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1.0 Introduction
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Planning Permit Application – 12 Lot Subdivision — Hillview Drive, Broadford

Metropol Planning Solutions acts on behalf of Ashlyn Glen Pty Ltd owner of land known as Lot B on PS219865G also
known as Hillview Drive, Broadford (the subject site). On behalf of our client, we are pleased to submit a planning permit
application for a 12 lot subdivision (the proposal) of the subject site.
The subject site comprises an approximately 19 hectare site with irregular boundaries which is located on the periphery
of the Broadford township within a low-density residential area.
Planning Permit TP93/100 was originally issued by the former Broadford Shire Council on 23 December 1993 for an 18lot subdivision of the subject site. This permit was subsequently amended on six occasions including to increase the
number of lots to 25 and to provide for staging of the subdivision and to extend the validity of the approval. We
understand that this permit has now expired, however we note that construction of the internal road and all necessary
services infrastructure have been completed for that portion of the site comprising stages 1 and 2 of the previously
approved subdivision. We note that this fresh application comprises the third stage of the previous approval and applies
to land at the southern portion of the site.
The proposal will result in an appropriate outcome in terms of the protection of native vegetation given that on-site offsets
will be provided through the setting aside of a reserve for nature conservation purposes which is 7.12 hectares in size
(37% of the subject site) located at the western portion of the site where the native vegetation is considered to be of the
highest environmental value.
The subject site is within the Low Density Residential Zone in the Mitchell Planning Scheme and is affected by the
Bushfire Management Overlay and Vegetation Protection Overlay (Schedule 1).
The subdivision design response is consistent with the outcomes sought for the subject site in the State and Local
Planning Policy frameworks of the Mitchell Planning Scheme, as detailed in this report, and as reflected in the previous
approval which we note included numerous amendments up to the year 2014 under the same provisions of the Mitchell
Planning Scheme.
The design of the subdivision responds well to the decision guidelines of Clause 65 as demonstrated in this report.
A Plan of Subdivision (PS840446W) has been prepared by Spatial Works (land surveyors) and should be referred to
when reading this report.
This planning assessment report should be read in conjunction with the following supporting documents (which we note
in the case of the first two listed reports have been prepared in support of the subdivision of our client’s entire
landholding into 26 lots with a separate application to be lodged concurrently with this application for the subdivision of
the balance of the landholding into 12 lots):
•

Bushfire Management Statement (May 2020) - prepared by Terramatrix

•

Native Vegetation Assessment (May 2020) – prepared by Nature Advisory
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•

Geotechnical Investigation, Including Soil Percolation & Preliminary Guidelines For On-Site Domestic
Wastewater Management – prepared by SITE Geotechnical

We submit that the proposal is consistent with Council’s aspirations for this site as set out in the relevant provisions of
the Mitchell Planning Scheme and hence is worthy of planning approval.
2.0 The Proposal
The proposed subdivision involves a portion of land located at Hillview Drive, Broadford (for which the legal parcel
description is Lot B on PS219865G, to be divided into 12 lots. Refer Figure 1.
All of the proposed lots have a frontage onto Bluebell Close, which is yet to be constructed (the section of Bluebell Close
which the proposed lots will have a frontage to is an extension of the recently constructed road).
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We note that a separate application has been lodged concurrently with this application for the subdivision of the balance
of the landholding.
Figure 1: Proposed Plan of Subdivision

Source: Spatial Works
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3.0 Planning History
Planning Permit TP93/100 was originally issued by the former Broadford Shire Council on 23 December 1993 for an 18
lot subdivision at the subject site. Six amendments to Planning Permit TP93/100 have since been approved, with the
permit most recently amended in 2014.
The most significant amendment followed the realisation that lots for housing were identified on the most environmentally
significant part of the property, whilst the Reserve being transferred to Council contained land of relatively low
environmental value. Changes to the location and shape of the Reserve also enabled an increase in the number of lots
from 18 to 25. Other, less significant changes were to provide for staging of the subdivision and to extend the validity of
the approval and, when it was discovered that fences to be erected on lot boundaries and the Reserve would necessitate
the removal of a large number of significant trees, the relocation of those boundaries.
We note that there have not been any relevant amendments to the Mitchell Planning Scheme since 2014 (when the
permit was most recently amended), noting that the site was subject to the same zoning controls at this time, other than
the application of the Bushfire Management Overlay to the site via Amendment GC13 gazetted on 3 October 2017.
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The application of a BMO in 2017 has necessitated a comprehensive assessment of bushfire risk and the need to
mitigate risk to life and property in the design of the subdivision. Terramatrix were engaged to prepare a comprehensive
assessment including a Bushfire Management Statement which clearly sets out how bushfire risk is to be managed.
The local policy settings for the site remain the same as those Council assessed the most recent amendments to the
permit against in 2014.
4.0 Site Context

The subject site is known as Hillview Drive, Broadford, identified as Lot B on Plan of Subdivision 219865G. Refer Figure
2.
The site has a total area of 19.04 hectares and is irregular in shape. The site has a dimension of approximately 226
metres along the northern boundary, and approximately 513 metres along the southern boundary. The east and western
interfaces include varying boundary lengths, with the distance between the northern and southern boundary
approximately 495 metres.
Water supply easements are located on the northern boundary which run in a east-west direction and is five metres wide.
A Section 173 agreement has been registered on the title which sets out the requirement for building envelopes to be
provided. We understand that this agreement will need to be amended to reflect the issue of a fresh permit, and that this
is done so by way of permit condition.
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Figure 2: Cadastral Plan
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Subject site boundary

Subdivision boundary
(approximate)

Source: Land Data

Figure 3 provides an aerial photograph of the subject site within the context of its broader surrounds. The surrounding area
is used for low density residential development with a reservoir located to the immediate west of the subject site.
The Broadford town centre is located approximately 1.3 kilometres to the north of the subject site.
The Broadford – Wandong Road is located to the east of the subject site, and runs in a north-south direction and provides
a road connection between the subject site and Broadford, via Goodenia Crescent. The Hume Freeway is located further
east of the subject site.

Page 4/19

Figure 3: Aerial photograph of the subject site and broader surrounds

T
of his
p en co
Th roc ab pie
br is ess lin d d
ea do u g i o
ch cu nd ts cu
an me er con me
y nt the si nt
co m P de is
py u la ra m
rig st nn tio ad
ht no in n & e a
. tb g
v
e an rev ail
us d ie ab
ed En w le
fo viro as for
r a n pa th
ny me rt e
pu nt of sol
rp Ac a p e p
os t 1 la ur
e 9 nn po
w 87 in s
hi . g e
ch
m
ay

Broadford town centre

Hume Freeway

Broadford–Wandong
Road

Subject site boundary

Source: Nearmap 15 May 2020

Figure 4 shows the site and its immediate surrounds as of 15 May 2020.

To the immediate north of the subject site is 1 Fleming Drive and 2 Fleming Drive, Broadford, which are both occupied by
dwellings and associated outbuildings.
To the immediate east of the subject site is 1629 Broadford-Wandong Road, 6 Hillview Drive, 5 Hillview Drive and 4
Purrier Court, Broadford, which are all occupied by a single dwelling.
To the immediate south of the subject site is 1577 Broadford-Wandong Road, Sunday Creek, which includes a single
dwelling and mostly undeveloped land.
To the west of the subject site is a water reservoir and associated structures.
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Figure 4: Aerial photograph of site and surrounds
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Subject site boundary
(red outline)

Approximate location of
proposed subdivision (blue
outline)

Source: Nearmap 15 May 2020

5.0 State and Local Planning Policy
Clause 12 of the Mitchell Planning Scheme, titled Environmental and Landscape Values states that planning is to protect
the health of ecological systems and the biodiversity they support, and conserve areas with environmental and
landscape value.
The first objective of Clause 12.01 is to protect Victoria’s biodiversity by identifying high value biodiversity and
considering the impact of land use and development in these areas. The second objective of this clause is to ensure the
protection of biodiversity from the removal of, destruction or lopping of native vegetation.
Clause 12.04 contains policies regarding significant environments and landscapes with the purpose of protecting and
conserving environmentally sensitive areas and landscapes or significant open spaces that contribute to character,
identity and sustainable environments.
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A Native Vegetation Assessment has been prepared by Nature Advisory and forms part of this application. The proposal
will result in an appropriate outcome in terms of the protection of native vegetation given that on-site offsets will be
provided through the setting aside of a reserve for nature conservation purposes which is 7.12 hectares in size
(approximately 37% of the total site area) and is located at the western portion of the site where the native vegetation is
considered to be of the highest value.
Clause 13 of the Mitchell Planning Scheme relates to bushfire, and states that planning should seek to avoid or minimise
environmental degradation and hazards. Clause 13.02-1S sets out bushfire planning strategies for Victoria with the
objective of strengthening community resilience to bushfire that prioritises the protection of human life. Strategies for the
protection of human life include:
•

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.

•
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Further strategies to achieve this objective relating to settlement planning include:
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.

A Bushfire Management Statement (BMS) has been prepared by Terramatrix which assesses the proposed subdivision.
The BMS finds that the objective of Clause 13.02 Bushfire, which is to strengthen the resilience of settlements and
communities to bushfire through risk-based planning that prioritises the protection of human life, has been met. We
understand that the relevant CFA Region office was consulted during the preparation of the BMS and is broadly
comfortable with the key parameters outlined in the BMS.
The objective of Clause 15.01-3S titled Subdivision design is to ensure the subdivision design is attractive, safe,
accessible, diverse and sustainable. This can helped be achieved by providing a range of lot sizes to suit a variety of
dwelling and household types. The design of the proposed lots of subdivision are suitable to the rural living local area.
Clause 21.02 titled Settlement recognises Broadford as a primary town. This clause includes the objective to plan for the
orderly development of existing settlements and aims to achieve this objective by ensuring that new residential proposals
are based on a demonstrated capability of the land to support the development, which is reflective in the location of the
proposed subdivision.
Clause 21.07 titled Housing recognises rural living as a legitimate residential option as provided within the Low Density
Residential Zone, and aims to protect land in the Farming Zones from inappropriate construction or siting of dwellings in
nearby areas. The Farming Zone located to the immediate south of the subject site will not be adversely affected by the
proposed subdivision.
Clause 21.11 titled Local Areas and recognises that Broadford should be encouraged to further develop its active rural
community with boutique living opportunities to expand within an area constrained by surrounding escarpments, freeway
and creek. Settlement within Broadford aims to promote development and creation of various lot sizes within the urban
area. The proposed subdivision reflects a good planning outcome with the creation of new lots in an area well suited to
low density rural living.
6.0 Planning Scheme Controls
6.1 Permit Triggers
We have identified the following permit triggers:
•

Clause 32.03-3 (Low Density Residential Zone) – a permit is required to subdivide land

•

Clause 44.06-2 (Bushfire Management Overlay) - a permit is required to subdivide land

•

Clause 52.17 (Native Vegetation) – removal of native vegetation (for the creation of defendable space and
infrastructure works).
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6.2 Zoning Controls
The subject site is zoned Low Density Residential Zone, as is land to the immediate north and immediate east. The
placement of the subject site within the Low Density Residential Zone reflects its location within boundaries of the
Broadford township.
Directly west of the subject site land is included in the Public Use Zone, and directly south of the site land is included in
the Farming Zone. Further north west of the subject site land is included in the General Residential Zone. Land is
included in the Rural Living Zone further east of the subject site, on the opposite side of Broadford-Wandong Road,
which is a Category 2 Road Zone. Refer Figure 5.

T
of his
p en co
Th roc ab pie
br is ess lin d d
ea do u g i o
ch cu nd ts cu
an me er con me
y nt the si nt
co m P de is
py u la ra m
rig st nn tio ad
ht no in n & e a
. tb g
v
e an rev ail
us d ie ab
ed En w le
fo viro as for
r a n pa th
ny me rt e
pu nt of sol
rp Ac a p e p
os t 1 la ur
e 9 nn po
w 87 in s
hi . g e
ch
m
ay

Figure 5: Mitchell Planning Scheme – Zoning Map

Subject Site

Source: VicPlan
The purpose of the Low Density Residential Zone includes:

•

To provide for low-density residential development on lots which, in the absence of reticulated sewerage,
can treat and retain all wastewater.

A permit is required to subdivide land under the provisions of the Low Density Residential Zone one, which specifies that
each lot must be at least 0.4 hectares (for land where reticulated sewerage is not connected) or 0.2 hectares (for land
where reticulated sewerage is connected). We understand the subject land is not proposed to be sewered and therefore
a minimum lot size of 4000 square metres applies.
The proposed subdivision is consistent with the purposes of the Low Density Residential Zone, in that it will provide
suitably sized lots able to accommodate low density residential housing.
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Clause 32.03-6 states the Decision Guidelines against which a planning permit application is to be assessed, including
the following which are of relevance to a subdivision application:
•

The protection and enhancement of the natural environment and character of the area including the retention of
vegetation and faunal habitat and the need to plant vegetation along waterways, gullies, ridgelines and property
boundaries

•

The availability and provision of utility services, including sewerage, water, drainage, electricity, gas and
telecommunications.

•

In the absence of reticulated sewerage:
The capability of the lot to treat and retain all wastewater in accordance with the State Environment Protection
Policy (Waters of Victoria) under the Environment Protection Act 1970.

–

The benefits of restricting the size of lots to the minimum required to treat and retain all wastewater in
accordance with the State Environment Protection Policy (Waters of Victoria).

–

The benefits of restricting the size of lots to generally no more than 2 hectares to enable lots to be efficiently
maintained without the need for agricultural techniques and equipment.
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•

–

The relevant standards of Clauses 56.07-1 to 56.07-4.

The proposal will result in an appropriate outcome in terms of the protection of the environment and character of the area
given that on-site native vegetation offsets will be provided through the setting aside of a reserve for nature conservation
purposes which is 7.12 hectares in size (approximately 37% of the total site area) and is located at the western portion of
the site where the native vegetation is considered to be of the highest conservation value.
The site is capable of being serviced with all essential infrastructure, reflective of its residential zoning. All required
infrastructure for the proposed subdivision has in fact already been constructed or installed; comprising all weather road
access, stormwater drainage, street lighting electricity and reticulated water. We note that reticulated sewerage and gas
is not available to the area and will not be in the foreseeable future.
The proposed lots are able to treat and retain all wastewater in accordance with the above as set out in the assessment
by SITE Geotechnical which forms part of our application (noting that this report has previously been accepted by
Council). The proposed lots are in the order of 0.4 hectares in size (to enable them to be maintained without the need for
agricultural equipment).
The Low Density Residential Zone states that before making a decision on the application the responsible authority must
consider Clause 65 and the State and Local Planning Policy Framework including the Municipal Strategic Statement.
These policies and Clause 65 are addressed elsewhere in this report.
6.3 Overlays

The vast majority of the subject site is affected by the Bushfire Management Overlay (BMO). Refer Figure 6.
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Figure 6: Mitchell Planning Scheme – Bushfire Management Overlay
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Subject Site

Source: VicPlan

The purpose of the Bushfire Management Overlay includes:
•

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.

A permit is required under the Bushfire Management Overlay for the proposed subdivision.

A Bushfire Management Statement (BMS) has been prepared by Terramatrix which assesses the proposed subdivision
and subsequent development of dwellings. The BMS finds that the objectives of the BMO are met by complying with the
approved measures 2.1, 2.2, 4.1 and 5.2 of Clause 53.02 of the Mitchell Planning Scheme, and thus the proposed
subdivision should be supported.
In preparing the BMS Terramatrix consulted with the relevant Region officer at the CFA to confirm that an appropriate
approach was being adopted for this assessment. The BMS demonstrates that bushfire risk to life and property can be
appropriately managed and mitigated on the subject land as would be expected given the location of the site within the
township of Broadford.
The Vegetation Protection Overlay (Schedule 1) has been applied to the north-western corner of the subject site. Refer
Figure 7.
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Figure 7: Mitchell Planning Scheme – Vegetation Protection Overlay
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Subject Site

Source: VicPlan

The purpose of the Vegetation Protection Overlay includes:
•

To protect areas of significant vegetation.

•

To ensure that development minimises loss of vegetation.

•

To preserve existing trees and other vegetation.

•

To recognise vegetation protection areas as locations of special significance, natural beauty, interest and
importance.

•

To maintain and enhance habitat and habitat corridors for indigenous fauna.

•

To encourage the regeneration of native vegetation.

A permit is required to remove, destroy or lop any vegetation specified in a schedule to this overlay.
Schedule 1 to the Vegetation Protection Overlay, titled Roadside and Corridor Protection provides the following
statement of nature and significance of vegetation to be protected:
Roadsides vegetation and wildlife corridors are a significant feature of the Mitchell Shire. Many roadsides and
corridors throughout the area contain pockets of remnant indigenous vegetation, rare, vulnerable and significant
flora species. Some of the roadsides and corridors provide a valuable source of native seed stock and important
habitat for wildlife. The conservation and protection of these areas is an important strategy.
The purpose of Schedule 1 to the Vegetation Protection Overlay includes:
•

Protect and preserve indigenous vegetation and rare and endangered flora and fauna species on linear reserves
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•

Maintain and enhance habitat and corridor requirements for indigenous fauna

No vegetation is proposed for removal within the area of the subject site affected by the Overlay.
We note that a significant proportion of the overall site is to be set aside for a reserve for nature conservation purposes
(7.12 hectares of an overall site area of 19 hectares - comprising 37% of the overall site area) which includes the land
affected by the VPO.
7.0 Particular Provisions
7.1 Clause 52.17 – Native Vegetation
The purpose of Clause 52.17 is to manage native vegetation to minimise land and water degradation, and to ensure that
the removal, destruction or lopping of native vegetation does not result in a net loss to biodiversity.
This is to be achieved by the following approach:
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1. Avoid the removal, destruction or lopping of native vegetation.

2. Minimise impacts from the removal, destruction or lopping of native vegetation that cannot be avoided.
3. Provide an offset to compensate for the biodiversity impact if a permit is granted to remove, destroy or lop native
vegetation
A permit is required under Clause 52.17 to remove, destroy or lop native vegetation, including dead vegetation. An
application must comply with the application requirements specified in Guidelines for the removal, destruction or lopping
of native vegetation (Department of Environment, Land, Water and Planning, 2017).
Permission is required under this application for native vegetation removal for the creation of defendable space and the
construction of roads and other infrastructure. Vegetation removal has already occurred on-site for the construction of
roads and is not subject to this application.
The proposal will result in an appropriate outcome in terms of the protection of native vegetation given that on-site offsets
will be provided through the setting aside of a reserve for nature conservation purposes which is 7.12 hectares in size
and is located at the western portion of the site where the native vegetation is considered to be of the highest value.
7.2 Clause 53.01 – Public Open Space Contribution and Subdivision

For a subdivision application, a contribution must be made to Council for public open space in an amount specified in the
schedule to Clause 53.01. The schedule to Clause 53.01 does not identify land which relates to the subject site. We note
that a contribution for public open space may be required under section 18 of the Subdivision Act .
7.3 Clause 56 – Residential Subdivision

This section of the report responds to Clauses 56.07-1 to 56.07-4 (as specified within the Decision Guidelines of the Low
Density Residential Zone):
Clause 56.07 – Integrated Water Management
Reticulated drinking water and waste water services are available and will be provided to the lots. Stormwater will be
managed accordingly.
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56.07-1 Drinking water supply objectives
To reduce the use of drinking water.
To provide an adequate, cost-effective supply of drinking water.
Standard No.

Standard.

Comments

Standard C22

The supply of drinking water must be:

Drinking water is available to the
proposed lots.

Designed and constructed in
accordance with the
requirements and to the
satisfaction of the relevant water
authority.
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•

Provided to the boundary of all lots in the
subdivision to the satisfaction of the
relevant water authority.

Objectives Met/Not Met: Met.

56.07-2 Reused and recycled water objective

To provide for the substitution of drinking water for non-drinking purposes with reused and recycled water.
Standard No.
Standard C23

Standard.

Reused and recycled
systems must be:
•

Comments

water

supply

Designed, constructed and
managed in accordance with the
requirements and to the
satisfaction of the relevant water
authority, Environment
Protection Authority and
Department of Human Services.

Provided to the boundary of all lots in the
subdivision where required by the
relevant water authority.

Objectives Met/Not Met: Not applicable.
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Recycle and reused water is not
available to the subject site.

56.07-3 Waste water management objective
To provide a waste water system that is adequate for the maintenance of public health and the management of effluent in
an environmentally friendly manner.
Standard No.

Standard.

Comments

Standard C24

Reused and recycled water supply
systems must be:

The subject site is currently not
sewered and is not planned to be
sewered in the foreseeable
future.

Designed, constructed and
managed in accordance with the
requirements and to the
satisfaction of the relevant water
authority, Environment
Protection Authority and
Department of Human Services.

The waste water systems for
future dwellings on each lot will
be designed, constructed and
managed in accordance with the
requirements
and
to
the
satisfaction of the relevant water
authority and the Environment
Protection Authority. The report
by
SITE
Geotechnical
demonstrates
that
this
is
achievable and we note that this
report has previously been
accepted by Council.
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•

•

Provided to the boundary of all
lots in the subdivision where
required by the relevant water
authority.

Waste water systems must be:
•

Designed, constructed and
managed in accordance with the
requirements and to the
satisfaction of the relevant water
authority and the Environment
Protection Authority.

•

Consistent with any relevant
approved domestic waste water
management plan.

Reticulated waste water systems must be
provided to the boundary of all lots in the
subdivision where required by the
relevant water authority.

Objectives Met/Not Met: Met.
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56.07-4 Urban run-off management objectives
To minimise damage to properties and inconvenience to residents from urban run-off.
To ensure that the street operates adequately during major storm events and provides for public safety.
To minimise increases in stormwater run-off and protect the environmental values and physical characteristics of receiving
waters from degradation by urban run-off.
Standard No.

Standard.

Standard C25

The urban
system

stormwater
must

management
be:

Designed and managed in
accordance with the
requirements and to the
satisfaction of the relevant
drainage authority.

Met. The proposed lots will
connect to the stormwater
management system, noting that
stormwater
drainage
infrastructure has already been
constructed to the satisfaction of
Council’s
engineering
department.
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•

Comments

•

Designed and managed in
accordance with the
requirements and to the
satisfaction of the water
authority where reuse of urban
run-off is proposed.

•

Designed to meet the current
best practice performance
objectives for stormwater quality
as contained in the Urban
Stormwater – Best Practice
Environmental Management
Guidelines (Victorian
Stormwater Committee 1999) as
amended.

•

Designed to ensure that flows
downstream of the subdivision
site are restricted to
predevelopment levels unless
increased flows are approved by
the relevant drainage authority
and there are no detrimental
downstream impacts.

The stormwater management system
should be integrated with the overall
development plan including the street
and public open space networks and
landscape design.
Objectives Met/Not Met: Met. Stormwater will be managed appropriately.
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7.4 Clause 53.02 – Planning for Bushfire
The Bushfire Management Overlay applies to the subject site and therefore Clause 53.02, titled Planning for Bushfire is
relevant to our planning permit application.
The purpose of Clause 53.02 includes:
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.
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•

Before deciding on an application, the responsible authority must consider the bushfire hazard site assessment and the
bushfire management statement submitted with the application, and whether all of the approved measures have been
incorporated into the application.
The Bushfire Management Statement prepared by Terramatrix finds that the subdivision will comply with the
requirements of Clause 53.02 and this report should be referred to for a comprehensive assessment of the proposal
against this Particular Provision.
7.5 Clause 65 – Decision Guidelines

Clause 65 of the Mitchell Planning Scheme states that before deciding on an application to subdivide land, the
responsible authority must also consider the following relevant Decision Guidelines:
•

The suitability of the land for subdivision.

•

The existing use and possible future development of the land and nearby land.

•

The availability of subdivided land in the locality, and the need for the creation of further lots.

•

The subdivision pattern having regard to the physical characteristics of the land including existing vegetation.

•

The density of the proposed development.

•

The area and dimensions of each lot in the subdivision.

•

The movement of pedestrians and vehicles throughout the subdivision and the ease of access to all lots.

•

The provision and location of reserves for public open space and other community facilities.

•

The design and siting of buildings having regard to safety and the risk of spread of fire.

•

The availability and provision of utility services, including water, sewerage, drainage, electricity and gas.

The subject site is suitable for the proposed subdivision as reflected by its inclusion within the Low Density Residential
Zone which specifically provides for low-density residential development and reflects the location of the site within the
Broadford township. The land has been designated for low density residential purposes for many years.
The future development of the subject site for housing is consistent with the surrounding land uses which are also for low
density housing (to the north and east).
The need for the creation of further residential lots is evidenced by the demand associated with a growing population
within Broadford.
The physical characteristics of the site, including existing vegetation, has informed the design of the proposed
subdivision. On-site native vegetation offsets will be provided through the setting aside of a reserve for nature
conservation purposes which comprises 37% of the overall site area , located at the western portion of the site where the
native vegetation is considered to be of the highest environmental value.
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The subdivision pattern is reflective of existing lots to the immediate north and east of the subject site. The density of the
proposed subdivision is consistent with the outcomes sought in the Low Density Residential Zone and schedule to the
Zone, with area and dimensions of each lot appropriate to the Low Density Residential Zone for unsewered land
(minimum lot size of 4000 square metres).
The extension of Bluebell Close will provide for ease of movement and access to all lots, with adequate space for the
provision of off-street parking available within each of the proposed lots.
A reserve for nature conservation purposes which is 7.12 hectares in size will be provided. The proposed lots will
accommodate buildings with due regard having been given to the fire risk mitigation. The design of the subdivision has
been done so in conjunction with the Bushfire Management Statement which forms part of this application. Water,
drainage and electricity will all be available to the proposed lots.
8.0 Conclusion
As set out in this report, we submit that the proposal is consistent with the outcomes sought for this land in the Mitchell
Planning Scheme and therefore it is appropriate that a permit be issued.

•
•
•
•
•
•
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Please find enclosed the following documentation to support our planning permit amendment application:
Completed Application for a Planning Permit form
Bushfire Management Statement prepared by Terramatrix
Native Vegetation Assessment prepared by Nature Advisory
Geotechnical Investigation, Including Soil Percolation & Preliminary Guidelines for On-Site Domestic
Wastewater Management – prepared by SITE Geotechnical
Subdivision Plan prepared by Spatial Works
Certificate of Title (searched on 29 May 2020) and associated Title Plan.

We submit that the Council application fee should be waived given the underlying circumstances in which this application
is made.
Should you have any queries regarding this matter please do not hesitate to contact us on 9882 3900
or via email: info@metropolplanning.com.au.
Yours sincerely,

Michael Dunn
Director
Enc: Refer above list
cc: File
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Appendix A – Site Photographic Study

Photo 1 – Subject site looking west from close to eastern boundary of the subject site – showing constructed roads

Photo 2 – Photo showing southernmost extent of Bluebell Close, with the subject land shown in the background.
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Photo 3 – Looking southwest at the land subject to the proposed subdivision.
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1 Introduction
This Bushfire Management Statement (BMS) has been prepared on behalf of Ashlyn Glen Pty Ltd,
to show how the 12 lot subdivision of the former Stage 3 of Hillview Drive, Broadford VIC 3658 can
comply with the Victorian planning and building controls that relate to bushfire; specifically the
requirements of the Bushfire Prone Area (BPA), Clause 53.02 Bushfire Planning, Clause 44.06
Bushfire Management Overlay (BMO) and Clause 13.02 Bushfire (Mitchell Planning Scheme, 2018a,
b and c).
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The development proposal (Application No. PLP 152/20) is for a 12 lot subdivision forming the
former Stage 3 - referred to as ‘the site’ in this report - of the overall development, and the
subsequent development of residential dwellings on all lots. The site comprises the Stage 8
Superlot resulting from the subdivision (subject to a concurrent planning permit application) of the
overall site as (the former) Stages 1 and 2. It should be noted that the Lot numbering sequence of
the Lot 8 Superlot (1 – 12) does not relate to that of the former Stages 1 and 2 (1 – 14 and a
Reserve).
Development of the site had commenced prior to it being covered by the state-wide BMO mapping
introduced into the Mitchell Planning Scheme by amendment GC13, which was gazetted on 3rd
October 2017. Consequently, the site has been partially developed, including the construction of
part of the planned roadway and services, with the result that the provision of certain subdivision
bushfire protection measures, such as a perimeter road, are problematic. Building envelopes
shown on previously endorsed plans are shown in this report. Some envelopes have been re-sited
from those previously endorsed in order to allow for the provision of defendable space.
The site is in a Low Density Residential Zone and Schedule (LDRZ) and covered by the BMO.
Accordingly, this report demonstrates how the development responds to the subdivision
objectives at Clause 53.02-4.4 (Mitchell Planning Scheme, 2020).
In accordance with the application requirements at Clause 44.06, this report includes:
•

•
•

A Bushfire hazard site assessment, including a plan that describes the bushfire hazard
within 150m of the site in accordance with the site assessment methodology of AS 39592018 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 Mitchell Planning
Scheme.

This report also includes a Bushfire Management Plan (BMP) consistent with the CFA’s standard
permit conditions and BMP guidance (CFA, 2017).
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Bushfire Management Statement for Hillview Drive, Broadford

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
Hillview Drive, Broadford VIC 3658

Property size:

15.3ha

Local Government Area:

Mitchell Shire Council

Zone/s

Low Density Residential Zone and Schedule (LDRZ)

Overlay/s

Bushfire Management Overlay (BMO)

Directory reference:

VicRoads 641 Q9

Site assessment date:

06 May 2019

Assessed by:
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Address:

John Eastwood
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2 Bushfire hazard site assessment
2.1 Vegetation
Vegetation within the 150m assessment zone around the subdivision has been classified in
accordance with the BMO/AS 3959-2018 methodology. Classified vegetation is vegetation that is
deemed hazardous with regard to bushfire.
The classification system is not directly analogous to Ecological Vegetation Classes (EVCs) but uses
a generalised description of vegetation based on the AUSLIG (Australian Natural Resources Atlas:
No. 7 - Native Vegetation) classification system. The classification is based on the mature state of
the vegetation and the likely fire behaviour that it will generate.
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2.1.1 Woodland

Treed vegetation on and around the proposed lots and in the proposed reserve in the northern
part of the site, best accords with the Woodland group of AS 3959-2018. Woodland vegetation
comprises areas with trees 10-30m tall, 10–30% foliage cover dominated by eucalypts (and/or
callitris) with a prominent grassy understorey, may contain isolated shrubs (Standards Australia,
2019).

2.1.2 Shrubland

Vegetation on lots in the southern half of the site and on the neighbouring property to the south
best accords with the Shrubland group of AS 3959-2018. Shrubland comprises areas with shrubs
that are on average <2m tall, with >30% foliage cover. Understorey may contain grasses (Standards
Australia, 2019).

2.1.3 Grassland

Vegetation to the south-west of the proposed Lots 7 and 8, beyond the site boundary, matches
the AS 3959-2018 classification of Grassland, which is defined as all forms of vegetation (except
Tussock Moorlands) including situations with shrubs and trees, if overstorey foliage cover is less
than 10%. Includes pasture and cropland (Standards Australia, 2019).
Grassland vegetation is considered hazardous and therefore classifiable, when it is not managed
in a minimal fuel condition. Minimal fuel condition means there is insufficient fuel available to
significantly increase the severity of the bushfire attack (e.g. short-cropped grass, to a nominal
height of 100 mm) (Standards Australia, 2019). In the BMO, Grassland areas should be assumed
to be unmanaged and classifiable unless there is ‘reasonable assurance’ that they will be managed
in perpetuity, in a low threat state, e.g. no more than approx. 100mm high.
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2.1.4 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 3959-2018, if they comprise one or
more of the following:

iii.
iv.

v.
vi.

‘Vegetation of any type that is more than 100m1 from the site.
Single areas of vegetation less than 1 ha in area and not within 100m of other areas of
vegetation being classified vegetation.
Multiple areas of vegetation less than 0.25 ha in area and not within 20 m of the site, or
each other, or of other areas of vegetation being classified vegetation.
Strips of vegetation less than 20 m in width (measured perpendicular to the elevation
exposed to the strip of vegetation) regardless of length and not within 20 m of the site or
each other, or other areas of vegetation being classified vegetation.
Non-vegetated areas, that is, areas permanently cleared of vegetation, including
waterways, exposed beaches, roads, footpaths, buildings and rocky outcrops.
Vegetation regarded as low threat due to factors such as flammability, moisture content
or fuel load. This includes grassland managed in a minimal fuel condition2, mangroves
and other saline wetlands, maintained lawns, golf courses (such as playing areas and
fairways), maintained public reserves and parklands, sporting fields, vineyards, orchards,
banana plantations, market gardens (and other non-curing crops), cultivated gardens,
commercial nurseries, nature strips and windbreaks' (Standards Australia, 2019).
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i.
ii.

Low-threat areas excluded from classification include the managed garden on properties on lots
forming part of the former Stages 1 and 2 development, and Goodenia Court to the east. Nonvegetated areas include the roads, driveways, waterbodies and structures within the 150m site
assessment zone (see Map 1).

2.2 Topography

The BMO/AS 3959-2018 methodology requires that the 'effective slope' be identified to determine
the BAL and 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. Two broad types apply:
•
Flat and/or Upslope - land that is flat or on which a bushfire will be burning downhill in
relation to the development. Fires burning downhill (i.e. on an upslope) will generally be
moving more slowly with a reduced intensity.
•
Downslope - land under the classified vegetation on which a bushfire will be burning
uphill in relation to the development. As the rate of spread of a bushfire burning on a
downslope (i.e. burning uphill towards a development) is significantly influenced by

This distance extends to 150m in BMO areas.
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, 2019).

1
2
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increases in slope, downslopes are grouped into five classes in 5˚ increments from 0˚ up
to 20˚.
The topography on and around the site within the 150m assessment zone is moderate, with limited
changes in elevation that would exacerbate the bushfire attack (see Map 1).
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For the purposes of determining the BAL and defendable space, the applicable slope class is in the
‘All upslopes or flat land’ slope category in all directions, except to the north-east and south-west.
In those directions, the effective slope is in the ‘Downslope >0°-5°’ slope category.
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Map 1 - Bushfire hazard site assessment plan.
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Figure 1 – Woodland within the site near the north-western boundary.

Figure 2 – Woodland to the north of Lot 12.
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Figure 3 – Existing road within the site, with Lots 14 and 13 on left in image.

Figure 4 - Looking west across Lot 7 at Woodland and Shrubland within the proposed Reserve.
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Figure 5 - Looking west across Lot 8 at the proposed Reserve beyond.

Figure 6 – Looking south-west from front of Lot 9 at mixed Woodland and Shrubland.
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3 Bushfire hazard landscape assessment
3.1 Location description
Hillview Drive is located on the southern edge of the township of Broadford. Broadford is on the
northern fringe of the foothills to the Great Dividing Range, immediately west of the Hume
Freeway. The surrounding landscape is predominantly pastoral, dominated by grassed properties,
on undulating topography, with the land rising to the south-east toward the Kinglake Range, and
the Bald Hills rising toward Kilmore to the south-west. The land flattens out to the north-west and
west, with few hills other than the small Mount Piper nearby to the west. Significant areas of treed
vegetation are generally more than 5km from the site on land rising out of the Hume plain.
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The township area of Broadford, approximately 500m to the north, provides the only area of nonBPA land within 10km, and is immediately accessible via Broadford-Wandong Road with limited
exposure to bushfire hazard. Broadford has a Neighbourhood Safer Place at the Hammond Reserve
oval.
The vegetation on the site has generated the BMO coverage that applies to the site and immediate
surrounds, with the next closest BMO coverage 1.6km to the north-west on the outskirts of
Broadford. The majority of the surrounding landscape is BPA but is not covered by the BMO (see
Map 2).

3.2 Fire history

There is no record of the site being impacted by fire, however, considerable fire activity has
occurred to the south and south-west, including the 2009 Black Saturday Kilmore East fire, which
ignited between Broadford and Kilmore (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
(Mitchell Planning Scheme, 2018).
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.
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.
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The development site and surrounding landscape has elements of Broader Landscape Type 2 and
3 as, whilst bushfire could the site approach through Woodland, there are limited directions from
which fire can impact the site and egress to a lower threat area is practicable (see Table 1).
Table 1- Landscape risk typologies (from DELWP, 2017).

Broader Landscape
Type 2

Broader Landscape
Type 3

• There is little
vegetation beyond
150 metres of the site
(except grasslands
and low-threat
vegetation).
• Extreme bushfire
behaviour is not
possible.
• The type and extent
of vegetation is
unlikely to result in
neighbourhood- scale
destruction of
property.
• 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.
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Broader Landscape
Type 1

I N C R E A S I N G

Broader
Landscape
Type 4
• The broader
landscape
presents an
extreme risk.
• Fires have
hours or days
to grow and
develop
before
impacting
• Evacuation
options are
limited or
not
available.

R I S K

3.3.1 Fire scenario

In Victoria, 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, north-west, west or south-west (Long, 2006).
On a landscape scale, the most likely directions of approach by fire at Hillview Drive are from the
north-west, in which a fire from the direction of Mount Piper could approach the site through the
nearby Colin Officer Flora Reserve, or from the south-west from the vicinity of Kilmore. Either fire
would progress through a mix of vegetation types including Grassland and smaller stands of trees
generally along creek corridors, fence lines and small reserves, with a consequent variation in
intensity and forward rate of spread.
Fire behaviour in the broader landscape is likely to be within the default assumptions in the BMO,
with limited possibility of extreme fire behaviour associated with convective plumes before the
fire reaches the hillier and more densely vegetation landscape to the south-west, as occurred in
2009.
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Fires approaching the site from the north or west would likely be moderated by the presence of
developed areas to the north and the reservoirs to the west, and within the site would generally
burn down the slope in the Reserve area towards the dwellings within the proposed subdivision.
However, from the south there are limited landscape features that would act to moderate fire
behaviour.
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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 Mitchell Planning Scheme.

4.1 Clause 53.02-4.1 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.
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Building design minimises vulnerability to bushfire attack’ (Mitchell Planning Scheme, 2020).
Compliance with these objectives at Clause 53.02-4.4 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’ (Mitchell Planning Scheme, 2020).
As identified in Section 3, the landscape is not one of extreme bushfire risk. Bushfire behaviour is
likely to be within BMO expectations and design parameters. The topography is not extreme and
the fuel hazard is unlikely to exceed that presumed in the BMO/AS 3959-2018 model for
Woodland.
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.

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’ (Mitchell
Planning Scheme, 2020).
There is currently classified vegetation across the site, although the development of the former
Stages 1 and 2 will see the removal of some classified vegetation as defendable space is applied to
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lots being developed. Although this slightly reduces the exposure of the sites lots to the bushfire
hazard, this does not change the overall assessment and result. The lot layout concentrates
dwellings along the internal road in an area where the predominant vegetation is regrowth
Shrubland and maximises the setback from the more hazardous Woodland in the Reserve in the
north of the site. The siting of dwellings achieves compliance with the BMO setback requirements
for defendable space (see Section 4.3.1).
The proposed development is close to the road, with all lots accessing the internal roads directly
on short driveways (less than 30m in length), and access and egress can comply with the
requirements for emergency vehicles and occupants.
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4.2 53.02-4.3 Water supply and access objectives
‘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’ (Mitchell
Planning Scheme, 2020).
These objectives can be achieved via approved measure 4.1.

4.2.1 Approved measure 4.1

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

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

•

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

The water supply may be in the same tank as other water supplies provided that a separate outlet
is reserved for firefighting water supplies’ (Mitchell Planning Scheme, 2020).
Lots created by the proposed subdivision are all greater than 1,001m2 in area and will be provided
with a static water supply of 10,000L for fire fighting purposes only (see Table 2). Access to the
water by the CFA will be provided in accordance with Table 5 to Clause 53.02-5 (detailed in
Appendix B of this report).
Note: The siting of the static water supplies on Map 3 is indicative only. The tanks can be relocated
from the positions shown here, provided that the alternative location complies with the CFA
requirements detailed at Appendix B.
All dwellings are located within 30m of the road, with consequent short accessways (these are not
shown on the Bushfire Management Plan at Section 4.3.1).
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In addition, the subdivision will be provided with fire hydrants complying with the requirements of
Standard C29 of Clause 56.09-3. Some of the existing hydrants already in place are shown on the
attached Bushfire Management Plan, with a further hydrant (approximate) location indicated that
is in accordance with Standard C29 of Clause 56.09-3.

4.3 Subdivision objectives
‘To provide lots that are capable of being developed in accordance with the objectives of Clause
53.02.
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To specify at the subdivision stage bushfire protection measures to develop a lot with a single
dwelling on land zoned for residential or rural residential purposes’ (Mitchell Planning Scheme,
2020).
These objectives can be achieved via Alternative measure 5.5.

4.3.1 Approved measure 5.2

‘An application to subdivide land zoned for residential or rural residential purposes must be
accompanied by a plan that shows:
•
•

•
•

•
•

Each lot satisfies the approved measure in AM 2.1.
A building envelope for a single dwelling on each lot that complies with AM 2.2 and
provides defendable space in accordance with:
o
Columns A or B of Table 2 to Clause 53.02-5 for a subdivision that creates 10 or more
lots; or
o
Columns A, B or C of Table 2 to Clause 53.02-5 for a subdivision that creates less than
10 lots.
The bushfire attack level that corresponds to the defendable space provided in accordance
with Table 2 to Clause 53.02-5 must be noted on the building envelope.
Defendable space wholly contained within the boundaries of the proposed subdivision.
Defendable space may be shared between lots within the subdivision. Defendable space for
a lot may utilise communal areas, such as roads, where that land can meet the
requirements for defendable space.
Vegetation management requirements in accordance with Table 6 to implement and
maintain the defendable space required under this approved measure.
Water supply and vehicle access that complies with AM 4.1’ (Mitchell Planning Scheme,
2020).

The subdivision comprises 12 Lots, all of which are developable. The site is capable of providing
defendable space in accordance with Table 2 Columns A and B and Table 6 to Clause 53.02-5, which
equates to a BAL-12.5 and BAL-19 construction standard respectively (see Table 3).
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Table 3 - Defendable space distances for approved measure 5.2 (as per Table 2 to Clause 53.02-5).
BAL

Vegetation
classification
Woodland

BAL-12.5
Shrubland

Woodland
BAL-19

Defendable space
distance

All upslopes and flat land

33m

Downslope >0˚ to 5˚

41m

All upslopes and flat land

19m

Downslope >0˚ to 5˚

25m

All upslopes and flat land

24m

Downslope >0˚ to 5˚

29m

All upslopes and flat land

13m

Downslope >0˚ to 5˚

15m
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Shrubland

Slope class

However, due to the environmental impact of the need to remove large areas of vegetation for
the purposes of providing defendable space, Alternative measure 5.5 has been adopted (see
Section 4.3.4).

4.3.2 Approved measure 5.3

‘An application to subdivide land to create 10 or more lots provides a perimeter road adjoining the
hazardous vegetation to support firefighting’ (Mitchell Planning Scheme, 2018a).
Development of the site had commenced prior to the state-wide BMO mapping introduced into
the Mitchell Planning Scheme by amendment GC13, which was gazetted on 3rd October 2017. A
large part of the planned roadway and services has already been constructed, with the result that
the provision of a perimeter road is problematic.
Consequently, no perimeter road is proposed, however all lots access the central roads directly (no
battle-axe blocks) and all dwellings are within 30m of the road.

4.3.3 Approved measure 5.4
‘A subdivision manages the bushfire risk to future development from existing or proposed
landscaping, public open space and communal areas’ (Mitchell Planning Scheme, 2020).
No open space is proposed as part of the development of the site. The Reserve to the north was
created as part of the former Stages 1 and 2 and is responded to through the provision of
defendable space within the lots.

4.3.4 Alternative measure 5.5
‘A building envelope for a subdivision that creates 10 or more lots required under AM 5.2 may
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show defendable space in accordance with Table 2 Column C and Table 6 to Clause 53.02-5 where
it can be demonstrated that:
•

All other requirements of AM 5.2 have been met.

•

Less defendable space and a higher construction standard is appropriate having regard
to the bushfire hazard landscape assessment’ (Mitchell Planning Scheme, 2020).
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All lots to be developed within the subdivision are capable of achieving either a BAL-12.5 or BAL19 construction standard with commensurate defendable space in response to the Woodland and
Shrubland within and around the site. However, the provision of large areas of defendable space
comes at considerable environmental impact on the site. In order to avoid this environmental
impact, the use of Alternatives measure 5.5 is proposed with a view to minimising the removal of
vegetation for the provision of defendable space.
All other requirements of AM 5.2 have been met (see Sections 4.3.1 and 4.2), and the application
of the higher construction standard with less defendable space is considered justified with regard
to the landscape assessment at Section 3. Consequently, the application of a BAL-29 construction
standard and commensurate defendable space is appropriate to the nature of the site and the
surrounding landscape.
Table 4 - Defendable space distances for Alternative measure 5.2 – BAL-29 construction standard (as per
Table 2 to Clause 53.02-5).
BAL

Vegetation
classification
Woodland

BAL-29

Shrubland

Slope class

Defendable space
distance

All upslopes and flat land

16m

Downslope >0˚ to 5˚

21m

All upslopes and flat land

9m

Downslope >0˚ to 5˚

10m

In the absence of assured management of the areas of Shrubland (see Map 1), the construction
standard and commensurate defendable space on each lot responds to the presence of the more
hazardous Woodland within 150m of each lot.
Defendable space will be shared across lot boundaries. The defendable space shown on the map
that forms the Bushfire Management Plan below (Page one of the three-page Bushfire
Management Plan) has been simplified to facilitate vegetation management on the ground. The
land to the east of Lots 1 and 12 is anticipated to be managed as defendable space as part of the
development of the former Stages 1 and 2.
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Page 1 of 2
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Hillview Drive, Broadford Bushfire Management Plan 18/02/2020

Page 2 of 2

Construction Standard
The dwellings on all lots must be designed and constructed to a minimum BAL-29 standard.
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Water Supply
A minimum 10,000L of effective water supply for fire fighting purposes must be provided on all lots in
accordance with the following requirements:
• Be stored in an above ground water tank/s 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 site occupant use.
• Be readily identifiable from the building or appropriate identification signage to the satisfaction of the
CFA.
• Be located within 60 metres of the outer edge of the approved building.
• The outlet/s of the water tank/s must be within 4m of the accessway and unobstructed.
• Incorporate a separate ball or gate valve (British Standard Pipe (BSP) 65mm) and coupling (64 mm CFA 3
thread per inch male fitting).
• Any pipework and fittings must be a minimum of 65 mm (excluding the CFA coupling).
Vehicle Access
Vehicle access to the static water supply outlet on all lots must be provided in accordance with the following
requirements:
• 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 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 per cent) (7.1 degrees) entry and exit angle.
Defendable Space Management
Defendable space must be provided to the distances shown and be 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 5m2 in area and must be separated by at least 5m.
• Trees must not overhang or touch any elements of the building.
• The canopy of trees must be separated by at least 5m.
• There must be a clearance of at least 2 metres between the lowest tree branches and ground level.
Fire hydrants

The subdivision will be provided with fire hydrants complying with the requirements of Standard C29 of Clause 56.093.

24

Bushfire Management Statement for Hillview Drive, Broadford

5 Conclusion
The proposed 12 lot subdivision of the site was assessed using the BMO site assessment
methodology for compliance with Clause 13.05, Clause 44.06 and Clause 53.02 of the Mitchell
Planning Scheme.
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The site is in the Low Density Residential Zone and accordingly AM5.2 applies. It has been shown
that the subdivision can comply with the requirements of AM5.2, including for acceptable
landscape risk, BAL construction standard, water and access. All applicable BMO objectives are
met by complying with approved measures 2.1, 2.2, 4.1 and 5.2 with the application of Alternative
measure 5.5, which has been adopted with a view to minimise the environmental impact of the
development.
No perimeter road is proposed, as the internal road and services had been constructed prior to the
site being covered by the BMO. The road and lot layout and siting of building envelopes do,
however, facilitate fire fighting as discussed at Section 4.3.2. No landscaping is proposed for the
subdivision, and all lots respond to the presence of Woodland within the Reserve created by the
subdivision of former Stages 1 and 2.
Classified Woodland and Shrubland pose a bushfire hazard on all boundaries, however the
topography under the classified vegetation (and the site itself) is moderate and does not
significantly contribute to the bushfire risk.
The current development layout can achieve defendable space/vegetation setback distances to
comply with the BMO. This is based on a minimum BAL-29 construction standard for all buildings
in accordance with Alternative measure 5.5 and defendable space as per Tables 2 and 6 of Clause
53.02-5.
Water supply and access and egress requirements can comply with BMO specifications.
As the landscape risk is moderate, the bushfire protection measures detailed in this report can be
deemed to provide acceptable safety, as they comply with BMO requirements. Accordingly, it is
considered that the objective of Clause 13.02 Bushfire, which is to strengthen the resilience of
settlements and communities to bushfire through risk-based planning that prioritises the
protection of human life (Mitchell Planning Scheme, 2018c), has also been met.
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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 Appendix A: BMO vegetation management standards
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 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 5 square 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 otherwise specified in a schedule or otherwise agreed in writing to the satisfaction of the
relevant fire authority (Mitchell Planning Scheme, 2018b).
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7 Appendix B: BMO static water supply requirements
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Table 4 from Clause 53.02-5 - Capacity, fittings and access (Mitchell 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 10,000L 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 60m of the outer edge of the approved building.
• The outlet/s of the water tank must be within 4m of the accessway and be 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)' (Mitchell Planning Scheme, 2018b).
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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Water tank requirements
The water supply should be stored in an
above ground water tank constructed of
concrete, steel or corrugated iron.

(DELWP, 2017)
Access
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The water supply should be identified.

The water supply may be provided in the
same water tank as other water supplies
Bushfire Management Statement for Hillview Drive, Broadford
provided they are separated with different
outlets.

Where the length of access is greater than 30 metres the following design and construction

CFA
Fittings (CFA,
requirements
apply: 2014c)
'If specified
within Table 4 to Clause 53.02-5 (ifProvide
fire brigade
access to your water supply is
Curves must have a minimum inner
a minimum trafficable width of
required),
standard BMO permit conditions
require the pipe work, fittings and tank outlet to
radius ofCFA’s
10 metres.
3.5 metres.
be aThe
minimum
size of
64be
mm.
average grade
must
no more than
Be clear of encroachments for at least 0.5
1 in 7 (14.4%) (8.1°) with a maximum of no
more than 1 in 5 (20%) (11.3°) for no more
mm
BSP (British Standard Pipe) is the
than 50 metres.

metres on each side and at least 4 metres
vertically.

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

construction.
Theall-weather
diagram below
shows some common tank fittings available at most plumbing suppliers which
meet
requirements.
It includes a 65 mm tank
outlet, two 65 mm ball or gate valves
With the connectionDips
and gradients
Encroachments
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'.

Practice Note 65 | Preparing and Assessing a Planning Application Under the Bushfire Provisions in Planning Schemes
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Bushfire Management Statement for Hillview Drive, Broadford

Static water supply location (CFA, 2006)
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8 Appendix C: BMO access requirements
Driveways less than 30m long have no specific requirements unless access to the water supply
Departmentapply
of Environment,
Land, Water and Planning
outlet is required, in which case the following
as appropriate.
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Access between 30m and 100m in length
Where the length of access is greater than 30 metres the following design and construction
Access
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 (Mitchell 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)
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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)
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• •

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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