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1 Introduction 

This Bushfire Management Statement (BMS) has been prepared on behalf of Rose & Maurice Hogg 
Gallery Pty Ltd (Rosemaur Gallery), to show how the development of 193-209 King Road, Harkaway 
can comply with the Victorian planning and building controls that relate to bushfire; specifically, 
the requirements of the Bushfire Prone Area (BPA), Clause 13.02 Bushfire, Clause 44.06 Bushfire 
Management Overlay (BMO) and associated Clause 53.02 Bushfire Planning (Casey Planning 
Scheme, 2018a, b and c). 
 
The development proposal is for the construction of a gallery, staff accommodation (within the 
gallery envelope) and associated restaurant. The development is in the Green Wedge Zone (GWZ) 
and requires a ‘Pathway 2’ response in accordance with 53.02-4 Bushfire planning. There is partial 
BMO coverage over the site, including approximately half of the proposed building. 
 
In accordance with the application requirements of Clause 44.06-3, this report includes: 

• A bushfire hazard site assessment, including a plan that describes the bushfire hazard within 
150m of the proposed development in accordance with the site assessment methodology of AS 
3959-2009 Construction of buildings in bushfire-prone areas and Clause 44.06; 

• A bushfire hazard landscape assessment, including a plan that describes the bushfire hazard of 
the general locality more than 150m from the site; and 

• A BMO compliance section, detailing how the development responds to the bushfire risk and 
the requirements and objectives of Clauses 44.06 and 53.02 in the Casey Planning Scheme. 

 
This report also includes a Bushfire Management Plan (BMP) consistent with the CFA’s standard 
permit conditions (CFA, 2014a) and BMP guidance (CFA, 2014b). 
 
This report has been prepared consistent with guidance provided in Planning Applications Bushfire 
Management Overlay, Technical Guide (DELWP, 2017). 
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1.1 Property details 

Address: 193-209 King Road, Harkaway VIC 3806 

Property size: 8.1 hectares 

Local Government Area: City of Casey 

Zone/s Green Wedge A Zone and Schedule 

Overlay/s Bushfire Management Overlay (BMO)  

Directory reference: Melway 109 J12 

Site assessment date: 03/11/2016 

Assessed by: John Eastwood 
 

2 Bushfire hazard site assessment 

2.1 Vegetation 

Vegetation on and around the site was classified in accordance with the likely fire behaviour it may 
generate using the BMO/AS 3959-2009 vegetation schema (see Map 1). 
 
Two types of classified vegetation were identified which accord with the AS 3959-2009 
classifications of Woodland and Grassland (see Map 1).   The Woodland classification has been 
adopted as part of a precautionary approach; the areas of treed vegetation that extend around the 
site are in the form of hedgerows/windbreaks and mixed roadside vegetation. The roadside 
vegetation comprises a low density of eucalypt species with a variable understorey in narrow strips 
on either side of King Road.  There are also narrow windbreaks of dense pine plantings along the 
southern and western fence-lines. 
 
The treed vegetation is in narrow strips with limited fuels that would not produce the fire behaviour 
assumed by the BMO for Woodland. The mature pine windbreak hedges, although potentially 
excludable and largely outside of the future BMO area, are a significant source of fuel that may 
generate local fire behaviour and as part of a precautionary approach have been treated in the 
same way as the Woodland. 
 

2.1.1 Woodland 

Treed vegetation on and around the site matches the AS 3959-2009 Woodland vegetation type, 
which is defined as ‘Trees 10-30m high, 10-30% foliage cover dominated by Eucalypts; understorey 
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or low trees to tall shrubs typically dominated by Acacia, Callitris or Casuarina’ (Standards Australia, 
2011). 
 

2.1.2 Grassland 

Areas of pasture on adjoining properties match the AS 3959-2009 classification of Grassland, which 
is defined as all forms of vegetation including areas with shrubs and trees if overstorey foliage 
cover is less than 10% and the grass is greater than 100mm high. 
 

2.1.3 Excluded vegetation and non-vegetated areas 

Areas of low threat vegetation and non-vegetated areas within 150m of the site can be excluded 
from classification in accordance with Section 2.2.3.2 of AS 3959-2009, if they comprise one or 
more of the following:  

i. Single areas of vegetation less than 1 ha in area and not within 100m of other areas of 
vegetation being classified. 

ii. Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, or 
each other. 

iii. 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. 

iv. Non-vegetated areas, including waterways, roads, footpaths, buildings and rocky outcrops. 
v. Low threat vegetation, including grassland managed in a minimal fuel condition1, 

maintained lawns, golf courses, maintained public reserves and parklands, vineyards, 
orchards, cultivated gardens, commercial nurseries, nature strips and windbreaks' 
(Standards Australia, 2011).  

 
Low-threat areas excluded from classification include the managed gardens and driveway fringes 
of the surrounding properties.  Non-vegetated areas include the roads, driveways and structures 
within the 150m site assessment zone (see Map 1). 
 

2.2 Topography 

The BMO and AS 3959-2009 require that the 'effective slope' be identified to determine applicable 
defendable space or vegetation setback distances. This is the slope of land under the classified 
vegetation that will most significantly influence the bushfire attack on a building.   
 

 
1 Minimal fuel condition means there is insufficient fuel available to significantly increase the severity of the 
bushfire attack (recognisable as short-cropped grass for example, to a nominal height of 100mm (Standards 
Australia, 2011). 
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The land generally slopes up from the southeast toward the northwest, with much of the roadside 
vegetation on King Road leading up the hill to the west.  The effective slope under the classified 
vegetation is mostly cross slope or above the proposed structure and hence in the ‘All upslopes or 
flat land’ slope category. 
 
The windbreak/hedgerow to the south and minor area of roadside vegetation to the east are in 
the ‘Downslope >5°-10°’ slope category relative to the proposed structure. 
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Map 1 - Bushfire hazard site assessment plan.  
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Figure 1 - Vegetation along King Road on northern boundary. 
 

 
Figure 2 - Looking east at Grassland through roadside vegetation over eastern boundary. 
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Figure 3 - Grassland in adjacent property to the south. 
 

 
Figure 4 - Fenceline windbreak along western boundary. 
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Figure 5 - Looking through southern windbreak at managed low threat vegetation on neighbouring 
property. 
 

 
Figure 6 - Looking north across King Road at managed low threat vegetation. 
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3 Bushfire hazard landscape assessment 

3.1 Location description 

193-209 King Road is located on the south-eastern aspect of a hill, near the crest, with areas of 
remnant vegetation to the northeast and east, and agricultural and rural residential land in all 
other directions.  The densely populated urban areas of Berwick, Beaconsfield and Narre Warren 
are to the south and west beyond the agricultural land. 
 
The Regional Bushfire Planning Assessment: Melbourne Metropolitan Region provides the 
following area description for Harkaway and Narre Warren North: 

'Medium-size lots in a bushfire hazard area, located in a wider open semi-rural landscape, 
generally north of Inglis Road and south of Abeckett Road. Remnant vegetation patches 
generate bushfire hazard. Includes patches of vegetation of high and very high conservation 
significance' (DPCD, 2012). 

The property is situated within an undulating landscape in the foothills of the Dandenong Ranges.  
The landscape topography is not extreme, however there are short steep slopes running up from 
the creeks. Treed vegetation extends from the north-eastern corner of the site to the forested 
Cardinia Creek valley leading north toward the Cardinia Reservoir. 
 
Access to the site is from King Road, which connects to the township of Harkaway, approximately 
2km to the west.  The access route is through agricultural land, although the road is tree-lined. 
 

3.2 Fire History 

The site was impacted by the 1983 Ash Wednesday bushfire (see Map 2). 
 

3.3 Landscape risk 

Clause 13.02 of the Planning Policy Framework prioritises the protection of human life over all 
other policy considerations.  Clause 13.02 stipulates that developments must properly assess 
bushfire risk, including consideration of the hazard (and the resultant risk) beyond the site level 
(Casey Planning Scheme, 2018c). 
 
To assist in defining this wider risk, four 'broader landscape types', representing different 
landscape risk levels, are described in the DELWP technical guide Planning Applications Bushfire 
Management Overlay (DELWP, 2017).  These are intended to streamline decision-making and 
support more consistent decisions based on the landscape risk. 
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The four types range from low risk landscapes where there is little hazardous vegetation beyond 
150m of the site and extreme bushfire behaviour is not credible, to extreme risk landscapes with 
limited or no evacuation options and where fire behaviour could exceed BMO presumptions. 
 
The development site and surrounding landscape accords with Broader Landscape Type 3 (see 
Table 1). 
 
Table 1 - Landscape risk typologies (from DELWP, 2017a). 

Broader Landscape 
Type 1  

Broader Landscape 
Type 2 

Broader Landscape 
Type 3 

Broader 
Landscape 

Type 4 

• There is little 
vegetation beyond 
150 metres of the 
site (except 
grasslands and low-
threat vegetation). 

• Extreme bushfire 
behaviour is not 
possible. 

• The type and extent 
of vegetation is 
unlikely to result in 
neighbourhood- 
scale destruction of 
property. 

• Immediate access is 
available to a place 
that provides 
shelter from 
bushfire. 

• The type and extent of 
vegetation located more 
than 150 metres from the 
site may result in 
neighbourhood-scale 
destruction as it interacts 
with the bushfire hazard 
on and close to a site. 

• Bushfire can only 
approach from one aspect 
and the site is located in a 
suburban, township or 
urban area managed in a 
minimum fuel condition. 

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

• The type and extent of 
vegetation located 
more than 150 metres 
from the site may result 
in neighbourhood-scale 
destruction as it 
interacts with the 
bushfire hazard on and 
close to a site. 

• Bushfire can approach 
from more than one 
aspect. 

• The site is located in an 
area that is not 
managed in a minimum 
fuel condition. 

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

• 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. 

I N C R E A S I N G  R I S K  

 

3.4 Fire scenarios 

The most likely bushfire scenarios for a large landscape fire, are an approach from those directions 
typically associated with the direction of the wind on severe or higher, fire danger days i.e. 
approach of bushfire from the north, northwest, west or southwest. 
 
The site could be approached by a bushfire driven by a northerly or north-westerly wind typically 
associated with severe fire weather days. A fire from this direction would be a grassfire burning 



 Bushfire Management Statement for 193-209 King Road, Harkaway 

 13 

through agricultural land in the broader landscape.  The site could also be impacted by a fire 
approaching from the west or southwest following a wind change typical of such days. Again, on a 
landscape scale this fire would be a grassfire, but may reduce in speed and intensity due to the 
presence of managed properties as it approached the site. 
 
A fire approaching from the northeast or east through the treed vegetation in this direction, 
potentially a backing fire, would approach the site up the hill toward the crest, however, the short 
run and likelihood of bushfire weather from this direction may limit the rate of spread and intensity 
to less than the ‘quasi-steady state’ levels anticipated in the BMO model.  The proposed structure 
is set well back from this treed vegetation. 
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Map 2 - Bushfire hazard landscape assessment plan.  
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4 BMO compliance 

This section identifies how the proposed development responds to the bushfire risk and the 
requirements of Clause 44.06 and associated Clause 53.02 of the Casey Planning Scheme. 

4.1 Landscape, siting and design objectives 

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

• Development is sited to minimise the risk from bushfire.   

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

• Building design minimises vulnerability to bushfire attack'   

 
Compliance with these objectives at Clause 53.02-4.1 is proposed via the following approved 
measures. 
 

4.1.1 Approved measure 2.1 Landscape 

'The bushfire risk to the development from the landscape beyond the site can be mitigated to an 
acceptable level'.  
 
As identified in Section 2 the landscape is not one of extreme bushfire risk. Bushfire behaviour is 
likely to be within BMO expectations and design parameters.  The topography is relatively benign 
and the fuel hazard of the minor areas of windbreak and roadside vegetation is less than that 
presumed in the BMO/AS 3959-2009 model for Woodland. It should be noted that much of the 
proposed gallery and the site is outside of the BMO. 
 
Accordingly, it is proposed that the risk can be mitigated to an acceptable level by implementing 
approved bushfire protection measures in compliance with the BMO requirements, including BAL 
construction standard, commensurate defendable space, provision of a water supply for 
firefighting, and ensuring good access and egress are available for occupants and emergency 
services. 
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4.1.2 Approved measure 2.2 Siting 

'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'.   

The siting and layout is in the centre of the property and maximises the setback from the hazard 
(i.e. unmanaged vegetation) as far as practicable and largely achieves compliance with the BMO 
setback requirements for defendable space (see Map 3). The siting places much of the proposed 
gallery outside of the BMO. 
 
The proposed development is close to the road, and access and egress can comply with the 
requirements for emergency vehicles and occupants. 
 

4.1.3 Approved measure 2.3 Design 

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

The proposed gallery will comprise a series of long narrow structures set at angles with copper-
clad construction and minimal re-entrant corners and ember traps. The building will have earth 
berms on some elevations, with some elements completely covered. 
 
The design of all the buildings, especially those that may be used to 'shelter-in-place', should aim 
to facilitate wind flow over the building and maintenance (e.g. cleaning of gutters) and avoid 
complex roof lines with may allow build-up of debris (e.g. accumulation of leaves and bark) and 
trap embers.  Walls and eaves should similarly avoid or minimise re-entrant corners and other 
features that may trap debris and embers. 
 
It is noted that all BAL standards above BAL-Low are deemed to satisfy the building code 
requirement that buildings be designed and constructed to reduce the risk of ignition from a 
bushfire, appropriate to the: 

(a) 'potential for ignition caused by burning embers, radiant heat or flame generated by a 
bushfire; and 

(b) intensity of the bushfire attack on the building' (ABCB, 2016). 

 



 Bushfire Management Statement for 193-209 King Road, Harkaway 

 17 

4.2 Defendable space and construction objective 

'Defendable space and building construction mitigate the effect of flame contact, radiant heat and 
embers on buildings'. 
 
This objective will be met via approved measure AM 3.2.  Defendable space vegetation 
management standards to be applied will meet the requirements of Table 6 to Clause 53.02 as 
detailed in Appendix 1. 
 

4.2.1 Approved measure 3.2 

'A building used for accommodation (other than a dwelling or dependent person’s unit), a child care 
centre, an education centre, a hospital, leisure and recreation or a place of assembly is: 

• Provided with defendable space in accordance with Table 3 and Table 6 to Clause 53.02-5 
wholly within the title boundaries of the land. 

• Constructed to a bushfire attack level of BAL-12.5'. 

 
This 'default' or Approved measure, applies to those buildings will that will be either visitor 
accommodation (i.e. 'Accommodation other than a dwelling or dependent persons unit') or 
buildings that function as 'leisure and recreation or a place of assembly'. 
 
For these buildings the default defendable space is designed to achieve a radiant heat flux (RHF) 
of less than 10kW/m2, with construction to BAL-12.5.  The defendable space setback distances 
required are provided in Table 2 and shown on Map 3. 
 
Table 2 - Defendable space distances for approved measure 3.2 (as per Table 3 of Clause 53.02-5).  

BAL  
Vegetation 

classification 
Slope class 

Defendable space 
distance 

BAL-12.5 Woodland Downslope 5˚ to 10˚ 62m 

 
It can be seen on Map 3 that all buildings can comply with the setback distances for defendable 
space stipulated in Table 3 of Clause 53.02-5 in all directions other than to the north over King 
Road, where alternative measure 3.3 is applied. 
 

4.2.2 Alternative measure 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.’ 
 
The minor area of the 62m defendable space that extends beyond the site boundary to the north 
is over the non-vegetated area of King Road that is partially outside of the future BMO area. This 
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area of vegetation has been classified as part of a very precautionary approach and does not 
present a significant fire threat to the proposed gallery; those parts of the structure closest to this 
vegetation – at the ends of northern arm of one building – does not contain windows or vulnerable 
elements.  
 
The structure will have a copper clad façade, with earth berms on some elevations, and arguably 
will be built to a higher BAL than BAL-12.5. The road to the north will continue to be managed in 
its current condition as part of the ongoing use of the land. 
 
Consequently, the minor area of defendable space over the site boundary does not compromise 
the effectiveness of the defendable space and there is assurance that it will remain in a non-
vegetated state. 
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Map 3 – Bushfire management plan. 

4 
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4.3 Water supply and access objectives 

‘A static water supply is provided to assist in protecting the property.  
Vehicle access is designed and constructed to enhance safety in the event of a bushfire.’ 
 
These objectives can be achieved via approved measure 4.2. 
 

4.3.1 Approved measure 4.2 

‘A building used for accommodation (other than a dwelling or dependent person’s unit), a child care 
centre, an education centre, a hospital, leisure and recreation or place of assembly is provided with: 

• A static water supply for firefighting and property protection purposes of 10,000 litres per 
1,500 square metres of floor space up to 40,000 litres. 

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

• An integrated approach to risk management that ensures the water supply and access 
arrangements will be effective based on the characteristics of the likely future occupants 
including their age, mobility and capacity to evacuate during a bushfire emergency. 

The water supply may be in the same tank as other water supplies provided that a separate outlet 
is reserved for firefighting water supplies.’ 
 
The floor area of the proposed gallery (4,215m2) and restaurant (785m2) will be a total 5,000m2 
and thus a static water supply of 40,000 litres is required; an actual water supply of 200,000L will 
be available.  The remote outlet to the water tank(s) will be sited so that CFA tankers can get within 
4m of the remote outlet(s).  The tank(s) will be non-combustible, dedicated solely for firefighting 
and the remote outlet will be provided with CFA fittings and couplings (compliance details are 
provided on the Bushfire Management Plan shown here as Map 3). 
 
Note: The siting of the static water supply and remote outlet on Map 3 is indicative only. The tanks 
and outlet  can be relocated from the positions shown here, provided that the alternative location 
complies with the CFA requirements detailed on the Bushfire Management Plan.  
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5 Conclusion 

The proposed gallery, staff accommodation and associated restaurant at 193-209 King Road, 
Harkaway was assessed using the BMO site assessment methodology for compliance with Clause 
13.02, Clause 44.06 and Clause 53.02 of the Casey Planning Scheme. 
 
The development proposal uses the Clause 53.02-4 application pathway. All applicable BMO 
objectives are met by complying with approved measures 2.1, 2.2, 2.3, 3.2, alternative measure 
3.3, and approved measure 4.2. 
 
Small areas of Woodland, and larger areas of Grassland, pose a bushfire hazard on most 
boundaries, however the areas of treed vegetation are small, narrow and fragmented. The 
topography under the classified vegetation is largely benign and does not significantly contribute 
to the bushfire risk, although some areas of the site itself are steeper. 
 
The current development layout can achieve defendable space for a BAL-12.5 construction 
standard for all buildings in compliance with Tables 3 and 6 of Clause 53.02-5.    
 
Water supply and access and egress requirements can comply with BMO specifications. 
 
The development is not in an extreme risk landscape and appropriate bushfire protection 
measures can be provided in compliance with BMO requirements. 
 
 
 

 

Please Note: The bushfire protection measures proposed in this document do not guarantee 
survival of the building or the occupants in the event of a bushfire.  The client is strongly 
encouraged to develop and practice a bushfire survival plan including determining triggers for 
leaving early on days of severe or higher, fire danger.  Information and assistance including a 
template for a Bushfire Survival Plan is provided on the CFA website at 
<http://www.cfa.vic.gov.au/plan-prepare/>. 
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6 Appendices 

6.1 Appendix A: Vegetation management requirements 

As per Table 6 to Clause 53.02-5: 
‘Defendable space is provided and is managed in accordance with the following requirements: 

• Grass must be short cropped and maintained during the declared fire danger period. 
• All leaves and vegetation debris must be removed at regular intervals during the declared 

fire danger period. 
• Within 10 metres of a building, flammable objects must not be located close to the 

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

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

separated by at least 5 metres. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5 metres. 
• There must be a clearance of at least 2 metres between the lowest tree branches and 

ground level 
Unless specified in a schedule or otherwise agreed in writing to the satisfaction of the relevant fire 
authority’ (Casey Planning Scheme, 2018a). 
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6.2 Appendix B: Water supply requirements 

Table 4 from Clause 53.02-5 - Capacity, fittings and access (Casey Planning Scheme, 2018a). 

 
 
Fire Authority Requirements 
‘Unless otherwise agreed in writing by the relevant fire authority, the water supply must:  

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

made of corrosive resistant metal.   
• Include a separate outlet for occupant use. 

 
Where a 10,000 litre water supply is required, fire authority fittings and access must be provided 
as follows:   

• Be readily identifiable from the building or appropriate identification signage to the 
satisfaction of the relevant fire authority.   

• Be located within 60 metres of the outer edge of the approved building.   
• The outlet/s of the water tank must be within 4 metres of the accessway and unobstructed. 
  

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

• Any pipework and fittings must be a minimum of 65 millimetres (excluding the CFA 
coupling)’ (Casey Planning Scheme, 2018a). 

 
The water supply may be provided in the same water tank as other water supplies provided they 
are separated with different outlets.  See figure below illustrating signage and an example of 
outlets where fire fighting water will be in the same tank as water for other use. 
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Table 4 Water supply requirements 

Capacity, fittings and access 

Lot sizes 
(square meters) 

Hydrant 
available 

Capacity 
(litres) 

Fire authority fittings 
and access required 

Less than 500 Not applicable 2,500 No 

500-1,000 Yes 5,000 No 

500-1,000 No 10,000 Yes 

1,001 and above Not applicable 10,000 Yes 

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

Fire Authority requirements 

Unless otherwise agreed in writing by the relavant fire authority, the water supply must: 
� Be stored in an above ground water tank constructed of concrete or metal. 
� Have all fixed above ground water pipes and fittings required for firefighting 

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

the satisfaction of the relevant fire authority. 
� Be located within 60 metres of the outer edge of the approved building. 
� The outlet/s of the water tank must be within 4 metres of the accessway and 

unobstructed. 
� Incorporate a separate ball or gate valve (British Standard Pipe (BSP 65 

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

CFA coupling). 

Table 5 Vehicle access design and construction  
Vehicle access (or part thereof) of a length specified in Column A implements the design 
and construction  requirements specified in Column B.  

Column A Column B 

Length of access is less than 
30 metres 

There are no design and construction requirements if 
fire authority access to the water supply is not required 
under AM4.1.  

Length of access is less than 
30 metres 

Where fire authority access to the water supply is 
required under AM4.1 fire authority vehicles should be 
able to get within 4 metres of the water supply outlet. 

Length of access is greater 
than 30 metres 

The following design and construction requirements 
apply: 
� All-weather construction. 
� A load limit of at least 15 tonnes.   
� Provide a minimum trafficable width of 3.5 metres. 
� Be clear of encroachments for at least 0.5 metres 

on each side and at least 4 metres vertically. 
� Curves must have a minimum inner radius of 10 

metres. 
� The average grade must be no more than 1 in 7 

(14.4%) (8.1°) with a maximum grade of no more 
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(DELWP, 2017) 
 
CFA Fittings (CFA, 2014c) 
'If specified within Table 4 to Clause 53.02-5 (if fire brigade access to your water supply is required), 
CFA’s standard BMO permit conditions require the pipe work, fittings and tank outlet to be a 
minimum size of 64 mm. 
 
65 mm BSP (British Standard Pipe) is the most common size available. A 65 mm fitting is equivalent 
to the old 21/2 inch. A 65 mm BSP (21/2 inch) fitting exceeds CFA’s requirements and will therefore 
comply with CFA’s standard permit conditions for the BMO. 
 
The diagram below shows some common tank fittings available at most plumbing suppliers which 
meet the connection requirements. It includes a 65 mm tank outlet, two 65 mm ball or gate valves 
with a 65 mm male to 64 mm CFA 3 threads per inch male coupling. This is a special fitting which 
allows the CFA fire truck to connect to the water supply. An additional ball or gate valve will provide 
access to the water supply for the resident of the dwelling'. 
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Water tank requirements
The water supply should be stored in an 
above ground water tank constructed of 
concrete, steel or corrugated iron.

 The water supply should be identified.

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

Access
Where the length of access is greater than 30 metres the following design and construction 
requirements apply:

Ŕ� Curves must have a minimum inner 
radius of 10 metres. 

Ŕ� The average grade must be no more than 
1 in 7 (14.4%) (8.1°) with a maximum of no 
more than 1 in 5 (20%) (11.3°) for no more 
than 50 metres. 

Ŕ� Dips must have no more than a 1 in 8 
(12.5%) (7.1°) entry and exit angle. 

Ŕ� A load limit of at least 15 tonnes and be of 
all-weather construction. 

Ŕ� Provide a minimum trafficable width of 
3.5 metres.

Ŕ� Be clear of encroachments for at least 0.5 
metres on each side and at least 4 metres 
vertically.

Ŕ� A cleared area of 0.5 metres is required 
to allow for the opening of vehicle doors 
along driveways.

With Dips and gradients Encroachments
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6.3 Appendix C: Access requirements 

Access between 30m and 100m in length 
Where the length of access is greater than 30 metres the following design and construction 
requirements apply (the length of access should be measured from a public road to either the 
building or the water supply outlet, whichever is longer (Casey Planning Scheme, 2018a)):  

• Curves must have a minimum inner radius of 10 metres.  
• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum of no more 

than 1 in 5 (20%) (11.3°) for no more than 50 metres.  
• Dips must have no more than a 1 in 8 (12.5%) (7.1°) entry and exit angle.  
• A load limit of at least 15 tonnes and be of all-weather construction.  
• Provide a minimum trafficable width of 3.5 metres.  
• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres 

vertically.  
• A cleared area of 0.5 metres is required to allow for the opening of vehicle doors along 

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

  

 
 (DELWP, 2017) 

Department of Environment, Land, Water and Planning
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Access
Where the length of access is greater than 30 metres the following design and construction 
requirements apply:

•  Curves must have a minimum inner radius of 10 metres.

• The average grade must be no more than 1 in 7 (14.4%) (8.1°) with a maximum of no more 
than 1 in 5 (20%) (11.3°) for no more than 50 metres.

• Dips must have no more than a 1 in 8 (12.5%) (7.1°) entry and exit angle.

• A load limit of at least 15 tonnes and be of all-weather construction.

• Provide a minimum trafficable width of 3.5 metres.

• Be clear of encroachments for at least 0.5 metres on each side and at least 4 metres 
vertically.

• A cleared area of 0.5 metres is required to allow for the opening of vehicle doors along 
driveways.

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

Width Dips and gradients

Encroachments
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Access between 100m and 200m in length 
In addition to the 30m-100m requirements above, a turning area for fire fighting vehicles must be 
provided close to the building by one of the following:  

• a turning circle with a minimum radius of 8 metres   
• a driveway encircling the dwelling   
• other vehicle turning heads such as a T or Y head which meet the specification of Austroad 

Design for an 8.8 metre service vehicle. 
 

 
(DELWP, 2017) 
 
Access greater than 200m in length 
In addition to the requirements above, passing bays are required at least every 200 metres that 
are:  

• a minimum of 20 metres long   
• with a minimum trafficable width of 6 metres.   

 

 
(DELWP, 2017)  
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