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Foreword  
The ACT Bushfire Management Standards (BMS) have been reviewed under the Strategic Bushfire Management 

Plan, (SBMP), Version. 4 Action 6.10. The review was an opportunity to update the Standards, which were 

introduced with SBMP Version 3 in September 2014. The BMS are also developed under Section 77B of the 

Emergencies Act 2004. The BMS is a live document and the most up to date version can be found on the ACT 

Legislation Register. 

The ACT landscape and weather can interact to create extreme bushfire conditions, which may allow bushfires to 

impact on the urban edge and rural areas of the Territory. Because there are limits on how much the risk 

presented by these fires can be reduced, the ACT Government commits to the continuous improvement of its 

bushfire risk management strategies through ongoing research, analysis, and adoption of an adaptive 

management approach.  

Adaptive management is a structured, iterative process of sound decision making which aims to reduce 

uncertainty over time through monitoring and evaluation. This model is ideally suited to dealing with the impacts 

of climate change, which holds uncertainty about future conditions to be experienced by fire and emergency 

services and the community. The principles and application of adaptive management apply to all elements of 

bushfire management. These include ecological monitoring of the effects of fuel management, how firefighters 

respond to and manage bushfires, and how well the government and community recover from disaster events.  

The ACT Climate Change Strategy to 2025 provides the basis for an integrated, whole-of-government approach to 

adaptation policies and plans. Planning for climate change is one challenge to which the ACT Government and 

community need to respond. According to an Australasian Fire and Emergency Services Authorities Council report 

9, climate change is expected to produce higher mean and extreme temperatures leading to longer fire seasons 

and more fuel available to burn. This will provide conditions for greater frequency and higher than average 

intensity bushfires, especially in south-eastern Australia.  

Climate change is complex with much still unknown. Addressing uncertainties in future projections of bushfire risk 

is the subject of ongoing research in Australia and overseas. The ACT Government needs to plan for plausible 

climate futures and related bushfire risks. Through its adaptation responses, the ACT continues to improve 

resilience to climate impacts of the community and built environment. 

Conflict Statement 

When using the BMS, where ACT Government Policies and Procedures are in conflict, consultation between policy 

and procedure owners must be undertaken to ensure an agreement can be reached and ensure breaches are 

managed and expectations are set early. ACT Emergency Services Agency will assist with facilitating consultation 

where the BMS is involved.  

National Construction Code (NCC) 2022 ς NOTE 

In May 2023 the National Construction Code was updated from the 2019 to 2022 version. Due to the timing of the 

publication of the NCC and BMS, there may be slight differences between reference and requirements. Please 

consult with ACTESA if you identify inconsistencies that may impact your development.  

  

http://www.legislation.act.gov.au/
http://www.legislation.act.gov.au/
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SECTION 1. INTRODUCTION 
The ACT Bushfire Management Standards (BMS) provide development standards for designing and building on 
bush fire prone land in the ACT. (Sections 1-8) 

The BMS also provides detailed fuel management, roads, and access standards for Land Management coordinated 
by various Government organisations and private land managers. (Appendix 5). These standards have been 
prepared under the ACT Strategic Bushfire Management Plan, and detail the measurable outcomes required for 
better bushfire outcomes. These support the Fire Services, land managers, developers as well as the general 
community in achieving effective results in reducing bushfire risk. 

The BMS have been developed utilising previous ACT standards and combining them with elements of the more 
contemporary NSW Planning for Bush Fire Protection (PBP) document. BMS provides standards and guidance for: 

> strategic land use planning to ensure that new development is not exposed to high bush fire risk 

> approving new residential and subdivision allotments 

> sensitive use development taking account of occupant vulnerability 

> bush fire protection measures (BPMs) for new buildings; and 

> upgrading and maintaining existing development. 

> Fuel Management for existing Asset Protection Zones, Strategic Firefighting Advantage Zones. Landscape and 
Agricultural Fire Management Zones. 

> Informs access trails and helicopter landing pad standards. 

BMS is applicable to all development located on bush fire prone area (BPA) in the ACT (excluding Commonwealth 
managed land) as mapped by the ACT Emergency Services Agency (ESA). All development includes subdivisions, 
residential and commercial development, regardless of if it is publicly or privately owned or managed. The general 
principles underlying this document are that: 

> a suite of BPMs is required to reduce the impact of a bush fire 

> protection measures are governed by the degree of threat posed to a development and the vulnerability of 
occupants 

> minimising the interface of a development to the hazard reduces the bush fire risk to the development; and 

> good practice in planning, building and management reduces the risk to developments and their occupants 
and increases their resilience. 

1.1 AIM AND OBJECTIVES 

All development in BPA must satisfy the aim and objectives of the ACT BMS. 

The aim of BMS is to provide for the protection of human life and minimise impacts on property from the threat 
of bush fire, while having due regard to development potential, site characteristics and protection of the 
environment. 

The objectives are to: 

> afford buildings and their occupants protection from exposure to a bush fire 

> provide for a defendable space to be located around buildings and infrastructure, including road reserves 

> provide appropriate separation between a hazard and buildings which, in combination with other measures, 
prevent the likely fire spread to buildings 

> ensure that appropriate operational access and egress for emergency service personnel and occupants is 
available 
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> inform access standards to areas of the ACT including track and trail, helipads in remote areas 

> provide for ongoing management and maintenance of BPMs; and 

> ensure that utility services are adequate to meet the needs of firefighters. 

1.2 BUSH FIRE PROTECTION PRINCIPLES  

Bush fire protection can be achieved through a combination of strategies which are based on the following 
principles: 

> control the types of development permissible in bush fire prone areas 

> minimise the impact of radiant heat and direct flame contact by separating development from bush fire 
hazards 

> minimise the vulnerability of buildings to ignition and fire spread from flames, radiation, and embers 

> enable appropriate access and egress for the community and firefighters 

> provide adequate water supplies for bush fire suppression operations on the urban interface 

> focus on property preparedness, including emergency planning and property maintenance requirements; and 

> facilitate the establishment and maintenance of Asset Protection Zones (APZs), fire trails, access for 
firefighting and on-site equipment for fire suppression. 

1.3 LIMITATIONS OF THIS DOCUMENT 

Due to a range of limitations, the measures contained in this document do not guarantee that loss of life, injury 
and/or property damage will not occur during a bush fire event. Limitations of this document include, but are not 
limited to uncertainties in the following areas: 

> Fire Danger Index  

> fuel loads 

> existing developments 

> human behaviour; and  

> maintenance. 

1.3.1 Fire Danger Index  

It is possible that days of higher Fire Danger Index (FDI) may be experienced than the FDI levels used in this 
document. This could result in fire situations where conditions challenge the survivability of buildings and their 
occupants. 

1.3.2 Clarification of Fire Danger Index versus Fire Behaviour Index 

On the 1st September2022, the Australian Fire Danger Rating System (AFDRS) was improved and simplified. The 
changes made largely relate to public information regarding fire danger risk. FDI is now referred to as the Fire 
Behaviour Index (FBI). FDI or FFDI however, remains appropriate to this document for technical reasons and is still 
referenced. 

1.3.3 Fuel loads 

BMS has adopted a system of assessing fuel accumulation rates based on vegetation formations and time since 
last fire (Forestry Commission of NSW, 1991). This has also been supported by published literature on fuel loads 
(i.e., Good, 1994, Watson, 2005, Cheney and Sullivan, 1997). In some instances, fuel loads in an area may be 
higher than those used in this document. This can influence bush fire behaviour and the potential impact on 
property. 
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1.3.4 Existing developments 

Existing developments may have limited or no BPMs incorporated into the design of the building. This presents 
major challenges for the design of alterations and additions to existing buildings. 

1.3.5 Human behaviour 

! ǇŜǊǎƻƴΩǎ ōŜƘŀǾƛƻǳǊ ƛƴ ǘƛƳŜǎ ƻŦ ōǳǎƘ ŦƛǊŜ Ƴŀȅ ōŜ ǳƴǇǊŜŘƛŎǘŀōƭŜΦ ! ǇŜǊǎƻƴ Ƴŀȅ ƘŀǾŜ ƎƻƻŘ ƛƴǘŜƴǘƛƻƴǎ ǘƻ ǎǘŀȅ ŀƴŘ 
defend their property from bush fire but may change their mind once they experience the stress and anxiety associated 
with the heat, noise, flames, and embers. Even where a development can comply with BMS, unpredictable human 
behaviour can be a limiting factor and may result in injury, death, or loss of property. 

All occupants in a bush fire prone area are encouraged to prepare an Emergency Survival Plan, available to 
download at ACT ESA website | ACT Emergency Services Agency. 

1.3.6 Maintenance 

An unprepared property is not only a risk to the building owner/occupant but may also present an increased 
danger to neighbouring buildings and firefighters. Even buildings which are built to comply with BMS are placed at 
risk through poor maintenance. 

Post bush fire research recorded by the New South Wales Rural Fire Service (NSW RFS) indicates that proper 
maintenance of dwellings and their curtilage significantly improves the survivability of structures. 

Advice regarding the maintenance and protection of existing buildings can be found on the ESA website at 
https://esa.act.gov.au/. 

1.3.7 Performance-based approach  

Applications for development on BPA should include a bush fire assessment report. This report must demonstrate 

that the proposal satisfies the requirements of BMS. All applications must meet the Aim and Objectives of BMS. 

BMS uses a performance-based approach and identifies objectives and detailed performance criteria to satisfy 

desired outcomes and meet the Aims and Objectives. Any performance-based approach must demonstrate that 

bush fire protection is afforded to a proposed development commensurate with the assessed level of bush fire 

risk and the characteristics of the occupants. This can be achieved by either applying the identified acceptable 

solutions, or by preparing a performance-based solution. 

A performance-based solution must be designed to achieve the appropriate level of protection by tailoring a package of 

measures which meet the intent and performance criteria relevant to the proposed development. 

BPMs are set out in Section 3. Performance criteria and acceptable solutions are shown for each specified 

development type in Sections 5Ȥ8. 

1.4 HOW TO READ THIS DOCUMENT 

Section 1 Introduction ς Introduction and overview of bushfire protection measures, bushfire management standards and 

performance-based approach. Details the two different applications of the document, being provision of development 

standards for designing and building on bush fire prone land in the ACT. (Sections 1-8), and Public Land Management 

standards for application by ACT Government (Appendix 5). 

Section 2 Framework ς The basis and triggers for the activation of these technical standards. 

Section 3 Bushfire Protection Measures ς Overview and explanation of the bushfire protection measures 

necessary for life safety and compliance purposes.  

https://esa.act.gov.au/be-emergency-ready/resources-plans/survival-plan
https://esa.act.gov.au/
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Section 4 Strategic Planning ς Process as defined by Environment, Planning and Sustainable Development 

Directorate (EPSDD) 

Section 5 Residential Subdivisions ς Bushfire management standards for residential subdivisions. 

Section 6 Sensitive Use Development ς Bushfire management standards for sensitive use development. 

Section 7 Residential infill development ς Bushfire management standards for residential infill development (see 

definitions). 

Section 8 All Other Development ς Bushfire management standards for all other types of development. 

Appendices ς Technical information supporting bushfire management standards including land management 

requirements. 

1.4.1 Bush fire protection measures 

BPMs are the relevant specifications and requirements that need to be satisfied to improve life safety, property 

protection and community resilience to bush fire attack. 

They include: 

> APZs 

> Access 

> Construction, siting, and design 

> Landscaping 

> Services; and 

> Emergency and evacuation planning. 

1.4.2 Intent 

For each BPM, a broad intent is outlined. The ensuing performance criteria and acceptable solutions are designed 
to ensure that the general intent for each BPM is met. 

1.4.3 Performance criteria 

Performance criteria are the outcomes that need to be achieved to satisfy the intent. The performance criteria 
can be satisfied in one of the following ways: 

> acceptable solutions; or 

> performance-based solution; or 

> the combination of the above. 

1.4.4 Acceptable solutions 

Sections 5-8 identify acceptable solutions which are considered by the ACT ESA as meeting the performance 
criteria. 

1.4.5 Performance-based solutions 

Performance-based solutions allow flexibility and innovation in responding to siteȤspecific opportunities and 
constraints while still meeting the identified performance criteria. They also allow the consideration of a broad 
range of issues and information, including bush fire risk, community expectations, environmental protection and 
the application of new science, processes, and technologies. 

Performance-based solutions must provide substantiated evidence and clearly demonstrate how the specific 
objectives and performance criteria are to be satisfied. 
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When performance-based solutions are proposed, they will be assessed on their merits and individual 
circumstances. In these circumstances, a Bush Fire Design Brief (BFDB) process can be undertaken which would 
involve early agreement on the key elements and acceptance criteria from all stakeholders including the ACT ESA. 

Performance-based solutions may be undertaken for any of the BPMs detailed in Section 3 and supported in 
accordance with the submission requirements in Appendix 2. 

Figure 1. Step-by-step guide on how to use BMS 
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SECTION 2. FRAMEWORK 
BMS is intended to enhance community resilience to bush fires. Bush fire should be considered in every phase of 
planning and development process, from District plans, land-use (re)zoning, subdivisions to individual 
development applications. 

Comprehensive consideration of bush fire in the planning system requires a sound understanding of the hazards 
and risks, as well as consideration of strategic planning and development controls that will adequately mitigate 
these identified risks, as outlined in the National Disaster Resilience Strategy, (COAG 2011). 

2.1 LEGAL FRAMEWORK  

2.1.1 Legal Framework 

In the ACT, a dual planning regime, has been established with the Australian Government and ACT Government 
sharing statutory and strategic planning responsibility.  The ACT Government is responsible for most of the day-
to-day planning matters including the assessment and determination of development applications and is based on 
a Track system such as Code, Merit or Impact Track depending on the type and significance of the development.  
In this regard, the Planning and Development Act 2007 and the Territory Plan set out the legal framework for the 
type of development permitted or prohibited within various land use zones as depicted in the Territory Plan. Note 
this applies to TerrƛǘƻǊȅ [ŀƴŘ ǿƘŜǊŜŀǎ ǘƘŜ /ƻƳƳƻƴǿŜŀƭǘƘ Ƙŀǎ ŎƻƴǘǊƻƭ ƻŦ Ψ5ŜǎƛƎƴŀǘŜŘ [ŀƴŘΩ ŀƴŘ bŀǘƛƻƴŀƭ [ŀƴŘΦ 
¢ƘŜ ǾŀǊƛƻǳǎ ŀǊŜŀǎ Ŏŀƴ ōŜ ŦƻǳƴŘ ƻƴ ǘƘŜ !ǳǘƘƻǊƛǘȅΩǎ ǿŜōǎƛǘŜ ƪƴƻǿƴ ŀǎ !/¢mapi.  

Some development, where certain criteria is met under the Planning and Development Regulation 2008 (Planning 
Regulation), can be undertaken as exempt development.  In certain circumstances major developments may be 
required to undergo pre-Development Application Community Consultation and may involve a proponent to 
address any bushfire management matters that are relevant to their proposals. 

Development on land that is identified as being within a bushfire prone area and subject to relevant suburb 
Precinct Code bushfire provisions under the Territory Plan is to comply with the Planning for Bushfire Risk 
Mitigation General Code which is also contained within the Territory Plan.  Bushfire prone areas are identified on 
ǘƘŜ !/¢ DƻǾŜǊƴƳŜƴǘΩǎ !/¢a!tL ǿŜō ǎƛǘŜ ŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻǇƻǎŀƭ ǇǊƻǇƻƴŜƴǘǎ ŀǊŜ ŜƴŎƻǳǊŀƎŜŘ ǘƻ ŦŀƳƛƭƛŀǊƛǎŜ 
themselves with relevant bushfire requirements at the early planning stages for their respective development 
proposals and any requirements that may apply under the National Construction Code.    

2.2 BUSHFIRE PRONE AREA MAPPING 

The ACT BPA Maps provide the trigger for development assessment under the Planning and Development Act. 
The ACT BPA map is not intended as a detailed measure of risk. You can determine whether a site is mapped as 
being bush fire prone by referring to the BPA Map found on the ACTmapi website here. 

The National Construction Code (NCC) defines BPA as land which has been designated under a power of 
legislation as being subject, or likely to be subject, to bushfires. Under the Strategic Bushfire Management Plan 
(SBMP), the Commissioner of the ACT ESA designates what constitutes BPA and how it is to be mapped. This map 
is reviewed and updated frequently. 

The ACT BPA map does not form part of the site assessment process, which must be carried out in accordance 
with Appendix 1. 

2.3 STRATEGIC PLANNING 

Strategic planning is the preparation of planning instruments and policies and includes the identification of 
subdivision of new greenfield areas, housing strategies and other planning instruments that identify proposed 
uses and land zonings changes. This also includes any associated strategic proposals and studies. 

https://app2.actmapi.act.gov.au/actmapi/index.html?viewer=bushfire
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The strategic planning phase of development is particularly important in contributing to the creation of safer and 
sustainable communities (COAG 2011). It is an effective way of achieving bush fire protection objectives in new 
developments. 

Strategic bush fire planning and studies are needed to avoid high risk areas, ensure that zoning is appropriate to 
allow for adequate emergency access, egress, and water supplies, and to ensure that future compliance with this 
document is achievable. Strategic Bushfire planning will also ensure that areas adjacent to new developments are 
able to be managed effectively for risk mitigation and that infrastructure (fire trails, fire stations and land 
management depots) that may be required is considered early in planning processes. 

The most important objective for strategic planning is to identify whether new development is appropriate 
subject to the identified bush fire risk on a landscape scale. An assessment of proposed land uses and potential 
for development to impact on existing infrastructure is also a key element of the strategic planning process in 
bush fire prone areas. Land use planning policies can be introduced to limit the number of people exposed to 
unacceptable risk through the type of development that may be permitted in a specific area e.g., low density 
residential compared to high density residential. 

Planning instruments and policies can ensure bush fire management principles are given appropriate 
consideration at all stages of the planning and development process. 

Once development has been assessed as being appropriate in its bush fire prone context, it will need to be 
capable of complying with BMS. The ability of proposed land uses and associated future developments to comply 
with BMS will be assessed further through the strategic planning stages. The expectation will be that the 
development will be able to comply with BMS at the subsequent DA stage. 

2.4 DEVELOPMENT ASSESSMENT 

The provisions of this document apply to relevant development on land, which is located within a bushfire prone 
area, aƴŘ Ƴŀȅ ƛƴŎƭǳŘŜ ƛƴ ŎŜǊǘŀƛƴ ƛƴǎǘŀƴŎŜǎ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻǇƻǎŀƭǎ ǘƘŀǘ ƻƴƭȅ ƛƴǾƻƭǾŜ ŀ ǾŀǊƛŀǘƛƻƴ ǘƻ ŀ ōƭƻŎƪΩǎ /Ǌƻǿƴ 
Lease, for example to add non-agricultural uses to a Rural block Crown Lease purpose clause.  For further 
information please contact the Environment, Planning and Sustainable Development DA Gateway Team on 02 
6205 2888.  The Gateway Team is the first point of contact for all enquiries relating to ACT planning matters and 
obtaining information about the Development Application process.  

2.4.1 Development requiring ACT Emergency Services Agency (ESA) Approval 

Certain Development Applications, including development proposals on an infill or greenfield site (such as an 
Estate Development Plan) that have been lodged with the independent planning and land authority for 
assessment and determination will be formally referred to the ESA for advice and comments.  Where relevant, 
ESA conditions may be imposed on a development application approval and are required to be met prior to any 
approved plans being released or any works commencing on site. 

2.4.2 Development Assessment ï Exempt Development 

In certain circumstances, such as the demolition of a single dwelling, an application seeking development 
approval will not be required if it meets the relevant requirements of the Planning Regulation and is dependent 
on the type of project being proposed.  These exemptions can be accessed in the Planning and Development 
Regulation 2008. 

A private building certifier or works assessor may be able to grant an exemption from requiring development 
approval.  If a development is exempt from requiring development approval, it may still need building approval or 
ƻǘƘŜǊ ŀǇǇǊƻǾŀƭǎ ƛƴŎƭǳŘƛƴƎΣ ŦƻǊ ŜȄŀƳǇƭŜΣ ǘƘŜ 9ƳŜǊƎŜƴŎȅ {ŜǊǾƛŎŜǎ /ƻƳƳƛǎǎƛƻƴŜǊΩǎ ŀǇǇǊƻǾŀƭ ŦƻǊ ŀƴ ŜȄŜƳǇǘ 
development on an existing school site located in a bushfire prone area (refer to s1.99AA - Additional exemption 
criterionτbushfire prone areas) of the Regulation. 

In relation to exempt development, and before issuing a building approval, a building certifier must be satisfied 
that: 

https://www.legislation.act.gov.au/sl/2008-2
https://www.legislation.act.gov.au/sl/2008-2
https://www.planning.act.gov.au/build-buy-renovate/for-industry/requirements-and-responsibilities/building-surveyor-responsibilities
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> building work that does not have a development approval meets the relevant development exemption 
criteria and does not require a development application; and 

> related sitework, such as tree protection and tree removal and excavation required for the building work 
shown in a building approval application is either: 

¶ exempt from requiring development approval, if the exemption requirements for the building work also 
require the sitework to be exempt, or 

¶ the relevant building work is in accordance with a development approval. 

2.5 NATIONAL CONSTRUCTION CODE (NCC) AND BUSH FIRE 
STANDARDS 

The NCC is a performance-based code which comprises the Building Code of Australia (BCA) as Volumes 1 and 2 
and the Plumbing Code of Australia as Volume 3. 

The NCC contains Performance Requirements and Deemed-to-Satisfy provisions relating to the construction of 
buildings in bush fire prone areas. These provisions apply to Class 1, 2 and 3 buildings, Class 4 parts of a building, 
Class 9 buildings, and associated class 10a buildings and decks. 

2.6 ACT STRATEGIC BUSHFIRE MANAGEMENT PLAN (SBMP) 

The SBMP is the overarching document that directs all forms of bushfire mitigation planning in the ACT. The 
purpose of the SBMP is to provide a broad strategic framework to protect the ACT community from bushfires and 
reduce resulting harm to the physical, social, cultural, and economic environment of the Territory. A link to the 
SBMP can be found here. 

2.7 EMERGENCY SURVIVAL PLANS 

People living in a Bush Fire Prone Area should prepare an Emergency Survival Plan which is revised annually prior 
to the bush fire season which can be found at https://esa.act.gov.au/be-emergency-ready/resources-
plans/survival-plan. 

The Emergency Survival Plan has been developed by the ACT ESA to assist residents. On days of catastrophic fire 
weather, the ACT ESA recommends leaving early as the only safe option. 

https://esa.act.gov.au/about-esa/publications/strategic-bushfire-management-plan
https://esa.act.gov.au/be-emergency-ready/resources-plans/survival-plan
https://esa.act.gov.au/be-emergency-ready/resources-plans/survival-plan
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SECTION 3. BUSH FIRE PROTECTION MEASURES 
BPMs can mitigate the impact of bush fire attack on people and assets. 

The types of protection measures include APZs, access, landscaping, water supply, building design and 
construction and emergency management arrangements. These measures assist building survival during a bush 
fire. They also contribute to the safety of firefighters and members of the community occupying buildings during 
the passage of a bush fire front. 

Design and location of emergency services facilities within the community, is considered to provide the quickest 
and best response to any incident.  

There are a range of different BPMs which should be applied in combination based upon the development type 
and the level of bush fire risk. 

All requirements for BPMs that relate to the development must be provided, as required by this document. 

3.1 INTRODUCTION 

A significant part of the ACT is classified as BPA and local circumstances vary widely as do potential land uses. 
BMS recognises this and promotes detailed site analysis and the application of a combination of BPMs to achieve 
an acceptable outcome. 

Figure 2. BPMs in combination 

 

3.1.1 Applying the BPMs in combination 

The design of BPMs should be incorporated at the earliest stages of development. Acceptable bush fire protection 
proposals will involve a combination of different BPMs depending on their suitability and importance to the 
development and different levels of potential bush fire attack. 

Appropriate combinations of BPMs not only depend on geographic location and site circumstances but also on 
the nature of the proposed use, distinguishing between the following development types: 

> subdivision of land for residential, industrial, and other uses.  

> sensitive use development. 

> residential infill development; and 

> other types of developments (i.e., commercial community and other uses which are not classified as 
residential or sensitive use development). 

These development types are required to achieve specific objectives which relate to circumstances. The 
acceptable solutions and performance criteria in this document acknowledge that the measures work in 
combination to improve the capacity for bush fire protection. 
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Research on bush fire behaviour under a range of location, weather, vegetation, and slope conditions has 
demonstrated the significance of reduced fuel loads and separation distance in limiting the bush fire threat from 
ember attack through to direct flame contact. 

3.2 ASSET PROTECTION ZONES (APZ) 

An APZ is a buffer zone between a bush fire hazard and buildings. The APZ is managed to minimise fuel loads and 
reduce potential radiant heat levels, flame, localised smoke, and ember attack. The appropriate APZ distance is 
based on vegetation type, slope, and the nature of the development. Any significant assets, such as, playgrounds, 
..vΩǎΣ ǊŜŎǊŜŀǘƛƻƴ ŜǉǳƛǇƳŜƴǘΣ ǳǘƛƭƛǘȅ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ŀƴŘ traffic management devices, should be managed to 
minimise the impact of fire. Any assets that contribute to fire spread or radiant heat increase may not be 
appropriate to place in an APZ and consultation with ESA may be required.  

The APZ can include roads or properties managed to be consistent with APZ standards set out in Appendix 4. A 
fuel-reduced, physical separation between buildings and bush fire hazards is a key element in the suite of bush 
fire measures and has a major influence on the type of construction necessary to mitigate bush fire attack. 

Appendix 1 provides the required methodology for determining the APZ based on vegetation type, slope and 
FFDI. 

For new residential subdivision, APZ requirements are based on radiant heat level exposure to buildings not 
exceeding 29kW/m² (calculated on a flaƳŜ ǘŜƳǇŜǊŀǘǳǊŜ ƻŦ млфл YŜƭǾƛƴύΦ ¢Ƙƛǎ ƛǎ ƛƴ ƭƛƴŜ ǿƛǘƘ {.atΩǎ ŀǇǇǊƻŀŎƘ ǘƻ 
new greenfield estates.  

For many sensitive use developments, larger APZs are required because of the characteristics of occupants. This 
means a lower radiant heat threshold is required to allow for evacuation of occupants and emergency services to 
operate in support of the most at-risk members of the community. 

For most sensitive use development, 10kW/m² (calculated on a flame temperature of 1200 Kelvin) is the 
maximum exposure at any point of the building wall or façade and where emergency services may be supporting 
or evacuating occupants from the building. 

This is to ensure there is an area for firefighters to defend the property and allow access to and from the building. 
Section 6 identifies the performance criteria and acceptable solutions for APZs for sensitive use development. 

Information relating to the creation and management of APZs is detailed in Appendix 4 of this document. 

A fundamental premise for APZs in new developments built after 2022, is that they are provided within the 
development footprint, ensuring they are cost effective to manage, and that the owner or land manager will be 
able to maintain the area in perpetuity. The APZ should be able to be managed in a manner which is considerate 
of the environmental values present at the site. 

APZs in existing residential zones built prior to 2022 can utilise Inner Asset Protection zones (IAPZ) as mapped and 
determined by the ESA. These can be found on the ACTmapi website (www.actmapi.act.gov.au). This is to ensure 
that development such as knock-down/rebuild and renovations greater than 51% of original structure may not be 
subject to new conditions not imposed at time of construction. Any land use or zoning changes to original 
development may increase the risk to occupants and/or structures. Consultation with ESA is required for 
determination in these areas.  

Please note ς all other fire management zones other than the IAPZ cannot be used for APZ purposes. 

Where possible, buildings should be sited to reduce exposure to bush fire attack and provide suitable defendable 
space around a building. 

http://www.actmapi.act.gov.au/
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3.2.1 Staged developments 

Often an indefinite time lag can occur between one or more stages of development which can result in persons 
and property being unprotected in the event of a bush fire. This is particularly the case for greenfield subdivision. 
A development site that is vegetated but is to be developed and sold in stages will require the creation of 
temporary APZs that need to be maintained sequentially until the final phase of development is completed to 
afford each stage of the development the appropriate level of bush fire protection. 

Therefore, in staged developments, temporary APZs need to be provided during all stages, and provisions 
included that ensure ongoing maintenance is undertaken until such time as land is developed. 

3.2.2 APZs on slopes over 14 degrees 

APZs on slopes greater than 14 degrees present ongoing maintenance difficulties and may have reduced 
effectiveness. Challenges in these circumstances may include the following: 

> management practices may be difficult. 

> the environmental consequences of ground clearing (destabilisation of the slope resulting in landslip, slump, 
erosion, or landslide) may not be acceptable; and 

> vegetation is more readily available to a fire, significantly reducing the advantage of having an APZ. 

Where it can be demonstrated that these issues can be effectively managed, APZs on steeper slopes may be 
considered. Where there are effective slopes more than 14 degrees, it must be demonstrated that management 
can occur. A management plan must be submitted with the DA to provide details on how the APZ will be 
implemented and maintained. The management plan should include, but not be limited to: 

> The mechanical means necessary to complete the management required. 

> Any built elements to enable management of slopes should be designed to allow for access by intervening 
spaces by suitable equipment i.e., spaces between two retaining walls must be wide enough to accommodate 
a slasher and have an entry wide enough for the machine to access. 

> A schedule for maintenance to occur to ensure the APZ is regularly managed; and 

> The relevant body responsible for maintaining the APZ. 

3.2.3 APZs on environmentally protected lands 

Where environmentally sensitive vegetation such as endangered ecological communities are to be cleared for the 
purposes of an APZ, the proposals will need to be carefully considered. Such a situation may also require separate 
Commonwealth and ACT statutory environmental approvals. 

Any environmental constraints caused by the implementation of an APZ should be assessed by the appropriate 
authority. In the ACT, the Conservator for Flora and Fauna can impose conditions relating to environmentally 
ǎŜƴǎƛǘƛǾŜ ƛǎǎǳŜǎ ǿƛǘƘƛƴ !t½ΩǎΦ ¢ƘŜǎŜ ŎƻƴǎƛŘŜǊŀǘƛƻƴǎ Ƴǳǎǘ ŎƻƴǎƛŘŜǊ Ŏƻǎǘ ŜŦŦŜŎǘƛǾŜ ƳŀƴŀƎŜƳŜƴǘ ƻŦ !t½Ωǎ ƛŦ ǘƘŜȅ 
contain environmentally sensitive vegetation. 

3.2.4 Defendable space 

Defendable space is an area within the Inner Asset Protection Zone (IAPZ) of an APZ adjoining a building and may 
include a road reserve. 

This space provides a safe working environment in which efforts can be undertaken to defend the structure, 
before and after the passage of a bush fire. 

The physical size of the development will determine whether the defendable space is provided as pedestrian 
access or will require sufficient space for vehicular movements. Vegetation within the defendable space should be 
kept to an absolute minimum and the area should be free from combustible items and obstructions. 
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3.2.5 APZs on adjoining land 

An APZ imposed by a development consent condition must be maintained for the lifetime of the development, 
unless modified by a subsequent consent. To guarantee that an APZ can be managed in perpetuity, IAPZs should 
be contained within the overall development site and not on adjoining lands. Any APZ on adjoining lands cannot 
be used without consultation and approval from the ESA and relevant land manager. 

3.3 BUILDING CONSTRUCTION, SITING AND DESIGN 

The appropriate design and construction of buildings enhance their survivability from bush fires. Construction 
measures should not be applied as a stand-alone mitigation solution but should form part of a suite of BPMs. This 
should also include APZs, appropriate access, water supply and landscaping. 

Building design needs to ensure adequate protection of vulnerable building elements. Construction standards are 
outlined in AS 3959 and the NASH Standard to provide various levels of protection for different building elements. 

The level of building construction standard required is based on the FFDI, type of vegetation, the effective slope, 
and the size of APZ. Appendix 1 provides the required methodology for assessing the building construction 
standards referred to in AS 3959 and the NASH Standard as BALs. 

3.4 ACCESS ARRANGEMENTS 

Design of access roads shall enable safe access and egress for residents attempting to leave the area while 
emergency service personnel are arriving to undertake firefighting operations. 

Sections 5-8 detail performance criteria and acceptable solutions for access arrangements, relevant to the 
development type. Specific access design principles are included in Appendix 3. 

In a bush fire prone area, the purpose of the road system is to: 

> provide firefighters with access to structures, allowing more efficient use of firefighting resources. 

> provide evacuation routes for firefighters and the community; and 

> provide access to areas of bush fire hazard for firefighting and hazard mitigation purposes. 

Roads shall provide sufficient width and other dimensions to ensure safe unobstructed access and allow 
firefighting crews to operate equipment around the vehicle. Road width is defined as the trafficable width from 
kerb to kerb or the inside edge of the table drain. 

Dead-end roads should be avoided. However, where they are present, they must incorporate a sufficient 
turnȤaround area to minimise the need for vehicles to make multipoint turns. 

3.4.1 Perimeter/edge roads 

A perimeter or edge road should be provided to separate bush and grass land from urban areas, allowing more 
efficient use of firefighting resources. A perimeter road is located on the outer extremity of a local area or 
subdivision and usually runs parallel to the bush and grass land interface. Dimensions and conditions should be 
consistent with the ACT Estate Development Code. 

The perimeter road provides space to conduct active firefighting operations and hazard reduction activities. In 
developments where no perimeter road exists, property defence in a bush fire event may be more difficult. 

3.4.2 Non-perimeter roads  

Non-perimeter roads are the interconnecting roads between the perimeter roads and the existing and/ or 
broader road network. These roads form a link for firefighting operations by providing access for emergency 
vehicles, a safe space for conducting property protection, and a suitable road network for egress of residents. 
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3.4.3 Property access roads  

Property access is any access from private land onto the public road system. In rural areas, operational difficulties 
can be experienced in accessing buildings. Examples include water crossings and roads which may be cut off by 
fire or other hazardous conditions. As a result, the location and standards of property access roads should be 
carefully considered. 

3.4.4 Fire trails 

Fire trails are used as access for firefighters in operational situations, as fire containment lines and for APZ 
maintenance. Fire trails are also used for recreational and land management purposes. 

Fire trails are not required for compliance with BMS. A fire trail is not a substitute for a road, nor is it considered 
an appropriate tradeȤoff for the provision of perimeter, non-perimeter, or property road access requirements. 

Fire trail requirements are detailed in A3.9.4 Standards ς fire trails. 

3.5 WATER SUPPLY AND UTILITIES 

An adequate supply of water is essential for firefighting purposes. In addition, gas and electricity should be 
located so as not to contribute to the risk of fire or impede the firefighting effort. 

Suitable water supply arrangements shall be provided for firefighting that meet the ESA requirements. It is 
essential to ensure that any water sources are maintained at the appropriate capacity (see Tables 5, 9 and 11). 

Where a non-reticulated water supply is provided or the reticulated water supply is deemed inadequate, an 
additional on-site stored supply of water for firefighting will be required. NonȤreticulated water is a supply that is 
not piped by Icon Water and includes rainwater, ground water or surface water. 

From a firefighting point of view, any source of available water may be used during a bush fire event and tanks 
are not always the most practical option. Considering the above, and the increasing demand for sustainable and 
efficient use of our water resources, the ESA prefers that water is solely dedicated for firefighting purposes. As 
such, water holding structures such as tanks, swimming pools and dams can be considered if they are accessible, 
reliable, and adequate. Nevertheless, where a water supply is provided it must be available for the lifetime of the 
development. 

Water capacities, access for firefighters (tanker or pedestrian) and the provision of appropriate connections must 
also be considered when determining if a proposed water source is suitable. 

Where a Static Water Supply (SWS) is provided, a SWS sign should be installed in a visible location on the street 
front. Regular testing of firefighting equipment should also occur to ensure that it is maintained in working order. 

3.6 EMERGENCY MANAGEMENT ARRANGEMENTS 

Sensitive use development is identified as being more vulnerable to the effects of bush fire. This is because the 
occupants may have a mental or physical impairment, may experience language difficulties, may be unaware of 
their surroundings or the bush fire risk and may be unable to self-evacuate. 

Due to their vulnerability, a higher degree of planning and emphasis on emergency management is required for 
all sensitive use development. It is imperative that emergency management arrangements are identified at the 
development planning phase for these developments. An indication of proposed emergency management 
arrangements should be provided with the DA. A Bush Fire Emergency Evacuation and Management Plan must be 
prepared for any sensitive use development. 

Emergency planning arrangements are not required for residential developments. However, anyone living in a 
bush fire prone area should prepare an Emergency Survival Plan which is available on the ACT ESA website here. 

https://esa.act.gov.au/sites/default/files/2020-11/Emergency%20Survival%20Plan.pdf
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3.7 LANDSCAPING 

You can use landscaping to increase the chances of you and your home surviving a bushfire. This can be done by 

planning, designing, planting, and managing the area around your house. Design and plant selection can help 

reduce the effects of direct flame contact and radiant heat on a building. A helpful resource to assist with 

landscaping for bushfire can be found on the CSIRO website here https://research.csiro.au/bushfire/landscaping/. 

  

https://research.csiro.au/bushfire/landscaping/
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SECTION 4. STRATEGIC PLANNING 
Strategic planning is the first stage in the planning process. It is needed to ensure that businesses and future 
development are not exposed to an unacceptable risk of bush fire. Unacceptable risk is a situation where bushfire 
protection measures have not been considered or addressed in accordance with AS3959 Construction of buildings 
in bushfire prone areas, NCC, and the BMS, where development occurs within the bushfire prone area. 

4.1 PLANNING PROCESS 

Strategic planning in the ACT is a clearly structured process.  The planning framework for managing bushfire risk 
for development is guided by the ACT Planning Strategy, the District Strategies, and the Territory Plan. The 
Territory Plan contains District Policies and Zone Policies and is supported by design guides and technical 
specifications. The Territory Plan and associated documents contain the planning provisions that apply to 
development in the ACT, including new subdivisions. 

 

Figure 3. ACT Strategic Planning Framework for Bushfire 

  

The ACT Strategic Bushfire Management Plan complements the territory plan in coordinating bushfire risk 
mitigation across government, providing direction for land managers and planners. 

4.2 THE ACT TERRITORY PLAN 

By providing the planning requirements applicable to development, the Territory Plan is an effective tool in 
minimising or avoiding the impact of natural hazards such as bush fire. From a risk management perspective, the 
safest approach is always to avoid high risk areas. District and zone policies, as well as the Subdivision Policy, 
consider the impacts of natural hazards and how they can be minimised through the location and design of 
developments. 
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Figure 4. Territory planning framework 

 

4.3 DISTRICT AND ZONE POLICIES 

District and zone policies are for various areas across the ACT. District policies contain the requirements that 
apply to specific districts or areas within a district, for example to Inner South as a whole, to Kingston as a suburb 
or specific blocks within that suburb. Zone policies contain the requirements that apply to a specific zones or 


