Fol. 108);  

▪ Lot 1 on TP438760V (Vol. 8967, Fol. 119); and 

▪ Lot 2 on LP99548 (Vol. 9002, Fol. 670).  

The land is marked as SCO** on Yarra Ranges Planning Scheme Map 66SCO. 

 

4.0 Use of land 

In addition to the table of uses in Clause 34.01- Commercial Zone the uses listed in in the 

table below are prohibited unless the condition is met. 
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Table 1 – Prohibited uses 

Use Condition 

Accommodation Must be only one dwelling as per 
section 6 of this schedule. 

Bar Must not include accommodation. 

Child care centre  

Community care accommodation  

Education centre  

Hospital  

Hotel Must not include accommodation. 

Rooming house  

 

5.0 Subdivision 

A permit to subdivide land must meet the following requirements: 

▪ A minimum lot size of 1 hectare with an average lot yield not exceeding 1 lot to each 

2 hectares of site area and a maximum lot size of 3 hectares. 

A permit may be granted to create lots that do not meet the land area requirements 

specified in a schedule to this overlay if either of the following apply: 

▪ The subdivision is the re-subdivision of two existing lots, the number of lots is not 

increased, the number of lots the land could potentially be subdivided into under the 

zone does not increase and the number of dwellings that the land could be used for 

does not increase. 

▪ The subdivision is by a public authority or utility service provider to create a lot for a 

utility installation.  

All other provisions of the Planning Scheme must be met. 

A permit cannot be granted to subdivide land which is not in accordance with any 

requirement in a schedule to this overlay. 

 

 

6.0 Tenement controls 

This applies to land in the Specific Control Overlay Schedule **. 

The subject land is a defined tenement. Tenements are contiguous lots or parcels of land 

held in the same ownership on 1 October 1980 in the former Shire of Sherbrooke. 

A permit may only be granted to establish one dwelling on the total of the land described 

as the tenement in 3.0 of this Schedule.  

If a permit is granted to construct a dwelling on the tenement holding the permit must 

contain a condition requiring all of the land (lots) in the tenement to be consolidated prior 

to the use of the land for a dwelling. 
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Tenement Anomalies 

Despite the provisions of this Clause, a permit may be granted to establish one dwelling 

on this land, provided it is demonstrated to the satisfaction of the responsible authority 

that: 

▪ The development will not prejudice the primary purpose of the zone and local 

planning policies applying to the land. 

▪ The wider objectives of the tenement provisions are protected from incremental 

erosion and are maintained as a legitimate means of protecting the areas identified 

from inappropriate development. 

▪ Services such as constructed roads, reticulated water supply and reticulated sewerage 

are available, without additional substantial costs to the Council and servicing 

authorities, and the provision of these and other utility installations will have 

minimal impact on the environment or landscape of the area. 

▪ If reticulated sewerage is not available, the site is of sufficient size to enable proper 

onsite treatment of all wastes and retention of effluent. 

▪ If the land is in an area identified as having a high risk of wildfire hazard, 

appropriate building design measures will be undertaken to provide an acceptable 

level of protection. 

▪ There will be no detriment to the ecology of any stream or watercourse on or near the 

site by virtue of the development. 

▪ The development can be considered to be infill in an area which is substantially built 

up. 

▪ Removal of native vegetation is minimised. 

 

7.0 Decision guidelines 

The following decision guidelines apply to an application for a permit under this Clause 

which must be considered, as appropriate, by the responsible authority: 

▪ Whether the proposal is consistent with the purpose of this schedule.  
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(source: Yarra Ranges Council) 
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