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SUMMARY 
Beacon Ecological was engaged by St Quentin to undertake a Bushfire Attack Level assessment and 
prepare a Bushfire Risk Assessment for a proposed development at 862-900 Swan Bay Road, Mannerim, 
Victoria.  A dwelling and shed is proposed at the site which is currently vacant.  

This document details fire related threats to the proposed development and includes responses to 
requirements regarding development in areas covered by the Bushfire Prone Area, particularly Clause 
53.02-6 Bushfire Prone Decision Guidelines. 

Bushfire Prone Area Requirements 

The proposed development is for a dwelling and shed within the Bushfire Prone Area, and as such the 
decision guidelines outlined in Clause 53.02-6 must be considered.  Development requirements are as 
follows: 

• The proposed dwelling will be constructed to Bushfire Attack Level (BAL) 12.5 construction standards 
with defendable space of 19 metres.  

• Defendable space for the shed is 10 metres to all aspects.  There are no construction requirements 
for the proposed shed. 

• A static water supply of 10,000 litres will be provided for fire fighting purposes.  

• Access requirements including a turning area and passing bays is required.  
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1 INTRODUCTION 
Beacon Ecological was engaged by St Quentin to undertake a Bushfire Attack Level assessment and 
prepare a Bushfire Risk Assessment for a proposed development at 862-900 Swan Bay Road, Mannerim, 
Victoria.  A dwelling and shed is proposed at the site which is currently vacant.  

This document details fire related threats to the proposed development and includes responses to 
requirements regarding development in areas covered by the Bushfire Prone Area, particularly Clause 
53.02-6 Bushfire Prone Decision Guidelines. 

1.1 PROPOSAL 

A dwelling and shed is proposed at the site which is currently vacant. 

2 METHODOLOGY 
Methodologies detailed below were used to satisfy the information requirements under the under Clause 
53.02-6 Bushfire Prone Decision Guidelines: 

1. A Bushfire Hazard Landscape Assessment 

2. A Bushfire Attack Level Assessment 

3. The local bushfire context  

2.1 BACKGROUND REVIEW 

The following websites were reviewed to obtain background information on the study site: 

• Planning Schemes Online for information regarding topography and slope, planning provision 
overlays and zones pertaining to native vegetation and ecological values within the study area 
(DTP 2026c). 

• Google maps for aerial photos of the study area and surrounds. 

Other relevant literature, including The Australian Standard. Construction in bushfire prone areas AS 3959 -
2018 (Australian Standards 2018) and practice notes published by the Department of Transport and 
Planning (DTP) and Country Fire Authority (CFA) were also reviewed as part of the investigation. These 
include:  

• Planning Permit Application in a Bushfire Management Overlay or Bushfire Prone Area – Guideline 
(DTP 2026a). 

• Bushfire Hazard Assessments – Guideline (DTP 2026b). 

• Assessing Vegetation in a Bushfire Management Overlay (BMO) (CFA 2011a). 

• Landscaping for Bushfire. Garden Design and Plant Selection (CFA 2011b). 

2.2 FIELD ASSESSMENT 
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A field assessment was undertaken on 19 February 2026 to complete the Landscape Type Assessment and 
Bushfire Attack Level Assessment.   

2.3 BUSHFIRE HAZARD LANDSCAPE ASSESSMENT 

The bushfire hazard landscape assessment provides information on the bushfire hazard more than 150 
metres away from a development site.  Landscape characteristics considered as part of this assessment 
include:  

• Vegetation extent in the broader locality; 

• The road network; 

• Any history of bushfire in the area; 

• Likely directions of travel for local bushfires; and, 

• Any significant landscape features that are relevant to the considerations set out in Clause 53.02. 

The bushfire hazard landscape assessment allocates the proposal into one of four broader landscape types 
that indicate landscape bushfire risk and allows for recommendations about life safety and development 
proceeding on the subject site (CFA 2014). 

2.4 BUSHFIRE ATTACK LEVEL ASSESSMENT 

Land within 100 metres of the proposed development was traversed where possible to determine 
classifiable vegetation as described in AS 3959 2018 (Australian Standards 2018) and low-threat and 
modified vegetation as described in Bushfire Hazard Assessments - Guideline (DTP 2026b).  The distance to 
classifiable vegetation and the proposed development was calculated as well as the slope under the 
classifiable vegetation.   

This information in conjunction with Table 1 from clause 53.02 was used to determine the appropriate 
Bushfire Attack Level (BAL), defendable space and dwelling construction requirements.  The higher the 
BAL, the higher the exposure to the effects of flame, radiant heat and ember attack from a bushfire. A 
lower BAL (i.e. 12.5 or 19) will have a larger defendable space and fewer construction requirements, whilst 
a BAL-40 will have a smaller defendable space and extensive fire-protection construction requirements.  

Defendable Space  

Defendable space is defined in Clause 72 of the relevant Planning Scheme as an area of land around a 
building where vegetation is modified and managed to reduce the effects of flame contact and radiant 
heat associated with a bushfire (DTP 2026a).  See Plate 1 for a diagram of defendable space and Appendix 
1 for vegetation management requirements. 
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Plate 1. Defendable space around a proposed construction (Source: DTP 2026a). 

Construction Standards 

Building construction and design can be used to minimise the impacts of ember attack and radiant heat 
on a building.  Construction requirements for buildings relating to a calculated BAL are prescribed in 
AS3959-2018 (Australian Standards 2018).  The materials and design of a building can be used to prevent 
the accumulation of debris and entry of embers.  Appropriate construction helps the building to withstand 
the potential exposure from a bushfire as the fire front passes.  Different BAL levels can be utilised on 
different sides of the dwelling construction if required.  See Appendix 3 for construction requirements 
associated with this development. 

Construction Standards 

Building construction and design can be used to minimise the impacts of ember attack and radiant heat 
on a building.  Construction requirements for buildings relating to a calculated BAL are prescribed in 
AS3959-2018 (Australian Standards 2018).  The materials and design of a building can be used to prevent 
the accumulation of debris and entry of embers.  Appropriate construction helps the building to withstand 
the potential exposure from a bushfire as the fire front passes.  See Appendix 4 for construction requirements 
associated with this development. 

2.5 LIMITATIONS 

When determining the bushfire hazards of the site and landscape, access to private property was not 
always available.  In some cases, adjacent threats were determined using aerial photos and viewing over 
fences.  

Classifiable vegetation was assessed based on the current conditions and evidence of vegetation 
modification.  Assumptions have been made as to what ongoing vegetation conditions and successional 
processes may occur with respect to classifiable vegetation types. 
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3 BUSHFIRE HAZARD SITE ASSESSMENT 
3.1 LOCALITY AND SITE DESCRIPTION 

The site is located at 862-900 Swan Bay Road, Mannerim, Victoria (Figure 1). 

Property shape, dimensions, size, orientation and contours:  

The study area is located at 862-900 Swan Bay Road, Mannerim Victoria (Figure 1) and is an approximately 
32.3 hectare irregularly shaped property gently sloping to the north.  The study area comprises scattered 
Drooping Sheoak Allocasuarina verticillata over and understorey dominated by introduced pasture with 
scattered native species providing less than 25% vegetative cover.  The surrounding area comprises low 
density rural areas dominated by pasture.  

The property is located within Farming Zone (FZ) and covered by an Environmental Significance Overlay 
(ESO1 – Areas of Flora and Fauna Habitat and Geological and Natural Interest).  A Vegetation Protection 
Overlay (VPO1 – Significant Roadsides and Linear Reserves) covers Swan Bay Road and Knights Road 
adjacent to the proposed development (DTP 2026).  

Existing vehicle access arrangements: Access exists from Swan Bay Road in the north. Swan Bay Road is a 
two lane sealed road that meets CFA access requirements. 

Any features of the site relevant to bushfire considerations: There are no features of the site relevant to 
bushfire considerations. 

3.2 VEGETATION ASSESSMENT 

One classifiable vegetation type, Grassland, was noted within the 150 metre assessment area (Figure 2).  
Low threat vegetation dominated the assessment area.  See below for a description of each vegetation 
type and how the classification was determined.  
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Grassland Vegetation 

Vegetation that meets the AS3959 classification of Grassland dominates the assessment area (Figure 2). 
This vegetation type is dominated by pasture grasses with scattered Drooping Sheoak Allocasuarina 
verticillata (Plate 2).  

Plate 2. Grassland vegetation within the assessment area. 
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3.3 BUSHFIRE ATTACK LEVEL FOR THE PROPOSED DEVELOPMENT 

Dwelling: The development location allows for defendable space requirements from Column A for 
Grassland vegetation from Table 1 to Clause 53.02-5.  Defendable space is contained wholly within the 
confines of the property.   

See Table 1 and Figure 2 for the highest threat vegetation within 150 metres for four orientations, the slope 
under the classifiable vegetation and defendable space requirements.  Construction requirements to 
satisfy BAL 12.5 are detailed in Appendix 2. 

Table 1. Development BAL and Defendable space requirements. 

Orientation 
Highest threat 

vegetation  

Slope under 
classifiable 
vegetation 

Defendable space 
width 

BAL 
Level 

North Grassland Flat or upslope 19 metres (Column A) 12.5 

East Grassland Flat or upslope 19 metres (Column A) 12.5 

West Grassland Flat or upslope 19 metres (Column A) 12.5 

South Grassland Flat or upslope 19 metres (Column A) 12.5 

Shed: The shed is a non-habitable building located greater than 10 metres from the dwelling. The shed 
defendable space must be created for a distance of 10 metres around the proposed building or to the 
property boundary, whichever is the lesser as per Planning Permit Application in a Bushfire Management 
Overlay or Bushfire Prone Area – Guideline (DTP 2026a).  There are no construction requirements for the 
shed. 
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4 BUSHFIRE HAZARD LANDSCAPE ASSESSMENT 
4.1 VEGETATION EXTENT OF THE BROADER LOCALITY 

The majority of the surrounding landscape is dominated by managed pasture. Fire runs greater than ten 
kilometres are possible to the north and west however given the location of the Port Phillip Bay to the north 
and townships of Portarlington, Leopold and Clifton Springs to the north and west the likelihood of 
significant grassland fires from these aspects is reduced.  Swan Bay is present to the east and Point Lonsdale 
and the ocean to the south.  East and southeast winds do not generally support high bushfire conditions 
and grassland fires are unlikely from these directions.  

4.2 THE ROAD NETWORK  

The proposed development is located with direct access to sealed two-lane roads that meet CFA access 
requirements. 

4.3 PROXIMITY OF THE SITE TO LOW THREAT LOCATIONS 

The site has access to an extensive sealed road network connecting to nearby townships including 
Portarlington and Drysdale, which provide opportunities for relocation to lower-risk areas should a bushfire 
occur. 

4.4 BUSHFIRE HISTORY 

Historical records indicate that the local area has experienced a relatively low frequency of bushfires.   

4.5 LANDSCAPE TYPE 

The surrounding landscape characteristics are indicative of Broader Landscape Type 1 as per Planning 
Permit Application in a Bushfire Management Overlay or Bushfire Prone Area – Guideline (DTP 2026a). The 
site meets all of the criteria of Landscape Type 1.  See justification in Table 2 below. 

Table 2. Broader Landscape type 

Broader Landscape Type 1 Descriptor Response 
Description 

met 

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

Vegetation beyond 150 metres of the site is 
generally restricted to grasslands (pasture). ü 

Extreme bushfire behaviour is not possible. While grassland fuels can support rapidly 
spreading fires under adverse weather 
conditions, the coastal setting of the Bellarine 
Peninsula and the predominance of 
agricultural land uses generally reduce the 
likelihood of sustained extreme bushfire 
behaviour compared to heavily forested 
inland regions. 

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

Although grassland fuels are present within 
the broader landscape, the absence of 
extensive forested vegetation and the 
predominantly agricultural character of the 
area reduce the likelihood of bushfire 
behaviour resulting in neighbourhood-scale 
destruction of property. 

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

While a formal place of shelter is not located 
immediately adjacent to the site, the 
property has direct access to the surrounding 
sealed road network and nearby townships. 

ü 
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5 BUSHFIRE PRONE AREA DECISION GUIDELINES 
See below for responses to the Bushfire Prone Area decision guidelines as detailed in Clause 53.02-6: 

5.1 GENERAL 

Decision Guideline Response 

The impact of any State, regional or local bushfire 
management and prevention actions occurring 
around the site and in the wider area on the 
bushfire hazard and the level of risk to the 
proposed development. 

There are no relevant management actions 
occurring around the site as the majority of the 
local area supports pasture (grasslands). 

The risk of bushfire to people, property and 
community infrastructure. 

The risk of bushfire to people, property and 
community infrastructure is considered low. 
Although grassfires may occur within the broader 
agricultural landscape, the predominance of 
managed pasture, limited extent of forested 
vegetation, coastal setting and relatively low 
historical incidence of significant bushfire events 
reduce the likelihood of widespread impacts. 

Whether the risk arising from the broader 
landscape can be mitigated to an acceptable 
level. 

The risk from the broader landscape is considered 
low (Landscape Type 1) and the proposed 
defendable space, construction standard, access 
and static water supply is considered appropriate 
for the landscape risk. 

Whether bushfire protection measures to address 
the identified bushfire risk are required and can be 
practically implemented, including any measure 
set out in clause 53.02-4. 

Defendable space, construction, access and 
static water requirements from Clause 53.02-4 have 
been implemented.   

Whether bushfire protection measures can be 
implemented without unacceptable biodiversity 
impacts. 

The development has been designed to avoid and 
minimise impacts to biodiversity values.   

5.2 PROPOSED VEGETATION 

Decision Guideline Response 

If vegetation is proposed, whether it will cause or 
contribute to the bushfire hazard or increase the 
risk to life, property, or community infrastructure. 

No revegetation is proposed as part of the 
development.  

5.3 DWELLINGS AND SMALL SECOND DWELLINGS 
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Decision Guideline Response 

Whether a static water supply for bushfire 
firefighting is required having regard to the size of 
the lot, proximity to a hydrant and connection to 
reticulated water. 

A static water supply of 10,000 litres for fire fighting 
purposes will be provided.  

If a vehicle accessway is greater than 30 metres in 
length or the relevant fire authority requires access 
to the static water supply on the land, whether the 
access design and construction requirements set 
out in Table 3 to clause 53.02-5 should be met. 

The following access requirements of Table 3 to 
Clause 53.02-5 will be applied:  

• 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%) 
(7.1°) entry and exit angle. 

• As the access is greater than 100 metres the 
following will be provided:  

o A turning circle with a minimum radius of 
eight metres. 

o A driveway encircling the dwelling. 

o The provision of other vehicle turning heads 
– such as a T or Y head – which meet the 
specification of Austroads Design for an 8.8 
metre Service Vehicle. 

• As the access is greater than 200 metres the 
following will be provided:  

o Passing bays must be provided at least 
every 200 metres. 
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o Passing bays must be a minimum of 20 
metres long with a minimum trafficable 
width of 6 metres. 

5.4 VULNERABLE PEOPLE 

Decision Guideline Response 

For a building used for accommodation (other 
than a dwelling or small second dwelling), 
education centre, hospital, indoor recreation 
facility, major sports and recreation facility or place 
of assembly the responsible authority must also 
consider: 

• The capacity for vulnerable occupants to 
evacuate. 

• Whether emergency management 
arrangements are provided and are 
sufficient for the site. 

• Whether the risk to vulnerable occupants 
warrants the closure of the use or 
development on days of elevated fire 
danger. 

• Whether measures to shelter in place are 
warranted and whether the measures will 
protect human life. 

• The net benefit provided to any existing 
vulnerable people. 

The proposed development is for a dwelling only.  
This guideline is not applicable. 

5.5 SUBDIVISION 

Decision Guideline Response 

Whether each lot can achieve the setback from 
the bushfire hazard in accordance with the 
vegetation type and slope set out in Table 1 to 
clause 53.02-5 for the corresponding distance 
specified in Column C of that Table. 

The development is not for a subdivision. These 
guidelines are not applicable.   

Whether a staged subdivision manages interim 
bushfire hazard during the construction or staging. 
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FIGURE 1. LOCATION OF THE PROPERTY 
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FIGURE 2. BUSHFIRE SITE HAZARD AND REASONABLE SITING PLAN  
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Bushfire Scenario 1 

Bushfire Scenario 2 

FIGURE 3. BUSHFIRE HAZARD LANDSCAPE ASSESSMENT 
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APPENDIX 1. MANAGEMENT REQUIREMENTS FOR DEFENDABLE SPACE ZONES 

The following vegetation management measures apply to the defendable space:   

o Grass must be short cropped and maintained during the declared fire danger period.  

o All leaves and vegetation debris must be removed at regular intervals during the declared fire 
danger period.  

o  Within 10 metres of a building, flammable objects must not be located close to the vulnerable 
parts of the building.  

o  Plants greater than 10 centimetres in height must not be placed within 3 m of a window or glass 
feature of the building.  

o Shrubs must not be located under the canopy of trees.  

o Individual and clumps of shrubs must not exceed 5 sq. metres in area and must be separated by at 
least 5 metres.  

o The canopy of trees must be separated by at least 5 metres. For a non-habitable outbuilding 
ancillary to a dwelling, the canopy of trees must be separated by at least 2 metres. 

o  Trees must not overhang or touch any elements of the building.  

o There must be a clearance of at least 2 metres between the lowest tree branches and ground 
level.  
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APPENDIX 2. BUSHFIRE MANAGEMENT PLAN FOR A PROPOSED DEVELOPMENT AT 862-900 SWAN BAY ROAD, MANNERIM

Construction Requirements 
The dwelling will be built to Bushfire Attack Level (BAL) construction standards of 12.5.  
The shed has no construction requirements. 
Defendable Space Management 
Defendable space for the dwelling is 19 metres and 10 metres for the shed.  
Defendable Space Vegetation Management 
Vegetation within the defendable space area must be managed to 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 m 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.  
• There must be a clearance of at least 2 metres between the lowest tree branches and ground 

level.  
Access Requirements for CFA access 
The following design and construction requirements apply to the access: 

• 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. 
• As the access is greater than 100 metres the following will be provided:  

o A turning circle with a minimum radius of eight metres. 
o A driveway encircling the dwelling. 
o The provision of other vehicle turning heads – such as a T or Y head – which meet 

the specification of Austroads Design for an 8.8 metre Service Vehicle. 
• As the access is greater than 200 metres the following will be provided:  

o Passing bays must be provided at least every 200 metres. 
o Passing bays must be a minimum of 20 metres long with a minimum trafficable 

width of 6 metres. 

Bushfire Prone Area Requirements 

Defendable space 

Passing bay 

Version: FINAL V1 June 4 2026 
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APPENDIX 3. CONSTRUCTION REQUIREMENTS 

 



  



  



  



  



 




