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7.5. WARRNAMBOOL PLANNING SCHEME AMENDMENT C205WARR CONSIDERATION OF 
SUBMISSIONS

  
DIRECTORATE :  City Growth

PURPOSE: 
 
This report considers submissions to Planning Scheme Amendment C205warr and 
recommends that Council resolves to refer the submissions to an Independent Planning 
Panel appointed by the Minister for Planning.

 
EXECUTIVE SUMMARY 
 
 The purpose of this report is to consider all submissions received to Amendment C205warr to 

the Warrnambool Planning Scheme.

 Amendment C205warr to the Warrnambool Planning Scheme proposes to introduce/or revise 
the application of flood controls within part of the Merri River and Russells Creek catchments in 
North Warrnambool.

 The Amendment was exhibited for six (6) weeks from 23 September 2021 to 12 November 
2021. A total of 21 submissions have been received. 

 7 key issues have been identified in relation to the submissions received and a response has 
been prepared for each submission. 45 changes are recommended to the exhibited 
Amendment in relation to such matters as changes to the flood shape and repeal of the 
exhibited flood control, and identification of further strategic work. 

 Changes to the Amendment as requested by submitters are not supported in relation to all 
submissions, therefore Council can either abandon the Amendment or refer the submissions to 
an Independent Planning Panel for review. This report recommends that Council requests the 
Minister for Planning to appoint an Independent Planning Panel to review all submissions 
received.

 
RECOMMENDATION

That Council:
 
1. Receives and considers all submissions made to Amendment C205warr to the 

Warrnambool Planning Scheme, including the two late submissions.
2. Requests that the Minister for Planning appoint an Independent Planning Panel to 

review the submissions received to Amendment C205warr, in accordance with Part 8 of 
the Planning and Environment Act, 1987.

3. Refers all submissions to the Independent Planning Panel to be appointed by the 
Minister for Planning.

4. Endorses the officer response to issues raised by submissions outlined in Attachments 
3, 4, 5 & 6, as the basis for Council’s submission to the Independent Planning Panel.

5. Note other actions outside of the Amendment that relate to possible 
mitigation/improvement outlined in Attachment 4.

6. Writes to all submitters, informing them of Council’s decision.
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BACKGROUND 
 
The Amendment proposes to introduce/or revise the application of flood controls (Urban Flood 
Zone, Floodway Overlay, and Land Subject to Inundation Overlay) within parts of the Merri River 
and Russells Creek catchments in North Warrnambool as identified by Council and Glenelg 
Hopkins Catchment Management Authority (GHCMA) as being liable to flooding during a 1 in 100 
year storm event (1% Annual Exceedance Probability (AEP) flood event[1]), as indicated on the 
map below.

Figure 1: Merri River and Russells Creek catchments proposed rezoning and overlays 
 
The Amendment represents a significant correction to the flood controls in the Warrnambool 
Planning Scheme. There are significant areas of land currently covered by a flood control that will 
have that control removed through the Amendment. This is a direct result of the Planning 
Scheme’s existing controls being based largely on an out of date study and data from 1997. 
Conversely there is land that will be covered by flood controls for the first time (e.g., land to the 
north of Wangoom Road).
 
The key strategic driver for Council to undertake flood mapping of the Merri River and Russells 
Creek catchments and to introduce/ or revise the application of flood controls is based on the 
recommendations of the Russell Creek Flood Mitigation – As Constructed Flood Modelling (Water 
Technology Pty Ltd, 2017) and Design of North Warrnambool Floodplain Management Plan - 
Implementation Works (Cardno, 2010).
 
The flood mapping has taken into consideration several factors that, over time, can influence 
where flooding and inundation occur. Influencing factors include:  
 

 Flood mitigation works by GHCMA and/or Council
 Modifications to overland flow paths, developments and roadworks
 Changes in land use and new development

 

https://auc-word-edit.officeapps.live.com/we/wordeditorframe.aspx?ui=en-GB&rs=en-US&WOPISrc=https://warrnamboolcouncil.sharepoint.com/sites/docassembler/_vti_bin/wopi.ashx/files/d4f5c365d58444f1b8abe7ac7c8309f7&wdEnableRoaming=1&mscc=1&hid=87c118a0-0031-0000-e70a-d915dff2b036&sftc=1#_ftn1
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These factors together with new land survey data and updated flood modelling techniques have all 
formed the basis of the background documents which underpin the Amendment.
 
A total of 400 properties (approximately) are affected by the current modelling of the flood extent 
for the 1% AEP flood event, and in turn by the Amendment to the Warrnambool Planning Scheme.  
 
Preparation of the Amendment 
The Council resolved to seek authorisation from the Minister for Planning to prepare (and then 
exhibit) the Amendment on 2 December 2019. 
The Amendment proposes to change the Warrnambool Planning Scheme by:
 

 Applying the Urban Floodway Zone (UFZ) or Floodway Overlay (FO) to areas identified as 
high hazard flood risk which have the greatest risk and frequency of being flooded.  

 Applying the Land Subject to Inundation Overlay (LSIO) to areas identified as low hazard 
flood risk during a 1 in 100 year storm event (1% AEP flood event).

 Amending the Schedule to Clause 72.08 to include Russell Creek Flood Mitigation – As 
Constructed Flood Modelling (Water Technology Pty Ltd, 2017) and Design of North 
Warrnambool Floodplain Management Plan - Implementation Works (Cardno, 2010) as a 
Background Document.

 
One of the key aims of the UFZ, FO and LSIO are to minimise the effects of overland flows and 
mainstream flooding on new buildings. Implementation of the flood controls will influence the siting 
of buildings and works, and set appropriate conditions, such as raised floor levels, in order to 
address any flood risk to new development. 
 
In a number of areas, the application of the extent of the Urban Floodway Zone (UFZ) has been 
reduced and replaced with the Public Park and Recreation Zone (PPRZ) or General Residential 
Zone (GRZ), as appropriate.   A number of areas have also had the LSIO removed or reduced.

As a consequence of the changes, the Amendment will result in a net increase of approximately 
6.3 hectares of General Residential Zone, including:

- 4.5 hectares (approximately) available for infill residential development, in areas including 
Membery Way, Daltons Road, Donovans Road, Bromfield Street and Botanic Road 
(possible yield of 54 dwellings, subject to further investigation)

- 1.8 hectares (approximately) available for St Joseph’s Primary School.
 
The request for authorisation to prepare the Amendment was submitted to the Department of 
Environment, Land, Water and Planning (DELWP) on 12 July 2021. The Amendment was 
authorised on 3 August 2021, subject to minor administrative corrections.

Exhibition of the Amendment
The Amendment was exhibited for six (6) weeks from 23 September 2021 to 12 November 2021 
using the following combination of statutory and non-statutory notification:
 

 Direct notification (letters) to affected property owners and occupiers (approximately 844 
letters) prescribed authorities and key stakeholder groups/agencies;

 Public notices in the Warrnambool Standard on 22 September 2021 and 25 September 
2021, and the Government Gazette on 23 September 2021. 

 The Amendment documents made available for viewing and download (website/offices and 
DELWP website).

 Fact Sheet and FAQs pamphlet made available on Council’s website.  
 A number of enquiries resulted in further information being provided in response to 

landowner queries, either by email or telephone.
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For the wider community, the Amendment was also advertised on Council’s YourSay webpage 
advising that Council was taking submissions in relation to the Amendment. 

[1] Annual Exceedance Probability refers to the probability or risk of a flood of a given size occurring or being exceeded in any given 
year. The 1% AEP design flood is the industry standard for planning purposes.
 
  
ISSUES 
 
Submissions Received
 
A total of 21 submissions have been received, including 2 submissions which were received 
outside the advertised exhibition period (Submissions 20 and 21).  It is recommended that both late 
submissions be accepted and considered.
 
A copy of all submissions is included at Attachment 1. 
 
Review of submissions 
 
A rigorous review of the submissions received for the Amendment has been undertaken by officers 
from both GHCMA and Council.
 
Officers undertook a Further Technical Review (FTR) in instances where submitters have 
questioned the application of flood controls on their property or surrounding land due to:
 

 the accuracy of the modelling; 
 where flooding has not been experienced in the past; and 
 where the extent of coverage over the subject land is minimal.

 
The objective of the review was to determine if the exhibited flood shape is accurate, and if any 
changes to flood shapes should be considered.
 
The FTR included: 
 

 a review of the site (either via desktop analysis, or if considered necessary, a site visit); and
 a review of existing terrain and contours and existing flow paths, against GHCMA and 

Council’s information.
 
Attachment 2 includes a more detailed explanation of the criteria applied to review the 
submissions, and a copy of the template used for the FTR which has been completed for every 
submission where the accuracy of the modelling has been questioned. The completed FTRs will be 
made available to individual submitters upon request, as it relates to their submission only.
 
The FTR has resulted in several recommended refinements to the flood shapes that have been 
modelled, and in some instances, the removal of flood controls from properties and therefore 
removal from the Amendment.
 
In addition, a peer review has been undertaken by an independent consultant (Tim Morrison – 
Catchment Simulation Solutions Pty Ltd) who considered the methodology used for the catchment 
mapping and translation of flood controls, and outcomes of the FTR. 
 
It was considered important that a peer review be undertaken to ensure that all submissions were 
considered and assessed in a thorough and transparent manner.
 
 

https://auc-word-edit.officeapps.live.com/we/wordeditorframe.aspx?ui=en-GB&rs=en-US&WOPISrc=https://warrnamboolcouncil.sharepoint.com/sites/docassembler/_vti_bin/wopi.ashx/files/d4f5c365d58444f1b8abe7ac7c8309f7&wdEnableRoaming=1&mscc=1&hid=87c118a0-0031-0000-e70a-d915dff2b036&sftc=1#_ftnref1
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Review findings
 
Catchment Simulation Solutions have undertaken a review of the studies used to inform the 
proposed planning amendment, how the information from these studies have been translated into 
overlays, the submissions received following public exhibition of the planning amendment and draft 
responses within the FTRs.
 
With respect to the Russell Creek flood modelling, several potential issues were found with the 
hydraulic model. However, none of these are likely to have a significant impact on the outputs that 
form the basis for the planning overlays. The reduction of design flows in Water Technology (2017) 
relative to past studies suggests that the modelling is less conservative than previous studies, 
which implies that the planning overlays are smaller.
 
The Merri River modelling is only used to inform changes in three locations. The modelling is only 
questioned in one of these locations (Membery Way). The review suggests that even if the 
modelling is underestimating extents (as suggested by the submissions) the land proposed to be 
zoned as residential would still be developable from a flood risk perspective.
 
Based on our review of the public submissions, only Submission 4 discusses an area where the 
planning overlays should potentially be altered by including additional FO. However, based on the 
zoning of this area (Farm Zone), it is unlikely that a change in the FO would have any practical 
impact on future development.

The CMA have identified 47 properties where they recommend the LSIO be modified to remove 
“Minor Incursions” where flood controls are not practical to apply. From our review, we recommend 
that 43 of these are removed, while 4 are retained within the LSIO. The four that we recommend to 
be retained are due to the raw model results extending further into the lot compared to the 
smoothed LSIO product and potentially inundation building footprints.
 
Our review concludes that 

 The proposed planning overlays and zone changes are appropriate and should proceed 
from a floodplain management perspective

 Discrepancies in the Russell Creek model should be resolved in the medium term
 The Russell Creek model should be calibrated against a flood event, when a suitable event 

occurs
 The Merri River modelling should be updated in the medium term, and moved to a more 

commonly accessible modelling software
 Community engagement and education should be undertaken to assist in understanding of 

the issues raised within the submissions
 
 
Key issues raised in submissions

7 common issues have been identified in relation to the 21 submissions received, the 
categorisation of which assisted the review and analysis of the submissions. A summary of these 
issues and a general officer response is provided in Table 1 below. Note that many submissions 
raised more than one issue. 
 
A more detailed officer response to each submission is provided in Attachment 3– Officer 
Response to Issues Raised in Submissions. The attachment also includes relevant commentary 
from previous Independent Planning Panel reports where the issue has been previously 
considered.
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Table 1 Summary of submissions by issue with general response
 
Issue
 

Council Officer Response

1. Individual properties have not 
experienced flooding in the past and 
should therefore not be subject to 
flood controls.

 
 
 

Five of the submissions cite lived experience (ranging from 5 to 60 
years) as their evidence that the flood model over-estimates extents. 
GHCMA notes that it cannot be assumed that flooding will not occur 
simply because there are no recollections of previous flooding at a 
particular property. The flood controls are based upon the 1% AEP 
Average Exceedance Probability (AEP) flood extent, which means the 
flood level each year has a 1% chance of occurring (this was 
previously referred to as a 1-in-100 year flood). This is a standard 
used across the industry for flood planning and management. The 1% 
AEP has been determined through the Russell Creek Flood Mitigation 
– As Constructed Flood Modelling (Water Technology Pty Ltd, 2017) 
and Design of North Warrnambool Floodplain Management Plan - 
Implementation Works (Cardno, 2010).
In many cases, the 1% AEP event may only result in flooding and 
inundation for a short period of time, but it is capable of causing 
damage. 
The lived experiences outlined in submissions only includes smaller 
floods, it cannot be used to directly compare to the modelled 1%AEP. 

2. The modelling is inaccurate and does 
not reflect real life flood events 
and/or existing site/area 
characteristics such as existing 
topography.

The proposed flood controls are based on the best available 
information, best practice modelling and techniques, developed over 
many years by experts in this field. 
The use of computer modelling is acknowledged as the only practical 
method to reliably map the extent of changes to the flood shape 
across the municipality. 
Where the accuracy of the modelling has been questioned, a Further 
Technical Review (peer review) has been undertaken to check the 
accuracy of the modelling against agreed criteria.

3. Council and GHCMA should review 
and introduce mitigation 
works/improvements to cope with 
overland flow and flooding. 

 

Flood mitigation works/improvements across the entire Warrnambool 
catchment area would cost the community millions of dollars and can 
only be undertaken incrementally over a period of many years. The 
most practical and economical solution is to manage new 
development (e.g. raise floor levels of new buildings), and to utilise a 
capital works program.
In accordance with legislation, Council and the GHCMA work 
collaboratively on opportunities to reduce the impact of flooding 
throughout the municipality, with highest priority given to areas that 
pose high risk to public safety. 
Council officers do note and accept that if, and when, on-ground 
structural flood mitigation works are completed, Council should 
amend its planning scheme to update the application of the Urban 
Floodway Zone, Floodway Overlay and Land Subject to Inundation 
Overlay. 

4. New development and increased 
density across North Warrnambool 
has increased the level of overland 
flow and flooding.

The flood mapping is based on overland flows associated with the 
Merri River and Russells Creek catchments. The mapping does not 
identify areas liable to flooding and inundation by overland flows that 
exceed the capacity of the drainage system.  
State and local planning policy supports and encourages increased 
densities in appropriate locations and Council actively requires 
developers to provide sustainable development that uses the 
principles of integrated water management that can help address 
these issues. 
Integrated water management has three aims: reduce reliance on 
potable water supplies; reduce the amount of wastewater and 
stormwater generated; and improve water quality in water catchment 
ecosystems.
Providing a drainage system that promotes the on-site retention and 
re-use of stormwater run-off and regulates overland flow to prevent 
flooding may assist in ameliorating an intensification of the impacts of 
flooding.

5. Property values and property resale 
will be impacted, and compensation 
should be payable. 

The flood prone nature of some land already exists. Application of the 
flood controls ensures that existing owners and prospective 
purchasers are aware of affected properties and can make informed 
decisions about the property and about planning for future flood 
events.
Property values are also influenced by many factors.
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Past Independent Planning Panels have not found evidence that flood 
controls impact on property values and have also determined this 
would not be reason to avoid application of the control.
With respect to whether compensation will be payable, the Planning 
and Environment Act 1987 clearly sets out the circumstances where 
compensation is payable and is essentially limited to where land is 
reserved or required for a public purpose or where access is to be 
denied by the closure of a public road. It does not cover situations 
where controls such as the Floodway Overlay and Land Subject to 
Inundation Overlay are applied.

6. Insurance costs/premiums will be 
impacted

Previous planning panels have consistently determined that the 
potential impact on insurance premiums is not a matter that should 
have a bearing on the application of flood controls.
The application of flood controls does not cause or change the 
likelihood of flooding but recognises the existing condition of land. The 
Insurance Council of Australia has advised GHCMA that most 
insurance policies provide coverage for storm damage, including 
cover for damages resulting from overland flows (noting that this 
needs to be confirmed by the property owner’s individual insurer).
The Insurance Council of Australia’s Property Risk and Exposure 
Program (PREP) allows risks to be further considered at an individual 
address level. Developed as an affordability initiative the PREP was 
developed to allow the calculation of premiums to take into account 
depth of flooding and where it was able to be demonstrated that on-
site controls were in place to reduce flood risk.

7. Other issues A range of other site specific issues were raised in addition to the 
issues and responses provided above. Responses to the site specific 
issues raised can be found in Attachment 4.

 
Response to submissions
 
A summary of each individual submission received based on the 7 identified issues, an officer 
response to each submission (based predominantly on the FTR) and an officer recommendation to 
retain, modify or delete the flood control as appropriate, is provided at Attachment 4– Summary of 
individual submissions, officer response & recommendation.
 
45 changes are recommended on the basis of the review of submissions including the Further 
Technical Reviews (FTR) undertaken by Council, GHCMA and Catchment Simulation Solutions. 
These changes are listed in the table at Attachment 5.
 
If Council resolves to endorse these recommended changes, they will form the basis of the Council 
submission to the Independent Planning Panel.
 
The recommended changes to the exhibited Amendment at this stage include:
 

 1 change to the Urban Floodway Zone in relation to a property in Bromfield Street.
 43 changes to the LSIO in relation to properties which have not made submissions to 

remove/reduce or change the designation of the LSIO from the property predominately in 
response to the application of the ‘minor incursion’ criteria as detailed below.

 Modify Clause 72.04 of the Warrnambool Planning Scheme to undertake further strategic 
work to support schedules to the LSIO and FO to reduce the burden of planning permits for 
inconsequential flood risk. 

The majority of recommended changes are in response to situations where the flood extent 
incursion into the property is considered to be minor in nature and will not result in a break or 
discontinuity of the flood shape.
 
Three (3) additional changes to the Urban Floodway Zone have been identified as supportable, 
which are directly related to submissions. However, the submitters are required complete approved 
earthworks and/or feature surveys before the Urban Floodway Zone can be changed. 
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These submitters have been consulted on the need to undertake these actions, and prescribed 
timeframes to consider submissions. It is not reasonable to delay the Amendment until these 
actions have been completed.  In any event, if these works are completed and signed-off by the 
GHCMA prior to the Planning Panel hearing, updated information and recommendations can then 
be presented to the Planning Panel.
 
Minor incursions
 
The extent of the proposed flood shapes affects properties differently. Some properties may only 
have 0.01% of their area affected by the flood shape, whereas other properties may be 100% 
affected.
 
Due to the flood mapping methodology, the flood extents generated from the flood model results 
may encroach slightly onto properties. As part of the development of the flood controls, smoothing 
and fine tuning of the flood shape was undertaken with the assistance of the GHCMA to:
 

 remove unwarranted permit application triggers associated with minor encroachment of 
overlays across property boundaries; and 

 filter out flood ‘islands’ to ensure development decisions account for risks posed by loss of 
access/egress to properties during large floods; and 

 smooth jagged edges of raw flood control maps stemming from gridded data outputs.
 
This approach is consistent with the GHCMA’s flood control delineation guideline. However, close 
inspection of the exhibited mapping indicates further refinement is warranted.
 
A FTR has been undertaken to investigate whether there are any anomalies with the floodshape 
on affected properties with a ‘minor’ coverage of the proposed flood controls, specifically the Land 
Subject to Inundation Overlay. 
 
A total of 66 properties (approximately) were identified as potentially being subject to minor 
incursions. Each was assessed against the following criteria:
 

 A property was considered to have minor coverage if the proposed Land Subject to 
Inundation Overlay is less than 30m2 and represents less than 6% of the property and is 
not considered significant, having regard to:

 
 The connectivity of the flood shape, and whether it can be removed without creating a 

disconnect or significant impact on the connectivity of the flood shape.  
 Whether the flood shape incursion was associated with flow into or out of the property, 

based on the topography of the land. If the flood shape is associated with flow into the 
property, the flood shape is recommended to be retained. 

 The length of the incursion into the property. Incursions greater than 5 metres into 
properties are recommended to be retained.    

 
This criteria was considered appropriate given the low level of benefit associated with retention of 
these overlays in controlling future development, precedent associated with prior Independent 
Planning Panel processes and flood risk management principles. 

The recommended changes to the flood shape include 43 minor incursions. Properties which were 
not submitters but where changes to the proposed controls are recommended are listed in 
Attachment 6.
 
It is recognised that the proposed changes based on this assessment impact a number of 
properties. However, as determined through the peer review of FTR, the modelling undertaken is 
still considered robust and appropriate for urban flood mapping. 
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The proposed changes to the flood shape based on the minor incursion criteria do not undermine 
the integrity of the flood maps for the Merri River and Russells Creek catchments but respond to 
community concerns that the filtered results appropriately manage the risk associated with major 
flood events for the control of future development.
 
Next Steps
 
The current step in the Amendment process is identified in the flowchart at Attachment 7.
 
Making every change to the Amendment as requested in the submissions is not supported for the 
reasons set out in Attachments 3 & 4 to this report. A number of changes, however, are 
recommended to be made to the Amendment, where it can be clearly shown that the criteria for 
removing or changing a flood control have been met.
 
Council must forward submissions received in relation to the Amendment to an Independent 
Planning Panel, if it is not proposed to make changes to the amendment to address all the issues 
raised in submissions. 
 
Council needs to make a formal request to the Minister for Planning to appoint a Panel, after which 
Planning Panels Victoria will advise of the hearing dates.  At this time, tentative hearing dates have 
been set for mid-late April.
 
Following the Panel hearing, the Panel will provide a report and recommendations to Council and 
to the Minister.  On receipt of the Panel report, a report will be prepared for Council to consider the 
Panel's recommendations.
 
  
FINANCIAL IMPACT 
 
Costs associated with the preparation of Amendment C205warr have been included within the 
2021/22 City Strategy and Development budget.
 
 
LEGISLATION / POLICY / COUNCIL PLAN CONTEXT 
 
1 A healthy community
1.3 Health and wellbeing : Council will take action to improve health, wellbeing and safety 
outcomes for Warrnambool's community.

2 A Sustainable environment
2.4 Water resource management: Council will promote and encourage awareness of sustainable 
practices in our work and in the community, including water resource management. 

4 A connected, inclusive place
4.1 Effective planning: Council will ensure its planning acknowledges the unique character and 
attributes of local places and that that supports social connection, equitable access, appropriate 
housing and sustainable population growth. 

5 An effective Council
5.1 Leadership and governance: Council will be a high-functioning team committed to respectful 
relationships, collaboration and ongoing engagement. It will provide strong, effective leadership, 
sound governance and informed decision-making 
5.6 Risk mitigation: Council will mitigate and manage organisational risks through sound 
management systems and processes.  
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TIMING 
 
Ministerial Direction No. 15 sets the timeframe for completing the various steps in the Planning 
Scheme amendment process. 
 
Pursuant to Clause 4(3) of the Ministerial Direction, Council must request the appointment of an 
Independent Planning Panel within 40 business days of the closing date for submissions unless a 
Panel is not required. 
 
As submissions closed on 12 November 2021, it was necessary to seek a Ministerial exemption 
with respect to requesting the appointment of a Panel. 
 
This exemption was granted by the Minister for Planning on 30 November 2021 on the 
understanding that submissions to the Amendment are considered at the first Ordinary Council 
Meeting in 2022 on 7 February.

  
COMMUNITY IMPACT / CONSULTATION 
 
The submitters will be notified of the next stage of the amendment process following Council’s 
consideration of this report. 
 
Once a Planning Panel is appointed, the submitters will be notified of the Panel’s appointment, 
including the hearing dates and proceeding guidelines. When a Panel Hearing is conducted, the 
submitters will be given the opportunity to present to the Planning Panel. 
 
The Panel will provide a report to Council with its findings and recommendations, and Council is 
required to release the Panel Report within 10 business days after receipt, as required under 
Section 26 of the Planning and Environment Act 1987. 
 
The Panel Recommendations would be subject to a future report to Council for formal 
consideration.

 
LEGAL RISK / IMPACT 
 
It is not considered that there are any risks associated with the consideration of this report. 
 
The submissions to Amendment C205warr have been assessed against all relevant requirements of 
the Warrnambool Planning Scheme and the Planning and Environment Act 1987. 
 
It must be noted that the 2016 Victorian Floodplain Management Strategy stresses the importance 
of using planning controls to help avoid or minimise flood risks. Planning authorities are required to 
use available planning controls to manage risks.

  
OFFICERS’ DECLARATION OF INTEREST 
 
None declared.
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CONCLUSION 
 
The Amendment proposes to introduce/or revise the application of flood controls within parts of the 
Merri River and Russells Creek catchments in North Warrnambool. In total, 21 submissions were 
received, and each submission has undergone a rigorous and thorough assessment, supported by 
both the GHCMA and a peer review. It is recommended that the Amendment (together with the 
suggested changes as set out in Attachments 5 and 6) be progressed to the next step in the 
planning scheme amendment process and that the submissions be referred to an Independent 
Planning Panel for further consideration.

 
ATTACHMENTS 

1. Combined Submissions [7.5.1 - 255 pages]
2. Attachment 2 Further Technical Review FTR template and criteria [7.5.2 - 3 pages]
3. Attachment 3 Officer Response to Issues Raised in Submissions [7.5.3 - 7 pages]
4. Attachment 4 Summary of individual submissions officer response recom [7.5.4 - 17 pages]
5. Attachment 5 Table of Recommended Changes submitter properties [7.5.5 - 1 page]
6. Attachment 6 Table of Recommended Changes non submitters [7.5.6 - 24 pages]
7. Attachment 7 Amendment flow chart [7.5.7 - 1 page]
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17 October 2021
Warrnambool City Council
Liebig Street
Warrnambool

Re Warrnambool Planning Scheme Amendment C205 WARR

Ms Julie Glass
Coordinator City Strategy

Dear Julie,

We object to the adoption of the above amendment to the Warrnambool Planning scheme.

The flooding problem affecting ours and other properties here in north Warrnambool is entirely brought

about by a previous council installing inadequate culverts under Wangoom Rd. To remedy the problem
council should upgrade/enlarge the culverts similar to what was done at the Mortlake Rd roundabout.

We have attended previous council information sessions about the flooding problem and your
employees have raised concerns that if the culverts are upgraded that it will create a flooding problem
downstream. The existing culverts only delay any flooding downstream, as the water will eventually end

up downstream anyway.

Council had an opportunity to remedy the problem when the sewerage trunk main was installed across
Wangoom road some time ago, in front of our residence, close to the existing culverts. This involved
digging the road up for the instillation of the main.

Yours sincerely
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Dear Julie, 
 
Please find attached a letter and plans for submission to C205WARR requesting alteration of the 
urban floodway zone for 138 Bromfield Street as per our general discussions over the last 2 years. 
Works are underway as per planning permit PP2020-0101. 
 
If you would like a copy of the flood modelling report or other documents as previously submitted 
under PP2020-0101, please don’t hesitate to contact me and I look forward to your response to this 
request. 
 

Regards, 
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2649_C1_Planning Scheme Submision.docx1 of 2 

18th October 2021 
 
Julie Glass 
Coordinator City Strategy 
Warrnambool City Council 
PO Box 198 
WARRNAMBOOL VIC 3280 
 
Email:  planning@warrnambool.vic.gov.au 
 
RE: WARRNAMBOOL PLANNING SCHEME AMENDMENT C205WARR 

MERRI RIVER PROPOSED REZONING 
138 BROMFIELD STREET & 3 PYE COURT 
WARRNAMBOOL 

 
Dear Julie, 
 
I write this submission to the proposed planning scheme changes proposed by amendment 
C205WARR and am acting for the landowners  in this matter. 
 
This submission is in relation to a large property located on the southern side of the Merri River, 
addressed as 138 Bromfield Street. The property consists of 3 lots and is currently within both the 
General Residential Zone and the Urban Floodway Zone and is shown in the following diagram: 
 

  

Site 
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Planning permit PP2020-0101 has been issued for this site which authorises a balanced cut & fill 
of the land which re-shapes the topography of the site to create a site for future dwelling 
development in the south-east corner of the site as shown plan shown below and also 
accompanying this letter in a higher resolution. This planning permit has been supported by 
significant flood modelling and was reviewed and approved by the Glenelg Hopkins CMA prior to 
the permit being issued. Works to effect this permit are currently being progressed. 
 
It is requested that, based upon the design approved by PP2020-0101, the boundary of the Urban 
Floodway Zone, be revised to accord with the 1% AEP level of 5.46m to be created upon 
completion of works authorised by PP2020-0101 as shown in the following plan and also 
accompanying this letter in a higher resolution. 
 

 
This requested amendment is similar to 2 proposed amendments to the boundary of the Urban 
Floodway Zone located on land to the east and west of this site at 123 Queens Road and 2-18 
Daltons Road respectively. Given the similarities between this request and those nearby gaining 
support from council through this amendment process, it is requested that this land also be given 
similar support to facilitate alteration of the Urban Floodway Zone boundary. If you have any 
queries or wish to further discuss this submission please don’t hesitate to contact me. 
 
Yours sincerely, 
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26 October 2021 

 

Julie Glass 

Coordinator City Strategy  

Warrnambool City Council 

PO Box 198 

Warrnambool VIC 3280 

 

 

Re- Warrnambool Planning Scheme Amendment C205warr 

 

Hi Julie,  

 

I am a resident of  and have lived here for over 20 years now. I am writing in 

response to the recent letter regarding the Amendment to our property and the flood planning 

scheme. 

 

I have a few concerns and questions which I will detail in this letter but I strongly encourage your 

team come and inspect the areas, land, and houses that are affected, before automatically enforcing 

this flood outlay, as I don’t believe the maps and affected areas that have been provided online are 

accurate and a true reflection of where the creek runs. 

 

In reference to map No. 7LSIO-FO there is creek where the flood overlay has not been included 

which leads to Wiggs land and across over to the Moyne shire/east side of Wiggs Lane. I am not sure 

how this is excluded in the flood overlay, yet the creek directly runs through this area, as you can see 

in the photos below. 

 

These photos are taken on this highlighted yellow section of the map (No. 7LSIO-FO) 
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West side of Wiggs Lane standing directly over the creek which has not been included in the 

floodway over lay.  
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Standing directly over the creek on Wiggs lane facing east (Moyne Shire area) 

 

As you can see from these photos, this is Russell’s creek, yet has not been included on this 

map/amendment and proposal accurately. My concern is that on your maps, you have included our 

property as a direct flood overlay, however, no creeks run through our property directly, this is the 

case for some of our neighbours also. This raises concerns for me as the areas shown on your maps 
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are not reflected accurately. Based on this mismatch and inaccuracy I encourage you to inspect face 

to face the land and houses where Russell’s creek directly runs to ensure there is no obstruction for 

the creek to run through and ensure it doesn’t adversely affect neighbouring homes as well as 

ensuring your flood overlay is in the correct area and mapped appropriately. 

 

In addition to this, I would also like to mention that in the 20 years I have lived here along Wangoom 

Road, there have been minimal infrastructure upgrades around our area of the creek that is behind 

our property. Whilst there have been updates to the Estates across the road, and along Wiggs lane in 

recent years when the road was sealed and has assisted the water flow (as seen in the photos), 

where you have proposed the flood overlay on the maps available online, there have been no 

upgrades in this area. Is there a reason for this? Are there any proposals to upgrade these neglected 

areas? Have these new Estates and infrastructure across the road negatively affected the water flow 

around our houses? Is it not an option to have infrastructure upgrades on our side of the road?  

 

Residents of north Wangoom Road are mostly all on their own tank water systems and septic tanks, 

which means our waste is distributed into our backyards, however there are many more residents 

here now than when we first moved here, increased residential houses across the road, who are 

now on town sewage/waste, there have been upgrades along Mortlake Road, Whites Road, the 

estates across the road, has this negatively affected the flow around our house?  

 

I would also like to point out that the land around Moonah Street, Queens Road, even across the 

road in the Goodwin estate, Toohey Estate, Russell’s creek Estate & northern edge estate, was 

classified and deemed as swamp land, however with the correct infrastructure, it is now a residential 

area, with houses all built on top of that land. I would like to know and understand why this is, and 

how now for the first time, our area is now being classified as a flood area, yet these homes are not 

listed in the flood overlay maps that you have provided online. If it will prevent the flood outlay, can 

we be eligible to go on town waste, rather than our own septic tanks, will this help ‘flood 

management’?  

 

Moreover, I have some additional questions which I would like more clarification on if this 

amendment is implemented:  

- What impacts does this have on accessing our property from Ian Road? 

- What impact does this have on subdivision? 

- What impact does this have on our rates and insurances? 

- What impact does this have on the value of our property? 

- What impact would this have on extensions to our home or the possibility of building a new shed? 

- Are there any other impacts it would have on our home that I have not considered here in this 

letter? 

 

In conclusion I strongly encourage this amendment be reviewed and be more accurately 

represented, any consideration would be greatly appreciated by myself as well as my neighbours. If 

you would like to discuss this with me or respond to my questions, please contact me on  

 or email me at    

 

Yours Sincerely,  
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From:                                 
Sent:                                  Tue, 26 Oct 2021 21:54:17 +1100
To:                                      "Town Planning" <planning@warrnambool.vic.gov.au>
Cc:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>
Subject:                             Fw: Warrnambool Planning Scheme Amendment C205warr. Objection to 
proposed flood overlay.
Attachments:                   Flood overlay.pdf

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow 
guidance, click links, or open attachments unless you recognise the sender and know the content 
is safe.
Hi Julie,
Please see attached letter expressing our concerns of the proposed flood overlay for properties 
in North Warrnambool within the Russell's Creek catchment. 
We look forward to your response.
Yours sincerely,

 

8 PM

Subject: Fo 
 
Get Outlook for iOS
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                                                                                                                                                  26th October 2021 

                                                                                                                                                    

Julie Glass 

Coordinator City Strategy 

Warrnambool City Council 

PO Box 198 

Warrnambool VIC #280 

 

Dear Julie,            

 

We are writing to express our concerns regarding the proposed flood overlay in North Warrnambool, 

particularly in the Wangoom Rd area. As the owners of one of these properties, we have several 

objections and propose alternatives to help ensure families who own these properties do not incur 

significant financial loss due to the flood overlay.  

 

We strongly believe that by placing a flood overlay on these properties, there will be very negative 

implications for owners.  

Some of these implications include: 

1) a significant reduction in property value,  

2) inability to develop/subdivide land which had previously been a possible option,  

3) potential inability to put an extension on existing dwelling,  

4) excessive increase in insurance premiums and even possibly not being able to insure properties due 

to proposed flood overlay.  

 

We do have some alternatives which we believe should be explored and evaluated before taking the 

drastic step of a flood overlay. Firstly, we are aware that one affected property on Wangoom Rd through 

which the Russell’s Creek tributary flows, has intentionally impeded the flow of the tributary for several 

years to create a private water feature. This blockage has a flow-on effect to neighbouring properties, 

backing up the water deposits, most likely making satellite imagery during mapping times give a false 
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and inaccurate impression that it is the natural water tributary causing flooded wet areas. We believe, 

however, it is in fact the blocked tributary causing the majority of the wet areas and with the natural 

elevation of this area, the drain will clear water to lower, natural levels and ultimately to Russell’s Creek, 

if there is no longer interference with its flow. 

 

Another point we would like to make is we believe that if property owners such as ourselves, on the 

north side of Wangoom Rd, were connected to mains sewage and were provided with adequate 

infrastructure, there would certainly be no indication for a flood overlay.  Any flood overlay will 

undoubtedly cause significant financial stress to many affected families which as described above, can 

be avoided if current and accurate information is sourced. 

 

We request that you outline the further investigations that you intend to make to address our 

neighbour’s interruption of the overland flow path and the issue of lack of adequate infrastructure to 

affected property owners of the proposed flood overlay. 

 

Thank you for your time regarding this matter. We trust that our views will be considered and 

thoroughly explored before any potentially unnecessary, proposed overlay is enforced. We look forward 

to your reply. 

 

Yours sincerely, 
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Sent:                                  Wed, 27 Oct 2021 21:25:58 +1100
To:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>;"Town Planning" 
<planning@warrnambool.vic.gov.au>
Cc:                                      "Town Planning" <planning@warrnambool.vic.gov.au>
Subject:                             submission regarding C205 Warrnambool
Attachments:                   CCF19102021_00002.jpg, CCF19102021_00003.jpg, CCF19102021_00004.jpg, 
CCF19102021_00005.jpg, CCF19102021_00006.jpg, CCF19102021_00007.jpg, Connell Wagner Figure 
3.2.1.jpg, Connell Wagner Report 2007 drainage.jpg, Connell Wagner Report 2007 Wangoom Rd.jpg, 
letter from WCC 27.4.2000.jpg

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe.

27th October 2021 
 
Julie Glass 
Coordinator City Strategy 
Warrnambool City Council 
PO Box 198 
Warrnambool   3280 
 
Email : planning@warrnambool.vic.gov.au 
 
 
SUBMISSION TO WARRNAMBOOL CITY COUNCIL REGARDING Amendment C205warr 
 
I refer to your letter dated 20th September 2021.  
 
I wish to oppose proposed Amendment C205 Warrnambool on the grounds set out below numbered A - H. 
 
The change I wish to make to this proposal is as follows : 
 

1. Amendment C205 should NOT be adopted and NO flood overlays should be placed on the 
proposed land until further mitigation works are assessed and implemented and including in 
accordance with recommendations made and adopted previously by Warrnambool City Council.  
Given the scope of future development proposed North Russell’s Creek, these works need to be 
urgently assessed and implemented instead of disregarding previous recommendations.  4 of 
the 14 homes in Warrnambool showing water over floor levels affected in a 1% flood are in the 
subdivision which includes my property. 

 
GROUNDS FOR OBJECTION : 
 

A. Attached is a submission from me to Warrnambool City Council dated 12th August 2014 
objecting to Amendment C78.  I wish to rely on objections in that submission and in particular 
the following points : 
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Points 1 (A) and 1 (B).  Attached is the letter from Warrnambool City Council referred to and 
stating the reasons our property and subdivision were not considered for flood overlays. 
Point 3.FLOOD MITIGATION Please read this paragraph. I have attached a copy of 2 pages and 
Figure 3.2.1 from Connell Wagner Report 2007.  Those recommendations were not followed and 
it would seem this has been to the detriment of my property and neighbouring properties.  I 
think the proposed lake north east of our subdivision to catch flood waters was a good idea 
canvassed at that time.  Why were drainage recommendations not followed when the impact 
has been flood overlays on the subdivision which includes my property?  Of further real concern 
is the Connell Wagner study that found the culverts under Wangoom Road are of a size that is 
inadequate to cater for flows in a 100 year ARI event and that will likely overtop and flow over 
Wangom Road. 
 

B. Warrnambool City Council is responsible for mitigation works north of Wares Road (including 
our section of the creek).  I do not understand why, as equal rate payers in Warrnambool, our 
subdivision and surrounding area has been disregarded as entitled to mitigation works when the 
entire area west of Wares Rd has been considered and subsequently upgraded to protect those 
properties downstream.  I believe one of the reasons for the downstream works was to alleviate 
the impossibility of home owners obtaining affordable insurance on their homes.  After the 2011 
Royal Commission into flood insurance, I believe this changed previous insurance requirements 
and all homes are now required to have flood insurance. This means our insurer will at 
sometime reassess our premiums in accordance with flood overlays imposed by Council.  My 
home insurer Breakwater Insurance has advised this will cause a considerable increase 
(thousands of dollars) to our household property insurance. 

 
 
C. I have been advised by Peter Robertson at the GCMA that in the present day, our Plan of 

Subdivision would not be approved as it was at the time.  He explained recent hearings with 
VCAT where they have been successful in stopping developers developing building envelopes 
subject to flooding.  I understand that in those situations flood levels are determined on how 
the water flows at the time PRIOR to approving development.  In the assessment of flood 
overlays proposed for my property, apparently no consideration has been given to the effect of 
current fencing or buildings in the creek area.  Given the flood overlays in our area are proposed 
to be placed AFTER development has been approved by Warrnambool City Council, it would 
seem ridiculous to not take into account the effect of developments already in place. 
 

D. I submit Warrnambool City Council should assess flooding issues with regard to current 
structures and development and assess and implement works to ensure every property has a 
floor level above inundation in a 1% event. 
 

E. Warrnambool City Council approved a planning permit to subdivide 129-131 Whites Rd 
recently.  It also approved the building of a home on that land.  It is unconscionable to believe 
that this building could have been approved with the knowledge and data Council held at the 
time of subdivision and building approval.  I submit Council should have discussed future flood 
overlays with the owner before allowing the building to proceed, but the owner could only 
assume at the time they approved the Planning Permit they were intending on adopting 
mitigations works to ensure the new home would not have a LSIO placed over the building of a 
solid concrete floor slab for the home.  I emailed this question to the Council and received the 
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response as follows : “Can you confirm whether inundation levels were considered when the 
property at 129-131 was recently subdivided.  I understand the flood overlays had been 
temporarily removed from this area pending adoption of new levels, but would like to know 
what consideration was given to this property which is next door to us.” Response : I have been 
advised that as there were no flood overlays or controls in place at the time the subdivision was 
approved (which was in 2017), there was no requirement under the planning scheme to 
consider this matter, which would have been outside the scope of the decision guidelines that 
Council were able to consider. 
 
 

F. I have lived on this property for the last 20 years and have never seen the water above bank 
level behind our property.  I have photographs of many times the creek was full.  I emailed 
Council for the following information : Dates recorded at WCC as recent 20%, 10% flood or 5% 
flood.   Response as follows : I have been advised that Council don’t record individual flood 
events. Different flood intensities are theoretical and if water levels reach the mapping it can be 
assumed that event was a XX% event. We are of the understanding from other agencies that the 
event last September was a 50% AEP event.  In the event late 2020 I have photographs of water 
levels within the bank behind my property.   I understand levels were taken by the catchment 
authority downstream near the bridge behind the ABC Daycare centre and other points.  The 
only explanation as to why the predicted levels are so inaccurate is that Peter Robertson at the 
Catchment authority advised when the flood models were made “no allowance was made for 
structures or fences and the water levels are predicted as if no buildings or fences are in place”.  
This cannot be considered an accurate way to impose flood overlays on land where 
development has already been allowed and approved prior to flood studies and the data is so 
obviously inaccurate. Structures do exist and should be considered in this planning. 
 

G. One of the documents supporting the current amendment “Addendum, Russell Creek Flood 
Mitigation November 2017” was adopted and accepted by the Council.  On page 52 that 
document states : “Consider as part of long term floodplain management future upgrade works 
on the Garden Street waterway crossing with the aim of improving conveyance and reducing 
flooding within the breakout area north of Russell Creek.“ 
I have asked this question by email and have the following response: Has this work been assessed, 
done or approved? 
This recommendation has been assessed at a high level and is not currently being actioned due 
to the potential increased concentration of flows to the area downstream of Garden St, along 
with cost and constructability. 
Once again I do not understand why  my property and properties north of Garden street are 
considered less worthy of funds spent to mitigate flood issues. 
 

H. If my property is considered to be subject to flooding, then that can only be due to 
developments in the surrounding area since our subdivision was approved in 1999 and this can 
only be due to not being planned correctly by the Council.   

I formally put Warrnambool City Council on notice that I hold it completely liable in the event of  

1. Flood damage 
2. Property devaluation 
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3. Increased insurance premiums 

I believe the Council did not provide a proper duty of care to our properties when considering flood 
mitigation works and planning developments. 

 
Yours sincerely 

 
 
 
Attachments : 
 
Copy submission to Warrnambool City Council dated 12th August 2014 

Copy letter from Warrnambool City Council dated 27th April 2000 
2 pages and Figure 3.2.1 from Connell Wagner Report 2007 
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From:                                  
Sent:                                  Fri, 29 Oct 2021 09:15:48 +1100
To:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>
Subject:                             RE: C205warr
Attachments:                   C205warr submission Cannon.pdf

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe.

Julie, 
 
I have polished up the questions and concerns that I emailed you a couple of days ago. Can you please 
replace those previous comments with the attached submission? 
 

  
 
From: Julie Glass [mailto:jglass@warrnambool.vic.gov.au] 
Sent: Monday, 25 October 2021 1:54 PM

Subject: RE: C205warr 
 

 
 
Thank you for your email.  I will register your email as a submission to Amendment C205warr, so that 
you will be part of the Planning Scheme Amendment process, including the option to participate in a 
future Independent Planning Panel hearing.  If you would like to add anything to your submission, I 
would be happy to receive any further information. 
 
If the Planning Scheme Amendment is approved as per the exhibited maps, it would be up to the 
landowners of  to decide if they want to further develop the residential zoned portion 
of their land.  Dependent upon what their development aspirations might be, a planning permit would 
possibly be required.  As an adjoining landowner you may be notified of any future development, and 
provided with an opportunity to object at that time, should you choose to do so. 
 
Kind regards 
Julie 
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Notice: This email, including all attachments, is confidential.  If you are not the intended 
recipient, you must not disclose, distribute, copy or use the information contained in this 
email or attachments.   Any confidentiality or privilege is not waived or lost because this 
email has been sent to you in error.  If you have received it in error, please let us know 
by reply email, delete it from your system and destroy any copies.
This email has been scanned by Sophos Puremessage 

  
Sent: Monday, 25 October 2021 11:29 AM
To: Julie Glass <jglass@warrnambool.vic.gov.au>
Subject: C205warr 
 
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe. 

 

Julie, 
 
Several years ago I made a submission about changes to flood plan levels along the Merri River. My 
concerns then, as now, have to do with the accuracy of the borders of the flood levels rather than 
general area covered by specific flood levels.  
 
My interest is, of course self-interest, and relates to the block of land over our back fence, which 
generally the home for two horses  and is part of a huge battle-axe block of . We live 
at . Warrnambool C205warr 001znMap05 Exhibition Gazetted.pdf has the portion of 
 the land belonging to  abutting  the back fence line of 24, 26, 28, 30,3 2, 34 and 36 
classified in pink as GRZ1. The remainder of  block is unshaded, which I presume 
means that it remains classified as flood prone. My argument is still that the pink band is broader 
 
As I said at the start of this note, my argument is still that the boundary of the flood prone area does not 
reflect the topography of the land, in as much as the land drops away quickly beyond the fence line. This 
means that the pink GRZ1 strip is broader than it should be. 
 
If the owners of  decided to develop their horse paddock for residential land, can they 
do that, and if so, what options do they have? 
 
What is the best way for me to discuss this concern? 
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Submission re Amendment C205warr 

Several years ago I made a submission about changes to the flood plan levels along the Merri River. My 
concern then, as now, has to do with the accuracy of the borders of the flood levels rather than general 
area covered by specific flood levels. I appreciate that landfill can solve problems with minor anomalies, 
but taking that argument to its limit, one could presumably classified all flood plains as residential—just 
keep on adding more dirt. In that previous submission, I also suggested that aerial photos taken during 
floods could be used to compare the area of land actually covered by water with that predicted by the 
water level modelling. 

The example I’ll use to illustrate my concerns about boundary setting is of course based on self-interest 
and relates to the block of land over our back fence. Most days it is the home for two horses. It is part of 
the huge battle-axe block of . We live at   

My understanding from a neighbour who has 
lived here much longer than we have, is that the 
initial subdivision had 22 to 36 going though to 
Woodend Rd or the river reserve but this was 
vetoed for administrative reasons. Given the 
previous predicted flood levels basically went to 
our current northern boundaries, perhaps it was 
thought easier to deal with only one owner. 

The map on the right is part of  Warrnambool 
C205warr 001znMap05 Exhibition Gazetted.pdf. 
It shows the portion of  the land belonging to 22 
Membery Way abutting  the back fence line of 
24, 26, 28, 30,32, 34 and 36 that will be classified 
(in pink) as GRZ1. The remainder of 22 Membery 
Way’s block is unshaded, which I presume means 
that it remains classified as flood prone. I am uncertain as to whether it could become part of residential 
blocks should 22 Membery Way be subdivided, the possibility of which is my concern about how the 
amendment will affect me. 

Looking at the paddock (although the pictures overleaf do not do justice to the argument), the land drops 
away quickly beyond our collective northern fence line and is then almost flat to the Woodend Road 
fence line.  This means that the pink GRZ1 strip is broader than it should be—it does not reflect the 
topography of the land. 

As I said at the start of this note, while the modelling done is more than adequate for estimating flood 
heights, the modelling is not accurate enough to determine the actual boundary between flood prone 
areas and residential areas. To do that requires an on-site check.  

Accordingly I submit that the area in pink underestimates the risk associated with that land and should be 
re-assessed. 

 

  

 

PS. The plan would appear to change part of Woodend Road  into a general residential zone. Is this 
correct or a drafting error? 

36 

22 

22 

22 
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9 October 2020 
Looking east across the paddock to the north of  
(above at 6:15, below at 12:45) 
Note that the ground is flat for a few metres beside the fence, then drops down 
to the general flat level of the paddock 

9 October 2020 
Drain in Woodend Road 

above at 6:15,  
below at 12:45 
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October 2021 
Looking east across the paddock to the north of  
Note that the ground is flat for a few metres beside the fence, then drops down 
to the general flat level of the paddock 
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Google Earth Pro: May 2021 
There are several images taken at different times over the last few years. This 
one best illustrates the point I’m making about the topography: the area 
between the set of yellow arrows is steeper than the rest of the paddock. 

October 2021 
Looking west across the paddock to the north of  
Note that the ground slopes down from fence line to the much flatter level of the paddock 
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From:                                 "Town Planning" <planning@warrnambool.vic.gov.au>
Sent:                                  Wed, 3 Nov 2021 08:18:30 +1100
To:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>
Subject:                             FW: Opposing Amendment C205warr
Attachments:                   Bull Arundell letter - opposing C205warr - 1 November 2021.pdf, letter from 
WCC 27.4.pdf

 
 

  
Sent: Tuesday, 2 November 2021 8:09 PM
To: Town Planning <planning@warrnambool.vic.gov.au>
Subject: Opposing Amendment C205warr 
 
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow 
guidance, click links, or open attachments unless you recognise the sender and know the content 
is safe. 
Dear Ms Glass 
  
We refer to your letter dated 20 September 2021 regarding the proposed Warrnambool City Council’s 
Warrnambool Planning Scheme Amendment C205warr.  
  
We fully oppose the proposed Warrnambool City Council’s Warrnambool Planning Scheme 
Amendment C205warr for the following reasons and call for it to be withdrawn immediately. 
  

1.      The letter Warrnambool City Council sent to  dated 27 April 2000 (copy 
attached) regarding Lot 4 Whites Roads stated; “The subdivision in which you intend to build, 
was properly assessed and appropriate drainage measures have been taken, in terms of both 
drainage from the subdivision and any possible future drainage issues relating to urban 
development in the upper reaches of Russell's Creek”, and also stated in the letter was “outside 
of the 1% probability flood event, upon which all flood controls are based”. It is therefore 
concluded that the recent flood mitigation works Warrnambool City Council undertook 
downstream of this area, and also the unsuitable culvert size installed at Wares Road has 
contributed to this issue which was raised in the Connell Wagner 2007 report.

Consequently, planning, design and mitigation works undertaken by Warrnambool City Council 
has been totally inadequate and is now affecting the future of the Whites Road residents.

Based on this information, this planning scheme amendment (C205warr) needs to be withdrawn 
and appropriate mitigation measures are undertaken by the Warrnambool City Council now, 
and for future redevelopment proposals in the upper Russell’s Creek catchment area, to ensure 
this area of Whites Road are not subject to any future flood overlays. 
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2.      The other consequences of these actions by Warrnambool City Council will greatly devalue 
the affected properties. 

  

3.      Massively increase insurance premiums, and. 

  

4.      Extraordinarily undermine the ‘building a life in Warrnambool” for these families especially 
our family as we have three young children and are working hard to ensure a secure future for 
our family. This proposed amendment will set a path which we never imagined causing an 
uncertain future for the value of our home and an increased cost of living.  

  
Hardship for all Victorians has never been tested to the limits that Covid 19 has presented to us all and 
for Warrnambool City Council to put this added burden to the residents of the Whites Road area is 
completely unfathomable. 

  

This proposed amendment is completely unethical, immoral, and downright disgraceful and we appeal, 
not only for ourselves, but for those other affected residents in this Whites Road area; for Warrnambool 
City Council to withdraw; Warrnambool Planning Scheme Amendment C205warr and also undertake 
planning and mitigation works to ensure this area is never subject to any future flood overlays. 
  
  
Your sincerely 
  
  

 

Town Planning |  | City Strategy & Development
Warrnambool City Council | 25 Liebig Street Warrnambool 3280 | P.O Box 198 Warrnambool 3280
T: 0355594800 | M:  |F:  | E: planning@warrnambool.vic.gov.au
We value accountability, collaboration, respectfulness, progressiveness and wellbeing. 
Council acknowledges the Traditional Owners and Custodians of the lands on which we live and 
work and pays respects to Elders past, present and emerging.

Version: 1, Version Date: 23/11/2021
Document Set ID: 11362838
Version: 2, Version Date: 29/11/2021
Document Set ID: 11362838

Warrnambool City Council
Agenda for Scheduled Council Meeting Attachment 7.5.1

7 February 2022
Page | 105



 

 

 

 

 

Julie Glass 

Coordinator City Strategy 

Warrnambool City Council 

PO Box 198 

WARRNAMBOOL VIC 3280 

 

Email: planning@warrnambool.vic.gov.au 

 

SUBMISSION TO WARRNAMBOOL CITY COUNCIL REGARDING Amendment C205warr 

 

Dear Ms Glass 

 

We refer to your letter dated 20 September 2021 regarding the proposed Warrnambool City 

Council’s Warrnambool Planning Scheme Amendment C205warr.  

 

We fully oppose the proposed Warrnambool City Council’s Warrnambool Planning Scheme 

Amendment C205warr for the following reasons and call for it to be withdrawn immediately. 

 

1. The letter Warrnambool City Council sent to   dated 27 April 2000 (copy 

attached) regarding Lot 4 Whites Roads stated; “The subdivision in which you intend to build, 

was properly assessed and appropriate drainage measures have been taken, in terms of both 

drainage from the subdivision and any possible future drainage issues relating to urban 

development in the upper reaches of Russell's Creek”, and also stated in the letter was 

“outside of the 1% probability flood event, upon which all flood controls are based”. It is 

therefore concluded that the recent flood mitigation works Warrnambool City Council 

undertook downstream of this area, and also the unsuitable culvert size installed at Wares 

Road has contributed to this issue which was raised in the Connell Wagner 2007 report. 

 

Consequently, planning, design and mitigation works undertaken by Warrnambool City 

Council has been totally inadequate and are now affecting the future of the Whites Road 

residents. 

 

Based on this information, this planning scheme amendment (C205warr) needs to be 

withdrawn and appropriate mitigation measures are undertaken by the Warrnambool City 

Council now, and for future redevelopment proposals in the upper Russell’s Creek 

catchment area, to ensure this area of Whites Road is not subject to any future flood 

overlays. 

 

2. The other consequences of these actions by Warrnambool City Council will greatly devaluate 

the affected properties. 

 

 

 

 

 

 

1 November 2021 
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3. Massively increase insurance premiums, and. 

 

4. Extraordinarily undermine the ‘building a life in Warrnambool” for these families especially 

our family as we have three young children and are working hard to ensure a secure future 

for our family. This proposed amendment will set a path which we never imagined causing 

an uncertain future for the value of our home and an increased cost of living.  

 

Hardship for all Victorians has never been tested to the limits that Covid 19 has presented to us all 

and for Warrnambool City Council to put this added burden to the residents of the Whites Road area 

is completely unfathomable. 

 

This proposed amendment is completely unethical, immoral, and downright disgraceful and we 

appeal, not only for ourselves, but for those other affected residents in this Whites Road area; for 

Warrnambool City Council to withdraw; Warrnambool Planning Scheme Amendment C205warr and 

also undertake planning and mitigation works to ensure this area is never subject to any future flood 

overlays. 
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From:                                 "Town Planning" <planning@warrnambool.vic.gov.au>
Sent:                                  Wed, 3 Nov 2021 08:18:18 +1100
To:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>
Subject:                             FW: Amendment C205warr
Attachments:                   20211019_131813.jpg, 20211019_193457.jpg, 20211019_134628.jpg, 
20211019_134723.jpg, 20211019_134758.jpg, 20211019_134829.jpg, 20211019_134838.jpg, 
20211019_135055.jpg, 20211019_133905.jpg, 20211031_113212.jpg
Importance:                     High

 
 

  
Sent: Tuesday, 2 November 2021 7:48 PM
To: Town Planning <planning@warrnambool.vic.gov.au>
Subject: Amendment C205warr
Importance: High 
 
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe. 

 

Attn: Warrnambool City Council Planning Department 
 
We refer to your letter dated 20th September 2021.  
 
We wish to oppose proposed Amendment C205 Warrnambool for the reasons as set out below 
 
The proposal to make Amendment C205 Warr regarding implementing a flood overlay in this 
area of Russel’s Creek is both laughable and completely ludicrous!  
 
This proposal would inflict ongoing hardship for the current and ongoing residents of this area 
of Whites Road that back onto the Russell’s Creek area including but certainly not necessarily 
limited to the following points: 
 
  Implementing a flood overlay would seriously devalue existing properties and could leave 

some residents possibly in unrecoverable negative equity and loss of initial investment. 
 

  Causing the current property insurance to dramatically increase and become problematic 
to insure  
 

  The Creek in this area has never flooded enough to come into existing properties 
previously including the one in 50 years downpour we had causing flash floods 
elsewhere in Warrnambool and having 48mm of rain in 12 minutes! 
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We reject this proposal completely and utterly and fully believe it is totally unnecessary and 
hold the council responsible in every way for the following reasons: 
 

1.       The Council has allowed for the residential developments to take place along Whites 
Road backing onto the Russell’s Creek without any prior warning or notification of a 
flood overlay being possible, therefore the Council is completely and without question 
responsible for this and needs to take all steps necessary for this not to happen. 
 

2.      The Council has allowed for considerable additional residential development to take 
place in the area including across the road from this part of Whites Road, resulting in 
the increased take up of Council rates and increased council revenue, however it hasn’t 
channelled any or some of these additional funds back into necessary surface water 
drainage infrastructure, which is being increasingly challenged and burdened from these 
developments taking place, both around this area and further down the Russell’s Creek, 
these developments are on a higher ground level from the other side of Whites road so 
naturally water will find its own level unless channelled correctly. 
 

3.      This area of Russell’s Creek has plenty of land around it going all the way through to 
Wares Road and beyond, the Council has shown very little interest and has given no 
attention to this part of the Creek ever since we have lived here (over 9 years) it has 
severely lacked even general ongoing grounds maintenance and when this is done it is 
done as barely necessary as possible and often left long periods of time until a follow up 
maintenance takes place, therefore it gets worse and worse each time as the 
maintenance doesn’t keep up with where it was maintained to the time before! Leaving 
it in a more and more jeopardised state, we are good rate paying residents and feel let 
down at the lack of attention our part of Warrnambool receives! This is just the general 
maintenance, however the Creek itself is so overgrown with vegetation caused by a 
build-up of silt etc. that it is almost clogged/blocked in places, I have included images to 
show this as attached, if this was all cleared it would make a tremendous difference to 
the water flow of the creek and increase its capacity dramatically, with some decent 
machines and using the correct attachments that are meant for the job, this wouldn’t be 
a big or high cost job at all, but is one that would make a huge difference in general to 
the wellbeing of the creek and the environment around it, this action in itself would 
definitely limit any possible flooding by a large amount! 
 

4.      The reason for any flooding anywhere in a creek or river is due to water not being able 
to get away quickly or quick enough to where it should be going in the right amount of 
time, so surely instead of inflicting or proposing to inflict unnecessary or undeserved 
financial and circumstantial pain on the residents of this area of Warrnambool (your 
rate payers) what you need to be looking at is all the possibilities and requirements 
necessary for this flooding to never occur in the first place, whatever your carefully 
researched decisions maybe, rather than taking an easy armchair decision of stamping a 
piece of paper to try and keep the council out of trouble and responsibility. 
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5.      Regarding the area along the Creek there is plenty of land available beside the Creek to 
enable to Creek to be both widened and deepened,  this in itself would give the creek 
increased capacity to allow for any extra volume of water it may have to channel in the 
future, this again wouldn’t be a huge job given the right machines with the right 
attachments are used, yes this would affect the wildlife in this section for a short period 
of time, however the wildlife is very adaptable and will soon come back again quickly, 
possibly more than before if the works are carried out well, this would include 
straightening of the creek which over recent years has begun to meander due to build-
up of soil/silt, straightening of the creek would help increase the flow of water meaning 
that when the water level is raised the creek is not challenged in any way to channel the 
water to where it needs to go in as quick a way as possible. Along with this Council could 
if it wishes install sides to the creek to give it more stability and help with the increased 
water capacity, another option to this would be to pipe the creek in this section and 
then make the area of ground above the pipes a nature reserve. 
 

Please could you confirm receipt of this email by return 
 
Many thanks  
 
Kind Regards 
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15th October 2021 
 
 
Warrnambool City Council 
PO Box 198 
Warrnambool 3280 
 
Dear Sir/Madam 

 
Response to the Warrnambool planning scheme amendment C205warr North Warrnambool 
flood controls 

 

I write in relation to the proposed Flood Overlay (FO) and Land Subject to Inundation Overlay (LSIO) 
changes along the Wangoom Road / Russells Creek catchment area. 

We as landowners have some significant concerns in relation to the implications of the FO and LSIO 
changes, and the impacts of current and planned development along Wangoom Road.  

We have outlined these below, and ask that council consider and respond to the issues we have raised.   

Outline of issues   

1. We are concerned about the severity of the change to overlay treatment, which is 
predominantly FO, rather than the lesser of the risk assessments of the LSIO.  These changes 
will undoubtedly have a significant flow on effect on future property/dwelling extensions, 
resale value and insurance costs going forward.  We feel that if certain risk minimisation 
strategies were employed, the FO would be more appropriate along the tighter course of the 
Russells Creek tributary, with the LSIO covering the majority of the proposed changes. 

We strongly believe it to be in the best interest of residents of affected areas to have certain 
risk minimisation strategies put in place first by council and reassess whether in fact a LSIO 
be more appropriate, rather than the significant FO.  It appears to us that the issues stem 
largely from inadequate drainage that fails to occur in a timely fashion (subsequent points 
speak to reasons for this).  

2. We are aware of a significant bottle necking of the drainage point under neighbouring rear 
access.  This impedes the volume of water that can drain over a specified time period.  
Furthermore the current natural course of the Russells creek catchment is a shallow indent in 
the ground and contains considerable plant material and weeds.   Perhaps it is appropriate to 
address this bottlenecking and lack of infrastructure along the course of the catchment? 

The ground cover that is currently inundated by low-lying water during periods of high 
rainfall is always at the rear of the property well away from any dwellings.  The zone of our 
block is admittedly adjacent to a natural formation of drainage into the catchment, but this is 
exacerbated by the above-mentioned point.   

3. Our soil type is a highly reactive clay soil, which once saturated does struggle to efficiently 
drain.  Further strain is put on the drainage capacity of our soils due to the fact of the septic 
systems everybody has in our zoning.  We have been previously informed by council that due 
to our soil type and block gradients, septic systems are in fact not suitable for use where we 
are.  Perhaps it is time to move away from septic and access main line sewerage? 

4. The subdivision across from us that has recently gone in, in conjunction with widening of 
Wangoom road to allow a turn in lane into Carmichael Road, has altered the natural flow of 
low lying water.  Previously a natural wetland existed for most of the year on the south side 
of Wangoom Road, which created a sink for water accumulating on what was previously 
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farmland.  Because of encroaching development, this natural feature no longer exists.  This 
water now falls to our block and accumulates in our front culvert and frontage.   

 The road widening was done in a way that we believe hasn’t considered the placement of our 
culvert under our driveway appropriately, and has effectively pushed water that used to lie 
much further away from us into parts of our front yard.   

We note that we have spoken with Council and Rodgers construction about this previously. 
While this did result in some minor alterations to front verge / culvert, it hasn’t resolved the 
issue. 

We think that in the course of assessing the development, this issue was not appropriately 
considered and resolved. 

Questions for council 

Can you please consider and respond to the matters raised above.  In particular: 

1. Can Council respond to our query in relation to FO/ LSIO treatment and whether 
alternatives were explored? We are interested to understand the reasons for the 
proposed treatment in light of impacts for affected landholders.   

2. Has Council obtained any submissions or suggestions that go to risk minimisation and 
are these are being considered?  

3. Can you advise whether the drainage pressure identified in point 2 above has been 
earmarked for improvement?  We believe this requires an active treatment plan in order 
to avoid damage to property and negative impacts on amenity.   

4. Per point 3 above, can you please advise whether there are plans to resolve longer term 
treatment of septic waste for properties on Wangoom Road, by facilitating access to 
main line sewerage?  If so, what is the timeline for implementation? 

5. Per point 4 above, can you please advise next steps for resolving the pressure that we 
believe to have been caused by the development along the Southside of Wangoom Road?   

We would also ask that the end result of these FO and LSIO changes in respect to time frames of 
changes and future building permit applications and requirements, be made readily available as we 
are currently considering future extensions to our dwelling. 

Thankyou for your time and consideration. 

We would welcome an opportunity to talk with Council about the matters raised, and can be contacted 
on  or by email at  
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From:  
Sent: Friday, 5 November 2021 7:51 AM
To: Julie Glass
Subject: Re: Amendment C205warr

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe. 

Ok thanks Julie. 
I was hoping to add to our submission that after the recent heavy rain last week, there was considerable back 
log of water at the culvert under wangoom road also. Perhaps this is an area that could also be reviewed to 
aid in water draining in a timely fashion. 
Thanks, and look forward to hearing back in due course. 

 
 
Get Outlook for iOS 

From: Julie Glass <jglass@warrnambool.vic.gov.au> 
Sent: Friday, November 5, 2021 7:47:31 AM 

   
Cc: Andrew Nield <ANield@warrnambool.vic.gov.au> 
Subject: RE: Amendment C205warr  
  
Good morning   
  
Thank you for your email. 
  
When all submissions on the planning scheme amendment have been received, we will commence reviewing and 
following up with landowners as required.  It is important that we do this at the close of submissions, as we usually 
find common issues have been raised by landowners that need to be considered collectively.  The closing date for 
submissions has been extended and is now 12th November 2021. 
  
Please be assured that the concerns raised in your submission will be thoroughly reviewed before being considered 
by Council.  The planning scheme amendment, including consideration of all submissions that we receive, will not be 
considered by Council until early 2022.  So we will be investigating and reviewing all submissions in the meantime.  
  
The process to amend a Planning Scheme is legislated under the Planning and Environment Act 1987.  All 
submissions must be considered by Council, before being referred to an Independent Planning Panel appointed by 
the Minister for Planning.  The Planning Panel will convene a hearing to which you will be invited to appear and 
speak to the Panel (since COVID, these hearings have been via an online platform).  Even if you choose not to 
participate in the Panel hearing, the Panel will still consider your submission.  At this point, a Planning Panel hearing 
is not anticipated to be held until April 2022, but this timing will be determined by the Minister for Planning, 
following Council’s consideration of all submissions. 
  
The Planning Panel will make its recommendations to both Council and to the Minister for Planning.  Please note 
that the Minister for Planning makes the final decision on whether to approve the planning scheme amendment or 
not. 
  
I hope this email assists in firstly assuring you that Council will consider and review all submissions thoroughly, and 
that there is then a further opportunity for you to speak to an independent planning panel if you are not satisfied 
with Council’s response. 
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Kind regards 
Julie 
  
  

From:      
Sent: Friday, 5 November 2021 7:39 AM 
To: Julie Glass <jglass@warrnambool.vic.gov.au> 
Subject: Re: Amendment C205warr 
  
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe. 
Hi Julie,  
  
When can we expect some feedback on the issues raised? 
  
Thanks,  

 
  
  

On 28 Oct 2021, at 3:24 pm, Julie Glass <jglass@warrnambool.vic.gov.au> wrote: 
  
Hi  
  
Thank you for your email.  The issues raised in your submission will be further reviewed and 
considered.  In the meantime, please see attached a letter acknowledging receipt of your 
submission. 
  
Kind regards 
Julie 
  

From: Town Planning <planning@warrnambool.vic.gov.au>  
Sent: Thursday, 28 October 2021 2:43 PM 
To: Julie Glass <jglass@warrnambool.vic.gov.au> 
Subject: FW: Amendment C205warr 
  
  
  
 
 
Town Planning |  | City Strategy & Development 
Warrnambool City Council | 25 Liebig Street Warrnambool 3280 | P.O 
Box 198 Warrnambool 3280 
T: 0355594800 | M:  |F:  | E: planning@warrnambool.vic.gov.au 
We value accountability, collaboration, respectfulness, progressiveness and wellbeing.  
Council acknowledges the Traditional Owners and Custodians of the lands on which we live 
and work and pays respects to Elders past, present and emerging. 

From:      
Sent: Thursday, 28 October 2021 2:42 PM 
To: Town Planning <planning@warrnambool.vic.gov.au> 
Subject: Amendment C205warr 
  
CAUTION: This email originated from outside of Warrnambool City Council.  Do not 
follow guidance, click links, or open attachments unless you recognise the sender and know 
the content is safe. 
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Attention to: 
 
Julie Glass 
Coordinator City Strategy 
Warrnambool City Council 
 
 
Hi Julie,  
Please find attached our submission in response to the Amendment C205warr. 
 
Thank you, 
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15th October 2021 
 
 
Warrnambool City Council 
PO Box 198 
Warrnambool 3280 
 
Dear Sir/Madam 

 
Response to the Warrnambool planning scheme amendment C205warr North Warrnambool 
flood controls 

 

I write in relation to the proposed Flood Overlay (FO) and Land Subject to Inundation Overlay (LSIO) 
changes along the Wangoom Road / Russells Creek catchment area. 

We as landowners have some significant concerns in relation to the implications of the FO and LSIO 
changes, and the impacts of current and planned development along Wangoom Road.  

We have outlined these below, and ask that council consider and respond to the issues we have raised.   

Outline of issues   

1. We are concerned about the severity of the change to overlay treatment, which is 
predominantly FO, rather than the lesser of the risk assessments of the LSIO.  These changes 
will undoubtedly have a significant flow on effect on future property/dwelling extensions, 
resale value and insurance costs going forward.  We feel that if certain risk minimisation 
strategies were employed, the FO would be more appropriate along the tighter course of the 
Russells Creek tributary, with the LSIO covering the majority of the proposed changes. 

We strongly believe it to be in the best interest of residents of affected areas to have certain 
risk minimisation strategies put in place first by council and reassess whether in fact a LSIO 
be more appropriate, rather than the significant FO.  It appears to us that the issues stem 
largely from inadequate drainage that fails to occur in a timely fashion (subsequent points 
speak to reasons for this).  

2. We are aware of a significant bottle necking of the drainage point under neighbouring rear 
access.  This impedes the volume of water that can drain over a specified time period.  
Furthermore the current natural course of the Russells creek catchment is a shallow indent in 
the ground and contains considerable plant material and weeds.   Perhaps it is appropriate to 
address this bottlenecking and lack of infrastructure along the course of the catchment? 

The ground cover that is currently inundated by low-lying water during periods of high 
rainfall is always at the rear of the property well away from any dwellings.  The zone of our 
block is admittedly adjacent to a natural formation of drainage into the catchment, but this is 
exacerbated by the above-mentioned point.   

3. Our soil type is a highly reactive clay soil, which once saturated does struggle to efficiently 
drain.  Further strain is put on the drainage capacity of our soils due to the fact of the septic 
systems everybody has in our zoning.  We have been previously informed by council that due 
to our soil type and block gradients, septic systems are in fact not suitable for use where we 
are.  Perhaps it is time to move away from septic and access main line sewerage? 

4. The subdivision across from us that has recently gone in, in conjunction with widening of 
Wangoom road to allow a turn in lane into Carmichael Road, has altered the natural flow of 
low lying water.  Previously a natural wetland existed for most of the year on the south side 
of Wangoom Road, which created a sink for water accumulating on what was previously 
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Mr. Andrew Nield

Strategic Planner

Warrnambool City Council

Dear Mr. Nield,

On behalf of my  and , we would like to make this submission to 
the “Wangoom Road North Land Use Options”

Our residence is situated at  and backs onto Wangoom Road at the point at which Russell 
Creek runs under Wangoom Road.

We were informed some time back by the SES via a door knock, that it was possible for our kitchen to be 
under a meter of water following a flood. I would to question how this level was calculated.

Also, a previous report by Connell Wagner titled ‘North East Warrnambool and North Dennington 
Structure Plans’ dated 15 June 2007, reference: 6279.01T, Revision 7, I would like to revisit the following 
points.

4.4.1 Drainage – ‘According to the study, the existing culverts under Wangoom Road are of a size that is 
inadequate to cater for flows in the 100-year ARI event. During such an event, the road overtops by 
approximately 80mm. Simplistically, the existing culverts underneath Wangoom Road may not be able 
to manage significant rain, causing Wangoom Road to effectively serve as a dam wall, water backing up 
on land north of Wangoom Road. In more extreme events, water will flow over the top of Wangoom 
Road. The report recommended that Council considers:

1. Adopting the extent of inundation shown in Figure 2 of the report for planning purposes.
2. Mitigation options along the Russell Creek tributary to reduce flows.

The report went on to suggest the size of the culverts to reduce the impact of flooding on Wangoom 
Road.

1. That three, 900mm X 900mm culverts and one, 1800mm X 900mm culvert would be required to 
prevent over topping of Wangoom Road in a 100-year ARI event

2. That two, 900mm X 900mm and two, 2400mm X 900mm culverts would be required to minimise 
inundation upstream of Wangoom Road in a 100-year ARI event

3. That two, 900mm X 900mm culverts and one, 750mm X 450mm culverts would be required 
under Wangoom Road to prevent over topping of Wangoom Road in a 20-year ARI event.’

Currently, there are two culverts under Wangoom Road that measure 900mm X 860mm.
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10.4.1 Drainage – ‘It is recommended that more detailed work be undertaken to determine the 
feasibility of draining the land north of Wangoom Road by diverting water west following Conheadys 
Road, across Mortlake Road down to the Merri River. This could potentially alleviate much of the 
overflow from the Russell Creek tributary and may also significantly reduce the likelihood of flooding of 
Wangoom Road. The investigation should be undertaken as part of a wider catchment study to ensure 
that a broader scenario is considered’

Works that have been undertaken in the area have included the upgrading of Wiggs Lane, works 
included the upgrading of the culverts under Wiggs Lane. The water that travels under Wiggs Lane is the 
water that runs from a catchment area that was drained some years back, no retention of water or 
slowing down of the flow is possible due to the drains.

This water adds to the flow at Wangoom Road.

Water to the north of Wangoom Road can run two different directions. One flow is to the south, which 
is the Russell Creek flow, the second path is to the west along a gazetted road, unmade, a continuation 
of Conheadys Road. Water from this flow continues under Mortlake Road and into the Merri River. 

Summery: Our submission would like to question the use of directing water to the Merri River via a drain 
along Conheadys Road. This would help mitigate the amount of water making its way south and into 
Russell Creek. This would also lessen the amount of water at the under-size culverts under Wangoom 
Road. The draining of the dam on the east side of Wiggs Lane and the upgrading of the culverts under 
Wiggs Lane have added to the water making its way to the Wangoom Road culverts into Russell Creek. 
We have no issue with the area being developed and we understand that drainage is part of this 
development, but works in the past have added to this problem and overlaying a flood zone on the area 
and restricting development, we feel is not the answer. Utilizing Wangoom Road as a water retention 
wall is not a future fix but an easy way to fix issues that are the outcome of previous works.

Please accept this submission from 

 

08-11-2021
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 3280. 

Warrnambool City Council
25 Liebig Street, Warrnambool 3280
Town Planning / City Strategy & Development

Att: Julie Glass - Coordinator

Dear Julie,

Re -- Submission for Amendment C205 - closing 12th NOVember 2021

Further to my providing my aerial video of our lans Road property and surroundin /L
has owned our land for the past 48 years and has maintained and upgraded the drainage system for rain

waters coming from the North and North / West of our property running through our property with an
efficient flow out to the under Wangoom Road old antiquated 2 x 900 x 900 square designed culvert
system.

(Photos attached) as Warrnambool City Council is aware I have raised the matter of updated this culvert

system as recommended by previous WCC engineers reports by Connell Wagner and GHD water
resources engineers back in 2006 and prior by Connell Wagner who both had identified the problem
with the Wangoom Road culverts and both recommending an upgrade with extra culverts be added
(copy of the GHD 2006 REPORT attached).

I have always believed that our lans road properties have been used as a retention basin which was

evident when the $3 million mitigation works were completed on the South side of Wangoom Road with
no consultation with property owners on the North Side of Wangoom Road. South side of Wangoom
Road has seen ongoing plus further future residential estates development planned for the South and
Eastern sides of Wangoom Road plus over the years residential housing has developed on the Northwest

side my view is the lack of planning for an upgrade to the Wangoom Road culverts to alleviate a one in
So years or one in 100-year flood remains a concern with myself and other landowners in the area.

My reasoning of example is if these 2 culverts in say a flood situation were blocked in some way as per
part of the cause that happened in the 1946 flood when a haystack went down the Merri River caught at
and blocked at the Caramut Road Bridge causing a huge water backup it would create a flooding
problem for the immediate Wangoom Road constructed houses.

Should you or any other person / persons require a tour over our property for further drainage
understanding I am happy to assist.
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22"d March 2007

Dear Councillors

The attached documents are a summary of our application for a dwelling house to be
constructed on 

I believe this application has not been processed and dealt with in the correct manner
I seek your assistance and input to bring this matter to an end by having a just and
equal Permit issued for our property.

I am available to speak with and discuss any part of the attached material by phoning
 or my office on 

Yours 
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21st March 2007

Warrnambool City Council
25 Liebig Street
WARRNAMBOOL

Attention - Mr Matt Kirby, Executive Manager - Development Services
The Mayor, Councillors and Council Officers

Dear Matt,

Re: New House Development on Lot 17 Wangoom Road, Warrnambo l

I thank you for following up by phone on (19/03/07) re my enquiry regarding the Planning Permit issued for
Lot 17 last week to the land own  stin, as stated in my follow up letter on the 19/03/07 which

you had not received a copy of at the time but had been notified verbally by Julie Perry of my concern as to
a Building Permit being issued for Lot 17.

You stated that you went out and inspected the Land on 19/03/07 and found it was not close to a water

course which could effect the land by flood water, I asked the question had any Levels or Engineers Flood
Modelling been carried out in this area which you stated there were none available or had not been carried

out and that land was suitable to re-issue another Building Permit on and no mention of the 34.6AHD was
given to the landowner in the permit

I again inspected the vacant land adjoining Lot 17 which I have been told is owned by the Warrnambool City
Council and known as the old pound site now leased urke for his horses. I photographed the

open drain running from East West Culverts off Wangoom Road from top of Wrights Road down over the

road reserve heading North West through the adjoining Council owned land close to the North East rear
boundary of Lot 17 this drain runs through to and under Crothers Road then into a holding pond then out

and under the Hopkins Highway and down to the Merri River.

This open drain is the only main rain water run off outlet for the immediate land area blind Freddy can see
this .I have attached an Area Plan and Photographs for the Councils file which firmly reinstates my belief
that two sets of rules are being applied for our land as against other surrounding properties.

I cannot understand the Warrnambool City Councils infrastructure Services Department not engaging the
Melbourne based Engineering Consultants GHD to take Contour Levels for this end of Wangoom Road

which would be at least 5-6metres lower than our land, as the opposite land on the south side of Wangoom
Road sits at approximately 26.9AHD the opportunity to take these Contour Levels and Inundation Modelling
last year through GHD represents a bad waste of rate payer's funds seeing they were already working in
the nearby area at the end of lans Road. I also attach photographs of further drainage work being carried

out on our property today to ensure consistent water flow and no inundation occurring on our property.

Please note - No response by you or Peter Robinson as to my letter dated 27/02/07 has been received.

Again l make myself available for an onsite inspection with any of the Councils Officers or Councillors
themselves. Please notify all, of my offer I can be contacted  580.
I assure you this matter is not going away.
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19th March 2007

Warrnambool City Council
25 Liebig Street
WARRNAMBOOL 3280

Attention: Mr Peter Robinson, Executive Manager - Infrastructure Services
Mr Matt Kirby, Executive Manager -Development Services
Mayor Mr Lindsay Merrett & City Councillors

R E: PL ANNING PERMIT NO P2006 -130 FOR 94 IANs ROAD (CA53) WANGOOM

I wrote to you on the 27/2/2007 regarding the way our permit was dealt with and the issued
Permit Conditions, as yet I have not received a reply either by phone or letter form from the
Warrnambool City Council Planing or Infrastructure Officers within this 29 day period.

This morning on Lot 17 Wangoom Road, builders Bryan & Petersen Homes commenced
excavation work to prepare a concrete slab for a new house to be erected for the owne  &

 I was told that a new renewed permit was issued last Wednesday 14/3/2007 for the
construction of their house which required it to be only 600mm from natural ground and there
was no mention of the 34.6 AHD height factor I have raised this issue with the builders who state
that due to a New Permit being issued last week the Warrnambool City Council had the
opportunity to amend, change or include the height factor in the New Permit I in turn pointed out
our Permit Requirements which they believed unreasonable further they stated that a waffle
concrete slab is more stable in the Wangoom Road area than stumps.

As I pointed out in my 27/2/2007 letter I had prepared the ground on the same basis as what our
engineer advised.

It now appears to me that we are being discriminated against, as Lot 17 Wangoom Road is the
lowest level point and the difference in the required building level of 600mm against our required
1.13mm level on stumps is unjust.

I now request the Planning Department and Infrastructure Department to reassess Planning
Permit P2006-130 and issue an amended Permit with the same ground height level of 600mm on
a waffle concrete slab for the dwelling and the separate detached garage/workshop at a ground
height level of 150mm on a concrete slab. Again I am available to meet and discuss any of the
above by phoning my mobile o   or my 

P.S. A fair consistency wouJd-be-appreciated.
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. Planning and Environment Regulations 2005 Form 4

P N GNIN Permit No.: P2006-130
Planning Scheme: Warrnambool

PERMIT Responsible Authority: Warrnambool City
Council

Crown allotment 53 Section D Parish of

ADDRESS OF THE LAND: Wangoorn94 lans Road, Warrnambool.

THE PERMIT ALLOWS: Construction and Use of Dwelling and
detached Garage in accordance with

endorsed plans.

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT

1. Before the development start, amended plans to the satisfaction of the
Responsible Authority must be submitted to and approved by the
Responsible Authority. When approved, the plans will be endorsed
and will then form part of the permit. The plans must be drawn to
scale with dimensions and three copies must be provided. The plans
must be generally in accordance with the plans submitted with the
application but modified to show:

3 (a) The finished floor levels of the dwelling/other structure must be
a minimum of 300mm above the applicable flood level for the
property which is 34.6 metres AHD.

(b) The finished floor level/surface level of the new garage/vehicle
parking area must be a minimum of 150 mm above the
applicable flood level for the property which is 34.6 metres AHD.

(c) The construction of buildings must be of stumps and
perimeter walls provided with adequate open area to allow free
flow of water underneath the building to the satisfaction of the
Responsible Authority.

2. All stormwater drainage must be retained on site to the satisfaction of
the responsible authority.

Date Issued: 25th September, 2006 Signature for the Responsible Authority:

Note: Under Part 4, Division lA of the Planning and
Environment Act 1987, a permit may be amended. Please
check with the responsible authority that this permit is
the current permit and can be acted upon.
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Tuesday 27th February, 2007

Warmambool City Council
25 Liebig Street
WARRNAMBOOL VIC 3280

Attention: Mr Peter Robinson
Executive Manager - Infrastructure Services

Dear Sir,
Re: Planning permit no P2006-130 for 94 Ians road, Wangoom- (CA.53)
Planning permit issued by WCC on 25/09/2006
Planning permit fee paid $430.00 on 21/06/2006

As stated previously I write in response to the permit conditions that apply with the issued
planning permit.

Firstly I point out that communications with the town planning officer Mr. Kola Ewedairo
was very diffeult due to his lack of english understanding. I made numerous attempts to have
an on site meeting with Kola who refused and wanted to inspect the property by himself.
Our application was submitted by Greig Powers Building Services on 21/06/2006.

I recieved a letter from him on the 07/07/2006 which as requested I supplied a copy of title
and topped up the application fee by $10.00, as we were not told of the increase in the fees.
Further, he stated that we must prepare an all weather road on the Government road as per
clause 35-01-2. I spoke by phone with him to clarify his requirements and standard of work. I
then engaged Keanes Civil Contractors to carry out the required road works and drainage
culverts at my own expense. On 27/07/2006 he phoned and requested I supply photographs
and quote for the construction of the government road which was forwarded to him.

Engineer Barry Wilson inspected the site and also took soil samples. He advised that it would
be prudent to excavate 400mm deep the areas of the planned house and garage all the top soil

and replace it with compacted Davidson Quarry Tower Hill Tuft, which I agreed and duly
notified Kola by phone this work was carried out by the contractors as specified.

Kola inspected the site and phoned my office that day to explain the he knew the work was
being carried out and that he witnessed the tractors working. (Grader and Kato excavator,
trucks.)
I assured him that the work would comply or be better than he requested.

The work was completed on Monday 14/08/2006. I paid Keane Civil $27,394.95 on the
18/08/2006.
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From the 14/08/2006 to the 18/08/2006 I phoned Kola and tried to meet on site with him to
verify and approve the completed works, finally through frustration I contacted Paul Cughley
of WCC, who responded immediately and met on site at 3.30pm of the 18/08/2006 where by
approving the road work and house/garage base work, I believe he then went back to the
council offices and E-mailed you to notify you that he was very satisfied with the ground and
road works. I gave him a copy of the work schedule, which I believe was over and above the
requirement. I also point out that at no time during any phone conversation, my attendance at
the planning front counter or in his writen letters had he made mention of any AHD level or
height factor for the proposed buildings. (As a concrete slab was always planned.) I spoke
with Kola on the 12/07/2006, 13/07/2006 as a follow up on my application.

The permit issued on the 25/09/2006 was in stark contrast to what I was lead to believe could
be constructed on our property.

You can recall a meeting at Council Offices organised by Tom Lindsay regarding the
Northern Corridor Development. You were present along with Matt Kirby and Neil Allen,
Brendan Howard, Peter Prominitz. At that meeting I notified you all that we had an
application in on Lot 53 to construct a dwelling handing over ariel photographs. Following
that meeting you arranged with GHD to prepare contour levels on our property without you
notifying myself of their entry to our property. As pointed out in my recent letter to Matt
Kirby and also stated at the meeting that I would arrange the surveyor Allan Simpson to
prepare accurate contours which was what he did by GPS.

The modelling carried out by GHD has identified the culverts under Wangoom Road to be
totally inadequate. I have spoken with Ron Mason of Connell Wagner Consultants who
suggest that if the identified inadequate under Wangoom Road culverts were to be replaced by
adding the further culverts then this would alleviate and relieve inundation from a wet year on
our property as I have stated to them and Matt Kirby. I believe the WCC has been put on
notice to best practice and immediately respond to the stated required culvert replacement to
work in with the noted required culvert work under Mortlake as the standard article mentions
in Todays paper. The Wangoom Road tributary running into Russells Creek is just as
important in forming proper drainage outlets for all landowners south and north of Wangoom
Road.

As my prepared contour map shows the intended house site level stands at 33.77m requiring
the house to be built 1.13 metres from the current ground height. (34.6AHD plus 300mm to
34.9m)

The Garage will be an uninhabitable building therefore I cannot see any reasoning for it to be
150mm above 34.6m. AHD. Let alone be built on stumps as clause 1-(c) states. I believe a
concrete slab floor on the completed base would be sufficient. Please note an underground
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power pit is at the gate clause 5. I have had a water bore drilled on the property and intend to
install 2 large rain water run off storage tanks clause 4.

I still believe that a concrete slab base would be more suitable for this site given the
preparation work I have completed. Barry Wilson the engineer believes it to be more suitable
than stumps on this site as the only issue is with some possible inundation build up on our
property. I have now engaged contractors to grade wider and deeeper the tributary drains
running through our property, last year I improved the culvert drains coming out of our
property heading towards the culverts under Wangoom Road by a double up of culvert drains
which will clear drainage water more efficiently and faster from our land should there be a
wet year occurance. I now request Warrnambool City Council to act immediately and
incorporate the extra culverts required under Wangoom Road to be included within the
drainage works under Mortlake Road. Please forward this letter onto Lindsay Merritt, Neil
Allen and Warrnambool City Councillors as due notice of my concerns to address the
identified drainage problem, through your GHD report, please note, I have made every effort
to have (controlled water flow through our property)

I enclose a copy of the house plan and other relevant copies of sent letters for your total
understanding of my permit concerns and the associated costs I have incurred. I would
appreciate a meeting with you to discuss any of the above content to enable us to get on with
our house/garage construction. I await your reply. I can be contacted at all times by phoning
my office 
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Our Ref: P13-01-04-NEW

21 February 2007 iA R R N A M ß () () L

 VIC 3280

North East Warrnambool Structure Plan
Land North of Wangoom Road

I refer to your correspondence of 14 February 2007 in response to our meeting of 13
February 2007. 1 once again thank you for your attendance at that meeting and the
subsequent correspondence both productive in relation to the resolution of the matters
affecting the final outcome of the North East Structure Plan process.

As was noted at that meeting, I have met with Connell Wagner about the best way to
approach some of the issues still affecting the site. For your information, it was resolved
that all parties were in favour of retaining the subject land within the designated structure
plan area. It was noted that the structure plan, as a strategic document was able to
prescribe this as a preferred outcome, with the content of the document prescribing that
further drainage investigation will be required for the area. It was agreed however that a
drainage outcome is possible, and although the details of such are not available at
present, this would not impact upon the consideration of this land within the second
stage of release as has always been the expectation.

The consultant is presently representing a number of minor alterations to the structure
plan to accommodate a number of matters required to resolve the plan to the optimum
satisfaction of most parties, it being expected that the final draft will be available for
checking in approximately 3-4 weeks. Once this draft has been confirmed, a copy will be
forwarded to affected parties including yourself for information.

I thank you for your assistance on this matter and apologise for any concern caused by
our conversation. I am confident we can over time find a mutually agreeable outcome
for this land.

Should you have any further queries on this matter, please contact myself through
Development Services Administration on 5559 4800, or directly by email
mkirby(alwarrnamboolvic.gov.au.

Yours Sincerely

Matt Kirby
Executive Manager Development Services
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Warrnambool City Council
Mr Matt Kirby - Town Planning
25 Liebig Street
Warrnambool 3280

Attention: Mr Matt Kirby WCC Town Planning Officer and
Connell Wagner Consultants - Noel Matthews

Dear Matt,

RE: Northeast Structure Plan - Our meeting at the WCC office
yesterday 13* February 2007.

Regarding our land north of Wangoom Road as part of the Northeast structure plan being part of
Warrnambool's overall strategic town plan.

I address this letter to you as planning officer for the WCC also to the consultants Connell Wagner for
further consideration to be implemented in the new study. Following our meeting yesterday I now have
major concerns as to which way the WCC and Connell Wagner consultants intend to treat our land for
Drumoak P/L and all other landholders on the northern boundary of Wangoom Road. In particular our
land which makes up approximately 20% of the area which has been identified to be included in a future

plan for rezoning to residential one and notably advertised as such.

As I stated to you yesterday throughout our meeting it appeared the WCC is now looking for a back door
to not include the northern side of Wangoom Road into their structure plan and agreed by you, having said
by you that our land is holding up the planning process and that they needed to move on only with the

southern side of Wangoom Road.

However leaving the door open as a possible stage 2 to evaluate and revisit our land in the future with no
time frame given. You further stated you are to have a meeting in Melbourne on Friday 16/2/2007 with the
consultants Connell Wagner and would discuss the issues with drainage on our land which has now been
identified and assisted by myself at past meetings to address the drainage flow through our property

shown as a tributary on plan that runs out and under Wangoom Road into the shown start of Russell's
Creek.

As there now appears to be pressure from the landholders with the areas bounded by Aberline Road,
Whites Road, Mortlake Road and South of Wangoom Road to get on with rezoning of their land to make
up the shortfall and development of residential block land supply for Warrnambool.

My submission to the land WCC strategic plan study on August 2005 and copy given to Connell Wagner
suggested and showed that upto 70% of water flow through our property could easily be diverted by way
of a new drainage scheme pipeline running east to west from Wiggs Lane to Mortlake Road then down

Warrnambool City Council
Agenda for Scheduled Council Meeting Attachment 7.5.1

7 February 2022
Page | 176



direct into the Merri River. This line could also pick up water flow from the Bushfield side
from Springflat Road through Gapes and Conheady's properties which in turn would take enormous

pressure and water flow from the Russell's Creek system and help alleviate flooding problems on the
south side of Wangoom Road which may occur in a wet high rainfall year.

I believe the focus on our land has been brought to attention by my application to the WCC for planning

approval to construct a new home on Lot 53 which has been approved subject to the height factor being
1.2 meters above the AHD being 34.6 meters. As happened in September 2006 the WCC sought to have
their own levels taken on our property by GHD without my knowledge and approval to enter into and on
our land. If I had been notified I could have saved the WCC and ratepayers this expense as I already had
engaged surveyor Mr Alan Simpson to carry out by GPS a full level survey on site contours report by 2m
intervals (A4 copy attached).

As previously pointed out over the past 18 months we have spent $40,000 on road and drainage works
within our propeny this had been inspected and approved by WCC engineer - Mr Paul Cugley.
Warrnambool City Council has not been asked for any part payment towards those costs. I further point
out that the WCC (funded) report by GHD into the flood inundation which their model has shown could
happen in a one in a hundred year flood in our area strongly points out that immediate action should be
taken by WCC to increase the now in place two 900 X 900 culverts under Wangoom Road to the
recommended sizes shown in the attached report. Perhaps it would be wise to look at the larger picture and
install a large round via duct type culvert which could include a walk way under Wangoom Road forming
pait of the proposed walk trail however as I see it the WCC has been put on notice to upgrade the
Wangoom Road culvert which I do point out they have not been maintained for many years as attached

photographs show that if there is a wet year in the near future and these culverts block they will cause
inundation and flooding to our land and the now existing housing in that area.

Please note I am not being cynical about any of the above content as I have always been totally forward
and transparent with any issue regarding our property or the surrounding area. We have owned this
property since January 1979 and know it backwards I have yet to see any resemblance of proof as to the
modelled inundation report given by GHD of which I am critical of. (See Alan Simpson letter).

Matt you stated to me at our meeting yesterday that you would reply to me within 2 weeks of Friday's
meeting with Connell Wagner. I request you as the planning officer at WCC along with Connell Wagner
consultants give this matter of withdrawing our property from the structure plan serious consideration as I
believe the north side of Wangoom Road should still remain within this plan and viewed as the larger

picture for the future given the rapid growth in Warrnambool's northern corridor.
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Planning and Environment Regulations 2005 Forrn 4

PLANNING '°'°'*"° *°°'¯'*°Planning Scheme: Warrnambool

PERMIT Responsible Authority: Warrnambool City
Council

Crown allotment 53 Section D Parish of

ADDRESS OF THE LAND: Wangoom94 Ians Road, Warrnambool.

THE PERMIT ALLOWS: Construction and Use of Dwelling and
detached Garage inmccordance with

eddorsed plans.

THE FOLLOWING CONDITIONS APPLY TO THIS PERMIT

1. Before the development start, amended plans to the satisfaction of the
Responsible Authority must be submitted to and approved by the
Responsible Authority. When approved, the plans will be endorsed
and will then form part of the permit. The plans must be drawn to
scale with dimensions and three copies must be provided. The plans
must be generally in accordance with the plans submitted with the
application but modified to show:

(a) The finished floor levels of the dwelling/other structure must be
a minimum of 300mm above the applicable flood level for the
property which is 34.6 metres AHD.

(b) The finished, floor level/surface level of the new garage/vehicle
parking area must be a minimum of 150 mm above the µ.1
applicgble flood level for the property which is 34.6 metres AHD.

(c) The construcZion of buildings must be of stumps and
perimeter walls provided with adequate open area to allow free
flow of water underneath the building to the satisfaction of the
Responsible Authority.

2. All stormwater drainage must be retained on site to the satisfaction of
the responsible authority.

Date Issued: 25th September, 2006 Signature for the Responsible Authority:

Note: Under Part 4, Division 1A of the Planning and
Environment Act 1987, a permit may be amended. Please
check with the responsible authonty that this permit is
the current permit and can be acted upon.

Page 1 of 2
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Planning Permit NoF.2006-130

3. All effluent must be retained on site via the a septic tank to the
satisfaction of the Responsible Authority in accordance with the Code
of Practice - Septic Tanks 2003. A new Septic Tank permit must be
obtained from Council's Environmental Health Officer.

4. The dwelling must be connected to a reticulated potable water supply
of have an alternative potable water supply with adequate supply for
domestic use as well as for fire fighting purposes to the satisfaction of
the Responsible Authority.

5. The dwelling must be connected to a reticulated electricity supply or
have an alternative energy source to the satisfaction of the Responsible
Authority.

6. The external surfaces of the approved building must be non-reflective
to the satisfaction of the Responsible Authority.

7. The area under the building shall remain 'firee frgm obstruction at all
times.

8. The area under the building shall be sloped so that water does not pool
under the dwelling.

9. Any fencing on the property shall be of an open style that would not
obstruct the conveyance of flood water across the property, for example
post and wire fencing or open pool fencing.

Expiry of permit:
In accordance with section 68 of the Planning and Environment Act 1987, this permit
will expire if one of the following circumstances applies:

- The development is not started before 25th September 2008.
. The development is not completed before 25th September 2010.
In accordance with section 69 of the Planning and Environment Act 1987, the
responsible authority may extend the periods referred to if a request is made in
writing before tlÉe permit expires, or within three months afterwards.

Date Issued: 25th September, 2006 Signature for the Responsible Authority:

Note: Under Part 4, Division lA of the Planning and
Environment Act 1987, a permit may be amended. Please

check with the responsible authority that this permit is -the current permit and can be acted upon. ,
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Page 1 of 1

From: "  u>

>
Sent: Tuesday, 21 November 2006 12:42 PM
Attach: 1576_WANGOOMROAD_211106.zip
Subject: Wangoom Road Warrnambool - current survey detail

Joanna,
 has discussed with you recently the flood levels issue for land

adjacent to Wangoom Road to the north of Warrnambool. He has asked that
we forward to you copies of our recent survey plan that indicates current
ground levels. We attach a ZIP file that contains a number of files in PDF
format. The file prefix 1576 is the land that Brian has interest with, file with
prefix 1586 is an adjoining portion of land owned by Bishop, and files with
prefix 1590 is works undertaken for Wannon Water for lands to the south of
Wangoom Road. The survey works for thse files were all undertaken at the
one time using GPS RTK techniques and using a number of registered ground
datum marks as datum. We would fully expect that any measured point using
this technique should be accurate to +/-0.02m vertically when compared to the
datum points used. Likely accuracy will be better than that. The spacing of
measured ground points and the general uniformity of the ground surface
should allow for contours to be reliably derived to say +/- 0.10 metre
accuracy. File with prefix 1224 is an older file for a subdivsion proposal that
has been completed. My understanding there is that the adopted flood level
accords closely with the east most boundary of the lots which at the northerly
corner is approximately 1.2 metres above the centre line of the shallow creek.

Given the accepted situation to the south from Wangoom Road, at file 1224,
and with past local knowledge from long time residents of the area of the 1946
flood events (discussed with the 1224 application), and unless the Wangoom
Road road pavement causes a massive daming effect, it seems inconcievable
and nonsensicle to me that for the flatter areas of land to the north of
Wangoom Road of interest to Mr Hancock that the land be shown with a flood
level some 1.3 metres above current ground levels. I truly wonder what
authentication processes were undertaken when the current modelling was
undertaken and whether that modelling was ever critically appraised.

I trust that this supplied information may assist.
Regards

21/11/2006
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CUENTS PEOPLE PERFORMANcE

27 September 2006

Mr Peter Robertson our ref: 31/16989/122792Warrnambool City Council . Your ref:25 Liebig Street
WARRNAMBOOL VIC 3280

Dear Peter

Russell Creek and Merri River Floodplain Management Plan
Mitigation Option for Russell Creek Tributary between Warigoom Road and Wiggs
Lane

The following presents the investigation undertaken to determine the size of culverts required under
Wangoom Road to reduce the inundation extent for the Russell Creek tributary between Wangoom Road

and Wiggs Lane. This letter should be read in conjunction with our letter dated 24 August 2006, which
describes the work undertaken to determine the 100 year ARI inundation extent. A copy of that letter is

attached for your convenience.

1 Introduction
Warrnambool City Council commissioned GHD on the 1 September 2006 to determine the size of

culverts required under Wangoom Road to reduce the inundation extent for the Russell Creek tributary
between Wangoom Road and Wiggs Lane. The investigation had three objectives, namely the:

Size of culverts required under Wangoom Road to prevent over topping of Wangoom Road in a
100 year ARI event;

Size of culverts required under Wangoom Road to minimise inundation upstream of Wangoom Road
in a 100 year ARI event; and

Size of culverts required under Wangoom Road to prevent over topping of Wangoom Road in a
20 year ARI event.

This investigation follows on from a study undertaken by GHD in August 2006. The August 2006
investigation details the work undertaken to produce an inundation extent for the 100 year ARI event.
The HECRAS model set up for the August 2006 study was used for this investigation.

2 Methodology and Result
As mentioned above, the HECRAS model established in August 2006 between Wiggs Lane and
Wangoom Road was used "as a starting point" for this investigation. To model the three objectives listed
in Section 1, the HECRAS model established in August 2006 was modelied with a combination of

culverts until the objectives were met. It was assumed that Council would keep the existing (2 No. 900 x
900) culverts in place and add additional culverts, as required. Also a model was also set up with no

road (Wangoom Road) in place (Option 1 in Table 1) to represent pre-existing conditions. The 100 year
ARI flow entered into HECRAS was 19m3/s and the 20 year ARI flow entered was 9 m3/s. The results

are listed in Table 1.

EX LI ING
2005

GHD Pty Ltd ABN 39 008 488 373 Level 8, 180 Lonsdale Street Melboume VlC 3000 Australia
T 61 3 8687 8000 F 61 3 8687 8111 E metmailOghd.com.au w www.ghd.com.au
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Table 1 HECRAS Results

Option Culvert Waterway Upstream Comment
No. Arrangement Area (m2) Water Level

During 100yr
ARI Event
(mAHD)

1 No Culverts - 33.35 No Road (Wangoom)
2 2 No. 900 x 900 1.62 34.64 Existing conditions.

Road overtops'in 20 year ARI event
by 23 mm.

Road overtops in 100 year ARI event
by 100 mm

3 2 No. 900 x 900 1.96 34.64 No overtopping of road in 20 year
1 No. 750 x 450 ARI event. Road overtops in 100 yearARI event by 80 mm

4 3 No. 900 x 900 4.05 34.46 No overtopping of road in 100 year

1 No. 1800 x 900 ARI event
5 2 No. 900 x 900 5.94 33.35 Upstream water level the same as

2 No. 2400 x 900 Option No. 1 (No Road)

The results from Option 5 (2 No. 900 x 900 and 2 No. 2400 x 900) were then plotted to produce a
100 year flood extent between Wangoom Road and Wiggs Lane. Figure 1 shows the existing conditions
(Option 2) inundation extent compared with the inundation extent for Option 5 (2 No. 900 x 900 and 2 No.
2400 x 900).

2.1 Discussion
A number of combinations of culverts would be possible to achieve the required objectives listed in
Section 1. The important aspect is the waterway area.

Even with an additional 2 No. 2400 x 900 culverts (Option 5) in place, which gives the same flood level

as existing conditions, Figure 1 shows that the inundation extent is still significant, compared with
existing conditions (Option 2). With a flow of 19 m3/s for the 100 year ARI event, the Russell Creek
tributary is unable to contain the flow within the tributary. Approximately 100 m downstream of Wiggs
Lane flow breaks out of the tributary and flows in a westerly direction. In order to be appropriately

conservative, it was assumed all flow proceeds generally south towards Wangoom Road. A limit of
mapping is shown in this location as the HECRAS mode! is unable to model two dimensional flow, we
are therefore unable to estimate the flow that "spills" to the west.

From the HECRAS modelling GHD found that, increasing the number of culverts under Wangoom Road

to anything greater than an additional 2 No. 2400 x 900 culverts (Option 5) would not reduce the
inundation extent upstream of Wangoom Road during the 100 year ARI event. With an additional 2 No.
2400 x 900 culverts, according to the modelling, the water level upstream of Wangoom Road is the same

as Option 1 i.e. with no road in place.

31/16989/122792 2
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It is important to note that a high velocity of 2.5 m/s was modelled downstream of the proposed additional
2 No. 2400 x 900 culverts (Option 5). This indicates that scour protection is required downstream of
Wangoom Road.

With an additional 1 No. 750 x 450 culvert placed (Option 3) under Wangoom Road, the modelling
indicates that water does not overtop the road during a 20 year ARI event. With an additional 1 No. 750

x 450 culvert in place the modelling indicates that Wangoom Road is overtopped by approximately
80 mm during a 100 year ARI event.

To prevent overtopping of Wangoom Road during a 100 year ARI event 3 No. 900 x 900 culverts and .
1 No. 1800 x 900 culvert is required (Option 4). The inundation extent shown in Figure 1 for existing

conditions is similar to the extent for Option 4.

3 Conclusion
It is concluded that:

The size of culverts required under Wangoom Road to prevent over topping of Wangoom Road in a

100 year ARI event are 3 No. 900 x 900 culverts and 1 No. 1800 x 900 culvert (total waterway area
4.05 m');

The size of culverts required under Wangoom Road required to minimise inundation upstream of
Wangoom Road in a 100 year ARI event are 2 No. 900 x 900 (existing) and 2 No. 2400 x 900 culverts
(total waterway area 5.94 m2); and

The size of culverts required under Wangoom Road to prevent over topping of Wangoom Road in a

20 year ARI event are 2 No. 900 x 900 culverts and 1 No. 750 x 450 culvert (total waterway area
1.96 m2). With this option the road is overtopped by approximately 80 mm during a 100 year ARI

event.

If you have any queries in relation to this letter please do not hesitate to contact either myself or
George Mallory on 

Yours sincerely

(

Attachments: Figure 1
GHD Letter dated 24 August 2006
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24 August 2006

Mr Peter Robertson our ref; 31/16989/121657Warmambool City Council Your ref:25 Liebig Street
WARRNAMBOOL VIC 3280

Dear Peter

Russell Creek and Merri River Floodplain Management Plan
Inundation Extent of Russell Creek Tributary between Wangoom Road and Wiggs
Lane

The following presents the 100 year ARI inundation extent for the Russell Creek tributary between
Wangoom Road and Wiggs Lane. This letter details the work undertaken to obtain the 100 year ARI
inundation extent.

1 Irítroduction
Warrnambool City Council commissioned GHD on the 1 August 2006 to extend the 100 year ARI
inundation extent of the RusseII Creek tributary between Wangoom Road and Wiggs Lane. Figure 1

shows the location of the Russe!I Creek tributary.

This investigation follows on from a study undertaken by GHD in April 2003 and December 2003. The
April 2003 investigation was on the Russell Creek Tributary between Whites Road and Wangoom Lane,

refer to Figure 1. The December 2003 investigation was a flood study of the Merri River and Russell
Creek.

For the December 2003 investigation a RORB model was established to model flows along Russell
Creek. This RORB model was used in the April 2003 study (RORB model established before report

produced) to establish flows along Russell Creek. The Russell Creek tributary forms a part of the RORB
model.

In the April 2003 investigation a HECRAS model was established between Whites Road and Wangoom
Road. The flows entered into the HECRAS model were those established using RORB. Flood inundation

extents were determined using the HECRAS model. Flood inundation maps were then produced using
the results from the HECRAS model

in December 2005 GHD produced a draft Floodplain Management Plan for Russell Creek and Merri
River. For the 2005 work, the RORB model established in 2003 was modified to allow for proposed
future development of the catchment. The RORB model, as modified in 2005 was used in this
investigation.

For a full explanation of the previous modelling undertaken the readér is referredjo GHD April 2003,
December 2003 and December 2005.

au
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2 Inputs
To undertake this analysis the following inputs were required:

The RORB model modified in 2005, with "proposed development"

Terrain data comprising 0.25m contours were supplied by the Warrnambool City Council on the
3 August 2006;

A HECRAS model of the Russell Creek tributary between Whites Road and Wangoom Road

established by GHD in 2003: and

Culvert information under Wangoom Road. This information was supplied by the Warrnambool City
Council on the 16 August 2006. There are currently 2 No. 900 x 900 mm box culverts under
Wangoom Road.

3 Methodology and Result
The RORB model established in 2005 for the Floodplain Management Plan was used as a starting point
for this investigation. The RORB model established in 2005 was for the "proposed developed"

conditions. The 2005 RORB model was modified for this study such that flows could be extracted at
Wiggs Lane, refer to Figure 1. Flows were required at Wiggs Lane as input into the HECRAS model (see
below). The flow extract from the modified 2006 RORB model at Wiggs Lane was 19 m3/s for the 100

year ARI event. This value allows for the proposed development in the catchment but no attenuation.

A HECRAS model was established between Wiggs Lane and Wangoom Road. Cross sections were

extracted from the terrain data supplied by the Warrnambool City Council. Cross sections were placed at
approximately 50 m spacings. A Mannings n value of 0.035 was used in the channel and on the
floodplain. A Mannings n value of 0.035 within the channel represents a channel with weeds and pasture

on the floodplain.

The tallwater level in HECRAS was set as 32.53 mAHD. This level was taken from the previous work

undertaken by GHD.

The results from HECRAS were then plotted to produce a 100 year flood extent between Wangoom
Road and Wiggs Lane. Figure 2 shows the inundation extent.

3.1 Discussion
The inundation extent shown is significant. With a flow of 19 m3/s the Russell Creek tributary is unable to

contain the flow within the tributary. Approximately 100 m downstream of Wiggs Lane flow breaks out of
the tributary and flows in a westerly direction. In order to be appropriately conservative, it was assumed

all flow proceeds generally south towards Wangoom Road. A limit of mapping is shown in this location
as the HECRAS model is unable to model two dimensional flow.

Also the HECRAS model shows that during the 100 year ARI event water will "back up" approximately
500 m upstream of Wangoom Road, increasing the flood extent upstream of Wangoom Road.

31/16989/121657 3
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Even though HECRAS is conservative because flow is not "lost" from the system, i.e. the flow entered at
the upstream end of the model is the same everywhere along the length of the channel, the culverts

under Wangoom Road (2 No. 900 x 900 mm box culverts) appear to be undersized to carry the 100 year
AR1 flow i.e. Wangoom Road overtops by approximately 80 mm and the flood level is 2 metres lower on
the downstream side.

It is advisable that the Warrnambool City Council consider mitigation works along the Russell Creek
tributary to alleviate the extent of flooding in the 100 year ARl event. Two options the Warrnambool City
Council may consider are to:

Increase the capacity of the Russell Creek tributary possibly by the provision of a constructed drain;

and

Increase the capacity of the culverts under Wangoom Road, or provide a floodway over Wangoom
Road. With a floodway, the flood safety risk would need to be considered.

4 Conclusion
It is concluded that

The Warmambool City Council adopt the extent of inundation shown in Figure 2 for planning

purposes; and

The Warrnambool City Council consider mitigation options along the Russell Creek tributary.

If you have any queries in relation to this letter please do not hesitate to contact either myself or
 

Yours sincerely

Attachment: Figure 2

31/16989/121657

Warrnambool City Council
Agenda for Scheduled Council Meeting Attachment 7.5.1

7 February 2022
Page | 192



n

a

RD

. .. ... .. -i.-w.a.....e.. .. .. ,i1,<~..a......-=,.... ?-?-2,.,-<-»-
- - . .ø-m-..,..m,ser -=+-s--i··??.ø--++,?. . . .. . ?un.... .........-,,s. a .??-,,+,w.w.,..ne.==. . .-...,n...-?,. ??,...... ....<,-,,,.. ,m.m.i????-- a-.a=Jai. ..u..... --ø.....4,..,.. ., . ,.,·+-n-,e -e..ø..i

. ...... . ..m..w=.. ..
. ... ......,·.w?,,1 u,...-?.ren.,. wa.? ??s-ws,e+~s,. . - ..d.nwo.e e. .n.--n-?w r.ri?? . . +,.wn-u= . n.i-i.--,ø,i=2a..-r=,?,H,+uJ=»s-.-,'nf???m·''.?,dic=sa?ma r

r.nr a. . an.e n.aq, . . ? .......,.. ,.p... ..a n.

. n.. m.......-=,=.,,..ns.s,....-,r?,ma n-.an.uws.. q.... an...e..-n ==
???.a..missnam na->=2,,,s...?.,?.org.mer..........n-

. c...-...m..g -,.....??,??????waars-m',,'? ? =n==nusw=-#???qan?,amska?
?me,b,t?.m.ew,??>=,a...... s
.i.n..=g.,o,....???m..am i...,..?,*.a...m...,......,,=,.,......nw. . n-,--e,se.

? <se?.=m.esense.?.?????%.???2???..?--E? n??s.??ceme????w.m.+,
m..w--..<-3,c...sa.s=w ø ,>+==???==.ae.n..e ,-....aa?-4.w-,,-?.ns,
...ø......s.mmm.Jaen.,..--r.un? -

D WARRNAMBOOL CJTY COUNCit
.e... .. -.- ... RUSSELL CREEK TREUTARY FLOOD STUDY

Warrnambool City Council
Agenda for Scheduled Council Meeting Attachment 7.5.1

7 February 2022
Page | 193



9-NA¼-20G1 :05 WOM ESU INFO CLERKS

N n r r 1 ruzw7. Taxe cir 1re Paoeum.od roa [Lrmisynmos. Nine o vna Puma n tr.

Jarnes Gnaruer
The Jat day of

Rr Hoverrtber, 1896, to .7 ay. ~ at 11.48 a.m. Ehe Bank of V ctor a Limitnd.

n sklant-B tr r of i er

( l </A-1n,:$ ef ÅÁnf or e
now wpv oz cf th¢ within deocziS c tah and .Ûa d G a a u cm a

nanad C 2 m e a Af un e hud on £ day of a Hj
at o c[c n N 100 1 cn te

n Nca O ssistant Registrar o h]lem

2 P- o . ra

e Titk - -
s

opewr an w 2 as 11
der reg staged dB 9

ocW&,. I -

DRUMOAK M0mIEPARY LIdITED of 104 Liebig
Street warrnambo.o1 1 now the proprietor
Registered 30th knuti.r 1979
No.H388753

^%FER AS TO PART N 4d% WB

cottestá ?W [933ANCFlJJ1D AS IV PAgy .v

Warrnambool City Council
Agenda for Scheduled Council Meeting Attachment 7.5.1

7 February 2022
Page | 194



1

Julie Glass

From: Julie Glass
Sent: Thursday, 23 September 2021 3:04 PM
To: Luke Coughlan
Subject: FW: AMENDMENT C205 WARR

Hi Luke 
 
For background to the on site meeting Jodie has scheduled for next Friday, the following is the email from   

 in relation to flooding and stormwater drainage works affecting his property at  , 
Warrnambool.  Flood controls are proposed to be applied to Brian’s property as part of the north Warrnambool 
flood amendment that has commenced exhibition. 
 
Happy to further discuss, 
 
Kind regards 
Julie 
 

  >  
Sent: Thursday, 23 September 2021 11:54 AM 
To: Julie Glass <jglass@warrnambool.vic.gov.au> 
Subject: RE: AMENDMENT C205 WARR 
 
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, click links, or 
open attachments unless you recognise the sender and know the content is safe. 

 

Thanks Julie     
   

                       
Question  Julie   ‐‐    With all the residential development going on in around Wangoom Road and  over the next 5 
years within the area has WCC   
 
Has any consideration or plans being put in in place to construct and enlarge the 2 antiquated  culverts running 
under Wangoom Road from the drains running off our land 93 / 94 Ians Road and other neighbouring properties    
 
As has been advised over the past 30 years within 3 previous WCC conducted engineers reports  which I have made 
mention of in my  previous forwarded submissions     
 
If one looks at what Moyne Shire has achieved with the implementation of the new floodway Culvert system in 
under Wiggs Lane  this should draw attention to what system is needed to be built   
 
Under Wangoom road to alleviate any potential  flood waters retention on ours and adjoining properties whilst at 
the same time giving a more evenly balanced discharge into the waterway system   
 
Further there appears to be conflicting evidence of water drainage run off from our land  with the main Drainage 
through our property not depicted  we have spent a lot of time and money keeping  
 
The drain lines running through our property  cleared and open  for unrestricted run off  ‐ it is obvious the biggest 
obstacle is the bank up of rain waters going through Billings property out the under Wangoom road    
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2

I am available at most times for WCC or Glenelg Catchment Authority representatives to meet on site    ‐‐        I look 
forward to your reply  
 

  
 

  
  

  
  

  
  
 

 
    

Warrnambool voted “ Australia,s most liveable City ” 
 

From: Julie Glass <jglass@warrnambool.vic.gov.au>  
Sent: Thursday, 23 September 2021 10:43 AM 

   
Subject: RE: AMENDMENT C205 WARR 
 
Good morning   
 
Please see link to the exhibited information for Amendment C205 available on Council’s website.  Included on the 
website is a fact sheet that may assist in explaining what the proposed controls mean. 
https://www.warrnambool.vic.gov.au/planning‐scheme‐amendments 
 
 
I have also attached a map which shows how the proposed flood controls will affect your property at 93/94 Ian 
Road. 
 
I hope this information is of assistance. 
 
Kind regards 
Julie 
 
 
 

From: Town Planning <planning@warrnambool.vic.gov.au>  
Sent: Wednesday, 22 September 2021 1:41 PM 
To: Julie Glass <jglass@warrnambool.vic.gov.au> 
Subject: FW: AMENEDMENT C205 WARR 
 
 
 

 
 
Town Planning |  | City Strategy & Development 
Warrnambool City Council | 25 Liebig Street Warrnambool 3280 | P.O Box 198 Warrnambool 3280 
T: 0355594800 | M:  |F:  | E: planning@warrnambool.vic.gov.au 
We value accountability, collaboration, respectfulness, progressiveness and wellbeing.  
Council acknowledges the Traditional Owners and Custodians of the lands on which we live and work and 
pays respects to Elders past, present and emerging. 

    
Sent: Wednesday, 22 September 2021 12:49 PM 
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To: Town Planning <planning@warrnambool.vic.gov.au> 
Subject: AMENEDMENT C205 WARR 
 
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, click links, or 
open attachments unless you recognise the sender and know the content is safe. 

 

Attention Julie Glass – wcc  planning  
 
Hello Julie can you email me all the information and overview plan connected to  this amendment which effects 
our   property at       

  
 
 

 
  

  
  

  
 

 
    

Warrnambool voted “ Australia,s most liveable City ” 
 
 

Message protected by MailGuard: e‐mail anti‐virus, anti‐spam and content filtering. 
http://www.mailguard.com.au 
 
Report this message as spam   
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To whom it may concern,
 
We are the landowners of  in Warrnambool.  Although our property is not in the current 
Warrnambool Planning Scheme Amendment C205warr proposal we would like to use this opportunity to 
request a review our situation and have you consider adding it into the current proposal.
 
Below is a summary of the situation, documents and information I have collected via contacting various 
parties.  
 
We purchased  in August 2020 and started looking into constructing a new dwelling to make a 
home.  The process of building has raised some concerns/queries and I have been in contact with both WCC and 
GHCMA as it involves both bodies.  The issue we are trying to resolve is that the topographic layouts used in 
previous flood studies don’t accurately represent the actual lie of the land and thus reduces the actual area in 
which we can build a home.  
 
Below is the initial letter we sent to GHCMA via their website, a simple indication of what we are trying to 
achieve and a marked-up example of before/after pictures I have pieced together.

 
 
 We have no intention to build on the lower (North) section of the block, all our queries are based around the 
top/high section (West or Dooley St end).  There have recently been two houses built on the adjoining blocks to 
the East ( ) and we would like to mimic their block layout for the high side of the block to 
"square it up” and make best use of the space.  The raised area is landfill (we were informed it was clean, 
however it is not) and we were hoping to have the ability to make the building area like the neighbours once we 
sift the tyres and other fill from the soil, re-compact it all with some form of retaining wall before building.
 
Please see the below correspondence with GHCMA after initial contact and documents they requested.  Also 
attached is an email from the surveyor involved in that parcel of land, including more current/realistic 
topographic maps used for stage 3 of the subdivision (2019), these having greater heights that those of previous 
surveys.
 

 
 
I also applied to the GHCMA for Flood Report on the property.  The findings of this are attached below, however 
the flood depths in this are depicted from the 2007 North Warrnambool Flood Study and not really accurate as 
to how the Dooley St end of the block is formed.

 
After we purchased in August 2020 and during the conveyancing stage, we believe there was “gap” in the 
paperwork somewhere as the subdivision had been finalised but all the different government departments were 
playing catch-up with the documents.  We were informed there was no UFZ on the west end of the block, that 
section was like the two existing houses at .  This was based on the current planning property 
report that was in the contract of sale that still had the property as .  As it currently stands, VicPlan 
still has the particular block as #24 (see below) 

1. Initial contact 
email GHCMA.pdf

2. Documents 
indicate different to field.pdf

3. Example of 
proposal.pdf

4. GHCMA 
correspondence.pdf

5. Forster Land 
Surveying .pdf

6. 2011 
Topographic.pdf

7. 2019 
Topographic.pdf

8. GHCMA Flood 
Data.pdf
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 Our concern is that the report doesn't provide an accurate indication of how the land is actually formed and 
indicate where we can build, it is smaller than what we believe actual usable land.  During the recent flooding 
event in October 2020 we have photos and videos to show where the flood levels reached, at least 10m from 
the current boundary between the UFZ and GRZ section.  The January event didn't see any impact on the entire 
block area at all.  We were hoping the top part of the flood overlay could be reassessed and the top section 
follow the boundary lines of our neighbours allowing for a greater building area.  
 
I understand that slight altering of the water flow will cause displacement elsewhere, however the small area 
we are querying about would have minimal effect given the mass inundation areas on the surrounding council 
lands.  
 
We hope to see a positive outcome of this request, regardless of the outcome, I still hope to work with both 
parties towards an outcome that will give us the best and most practicable use of the property in a responsible 
manner.
 
This is quite an unusual set of circumstances and it’s difficult to explain via email and documents.  If there was 
any way to meet at site and walk through the issue, I would be more than happy as I believe this would clarify 
the situation. 
 
Thank you for your time and consideration.  Please feel free to contact me at any stage to discuss further on 

 
Regards,
 

9. VicPlan address 
incorrect.pdf
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From:                                  
Sent:                                  Wed, 10 Nov 2021 14:15:33 +1100
To:                                      "Andrew Nield" <ANield@warrnambool.vic.gov.au>
Cc:                                       
Subject:                             Warrnambool Planning Scheme Amendment C205warr
Attachments:                   Re: 32 Dooley Street Warrnambool

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow 
guidance, click links, or open attachments unless you recognise the sender and know the content 
is safe.

Hi Andrew,

I was having trouble with the last email and I’m not sure all the documents went through to you and it 
appears there was a double of some.

Here is correspondence with Forster Land Surveying that has the more recent (2019) topographic survey.  
May still not be 100% as I think more fill may have gone prior to our purchase.

I might take the opportunity to print the documents at work tonight and have them bought into you also.

Thanks again for your time, 
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From:                                 "  
Sent:                                  Mon, 3 May 2021 13:38:27 +1100
To:                                       
Subject:                             
Attachments:                   Other Document Type (Ver #1) (6).pdf

Hi 
 
I’ve attached a Level Plan that was taken for the ‘Third’ subdivision when  house 
was subdivided from the lower land.
It was done in April 2019 and was done for the GHCMA flood level.
 
I did originally do a feature and level survey in the higher area towards Dooley Street, but it is 
more than 10 years old and I cannot guarantee that the levels would still be the same.
 
If you are wanting a feature & level survey for a new house design, I would recommend getting 
a surveyor to do a new feature & level survey of the property to ensure that all levels are 
current and correct.
 
Feel free to call me on  if you have any queries.
 
Regards

 
From:
Sent: Friday, April 30, 2021 1:37 P

Subject: 32 Dooley Street Warrnambool
 
Hi ,
 
My name is  and we purchased , Warrnambool in October last 
year.  I am currently in discussion with GHCMA in regards to retaining part of the raised section 
of the block to enable a slightly larger building envelope.  I have been requested to consider 
obtaining a current topographical plan of the property to progressing these discussions.
 
Whilst going through the sale of contract I have noticed you were involved in the initial survey 
for the proposed subdivision for  in 2007/2011 and again in the boundary surveying 
for the sale of the property for  to us through Forster Land Surveying.  
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I was wondering if you had a clear copy of the topographic map from 2007/2011?  If so, how 
would I possibly retain a copy of that to compare to what is currently on-site?  If not, what 
would the process of obtaining a new topographic plan of the site?  Would you be interested 
given your history with the site?
 
I understand you work for REALSERVE and would welcome any local suggestions if you were 
unavailable.
 
Regards,
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Warrnambool Planning Scheme

Dear Sir/Madam

Would like to make an submission that the land at the rear  Road which has
been filled and applied for residential zoning, is joining the back boundary of our property at

.
This property has been filled the full width of our property. The planning permit showed that
it was only to be half way along fence.

The owner  agree to remove the fill, this has not been done, since being filled
the land has been surveyed again, these new levels would be incorrect. As the fill has not being
removed.

We wish to oppose the amendment and residential zoning, until the filling is removed to the
to the middle of our back boundary, as per the original plan and permit.

.
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 arrnambool VIC 3280 \.
 

BUILD,ER WWW.ki

Wednesday 11th DeCember 2019

Dear

I refer to our meeting yesterday in relation to the filling placed along the boundary between your
property and our property line.

The agreement is to remove the topsoil along the last two panels of fence in the northwest corner
down to its natural level of the ground.

The extent of works is as noted on the attach plans and attached photo and will be completed prior
to the planting of the trees as shown on the Landscape Plan by NR Links, which is proposed in
May/June planting period this year.

Please call me on  if there is any misunderstanding with the proposed arrangement.
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From:                                 "  
Sent:                                  Wed, 10 Nov 2021 20:34:18 +1100
To:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>
Subject:                             Re: Corrected flood amendment mapping - Amendment C205warr
Attachments:                   Bromfield - GNSS Points.zip, IMG_0725.jpg, 
FloodLevelSpotHeightsDiagramJan2015 (1).pdf, Trimble_GeoExplorer_6000_Series_Datasheet.pdf

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow 
guidance, click links, or open attachments unless you recognise the sender and know the content 
is safe.

Julie

Re : Warrnambool Planning Scheme Amendment C205warr - North Warrnambool Flood 
Controls

Please see following submission in relation to the above proposed amendment.

Firstly, I appreciate the opportunity to provide a submission, and have read the supporting 
explanatory report. I understand that the amendment is necessary and the revised flood 
information from the Russell Creek Flood Mitigation – As Constructed Flood Modelling (2017) 
study now represents the most relevant flood information for the Russell Creek floodplain. I have 
read that report also.

My submission is specifically in relation to the overlay as it applies to . Our 
property includes both residential and flood zoned areas, and I wish to ensure that these overlays 
are as accurate as possible.

Figure 5.3 in the 2017 report provides a comparison of the original and new flood mapping and 
shows reductions in flood depth and extent within the Russell Creek area including our property 
at . As such, this would appear to indicate that the amendment should show 
some reduction in the area of UFZ, however the mapping provided for our property does not 
appear to show any change. Further, the climate change projections do not seem to indicate any 
increased risk to our property under future scenarios (refer figure 7.1).

The boundaries between residential and urban flood zones zones considered back in 2015 had 
data collection shortcomings, and as a result I submitted detailed spot height data to help inform 
the process at that time. I believe the data remains relevant to the current amendment and have 
attached a copy so that it can be used to inform the current amendment process.

To clarify, the attached information includes :
- Spot height data points for 120 Bromfield St, in Mapinfo format.
- A copy of a fact sheet on the gear used to capture these points (note it was the GeoXT unit that 
was used, with data post processed to provide centimetre accuracy).
- A copy of our site plan displaying the spot heights with my sketched line approximating 5.25m 
AHD (which was the proposed 1:100 year flood height at that time). This plan also displays lidar 
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data provided by wannon water, with contours and interpreted line of 5.25m AHD based on 
historic site conditions.
- A recent photo of our front yard from the 2020 flood event, including the significant flooding 
beyond our boundary.

I understand that the proposed 1:100 year flood height relevant to our property may no longer be 
5.25m AHD, but was unable to determine what the current level is from the background report. 
Any reduction from 5.25m would further reduce the area subject to inundation shown on the 
attached site plan.

My request is that the attached data be reviewed to further inform accurate zoning boundaries for 
our property. We are on the very northern edge of the flood plain, where minor variations in 
topography can have a large impact on the extent of flooding. This was particularly evident 
during the flood event of October 2020 as you can see on the attached photo. 

I would be very pleased to arrange further ground survey work if this would assist you. I also 
have additional photos available of events in 2016 and 2020 if you require them.

I trust this information assists in finalising the proposed amendment, and thanks again for the 
opportunity to have input. I look forward to hearing about the outcomes of your public 
consultation stage, and the final amendment in due course.

Regards

On Thu, 14 Oct 2021 at 11:   wrote:
Thanks so much Julie

I hope our previous conversation didn't put a cat among the pigeons too much.

I appreciate the updated mapping for our property, and the extended timeline for submissions.

I'll reply with a submission in the coming weeks.

Ian

On Thu, 14 Oct 2021 at 11:33, Julie Glass <jglass@warrnambool.vic.gov.au> wrote:

Good morning

 

I tried to give you a call this morning, and left a message.
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I refer to Council’s letter of 8 October where Council re-exhibited corrected mapping for 
some properties adjoining Russells Creek between Bromfield Street and Daltons Road 
(copy of letter attached).

 

Unfortunately an error was made in the corrected mapping for .  
Council has had this rectified, and the correct mapping for your property is attached.

 

I apologise for any confusion or inconvenience this may have caused.

 

Please do not hesitate to contact me if you have any concerns or queries.

 

Kind regards

Julie

Julie Glass | Coordinator | City Strategy
Warrnambool City Council | 25 Liebig Street Warrnambool 3280 | P.O 
Box 198 Warrnambool 3280
T: +61 355594836 | M: +61 408208342 |F: +61 355594900 | E: jglass@warrnambool.vic.gov.au
We value accountability, collaboration, respectfulness, progressiveness and wellbeing. 
Council acknowledges the Traditional Owners and Custodians of the lands on which we live 
and work and pays respects to Elders past, present and emerging. 

www.warrnambool.vic.gov.au |   
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Notice: This email, including all attachments, is confidential.  If you are not the 
intended recipient, you must not disclose, distribute, copy or use the information 
contained in this email or attachments.   Any confidentiality or privilege is not 
waived or lost because this email has been sent to you in error.  If you have 
received it in error, please let us know by reply email, delete it from your system 
and destroy any copies.
This email has been scanned by Sophos Puremessage

-- 

 

-- 
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Bringing together the essential functionality 

for productive GIS data collection in one 

device, the  Trimble® GeoExplorer® 6000 

series also delivers positioning accuracy in 

challenging GNSS situations such as under 

trees and near buildings with Trimble 

Floodlight™ technology . Wherever you work, 

it just works .

Accurate, productive, reliable data collection

Integrating both a GPS/GLONASS receiver 

and a dual frequency GNSS antenna, the 

Trimble GeoExplorer 6000 series delivers 

accuracy you can depend on to record new 

assets, or reliably navigate back to previously 

recorded locations .

Used with Trimble’s range of powerful field 

and office software, GeoExplorer 6000 series 

handhelds allow you to work faster and in 

more places than ever before . The Trimble 

GeoExplorer series can deliver down to 

centimeter accuracy—either postprocessed or 

in real time for the confidence the job is done 

right while still on site .

Trees and buildings create “satellite 

shadows”, limiting the areas where you can 

reliably collect high-accuracy GNSS data . 

Using Trimble Floodlight technology, the 

GeoExplorer 6000 series continues to deliver 

productive, usable data under tree canopy or 

in urban canyons . You can work with fewer 

disruptions, meaning better data, faster, 

at less cost .

Designed for work, wherever you work

The Trimble GeoExplorer series works for 

the way you work . The built-in 5 megapixel 

autofocus camera, with geotagging 

capability, gives you one of the best ways 

to capture information about an asset, 

event, or site . A sunlight-optimized display 

maintains exceptional clarity in all outdoor 

conditions for crisp on screen text and 

images . And you can stay connected with 

an optional integrated 3 .5G cellular modem 

for continuous network and Internet access 

to real-time map data, web-based services, 

Trimble VRS™ corrections, and live update of 

field information . 

With the Trimble GeoExplorer 6000 series you 

get it all .

KEY FEATURES

Trimble Floodlight satellite shadow 
reduction technology 
More positions and increased accuracy in 
tough environments

Sunlight readable display 
For unmatched clarity in bright sunlight

3.5G cellular capability 
High-speed Internet connectivity in the field

5 megapixel autofocus camera 
Capture high quality photographs and link 
directly to features

Field-swappable battery 
All day operation and the convenience of 
swap-and-go battery replacement

DATASHEET

THE ACCURACY YOU NEED ANYWHERE YOU NEED IT

Trimble Geoexplorer 6000 series 
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YOUR LOCAL TRIMBLE OFFICE OR REPRESENTATIVE

Trimble Geoexplorer 6000 series

www.trimble.com
store.trimble.com

NORTH & SOUTH  
AMERICA
Trimble Navigation Limited
10355 Westmoor Drive
Suite #100
Westminster, CO 80021
USA
+1-720-587-4574 Phone
+1-720-587-4878 Fax

EUROPE & AFRICA 
Trimble Germany GmbH
Am Prime Parc 11
65479 Raunheim
GERMANY
+49-6142-2100-0 Phone
+49-6142-2100-550 Fax

ASIA-PACIFIC & MIDDLE EAST
Trimble Navigation
Singapore PTE Limited
80 Marine Parade Road 
#22-06 Parkway Parade 
Singapore, 449269
SINGAPORE
+65-6348-2212 Phone 
+65-6348-2232 Fax

PRODUCT MODELS

GeoXH GeoXT

Accuracy Decimeter/Centimeter Submeter 
Floodlight Yes Optional
Cellular modem Optional Optional
Camera 5 MP 5 MP

GNSS
Receiver  .  .  .  .  .  .  .  .  .  .  .  Trimble Maxwell™ 6 GNSS chipset
Channels   .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 220 channels
Systems   .  .  .  .  .  .  .  .  .GPS, GLONASS1, WAAS/EGNOS/MSAS
Update rate   .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .1 Hz
Time to first fix  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .45 s (typical)
NMEA-0183 support  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .Optional
Trimble Floodlight technology  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .Optional
RTCM support  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . RTCM2 .x/RTCM3 .x
CMR support   .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .CMR/CMR+/CMRx

GeoXT handhelds
GPS  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .L1C/A
GLONASS  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . L1C/A, L1P

GeoXH handhelds
GPS  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . L1C/A, L2C, L2E
GLONASS  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .L1C/A, L1P, L2C/A, L2P

GNSS ACCURACY2

GeoXH Centimeter Edition
Real-time Centimeter output
Horizontal (external antenna3)  .  .  .  .  .  .  .  .  . 1 cm + 1 ppm
Vertical (external antenna)  .  .  .  .  .  .  .  .  .  .  .  .1 .5 cm + 2 ppm
Horizontal (internal antenna)   .  .  .  .  .  .  . 2 .5 cm + 1 .2 ppm
Vertical (internal antenna)  .  .  .  .  .  .  .  .  .  .  .  .  . 4 cm + 2 ppm

Postprocessed Centimeter output
Horizontal (external antenna3)  .  .  .  .  .  .  .  .  . 1 cm + 1 ppm
Vertical (external antenna)  .  .  .  .  .  .  .  .  .  .  .  .1 .5 cm + 1 ppm
Horizontal (internal antenna)   .  .  .  .  .  .  . 2 .5 cm + 1 .2 ppm
Vertical (internal antenna)  .  .  .  .  .  .  .  .  .  .  .  .4 cm + 1 .5 ppm

All GeoXH configurations
Real-time and postprocessed H-Star (Horizontal RMS)
H-Star  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 10 cm + 1 ppm

All GeoXH and GeoXT configurations
Real-time DGNSS (Horizontal RMS)
Code  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 75 cm + 1 ppm
SBAS4 (WAAS/EGNOS/MSAS)  .  .  .  .  .  .  .  .  .  .  .typically < 1 m

Postprocessed DGNSS (Horizontal RMS) 
Code  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 50 cm + 1 ppm
Carrier (after 45 minutes)  .  .  .  .  .  .  .  .  .  .  .  .  .  . 1 cm + 2 ppm

ENVIRONMENTAL (MIL-STD-810G)
Drop shock  .  .  .  .  .  1 .2 m (4 ft) to plywood over concrete
Functional shock  .  .  .  .  .  .  .  .  .  .  . Method 516 .6 Procedure I
Vibration  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . Method 514 .6 Procedure I
Relative humidity   .  .  .  .  .  .  .  .  .  .  .  .  .  . 95% non-condensing
Maximum operating altitude .  .  .  .  .  .  .3,658 m (12,000 ft)
Maximum storage altitude  .  .  .  .  .  .  .  .  .5,000 m (16,400 ft)

© 2012, Trimble Navigation Limited. All rights reserved. Trimble, the Globe & Triangle logo, GeoExplorer, and GPS Pathfinder are trademarks of Trimble 
Navigation Limited, registered in the United States and in other countries. Floodlight, GeoXH, GeoXT, GPS Analyst, GPScorrect, H-Star, Maxwell, Positions, 
Tempest, TerraSync, Tornado, TrimPix, VRS, and Zephyr are trademarks of Trimble Navigation Limited. Microsoft and Windows Mobile are either registered 
trademarks or trademarks of Microsoft Corporation in the United States and/or other countries. The Bluetooth word mark and logos are owned by the Bluetooth 
SIG, Inc. and any use of such marks by Trimble Navigation Limited is under license. All other trademarks are the property of their respective owners.  
PN 022501-285A (02/12)

TEMPERATURE
Operation  .  .  .  .  .  .  .  .  .  . –20 °C to +60 °C (–4 ºF to +140 ºF)
Storage  .  .  .  .  .  .  .  .  .  .  . –30 ºC to +70 ºC (–22 ºF to +158 ºF)

INGRESS PROTECTION
Water/Dust  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . IP65

SIZE AND WEIGHT
Height  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .234 mm (9 .2 in)
Width  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .99 mm (3 .9 in)
Depth  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .56 mm (2 .2 in)
Weight (inc . battery) .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 925 g (2 .0 lb)

BATTERY
Type  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .Rechargeable, removable Li-Ion 
Capacity  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 11 .1 V 2 .5 AH
Charge time  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 4 hours (typical)

BATTERY RUN TIME5

GeoXH GeoXT

GNSS 9 hours 11 hours
GNSS & Wi-Fi 8 hours 9 .5 hours
GNSS & cellular 6 .5 hours 7 hours
Standby time (typical) 50 days 50 days

CONNECTORS & INPUTS
•	 Internal	microphone	and	speaker
•	Mini	USB	connector	
•	 DE-9	serial	via	optional	USB	to	serial	converter	
•	 External	power	connector
•	 SIM	socket
•	 SDHC	card	socket

CAMERA
Still mode  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . Autofocus 5 MP
Still image format  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .JPG 
Video mode  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . Up to VGA resolution
Video file format  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . WMV with audio

CELLULAR6 & WIRELESS7

UMTS/HSDPA  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .850/900/2100 MHz 
GPRS/EDGE  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 850/900/1800/1900 MHz 
Wi-Fi  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 802 .11 b/g
Bluetooth  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .Version 2 .1 + EDR

DISPLAY
Type  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . Transflective LED-backlit LCD
Size  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 4 .2" (diagonal)
Resolution  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 480x640
Luminance   .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .280 cd/m2

HARDWARE
Processor  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .TI OMAP 3503
RAM  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .256 MB
Flash  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .2 GB
External storage .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . SD/SDHC up to 32 GB

LANGUAGES
•	 English, Spanish, French, German, Italian, Portuguese 

(Brazilian), Chinese (Simplified), Korean, Japanese, 
Russian

IN THE BOX
GeoExplorer 6000 series handheld, rechargeable 
battery pack, pouch and strap, USB data cable, AC 
power adaptor, screen protector kit, spare stylus & 
tether, documentation

OPTIONAL ACCESSORIES
•	 Trimble	Zephyr™ Model 2 external GNSS antenna 
•	 Trimble	Tornado™ external GNSS antenna 
•	 Trimble	Tempest™ external GNSS antenna 
•	 Vehicle	power	supply	
•	 1.5	m	&	5	m	external	antenna	cable
•	 Range	pole	kit	for	external	antenna
•	 Backpack	kit	for	external	antenna
•	 Vehicle	mount
•	 Hard	carry	case
•		Null	modem	cable
•	 USB	to	serial	converter	cable

SOFTWARE COMPATIBILITY
•	 Trimble	TerraSync	software
•	 Trimble	GPScorrect™ extension for Esri 

ArcPad software
•	 Trimble	GPS	Controller	software
•	 Trimble	GNSS	Connector	software
•	 Trimble	GPS	Pathfinder® Office software
•	 Trimble	GPS	Analyst™ extension for Esri ArcGIS for 

Desktop software
•	 Trimble	TrimPix™ Pro system
•	 Trimble	GPS	Pathfinder	Field	Toolkit	application
•	 Trimble	Positions™ toolkit applications
•	 Third	party	NMEA-based	applications

1 GLONASS is enabled on GeoXT and GeoXH handhelds with 
Floodlight technology enabled.

2 Accuracy and reliability may be subject to anomalies due to 
multipath, obstructions, satellite geometry, and atmospheric 
conditions. Always follow recommended GNSS data collection 
practices. Specified Centimeter accuracy can normally be 
achieved for baselines of 30 km or less. Specified H-Star 
accuracy can normally be achieved for baseline lengths of 
100 km or less. Centimeter and H-Star accuracy is typically 
achieved within 2 minutes. Carrier postprocessed accuracy 
is limited to data collected within 10 km of the base station 
used for corrections.

3 Stated accuracy is for the Zephyr Model 2 antenna.
4 SBAS (Satellite Based Augmentation System). Includes WAAS; 

available in North America only, EGNOS; available in Europe 
only and MSAS; available in Japan only.

5 Actual run time will vary with conditions and environment 
of use.

6 Not available on all configurations. The GeoXH and 
GeoXT 3.5G edition handhelds are PTCRB certified and can 
operate on supported networks that do not require carrier 
certification. Consult with your local reseller for more 
information.

7  Bluetooth and Wi-Fi type approvals are country specific. 
GeoExplorer 6000 series handhelds have Bluetooth and Wi-Fi 
approval in the U.S. and in most European countries. For 
further information please consult your local reseller.

Specifications subject to change without notice.
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To Julie Glass

Re Amendment C205warr

planning@warrnambool.vic.gov.au

The proposal to make AmendmentC205 Warr regarding implementing a flood overlay in this area 
Russel’s Creek is completely unacceptable.

1. A flood overlay in this area would devalue existing properties in this region.
2. Will cause property insurance to increase & may become hard to insure.
3. In the 5 years we have been here it has never flooded, even with 50mm of rain in 30 

minutes.
4. The clearing of fallen trees, shrubs, grass & rubbish in some areas needs to be done in all 

areas.
5. Some roads crossing the creek have culverts under them that are too small to take the heavy 

rainfall & continually cause the roads to be flooded.
6.  With the amount of heavy machinery available today the whole of the Russel’s creek could 

be cleaned and even enlarged to cater for better water flow 

Regards
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19th October 2021

Julie Glass
Coordinator City Strategy
Warrnambool City Council
PO Box 198
Warrnambool   3280

Email : planning@warrnambool.vic.gov.au

SUBMISSION TO WARRNAMBOOL CITY COUNCIL REGARDING Amendment C205warr

I refer to your letter dated 20th September 2021. 

I wish to oppose proposed Amendment C205 Warrnambool on the grounds set out below numbered A - H.

The change I wish to make to this proposal is as follows :

1. Amendment C205 should NOT be adopted and NO flood overlays should be placed on the 
proposed land until further mitigation works are assessed and implemented and including in 
accordance with recommendations made and adopted previously by Warrnambool City 
Council.  Given the scope of future development proposed North Russell’s Creek, these 
works need to be urgently assessed and implemented instead of disregarding previous 
recommendations.  4 of the 14 homes in Warrnambool showing water over floor levels 
affected in a 1% flood are in the subdivision which includes my property.

GROUNDS FOR OBJECTION :

A. Attached is a submission from me to Warrnambool City Council dated 12th August 2014 
objecting to Amendment C78.  I wish to rely on objections in that submission and in 
particular the following points :
Points 1 (A) and 1 (B).  Attached is the letter from Warrnambool City Council referred to and 
stating the reasons our property and subdivision were not considered for flood overlays.
Point 3.FLOOD MITIGATION Please read this paragraph. I have attached a copy of 2 pages 
and Figure 3.2.1 from Connell Wagner Report 2007.  Those recommendations were not 
followed and it would seem this has been to the detriment of my property and neighbouring 
properties.  Why were drainage recommendations not followed when the impact has been 
flood overlays on the subdivision which includes my property?  Of further real concern is the 
Connell Wagner study that found the culverts under Wangoom Road are of a size that is 
inadequate to cater for flows in a 100 year ARI event and that will likely overtop and flow 
over Wangom Road.

B. Warrnambool City Council is responsible for mitigation works north of Wares Road 
(including our section of the creek).  I do not understand why, as equal rate payers in 
Warrnambool, our subdivision and surrounding area has been disregarded as entitled to 
mitigation works when the entire area west of Wares Rd has been considered and 
subsequently upgraded to protect those properties downstream.  I believe one of the 
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reasons for the downstream works was to alleviate the impossibility of home owners 
obtaining affordable insurance on their homes.  After the 2011 Royal Commission into flood 
insurance, I believe this changed previous insurance requirements and all homes are now 
required to have flood insurance. This means our insurer will at sometime reassess our 
premiums in accordance with flood overlays imposed by Council.  My home insurer 
Breakwater Insurance has advised this will cause a considerable increase (thousands of 
dollars) to our household property insurance.

C. I have been advised by Peter Robertson at the GCMA that in the present day, our Plan of 
Subdivision would not be approved as it was at the time.  He explained recent hearings with 
VCAT where they have been successful in stopping developers developing building 
envelopes subject to flooding.  I understand that in those situations flood levels are 
determined on how the water flows at the time PRIOR to approving development.  In the 
assessment of flood overlays proposed for my property, apparently no consideration has 
been given to the effect of current fencing or buildings in the creek area.  Given the flood 
overlays in our area are proposed to be placed AFTER development has been approved by 
Warrnambool City Council, it would seem ridiculous to not take into account the effect of 
developments already in place.

D. I submit Warrnambool City Council should assess flooding issues with regard to current 
structures and development and assess and implement works to ensure every property has 
a floor level above inundation in a 1% event.

E. Warrnambool City Council approved a planning permit to subdivide 129-131 Whites Rd 
recently.  It also approved the building of a home on that land.  It is unconscionable to 
believe that this building could have been approved with the knowledge and data Council 
held at the time of subdivision and building approval.  I submit Council should have 
discussed future flood overlays with the owner before allowing the building to proceed, but 
the owner could only assume at the time they approved the Planning Permit they were 
intending on adopting mitigations works to ensure the new home would not have a LSIO 
placed over the building of a solid concrete floor slab for the home.  I emailed this question 
to the Council and received the response as follows : “Can you confirm whether inundation 
levels were considered when the property at 129-131 was recently subdivided.  I understand 
the flood overlays had been temporarily removed from this area pending adoption of new 
levels, but would like to know what consideration was given to this property which is next 
door to us.” Response : I have been advised that as there were no flood overlays or controls 
in place at the time the subdivision was approved (which was in 2017), there was no 
requirement under the planning scheme to consider this matter, which would have been 
outside the scope of the decision guidelines that Council were able to consider.

F. I have lived on this property for the last 20 years and have never seen the water above bank 
level behind our property.  I have photographs of many times the creek was full.  I emailed 
Council for the following information : Dates recorded at WCC as recent 20%, 10% flood or 
5% flood.   Response as follows : I have been advised that Council don’t record individual 
flood events. Different flood intensities are theoretical and if water levels reach the mapping 
it can be assumed that event was a XX% event. We are of the understanding from other 
agencies that the event last September was a 50% AEP event.  In the event late 2020 I have 
photographs of water levels within the bank behind my property.   I understand levels were 
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taken by the catchment authority downstream near the bridge behind the ABC Daycare 
centre and other points.  The only explanation as to why the predicted levels are so 
inaccurate is that Peter Robertson at the Catchment authority advised when the flood 
models were made “no allowance was made for structures or fences and the water levels 
are predicted as if no buildings or fences are in place”.  This cannot be considered an 
accurate way to impose flood overlays on land where development has already been 
allowed and approved prior to flood studies and the data is so obviously inaccurate. 
Structures do exist and should be considered in this planning.

G. One of the documents supporting the current amendment “Addendum, Russell Creek Flood 
Mitigation November 2017” was adopted and accepted by the Council.  On page 52 that 
document states : “Consider as part of long term floodplain management future upgrade 
works on the Garden Street waterway crossing with the aim of improving conveyance and 
reducing flooding within the breakout area north of Russell Creek.“
I have asked this question by email and have the following response: Has this work been 
assessed, done or approved?
This recommendation has been assessed at a high level and is not currently being actioned 
due to the potential increased concentration of flows to the area downstream of Garden St, 
along with cost and constructability.
Once again I do not understand why  my property and properties north of Garden street are 
considered less worthy of funds spent to mitigate flood issues.

H. If my property is considered to be subject to flooding, then that can only be due to 
developments in the surrounding area since our subdivision was approved in 1999 and this 
can only be due to not being planned correctly by the Council.  

I formally put Warrnambool City Council on notice that I hold it completely liable in the event of 

1. Flood damage
2. Property devaluation
3. Increased insurance premiums

I believe the Council did not provide a proper duty of care to our properties when considering flood 
mitigation works and planning developments.

Copy submission to Warrnambool City Council dated 12th August 2014
Copy letter from Warrnambool City Council dated 27th April 2000
2 pages and Figure 3.2.1 from Connell Wagner Report 2007
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SUBMISSION FOR WARRNAMBOOL CITY
COUNCIL - NORTH OF WANGOOM AREA FLOOD

MITIGATION
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The North of Wangoom Area Amendment to
Land Use and Flooding

This submission is being put together because of the C205WARR North Warrnambool Flood
Control Amendment.

When making this submission, I have looked into the history and development of this area. I will

show a timeline of events leading people to buy and improve the land in this area. There have
been several reports and events that have been made to this area. Some of these have
changed the dynamics of water flow and retention of water in this area. Other reports have
shown us answers and a way forward for this area.

I will briefly work through the history steps as I know them and finish with some possible

answers that will not only solve some problems now but will help with the future and realistic
development of Warrnambool in the growth corridor between Wangoom Rd and Bushfield.

Timeline

1. Crown allotments (Ref. )

2. Warrnambool Shire Road Building

3. Lake drainage, east of Wiggs Lane

4. Sewage proposal - Wannon Water

5. Reviews

6. Model does not include all factors affecting water accumulation North of
Wangoom Rd.

7. Wiggs Lane's new culvert
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Crown Allotment of Township

WANCOOM
COUNTY OF

VILLIERS

Crown Allotments of a Town Subdivision
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The north of Wangoom Rd area was first subdivided in about 1872 and a hotel and race
track was built on the corner of Wangoom Rd and Mortlake Rd.
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Shire of Warrnambool Road Building

Wangoom Rd culvert North side
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View from north of Wangoom rd Dam like structure that is Wangoom rd and
culvert

South of Wangoom Rd culverts
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Wangoom rd culvert exit

South view of Wangoom Rd and the culvert

The shire of Warrnambool constructed culverts under Wangoom Rd and the road was
built up and formed a dam like wall. The culverts were of inadequate size.
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Lake drainage, east of Wiggs Lane

arraki Es;tate
Playground
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Wiggs lane catchment area
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Wiggs lane lake which drains into North of Wangoom rd area
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Wiggs Lane East Lake

A lake east of Wiggs Lane has been drained which lessens the flood

retention of this area, as the water then flows into the area known as north
of Wangoom Road.
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Sewage proposal - Wannon Water

The City of Warrnambool took over the Wangoom Road area in 1994. Wannon
Water proposed to be put in place in this area and costing was calculated on

area as it was thought this area would be subdivided into housing in the future.
The capacity of the sewage was designed to be adequate for the purpose of
subdivision.

WANGOOM ROAD WATER AND WASTEWATER
SCHEME

1. PREAMBLE
A scheme for the provision of water supply and wastewater services to the area
north-east of the junction of Mortlake and Wangoom Roads, Warrnambool, has
been prepared.

The general area of some 80 hectares (ha) comprises crown allotments (CAs)
varying in size up to 4.2ha which are much smaller than the surrounding
rural-sized titles.

Residential development has proceeded over many years in the absence of water

and wastewater services, and some of the CAs were subdivided into smaller
holdings before City and Shire planning regulations prevented this practice.

There are at present 35 dwellings in the area without the benefits of reticulated
water supply and sewerage, and there is a perceived demand for these facilities
to serve those dwellings and to allow for more residential development to
proceed.

Sewerage is needed to replace existing septic tanks which are not well suited to
the heavy soil, and as sewerage is dependent on reticulated water, a scheme for
the provision of both services is now presented and recommended for adoption
by the Authority.
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2. DEMAND FOR SERVICES

Regular enquiries are received concerning the provision of water and wastewater

services to this area. Most enquirers are favourable to the principle of
landowner-financed schemes, however there are some residents who are known
to be satisfied with their present arrangements and do not wish to become liable
for the establishment and on-going costs of public systems.

As mentioned above, the basaltic clay of the area does not readily absorb septic
tank effluent. It follows that on occasions the effluent from existing and future
dwellings will, in the absence of sewerage, join surface drainage flow which leads
to the Merri River.

It is argued that the introduction of reticulated sewerage is the most satisfactory
method of addressing the adverse environmental and health issues associated
with this problem.

A reticulated water supply, apart from its convenience, is necessary for the proper
operation of a sewerage scheme.

3. PLANNING ASPECTS

The views of the Warrnambool Town Planner, Mr. B.G. Howard, have been sought.

He confirms that Council's strategic planning document, City Plan, identifies the
area as being suitable for further housing development and recommends its
rezoning to Reserved Residential. Whereas he says that the scheme may be
premature, he acknowledges that the poor drainage and existing development are
arguments for constructing them now.

Another planning aspect to be taken into account is the desirability of constructing
water and sewerage assets prior to the sealing of roads in the area.
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EXPLANATION OF
APPORTIONMENT

The total cost of the works required to provide water and sewerage services to the land
is apportioned between all benefiting land except for that component held by the
Authority. The Authority holds the cost that is due to additional capacity, or extra depth
being built into the works now, to satisfy the servicing needs of land beyond the scheme
boundary. In this case the Authority is proposing to hold half the cost of the pumping
stations and rising mains and the extra depth and capacity costs detailed in the attached
apportionment totaling $101,503.

The apportionment of the balance of the cost is determined from an accumulation of
three measures of relative benefit to the property from provision of services. The
variables used to determine the relative benefit are lot, area of lot, and length of pipeline
available for connection. These are explained further below:

LOT - A lot charge has been introduced for sewerage service provision as the load on
the pumping stations and rising mains is associated with the number of houses able to
be constructed on the existing lots in the region. It is considered fair that all lots (which
have an entitlement to construct one house on each without attracting additional
development levies#) should equally share the cost of the remaining half cost of the
pumping stations and rising mains. The lot contribution is simply one 76th of the
remaining half share of the cost of the pumping stations and rising mains.

AREA - Provision of reticulated water and sewerage services provides a greater benefit
to a large lot than a small lot due to the ability to subdivide or construct a larger dwelling
or multiple· dwellings on the larger lot. The area of the lot has been introduced into the
apportionment to account for this added benefit. The area component is determined by
dividing the area of the lot able to be serviced by the total area of all properties able to
be serviced and multiplying by the total amount to be apportioned according to area,
which in this case is two thirds.

LENGTH OF PIPELINE AVAILABLE FOR CONNECTION - As with "area",
additional benefit is derived for properties that have access to a pipeline that may be
used to provide services to future lots that may be created through subdivision. These
properties are contrasted by those properties that are at the end of the pipeline and are
required to extend the water or sewer pipelines at their own cost when subdividing their
property. To be fair and equitable those properties that are at the end of a pipeline have
been treated as if the property was a small lot with a length of 25 metres. Where a
pipeline passes along three sides of a property and there is not an equitable benefit, a
suitable adjustment to length has been made. The length component is determined by
dividing the length for a property by the total length of all properties serviced and
multiplying by the total amount to be apportioned according to length, which in this case
is one third.

The proportion of the cost to be apportioned according to length and area, one third and
two thirds respectively, has been determined following consideration of a number of
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subdivision scenarios to ensure that the total servicing cost per lot created is
approximately that of an equivalent lot serviced as part of the scheme. These
hypothetical subdivisions demonstrate that the relative benefit that a property receives
as part of the scheme is equitably reflected in the apportioned cost for that property

The City of Warrnambool took over the Wangoom Road area in 1994. Wannon Water

proposed to be put in place in this area and costing was calculated on area as it was
thought this area would be subdivided into housing in the future. The capacity of the
sewage was designed to be adequate for the purpose of subdivision.
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Reviews

1.1 Stormwater and Drainage issues

Both Water Technology Pty Ltd (Water Tech) and Engeny Water Management
have assessed the flooding issues in the area and whilst both reports indicate
that development is possible they have suggested that significant drainage
infrastructure would be needed to facilitate such development. Water Tech
undertook a flooding assessment to define the extent of developable land at
this location and Engeny prepared a Stormwater and Flooding Opportunities
and Constraints Analysis. Water Tech undertook hydraulic modelling of the
Wangoom Road Growth Area to detail the flood depth, height and velocity
grids for a 100 year ARI flood event (equivalent to a 1% Annual Exceedance
Probability (AEP) flood event). Flood depth for this event is shown below:

Figure 6: 1% A EP Flood Depth (metres) - Water Tech 2016

As can be seen from the modelling a significant area of the eastern section of the
Wangoom Road North Area is subject to flooding. The Engeny report notes that
'the flooding is caused by the limited culvert capacity at Wangoom Road, with
flows conveyed to the southem section of the Russell Creek tributary by a set of
two box culverts.

These two 900 by 900 millimetre box culverts limit the peak flow rate to 4.5 cubic

metres per second before the existing dwellings are impacted by flooding.
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Mitigating this flooding will be a key requirement of facilitating the development of
the eastern half of the development area

Obviously, in order to fully develop the eastern section of the area the flooding
issues must be mitigated. To mitigate the flooding issues Water Tech
recommended the addition of a significant retarding basin in the north-east
corner of the growth area. Engeny identified the following options:

installation of a retarding basin

creation of a high flow channel along the development area's northern boundary
increasing the size of the culverts, or installing additional culverts under Wangoom
Road

'do nothing' scenario where no development occurs in the area current

subject to inundation. The current zoning is maintained with an
additional Land Subject to Inundation Overlay (LSIO) to control
development.

Engeny found that increasing the size of the culverts was unfeasible as it
would potentially increase flooding downstream to the south. The retarding
basin in the north east corner would require an area of approx. 6 hectares and
Engeny estimated the cost of the basin as being approx. $4.5 million.
Additionally, the retarding basin would not substantially mitigate flooding in the
area as can be seen from the below:

Figure 7: 1% AEP Flood Mitigation via Retarding Basin - Water Tech 2016
The Engeny report suggests that the best technical solution to mitigate flooding in the area

would be a high diversion channel draining to the west. The high flow diversion channel
would require the installation of a weir and low flow pipe in the north-east corner of the
development area and an upgrade to the culverts under Mortlake (Hopkins) Road. Engeny
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reported the cost of these works to be approx. $800,000 for the construction of the channel
and $1.2 million for the upgrade of the culverts.

Table 3.14 - RORB Estimated Russell Creek Flows, Rational Parameters

5 15.9 7.1 24.7 26.010 20.4 8.9 32.6 34.5
20 26.3 11.2 42.3 45.8
50 36.5 15.1 56.3 61.8
100 45.0 18.6 69.5 76.9
500 54.7 22.8 84.1 93.9These flows are slightly lower than the GHD study (estimated 100 yr flows of 62 m3/s at

Merri River), but are within a similar range. It is noted that the rational method estimate has a
large error range (in the order of +/- 50%).

Since 2003 there have been many studies conducted and paid for by the City Council.
The consensus of these studies is that larger culverts would resolve the flooding of this
area.
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Springflat Rd ,Mortlake Rd to Conheadys Rd area drainage
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Existing drain that drain the north end of Wangoom rd basin

Existing drain that drain the north end of Wangoom rd basin
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Existing drain that drain the north end of Wangoom rd basin
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View to Wiggs lane culverts and drain to Conheadys Rd
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Wiggs Lane - Southern Culvert
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Wiggs Lane - Nodhern Culvert

As Russells Creek is an ungauged waterway, modelling has been used to judge the flow
of water in this area. None of these reports have accounted for the existing drains that
takes much of the water from north of Conheadys Road to Springflat Road area to the
Merri River.

This drain could be upgraded and take the water from the Wiggs Lane culvert as well as
this area. An upgrade would help with the volume of water downstream in the Russells
Creek basement.

People have built their houses, invested in land and development because of historical
planning and reports. People are now finding their investments and lifestyles are going
to change as Council will not take appropriate measures to upgrade culverts and
drainage that has been afforded to the residents in the Mortlake Road area.
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The changing of the flood mitigation has seen a house at 111 Wangoom Road, which
burnt down, unable to be rebuilt without raising the foundations. This caused

considerable expense to the resident.

The Council has allowed more water to enter the Wangoom Road north area via Wiggs
Lane but has done little to help the water flow out of this area.

Conclusion
The Warrnambool city council planning scheme amendment C205WARR for North
Warrnambool Flood Controls.

These amendments are based on flood modelling, as Russell's Creek is a non-gauge waterway.
These modelling from water technology concluded there is very little water from the tributary that

comes from north of Wangoom Rd and is about half the flow of water from the Aberline Rd
tributary. The modelling also shows that the inadequate culverts under Wangoom Rd are the
reason that flooding would occur north of Wangoom Rd.

This modelling and studies have not taken into consideration historic facts such as talking to

people who have lived in and owned property in this for over 50 years. If the water technologies'
representatives had conversed with or consulted with the property owners they would have
been told there has never been any significant flooding of this area. There has only ever been a

slight build up at the inadequate culverts on Wangoom Rd.

Solutions

Recent history shows that increasing the size of culverts on Mortlake Rd has reduced the
flooding depth in this area for Mortlake Rd and reduced the amount of houses thought to be in
this area's flood zone. The houses and properties north of Wangoom Rd are entitled to the

same increase of culvert size to take them out of the flood modelling flood areas east of
Mortlake Rd.

The area north of Wangoom Rd will suffer as new culverts have been put unders Wiggs Lane
and along with the drainage of the lake at Wangoom Park. This has decreased the area east of
Wiggs Lane acting as a retention basin for flood water.
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In the longer term, land between Wangoom Rd and Springflat Rd will be needed for housing in
Warrnambool because of its close proximity to Warrnambool's existing infrastructure, which
includes sewage, water, power and multiple major roads e.g Mortlake Rd, Aberline Rd and
Horne Rd.

Warrnambool City Council report Wangoom Road Land Use Options Summary showed an
option of increasing the already existing drain that flows to the Merri River and under Mortlake
Rd. This drain could take all the water from Wiggs Lane and the land between Conheady's Rd

and Springflat Rd to the Merri River. This would decrease water in the Russell's Creek basin,
which would benefit areas around Mortlake Rd and beyond. The report suggests any extra
water put into the Merri River, before Russell's Creek joins the Merri, has nil effect on
Warrnambool's flood area. This would also prevent houses along Wangoom Rd from flooding.

The enlargement of culverts under Wangoom Rd and upgrading of the drains in the Conheady's
Rd area would

? Take houses and properties out of the flood zone.
? Lessen water in the problematic Russell's Creek basin.
? Allow land in close proximity to Warrnambool to be used as housing in the future.
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From:    
Sent: Thursday, 11 November 2021 10:02 PM 
To: Town Planning <planning@warrnambool.vic.gov.au> 
Subject: Warrnambool Planning Scheme Amendment C205warr 
 
CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe. 

 

 
RE: Warrnambool Planning Scheme Amendment C205warr 
Attention: Julie Glass (Coordinator City Strategy) / Andrew Nield (Strategic Planner) 
 
We own property located at . 
 
The property of approx. 9.99 acres is located within the proposed planning scheme amendment 
C205warr. 
 
Part of this property is proposed to change from present UFZ to GRZ1. (map reference C205warr-
033zn map) 
 
We suggest that the proposed area of GRZ1 of  is in fact increased. 
Refer suggested area attached. 
 
This minor increase in area reflects similar levels as proposed and already exists as GRZ1 directly East 
of the property (Iona Avenue & Orchid Avenue & Donaldson Drive) and proposed due South Botanic 
Road. 
 
Our family have occupied the site via ownership or lease arrangement since 1961 and have 
witnessed all the flood inundation events over that time. 
 
The proposed minor expanded area is not effected by past events. 
 
Please refer to some photos of October 2020 flood event which confirms. 
(Photos to be sent via two separate emails) 
 
More photos and information available and are happy to provide if required. 
 
Please confirm receipt of this submission. 
 
Yours faithfully 

 

 
 

MAP Amendment 

C205warr.pdf
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WARRNAMBOOL PLANNING SCHEME - LOCAL PROVISION

AMENDMENT G205warr
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From:                                 "Town Planning" <planning@warrnambool.vic.gov.au>
Sent:                                  Wed, 17 Nov 2021 15:05:27 +1100
To:                                      "Andrew Nield" <ANield@warrnambool.vic.gov.au>
Subject:                             
Attachments:                   IMG_0270.jpg, Untitled attachment 00417.txt, IMG_0271.jpg, Untitled 
attachment 00420.txt, IMG_0273.jpg, Untitled attachment 00423.txt, IMG_0274.jpg, Untitled 
attachment 00426.txt, IMG_0275.jpg, Untitled attachment 00429.txt, IMG_0277.jpg, Untitled 
attachment 00432.txt, IMG_0278.jpg, Untitled attachment 00435.txt, IMG_0280.jpg, Untitled 
attachment 00438.txt, IMG_0281.jpg, Untitled attachment 00441.txt, IMG_0288.jpg, Untitled 
attachment 00444.txt

Town Planning |  | City Strategy & Development

Warrnambool City Council | 25 Liebig Street Warrnambool 3280 | P.O Box 198 Warrnambool 3280
T: 0355594800 | M:  | E: planning@warrnambool.vic.gov.au

We value accountability, collaboration, respectfulness, progressiveness and wellbeing.
Council acknowledges the Traditional Owners and Custodians of the lands on which we live and work and pays 
respects to Elders past, present and emerging. 

-----Original Message-----
 

Sent: Friday, 12 November 2021 9:54 AM
To: Town Planning <planning@warrnambool.vic.gov.au>
Subject: FW: Bromfield st lafferty

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, click links, 
or open attachments unless you recognise the sender and know the content is safe.

Hello Julie
Meant to send these as well.
We have many more re the flood events9th Oct 2020 

-----Original Message-----
 

Sent: Friday, 12 November 2021 9:52 AM
To: 
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Friday 12 November 2021

Re proposed Warrnambool Planning Scheme amendment C205warr

Dear Ms Glass,
We are the trustees for , the owner of the parcel of land at  

.

Thank you for the opportunity to present this submission.
We are in support of the proposed amendment and commend the City of Warrnambool and the 
GHCMA for carrying out the works in the floodplain management plan.

In relation to the parcel of vacant land we own at , we note that some of the 
land at the Northern boundary remains as UFZ has not been rezoned RFZ1. We propose that 
all of the land at  be zoned RFZ1. We submit that all of this land has not been 
subject to flooding and that in the January's 50 year flood event, this parcel of land remained 
clear of flooding when other areas were significantly impacted.

In preparation for residential building development, in March of 2015 the Land at  
 was surveyed, including a level datum survey, AHD PM No.389 RL 17.594. 

The very lowest level of the survey shows a level reading of 6.59, which we propose should  be 
above the flood level and be considered RFZ1 but with a LSIO overlay.

Further, in relation to the LSTI overlay at it is related to , we propose that the 
LSIO overlay should only pertain to that portion of land under the level datum of 7.0.

We thank you in advance for your consideration and look forward to participating in the process 
to a conclusion.

Please do let us know if you have any questions or comments on our proposal.

Kind Regards, 
0419374861
stephentimms5@gmail.com
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From:                                  
Sent:                                  Tue, 16 Nov 2021 16:18:04 +1100
To:                                      "
Cc:                                      "Julie Glass" <jglass@warrnambool.vic.gov.au>;"Peter Robertson" 
< >
Subject:                             GHCMA Submission to C205warr
Attachments:                   GHCMA Submission to C205warr.pdf

CAUTION: This email originated from outside of Warrnambool City Council.  Do not follow guidance, 
click links, or open attachments unless you recognise the sender and know the content is safe.

OFFICIAL

Good afternoon 
 
Thank you for allowing  to provide a submission to Amendment C205warr and 
thank you for the extension. The CMA provides support for the introduction of flood risk controls in 
North Warrnambool, however there are some elements of the amendment we would like to further 
discuss which I’ve summarised below. 

1. Upon review of the amendment mapping it became apparent that further refinement is 
required on properties that have inconsequential flood risk. A figure of examples is provided in 
the submission. 

2. The CMA strongly promotes the introduction of schedules to LSIO and FO to reduce the burden 
on all stakeholders of planning permits for inconsequential flood risk. The absence of schedules 
to flood risk controls in the planning scheme is highly unusual and adopted in majority of LGA’s 
where flood controls are applied. 

3. The CMA recommends adoption of a Local Floodplain Development Plan to negate the need for 
a flood risk report for development within FO. 

 
The CMA did not include the following discussion points in the submission, however would like to meet 
with Warrnambool City Council staff to discuss the following: 

a. Water Technology confirmed in 2019 that the detention basin modelled along the Russell Creek 
tributary (near Royal Court) was modelled as per the LiDAR and not modelled at full capacity. As 
a result there may be changes to flood modelling in this location if it was modelled as full. The 
CMA would like sensitivity testing undertaken to determine the likelihood this would impact the 
modelling, however we do not want this work to hold up the introduction of flood controls into 
the planning scheme. It should be noted that in CMA advice F-2014-0077 for Planning Permit 
P2014-038 the CMA requested a condition that included the revision of flood modelling on 
construction. The CMA is unaware whether this condition was included and if so, whether the 
permit condition has been met.  

b. The progress of flood warning for the North Warrnambool catchment. 
 
We would be keen to meet with you to discuss the above issues and discuss other submissions received 
and congratulate WCC on undertaking this vital amendment. 
 
Kind regards  
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1.  supports adoption of flood risk 
controls into the Warrnambool Planning Scheme as exhibited by Amendment C205warr. 

2. Section 6(2)(e) of the Planning and Environment Act 1987 provides provision in the planning 
scheme to ‘regulate or prohibit any use or development in hazardous areas or in areas which 
are likely to become hazardous areas’. This allows for flood risk to be addressed via planning 
controls in the planning scheme based on the best available flood information.

3. The CMA notes that Amendment C205warr relates to riverine flood risk only. The CMAs 
submission therefore relates to management of riverine flood risk only.

4. Victoria’s policy is to plan for the level of risk posed by 100-year ARI (Average Recurrence 
Interval) floods. For the purposes of this submission the CMA will refer to the 100-year ARI 
flood as the 1% AEP (Annual Exceedance Probability) as per the recommended terminology 
of the Australian Rainfall & Runoff guidelines and the Victorian Floodplain Management 
Strategy. 

5. The flood risk planning controls maps currently applied to north Warrnambool do not reflect the 
best available 1%AEP flood risk mapping for the area and should be updated. The existing 
controls trigger permit applications for approximately 23ha of land that is outside the extent of 
1% AEP floods according to the latest flood mapping. Conversely, significant areas of land 
upstream of Mortlake Road has been identified as prone to 1%AEP flooding by the latest 
mapping and no permit application trigger currently exist in the scheme.

6. Amendment C2015warr amends the current flood risk planning controls in north Warrnambool 
to align with the best available flood information obtained through the following flood 
investigations:

a. The Design of North Warrnambool Floodplain Management Plan – Implementation Works 
(Cardno, 2010)

This investigation modelled a range of flood magnitudes in both the Merri River and 
Russell Creek catchments. It used the best available information and contemporary best 
practice modelling techniques. No flow records exist for Russell Creek, so the hydrology 
element of the project underwent rigorous peer review to validate the flow estimates 
applied in the hydraulic model. Significant risk to people and property (primarily from 
Russell Creek) was identified which led to further flood investigation work focused on 
Russell Creek followed by flood mitigation works to reduce risk along Russell Creek. The 
Cardno 2010 flood investigation remains the best available information for the Merri River 
floodplain in north Warrnambool.

b. Russell Creek Flood Mitigation – As Constructed Flood Modelling (Water Technology, 
2017)

The result of the Russell Creek flood mitigation works was modelled by Water Technology 
in 2017. This investigation focussed on Russell Creek only and provides the best available 
flood risk mapping for Russell Creek following the construction of the North Warrnambool 
Mitigation Works. 

The CMA supports use of both the Cardno 2010 investigation and the Water 
Technology 2017 investigation as the basis for revised flood control extents 
proposed by Amendment C205warr.
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7. The extents of the revised overlays have been delineated according to established hazard 
criteria to apply development control most appropriate to the degree of flood risk. The 
extent of the overlays are therefore delineated into the following components:

a. Floodway Overlay (FO) and Urban Floodway Zone (UFZ) delineates the highest hazard 
portion of the floodplain where 1% AEP flood depth is likely to equal or exceeds 0.5 
metres and/or where the depth x velocity product equals or exceeds 0.4 
metres2/second; and

b. Land Subject to Inundation Overlay (LSIO) delineates the lower hazard portion of the 
floodplain where the 1% AEP flood depth is likely to be less than 0.5 metres and/or 
where the depth x velocity products is less than 0.4 metres2/second.

This approach is consistent with the GHCMAs flood control delineation guideline and 
all other flood risk related amendments implemented in the Glenelg Hopkins Region 
since 2013 including Warrnambool C78 and C90 and is supported by the CMA.

8. Smoothing and fine tuning of the revised overlay shapes was undertaken with the 
assistance of the CMA to:

a. remove unwarranted permit application triggers associated with minor impingement of 
overlays across property boundaries (see figure 1 below); and  

b. filter out flood ‘islands’ to ensure development decisions account for risks posed by 
loss of access/egress to properties during large floods; and.

c. smooth jagged edges of raw flood control maps stemming from gridded data outputs.

This approach is consistent with the GHCMAs flood control delineation guideline. However, 
close inspection of the exhibited mapping indicates further refinement is warranted. See 
Figure 1 for an example of locations where flood risk can be removed for planning 
purposes.

The CMA recommends further refinement of the planning control boundaries in 
collaboration with the CMA prior to final adoption.
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Figure 1 – Locations in north Warrnambool where flood risk mapping can be removed from properties due to negligible flood 
risk. Note: This image only highlights a few examples, many more can be seen in this image that are not circles.
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9. The approach to the application of flood controls for Amendment C205warr is as follows:

a. Zoning application

i. Public Park and Recreation Zone (PPRZ) is to be applied to all locations that are 
currently Urban Flood Zone (UFZ) that comprise existing public space.

ii. General Residential Zone (GRZ) is to be applied to locations that are currently UFZ 
that comprise already developed urban areas (e.g., dwellings), and roadways that are 
bounded by PPRZ or GRZ.

iii. UFZ is to be retained or applied in undeveloped urban areas to ensure preservation of 
these areas for the primary purpose of safely storing and conveying floodwater. The 
proposed UFZ corrects the arbitrary delineation of the current UFZ applied to property 
boundaries.

b. Overlay application

i. Floodway Overlay (FO) is to be applied to all high hazard portions of the 1% AEP 
floodplain not already covered by UFZ.

ii. Land Subject to Inundation Overlay (LSIO) is to be applied to all low hazard portions of 
the 1% AEP floodplain that is not already covered by UFZ.

iii. FO and LSIO will be removed from all locations where these overlays currently exist 
that are outside of the 1% AEP floodplain.

The CMA has previously communicated to Warrnambool City Council that UFZ should be 
retained where it already exists, however we do not oppose change to PPRZ for areas of 
public land. 

The proposed application of flood controls and zoning amendments are 
commensurate to appropriate flood risk management and are supported by the CMA.

10. The north Warrnambool flood mitigation works include four concrete flood retaining walls 
along the Russell Creek corridor to limit breakout flow over private property. The walls are 
constructed to a height of the 1% AEP flood level with 0.6 metres of freeboard for majority 
of their length. Each wall has 1 to 2 access points along its length which is constructed at 
the 1% AEP flood level without freeboard. Freeboard of 0.6m is to be maintained at these 
locations via manual deployment of drop boards prior to large floods. The amendment 
therefore proposes the removal of existing flood controls from properties protected by the 
flood mitigation walls.

The CMA does not object to removal of flood controls for properties protected by 
flood mitigation works.

11. The portion of the Russell Creek 1% AEP floodplain east of Aberline Road (identified by 
Water Technology 2017) has not been included in Amendment C205warr. The CMA 
acknowledges that flood related planning controls for this area are likely to be addressed 
via a structure plan. 

12. The CMA notes that the inundation within the Warrnambool Racecourse that has been 
identified through the Water Technology 2017 investigation has not been included in 
Amendment C205warr. The CMA acknowledges that the floodwaters within the 
Warrnambool Racecourse are primarily stormwater related rather than riverine flooding and 
therefore exclusion from this amendment is supported.
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13. Schedules to the flood overlays have not been exhibited. Schedules to the LSIO and FO 
provide an important mechanism in the planning scheme to exempt specific building or 
works types from requiring a planning permit that would otherwise be triggered by the 
planning control. This results in a reduced administrative burden and costs associated with 
applications for minor developments of no consequence to floodplain management. 

Without schedules adopted into the planning scheme many minor developments such as 
the construction of bicycle paths, placement of rainwater tanks and open sided decks 
require a planning permit if located within the LSIO or FO. A schedule can provide an 
exemption to the requirement of a planning permit provided the requirements in the 
schedule are applied.

In the CMA’s opinion this is highly unusual, and Warrnambool City Council is the only Local 
Government Authority (LGA) within the Glenelg Hopkins Catchment that doesn’t include a 
Schedule to the LSIO or FO. 

The CMA strongly urges adoption of schedules to the LSIO and FO and can provide 
a template on request.

14. A Local Floodplain Development Plan (LFDP) has not been proposed as part of this 
amendment. Because of the lack of a LFDP, all permit applications for development within 
the FO must be accompanied by a Flood Risk Report. Glenelg Hopkins CMA has partnered 
with other LGA’s in introducing LFDP’s to planning schemes with great success.

The CMA recommends adoption of a Local Floodplain Development Plan consistent 
with the majority of other regional councils and can provide a template on request.

15. Schedule to Clause 72.08 proposes to include the Design of North Warrnambool Floodplain 
Management Plan – Implementation Works (Cardno, 2010) as a background document. It 
should be noted that the existing background document North Warrnambool Flood Study 
(Cardno, 2010) introduced in C78 (Pt 1) is the same document.

The CMA congratulates Council on undertaking this important amendment and looks forward to 
the continuation of our partnership in management of the Warrnambool floodplain. Should you 
have any further queries please contact myself or .

Yours sincerely,

END OF SUBMISSION
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ATTACHMENT 2 - FURTHER TECHNICAL REVIEW –TEMPLATE AND CRITERIA 
USED WHERE FLOODSHAPE WAS REVIEWED

Further Technical Review

Officers have undertaken a Further Technical Review (FTR) where submitters have questioned the 
application of the Urban Flood Zone, Land Subject to Inundation Overlay and Floodway Overlay on 
their property or surrounding property, the accuracy of the modelling and where the extent of 
coverage over the subject land is minimal.

The FTR included a more detailed analysis to ascertain the exact flood risk to the property. The 
objective of this review was to check for anomalies in the exhibited flood extents.

The FTR is based on a number of agreed criteria – see below and may indicate that the Urban Flood 
Zone, Land Subject to Inundation Overlay and Floodway Overlay could be removed or refined in 
shape or should be kept as exhibited. 

Criteria for the Review 

The following criteria were developed to guide the Further Technical Review of submissions and to 
ensure that there is a consistency in the response to submissions.

Criteria Assessment
Actual terrain differs from LIDAR data used for 
modelling.

Does the actual land shape and fall generally 
agree with LIDAR data? 
If the land shape has been altered from the 
LiDAR, has this been achieved with the 
appropriate approvals (i.e., planning permit?)

Flood extent incursion into property minor in 
nature.

Is the incursion of the Urban Flood Zone, Land 
Subject to Inundation Overlay and Floodway 
Overlay on the property considered minor?

Other, including unexplained isolated ponding, 
title boundaries and overlay designation.

Is there unexplained isolate ponding which 
does not contribute to the integrity of the 
floodshape?

Template for the Review 

The following template has been used to document the FTR undertaken for each submission where 
the accuracy of the modelling has been questioned.
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Amendment C205warr – Submission Assessment – Further Technical Review

Note: This is a Further Technical Review (FTR) where submitters have questioned the application of the Urban Flood Zone, 
Land Subject to Inundation Overlay, and Floodway Overlay on their property or surrounding property, the accuracy of the 
modelling and where the extent of coverage over the subject land is minimal. Other issues identified in submissions are 
addressed in the Council Report and relevant attachments.

Submission No.: 

Property Address: 

Catchment: 

Proposed Planning Scheme Control(s): 

[Maps showing the proposed Zone or Overlays are attached to this assessment] 

Desktop review (Data collection/ assessor comments) 

Previous reports of flooding for property:

Area of incursion into property (m2): 

Percentage of property area affected by incursion: 

Officer Desktop Review Comments: 

Site visit 

Date of inspection (if required): 

If site inspection not required, why: 

Site photos informing this assessment, if necessary, are attached to this report. 

Data and information collected from site visit

Assessment against criteria 

The criteria below have been used to assist in the review and assessment of the written submission 
content.

Criteria 1: The extent to which the actual terrain differs from LIDAR data, and any potential impacts 
on the modelling.

Criteria 2: The extent to which a minor flood extent incursion protrudes into a property.

Criteria 3: Other
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- The appropriateness of applying a different zone or overlay designation having regard to the 
flood modelling; or

- The extent to which an anomaly has been identified with the title boundary; or
- The extent to which unexplained isolated small ponding could be removed without affecting 

the credibility of the flood mapping.

Officer response to submission:

Signed Off:

Date:
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ATTACHMENT 3 - Amendment C205warr – North Warrnambool 
Flood Controls

Officer Response to Issues Raised in Submissions

Issues raised in submissions

There are a number of key issues raised in the submissions, as outlined below:

1. Individual properties have not experienced flooding in the past and should 
therefore not be subject to flood controls. 

2. The modelling is inaccurate and does not reflect real life flood events and/or or 
existing site/area characteristics such as existing topography.

3. Council and CMA should review and introduce mitigation works/improvements to 
cope with overland flow and flooding.

4. New development and increased density across North Warrnambool has 
increased the level of overland flow and flooding.

5. Property values and property resale will be impacted, and compensation should 
be payable.

6. Insurance costs/premiums will be impacted.
7. Other Issues.

Officer response to themes 

This section provides the following in relation to each of the 7 issues identified: 

 A short explanation of the issue; 
 An officer response to the issue; 
 Relevant commentary from previous Planning Panel reports where the issue has 

been previously considered, if relevant.

Where a submission questions the accuracy of the modelling or raises a specific issue that 
cannot be categorised as generic, then a submission specific response has been prepared. 
These submission specific responses can be found in Attachment 4.

1. Individual properties have not experienced flooding in the past and should 
therefore not be subject to flood controls. 

Explanation of issue

Submissions objecting to the Amendment referred to previous flood events (or the lack 
thereof) in a local area. In this context, advice that their property had not experienced 
flooding was used to substantiate their position that the modelling must be incorrect.

Officer response:

The shape of the flood controls are based on the overland flow paths identified through best 
practice computer modelling. It is the most reliable, cost effective estimate that can be made 
from existing information and techniques.
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The lack of historical evidence about flooding on a particular site does not mean the property 
may not be inundated by overland flooding in the future. 

Storm events vary considerably and the factors that contributed to flooding in one storm 
event may not be repeated for the next. 

The Urban Floodway Zone, Floodway Overlay and Land Subject to Inundation Overlay maps 
are based on the forecasted overland stormwater flows associated with a 1 in 100 year 
storm event at a specific location, meaning that there is a 1 per cent chance that such an 
event could occur in any given year. This is a standard used across the industry for flood 
planning and management. The 1% AEP has been determined through the Russell Creek 
Flood Mitigation – As Constructed Flood Modelling (Water Technology Pty Ltd, 2017) and 
Design of North Warrnambool Floodplain Management Plan - Implementation Works 
(Cardno, 2010). In many cases, the 1% AEP storm event may only result in flooding and 
inundation for a short period of time, but it is capable of causing damage. 

The lived experiences outlined in submissions only includes smaller floods, it cannot be used 
to directly compare to the modelled 1% AEP. Available information confirms that a 1% AEP 
flood may not have been experienced by the local community within the Merri River or 
Russell Creek catchments, as the largest flood in living memory was in 1946.

Where this issue was raised in a submission, the Further Technical Review investigated and 
clarified if it was relevant to the floodshape on affected properties. 

Given the above, there is no justification to remove properties from the model simply 
because a submission has been made with this request.

Previous panel findings:

There is no requirement to stop the implementation of appropriate planning controls based 
on a lack of historical evidence of flooding. 

This position is clearly outlined in the Panel Report on Amendment C36 to the Boroondara 
Planning Scheme in relation to the Special Building Overlay (and which is equally applicable 
to the Floodway Overlay and Land Subject to Inundation Overlay). 

Melbourne Water stressed to the Panel that the SBO was not based upon a known or 
historical flood event. It was based upon the overland flows that would result from a storm 
event that occurs, on average, once every one hundred years. These overland flow paths 
were identified through computer modelling. Whilst there may be no record of flooding on a 
property, this did not mean that overland flows had not or would not occur at the site. 
Although flooding may not have previously been witnessed at the site, each storm event 
occurs independently of previous ones and it cannot be assumed that flooding has not 
previously or will not occur, on the basis that there are no records of such an event.

Issue 2 The modelling is inaccurate and does not reflect real life flood events 
and/or or existing site/area characteristics such as existing topography.

Explanation of issue

Submissions questioned the fundamentals of the modelling and questioned the data that 
was used as a basis for the modelling.

Officer response:
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The use of computer based modelling has been consistently accepted by Planning Panels 
as an appropriate basis for application of flood controls (Urban Floodway Zone, Floodway 
Overlay and Land Subject to Inundation Overlay).

The terrain map used as the basis for the model is based on aerial photography and LIDAR 
point data provided by DELWP.

Council and GHCMA have gone to great lengths to ensure that the boundaries of the flood 
controls are mapped as accurately as possible (including undertaking further analysis 
following exhibition). The best available information and contemporary best practice 
modelling techniques have been used.  

A Further Technical Review (peer review) has been undertaken to investigate whether there 
are any anomalies with the floodshape on affected properties that have made a submission. 
If an anomaly is found, then it has been recommended that the floodshape be amended.

Fully assessing the flooding impact to an individual property will rightly occur at the planning 
application stage; when more detailed, site specific information can be assessed. At that 
stage any specific conditions for development can be most appropriately determined.

Previous panel findings:

The use of computer based flood modelling has been consistently supported by Planning 
Panels in the past.

This position is clearly outlined in the Panel Report on Amendment C127 to the Geelong 
Planning Scheme:

It is agreed that in some cases the precise area and degree of actual flooding predicted by 
the models may not be 100% accurate. The reality of the situation is that the flooding maps 
have to be based on predictions because there are not, in most cases, accurate records of 
flooding due to a rainfall event that has a 1 in 100 probability of occurring. It is also correct 
that alterations to the topography, building of walls, filling of land and excavating land may all 
have occurred since the ground levels on which the flooding models were established. 
These changes can result in minor changes to local areas of flooding and degrees of 
flooding, however these variations do not mean the models used to predict flooding are 
inappropriate.

It has been accepted by all Planning Panels that have considered this issue that a full 
assessment of the flooding risk to a particular property is most appropriately undertaken at 
the planning permit stage, where accurately surveyed levels are provided by the permit 
applicant.

In the Final Report on the New Format Planning Schemes, Chief Panel Member, Helen 
Gibson raised the following points in relation to the Land Subject to Inundation Overlay (and 
which are equally applicable to the Floodway Overlay):

In the panels’ view, if accurate flood mapping has not been completed by DNRE, the 
relevant floodplain management authority should determine what land is potentially or likely 
to be affected by flooding and that land should be included in a Land Subject to Inundation 
Overlay. It does not matter that the boundaries may not be accurate at the time the overlay 
is applied. The Land Subject to Inundation Overlay only requires that a permit be obtained 
for buildings and works. It does not prohibit either use or development. The time to examine 
the evidence in detail about where the flood levels lie in fact is at the time a permit 
application is made.
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The same approach needs to be adopted even when flood levels have been verified by 
DNRE but individual landowners dispute their accuracy. Panels usually do not have the 
resources to examine in detail competing arguments about where the flood levels lie on an 
individual property when there is a lack of agreement about this. At the amendment stage it 
is usually irrelevant. It is a matter more appropriately sorted out at the time any permit may 
be applied for.

The panels recognise that in those very flat parts of Victoria prone to flooding, the Land 
Subject to Inundation Overlay may cover huge areas of a municipality. Minimal variations in 
height will make a substantive difference to whether the land floods or not. In those 
circumstances, landowners may well be reluctant to see the whole or substantial portions of 
their properties covered by the Land Subject to Inundation Overlay if they believe that in fact 
their land does not flood. However, it needs to be recognised that the overlay is not the last 
word. Its application will not alter the fact of whether the land floods or not. Rather, it 
indicates that flooding is a problem in the area and needs to be carefully considered when 
making any planning or other land management decisions concerning the property.

Issue 3 Council and GHCMA should review and introduce mitigation 
works/improvements to cope with overland flow and flooding. 

Explanation of issue

Submissions raised concern that Council and the GHCMA have failed to undertake on-
ground flood mitigation works/improvements to prevent flooding and inundation in North 
Warrnambool. The submitters consider the extent of the application of the Floodway Overlay 
and Land Subject to Inundation Overlay may be less than that proposed under the 
Amendment if on-ground flood mitigation works are undertaken.  

Officer response:

Flood mitigation works/improvements across the entire Warrnambool catchment area would 
cost the community millions of dollars and can only be undertaken incrementally over a 
period of many years. 

The most practical and economical solution is to manage new development (e.g. raise floor 
levels of new buildings), and to utilise a capital works program.

In accordance with legislation, Council and the GHCMA work collaboratively on opportunities 
to reduce the impact of flooding throughout the municipality, with highest priority given to 
areas that pose high risk to public safety. 

Council officers do note and accept that if, and when, on-ground structural flood mitigation 
works are completed, Council should amend its planning scheme to update the application 
of the flood controls at that time.

Previous panel findings:

There is no requirement to stop the implementation of appropriate planning controls while 
mitigation works/improvement investigations are developed further. 

This position is clearly outlined in the Panel Report on Amendment C178 to the Ballarat 
Planning Scheme in relation to the Floodway Overlay and Land Subject to Inundation 
Overlay. 
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The Panel has been established to review the proposed FO and LSIO mapping changes 
proposed for the Burrumbeet Creek catchment. It is not within the scope of the Panel to 
consider on-ground mitigation works when the Amendment proposes to amend the coverage 
of the flood related overlays under the Ballarat Planning Scheme. Likewise, the Panel is not 
conducting the investigation or making any recommendations in regards to mitigation works. 

Issue 4 New development and increased density across North Warrnambool has 
increased the level of overland flow and flooding.

Explanation of issue

A number of submissions have raised concerns with the impacts that new development and 
increased density across North Warrnambool are having on existing infrastructure such as 
drainage, which in turn is increasing local flooding and overland flow impacts.

Officer response:

The flood mapping is based on overland flows associated with the Merri River and Russells 
Creek catchments. The mapping does not identify areas liable to flooding and inundation by 
overland flows that exceed the capacity of the urban drainage system.  

State and local planning policy supports and encourages increased densities in appropriate 
locations and Council actively requires developers to provide sustainable development that 
uses the principles of integrated water management that can help address these issues. 

Integrated water management has three aims: reduce reliance on potable water supplies; 
reduce the amount of wastewater and stormwater generated; and improve water quality in 
water catchment ecosystems.

Providing a drainage system that promotes the on-site retention and re-use of stormwater 
run-off and regulates overland flow to prevent flooding may assist in ameliorating and 
intensification of the impacts of flooding.

Previous panel findings:

The Planning Panel in relation to Amendment C2 to the Moreland Planning Scheme 
provided the following points in relation to this topic: 

It is to be expected that the introduction of overlays will tend to draw from the community 
responses to perceived inadequacies in the existing drainage systems and submitters will 
endeavour to utilize the process as a forum for focusing on such matters. However the Panel 
has no power to deal with such concerns and it can do little but to draw such concerns to the 
attention of the Council administering the Planning Scheme.

Issue 5 Property values and property resale will be impacted, and compensation 
should be payable.

Explanation of issue

Submissions suggested that the inclusion of their property in the Floodway Overlay and 
Land Subject to Inundation Overlay would negatively impact on the value of their property.

Officer response:
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The flood prone nature of some land already exists. Excess floodwater may still follow 
natural valleys and drainage paths that existed prior to the subdivision and development of 
the area.

The application of flood controls have an important function to reflect this underlying 
condition of the land transparently to current owners and future purchasers of affected 
properties – so that they can make informed decisions about the property and about 
planning for their own safety during flooding events.

Property values are determined by many different factors, including location, streetscape 
and amenity, the current economic conditions, as well as planning controls. It is therefore 
difficult to assign what effect, if any, the application of flood controls may have on the value 
of a property.

Past Panels have not found evidence that flood controls impact on property values and have 
also determined this would not be a reason to avoid application of the controls – see below.

The Planning and Environment Act 1987 clearly sets out the circumstances where 
compensation is payable and is essentially limited to where land is reserved or required for a 
public purpose or where access is to be denied by the closure of a public road. It does not 
cover situations where controls such as the Floodway Overlay and Land Subject to 
Inundation Overlay are applied. Compensation would not be payable as a result of applying 
the overlay controls.

The flood controls do not cause or change the likelihood of flooding. While the controls may 
identify the flooding and inundations conditions of the land, there is, appropriately, clear 
legislative indemnification from any claims arising out of the identification of land liable to 
flooding.

Previous panel findings:

The Planning Panel, in relation to Amendment C127 to the Geelong Planning Scheme 
concluded that:

The Panel appreciates that property owners may have reasonable concerns about the 
impact of planning scheme changes on property values. However, the Panel also recognises 
that there is a multiplicity of issues that affect the value of any property at any point in time.

The Panel considers that implementation of appropriately researched planning controls 
assists the maintenance of stable property values for the community. In this regard, Council 
is discharging its responsibility as a planning authority in introducing the proposed 
Amendment which will enable planning applications in designated areas to be considered in 
relation to flooding matters and to ensure that development in these areas responds 
appropriately to the identified flood risk.

Issue 6 Insurance costs/premiums will be impacted. 

Explanation of Issue 

Submissions suggested that the inclusion of their property in the Floodway Overlay and 
Land Subject to Inundation Overlay would result in higher insurance premiums.

Officer response:
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The potential impact on insurance premiums is not a matter that should have any bearing on 
the application of flood controls.

The application of the overlays does not cause or change the likelihood of flooding, but 
recognises the existing condition of land. 

The Insurance Council of Australia has advised GHCMA that most insurance policies 
provide coverage for storm damage, include cover for damages resulting from overland 
flows. However, this needs to be confirmed by the property owner’s individual insurance 
provider. 

Previous Panels have consistently determined that the potential impact on insurance 
premiums is not a matter that should have any bearing on the application of the overlays.

Previous panel findings:

The impact on insurance premiums has been consistently dismissed as a relevant issue by 
previous Panels. This position is clearly outlined in the Panel Report to Amendment C109 to 
the Manningham Planning Scheme:

The Panel was not convinced that the application of the LSIO of SBO would have any effect 
on property values or insurance premiums, and in any case, adopts the position of previous 
panels that there is no justification for setting aside planning scheme amendments of this 
type on the basis that property values might be affected, or insurance premiums might 
increase.

Issue 7 Other issues

Explanation of issue 

A number of submissions raised specific issues that require an individual response. The 
responses can be found in Attachment 4 where each submission has also been 
summarised.
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ATTACHMENT 4 - Amendment C205warr – North Warrnambool Flood Controls

Summary of individual submissions, officer response & recommendation

The following table summarises the individual submissions received (by issue) during and after the exhibition period of Amendment C205warr, 
including an officer response and recommendation.

7 key issues have been identified for the 21 submissions received, the categorisation of which will assist in the review and analysis of the 
submissions.

The 7 key issues are listed below:

1. Individual properties have not experienced flooding in the past and should therefore not be subject to flood controls. 
2. The modelling is inaccurate and does not reflect real life flood events and/or or existing site/area characteristics such as existing 

topography.
3. Council and CMA should review and introduce mitigation works/improvements to cope with overland flow and flooding.
4. New development and increased density across North Warrnambool has increased the level of overland flow and flooding.
5. Property values and property resale will be impacted, and compensation should be payable.
6. Insurance costs/premiums will be impacted.
7. Other Issues - these will be responded to individually in the table below.

Please refer to the ‘Officer Response to Issues Raised in Submissions’ at Attachment 3 for an overview of the issues raised and a generic 
response.

Abbreviations:

UFZ – Urban Floodway Zone FO – Floodway Overlay LSIO – Land Subject to Inundation Overlay GRZ – General Residential Zone

AEP – Annual Exceedance Probability CMA – Catchment Management Authority   LFDP – Local Floodplain Development Plan
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

1 Land at the rear of 
properties to the 
north of Membery 
Way

Merri River Partial 
repeal of  
UFZ and 
replacement 
with GRZ

2, 5, & 7 The submission does not directly question the 
validity of the exhibited mapping but raises concerns 
that the partial repeal of the UFZ and replacement 
with the GRZ would have a negative impact on 
social, environmental, and economic values, 
specifically if the land is developed for residential 
purposes. The submission does however mention 
that recent flooding in October 2020 has 
strengthened their concerns about the partial repeal 
of the UFZ. 
The partial repeal of the UFZ has been subject to a 
Further Technical Review, and reconfirmed as being 
appropriate based on the anticipated flood depth, 
noting the October 2020 flood levels were collected 
at Waldock Way on the other side of the river from 
Membery Way. The flood level collected was 4.75m 
AHD. It can be reasonably assumed that the flood 
level at Membery Way would be within ±0.10m of 
this level which is well within the 1% AEP extent 
adopted for use in the Planning Scheme 
Amendment. On this basis, no change to the 
exhibited UFZ mapping is recommended.
It would not be orderly, fair or equitable to maintain 
the UFZ on this land if there is no flood hazard. 
Any future development of the land for residential 
purposes, including subdivision/and or construction 
of two or more dwellings will need to respond to the 
Warrnambool Planning Scheme. Upon application 
for permit, a detailed assessment be made to ensure 
any development will be integrated with the 
surrounding area. The planning scheme contains a 
number of strategic directions and requirements that 
will ensure the social and environmental values of 
the area are respected. 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

The submission requests Council purchase the land 
and develop a green wedge between existing 
developments and the river to provide open space 
opportunity for residents. This request is not within 
the scope of the Amendment. The purchase of open 
space is a significant undertaking for any Council 
and needs to be strategically justified. The 
Warrnambool Open Space Strategy (2013) provides 
recommendations for maintaining Warrnambool’s 
liveability in the context of steady population growth, 
by adding to open space in the municipality and 
improving existing open space. This land itself does 
not form an identified gap along the Merri River, 
noting the close proximity of Platypus Park and the 
existing linear open space reserve along the Merri 
River.

2 Land north of 
Wangoom Road

Russells 
Creek

FO & LSIO 3 The submission does not directly question the flood 
modelling or mapping extents, however claims 
flooding is a result of existing infrastructure. While 
the flooding may be exacerbated due to the existing 
infrastructure it is likely also due to the topography at 
this location being low and flat. Opening up the 
downstream culverts will result in flooding problems 
being transferred from one location to another. 

No change

Do not support.  
Refer to Panel

3 138 Bromfield Street Merri River N/A

The 
amendment 
does not 
propose to 
change 
existing 
controls that 
apply to this 
property.

2 The submission is seeking the partial repeal of the 
UFZ and replacement with the GRZ based on 
earthworks which have been approved under 
Planning Permit PP2020-0101. The conditions of the 
planning permit included post works feature survey 
to demonstrate compliance with the approved plans. 
To date, the Council and the CMA have not yet 
received this feature survey to verify compliance. 
Council officers sought further clarification from the 
submitter on the status of these matters, and 
informed the submitter of the prescribed timeframes 

No change

Do not support.  
Refer to Panel

Note, should the 
submitter complete 
the earthworks and 
feature survey 
before the Planning 
Panel Hearing, it is 
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

for consideration of submissions. The submitter has 
informed Council and CMA officers that the 
earthworks are underway. The CMA has advised 
Council that it can support the partial repeal of the 
UFZ in line with Criteria 1 of the Further Technical 
Review provided that the feature survey 
demonstrates compliance with the approved 
planning permit. 
Having regard to the above, it would not be practical 
or reasonable to partially repeal the UFZ until the 
earthworks and feature survey are completed. 
Further, it would not be reasonable to delay the 
Amendment until these earthworks and feature level 
survey are completed. One of the most important 
reasons for progressing the Amendment is that a 
significant proportion of the current flood controls are 
based on a 20 year old flood investigation.  

recommended that 
Council support the 
partial repeal of the 
UFZ and 
replacement with 
GRZ, subject to 
compliance with 
approved plans.

4 Land north of 
Wangoom Road

119 Wangoom Road

Russells 
Creek

FO & LSIO 2, 3, 4, 5, 6 
& 7

The submission questions the validity of the 
modelling due to the extent of flood controls not 
extending to Wiggs Lane and further upstream. One 
of the principal considerations in constructing the 
model was the location of inflow boundaries to 
ensure all runoff from the catchment was being 
adequately represented in the modelling. The model 
boundaries for the Russell Creek model included the 
Northern and Eastern Arms of the Creek along with 
an inflow location from the Warrnambool 
Racecourse catchment. The inflows from the 
northern and eastern arms of Russell Creek are the 
main contributors to peak flows within the study 
area. The flood controls are not extended to Wiggs 
Lane and further upstream as this is outside of the 
Warrnambool LGA and the settlement pattern in this 
area is predominately non-urban. 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

The submission sought further clarification on 
potential impacts of the Amendment on development 
(i.e., subdivision, access, and buildings and works). 
In this instance, land to the north of Wangoom Road 
is included in the Farming Zone and Rural Living 
Zone. This zoning regime is already a significant 
constraint to subdivision in the area, as the majority 
of properties do not achieve the minimum lot size to 
allow additional lots (4 hectares), so in this respect 
there is no change as a result of the Amendment. 
In terms of buildings and works, a planning permit is 
only triggered if the proposed buildings and/or works 
fall within the area of land covered by the FO and 
LSIO. It should be noted that a planning permit for 
buildings and works is typically required under the 
existing zoning regime, as the majority of properties 
do not meet the minimum lot size (2 hectares) for 
which no permit is required. The FO and LSIO may 
impact on the proposed design of development 
(increasing floor levels), but should be considered as 
a safeguard against cost incurred as a result of 
potential flood damage to new buildings.
Other concerns listed in the submission relate to 
existing infrastructure and are discussed in the 
response to Submission 2. 

5 Land north of 
Wangoom Road

115 Wangoom Road

Russells 
Creek

FO & LSIO 2, 3, 5 & 7 The submission claims there is an intentional 
blockage of the Russells Creek tributary which 
exacerbates flows north of Wangoom Road. A 
Further Technical Review has confirmed that this 
blockage has not been factored into the model and 
therefore does not impact the 1% AEP extent. The 
review recommends that Council and the CMA 
undertake a site inspection to verify the blockage 
and to assess possible impacts. If a blockage does 
exist, opening up the channel and removing the 

No change

Do not support.  
Refer to Panel

It is recommended 
that Council and 
CMA note and 
investigate any 
intentional blockage 
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

blockage is likely to have a positive impact on the 
frequent flow level magnitudes, but minimal impact if 
any on the 1% AEP extent. On this basis, no change 
to the exhibited FO and LSIO mapping is 
recommended, noting any improvement to the 
channel will not alter the shape of the overland flow. 
Other concerns canvassed in the submission relate 
to existing infrastructure, which are discussed in the 
response to Submission 2. 
Sewerage is also mentioned in the submission, 
however this is beyond the scope of the 
Amendment. 

of Russells Creek 
tributary, and 
consider potential 
solutions, as an 
action outside the 
scope of the 
Amendment.

6 Land south of Whites 
Road

133-135 Whites 
Road

Russells 
Creek

FO & LSIO 1, 3, 4, 5 & 
6 

The submission requests that the Amendment be 
placed on hold until further mitigation/improvements 
are assessed and implemented, including 
recommendations from studies previously adopted 
by Warrnambool City Council (pre 2000 and 2007). 
It must be noted studies preceding the Russell Creek 
Flood Mitigation – As Constructed Flood Modelling 
(Water Technology Pty Ltd, 2017) are no longer of 
relevance along the Russells Creek Corridor for this 
Amendment. The introduction of flood risk planning 
controls is based on current flood risk. The land is 
considered subject to flooding due to high quality 
flood intelligence obtained through two dimensional 
flood modelling techniques. This was not available 
for this area of Warrnambool for previous studies. 
The introduction of future flood 
mitigation/improvements is not sufficient reason to 
object to the introduction of flood controls. 
The submission states that no flooding has been 
experienced in the last 20 years in the area. It is 
possible the submitter has not experienced a 1% 
AEP flood event of critical duration at this location. 
This is what the Amendment is based on. 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

The submission states flood risk controls should 
have been introduced into the planning scheme prior 
to subdivision of the area taking place rather than 
after. Prior to 2003, there were no flood studies 
completed upstream of Wares Roads, therefore no 
flood intelligence to base flood controls on. The 
submission states that it is unreasonable to not take 
into account the effect of development already in 
place, however the flood investigations do consider 
this effect and controls are based on existing risk.  

7 Land at the rear of 
properties to the 
north of Membery 
Way

Merri River Partial 
repeal of  
UFZ and 
replacement 
with GRZ

2 & 7 The submission questions accuracy of modelling 
based on site topography. The submission states 
that based on the topography the floodplain should 
extend to where the flat expanse starts to rise as it is 
visibly a floodplain. While the theory behind this may 
be correct in that the natural topography is shaped 
as a floodplain, the design flood magnitude for 
planning purposes is the 1% AEP flood event, which 
is based on historical flood and gauge records on the 
Merri River. During the October 2020 flood event, 
levels were collected from the Merri River flood 
extent at Waldock Way on the other side of the river 
from Membery Way. The flood level collected was 
4.75m AHD. It can be reasonably assumed that 
the flood level at Membery Way would be 
within ±0.10m of this level which is well within the 
1% AEP extent adopted for use in the Amendment. 
The flood shape and repeal of the UFZ is 
recommended to be retained at this location. 
The submission requests clarification if the rezoning 
of part of Woodend Road from the UFZ to the GRZ 
is correct or a drafting error. In response, if a road is 
not a main road, the zoning of the road will typically 
reflect the zoning regime of adjoining land. In this 
instance, as this part of Woodend Road is no longer 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

subject to a flood hazard, it will adopt the 
surrounding zoning regime, being GRZ.  

8 Land south of Whites 
Road

143 Whites Road

Russells 
Creek

FO & LSIO 3, 5 & 6 The submission raises matters similar to those 
canvassed and responded to in Submission 6.

No change

Do not support.  
Refer to Panel

9 Land south of Whites 
Road

141 Whites Road

Russells 
Creek

FO & LSIO 1, 3, 4, 5 & 
6

The submission states that the 50 year downpour, 
which is assumed by Council and CMA officers to be 
the January 2021 flash flooding event, did not result 
in flooding of properties. A Further Technical Review 
noted that the 50 year event in January 2021 refers 
to rainfall intensity, which does not directly translate 
to a flood of the same size but results in localised 
flash flooding and overwhelming the stormwater 
system which is what happened during this event. 
Riverine flooding is dependent on antecedent 
conditions such as catchment wetness which is 
considered in modelling by initial and continuing 
loses. Rainfall directly on urban areas such as road 
networks and development depends on its ability to 
drain through the stormwater system in a timely 
manner. Catchment wide riverine flooding is based 
on the ability for the catchment to absorb 
precipitation in addition to making its way 
downstream. The Further Technical Review 
concluded that the January 2021 event was less 
than a 5 year event in the Russells Creek catchment. 
It must be noted that the flood controls are based on 
a 1% AEP event of critical duration, which is what 
the flood controls have been modelled on in 
accordance with industry practice.  
The submission raises concern that Council has 
facilitated residential development between Whites 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

Road backing onto Russels Creek without warning of 
possible flood controls being introduced. This matter 
is beyond the scope of the Amendment. However, 
Council and CMA officers note that much of the 
development between Whites Road and Russells 
Creek predates any flood intelligence for this 
location.  
The submission raises concern that Council has 
allowed considerable residential development to take 
place in the area, specifically north of Whites Road, 
which did not consider drainage. This is beyond the 
scope of the Amendment. However, Council and 
CMA officers note that development north of Whites 
Road has been subject to pre developmental flow 
requirements and is required to retard all increased 
flows from development.   
The submission suggests that Russell Creek is 
overgrown with vegetation, which prevents it 
performing a drainage function. The CMA have 
advised Council that in stream vegetation has 
minimal impact in large flood events. Being an 
ephemeral waterway, any removal of vegetation will 
likely be conducted annually/biannually at substantial 
cost to Council and subsequently ratepayers.    

10 Land north of 
Wangoom Road

107 Wangoom Road

Russells 
Creek

FO & LSIO 2, 4, 5, 6 The submission raises concern over the flood 
controls impacting future development of the 
property. The overlays are applied based on hazard 
of depth ≥ 0.5 metres, velocity ≥ 0.4 m/s or a depth x 
velocity product of 0.4m2/s. The submission states 
that flooding appears to be from inadequate 
drainage and that this should be addressed prior to 
the adoption of flood controls. Flood controls are 
based on existing risk, even if 
mitigation/improvements was to be adopted in the 
future, it is important that the existing risk is in the 

No change

Do not support.  
Refer to Panel

It is recommended 
that Council and 
CMA note and 
investigate any 
bottlenecking based 
on drainage points 
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

planning scheme for land use planning. The 
introduction of FO over LSIO does create more 
restrictions on development however it does not 
mean development cannot occur. The controls 
should be considered as a safeguard against cost 
incurred as a result of potential flood damage to new 
buildings. The submission does mention 
bottlenecking based on a drainage point under 
neighbouring rear access. While this is unlikely to 
have a significant impact on flood levels in this 
location based on the wide, flat expanse of floodplain 
and downstream restriction of the Wangoom Road 
culverts, it is worth investigation.

near 107 Wangoom 
Road, and consider 
potential solutions 
as an action outside 
the scope of this 
Amendment.  

11 Land north of 
Wangoom Road

80 Ian Road

Russells 
Creek

FO & LSIO 3 & 7 The submission questions flood level and floor level 
– flood level has been calculated as per study 
reports, with floor level information collected as part 
of the 2010 North Warrnambool Flood Study for a 
damages assessment.
The submission mentions Connell Wagner report 
recommendations (‘North East Warrnambool and 
North Dennington Structure Plans’ dated 15 June 
2007) to increase the size of the culverts under 
Wangoom Road. These recommendations were 
made prior to development downstream and would 
no longer be considered appropriate as it would 
transfer flooding issues from one location to another. 
This would not be supported by the CMA.
The submission poses the question of redirection of 
water from Russells Creek to a tributary of the Merri 
River to the west. This is beyond the scope of the 
Amendment. 

No change

Do not support.  
Refer to Panel

12 2-18 Daltons Road Merri River Partial 
repeal of  
UFZ and 

2 The Amendment proposes to partially repeal the 
UFZ and replace with GRZ at 2-18 Daltons Road. 
The submission is seeking further repeal of UFZ,

No change
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

replacement 
with GRZ

based on earthworks which have been approved 
under Planning Permit PP2017-0127.
The 2010 North Warrnambool Flood Study identifies 
the flood levels at this property ranging from 5.40m 
AHD on the upstream side (east) to 5.38m AHD on 
the downstream side (west). Further information was 
provided by submitters representative to 
demonstrate the post works topography. 
Unfortunately the cut does not appear to have been 
completed as required. The cut and fill report 
indicates the proposed surface conditions at the 
location of the cut will be shaped to an elevation of 
4.4-4.6m, however post works survey indicates that 
at this location the elevation still reaches a height of 
5.7m AHD. 

Do not support.  
Refer to Panel

Note, should the 
submitter complete 
the earthworks and 
feature survey 
before the Planning 
Panel Hearing, it is 
recommended that 
Council support the 
partial repeal of the 
UFZ and 
replacement with 
GRZ, subject to 
compliance with 
approved plans.

13 Land north of 
Wangoom Road

Ian Road

Russells 
Creek

FO & LSIO 3 The submission identifies Wangoom Road culverts 
being undersized as contributing to the flooding of 
north of Wangoom Road. While it is likely that this 
contributes to the flood extent in this location, it is 
exacerbated by the wide, flat expanse which is 
evident from the topography. 
Submission also questions validity of modelling as 
the main drainage through the property is not 
depicted. This is a misconception from the mapping. 
The creek is in the model, however the 1% AEP 
flood depth is of such a depth that it isn’t able to be 
distinguished from the surrounding floodplain.

No change

Do not support.  
Refer to Panel

14 32 Dooley Street Merri River N/A

No change 
was 
exhibited for 

7 The submission is seeking the partial repeal of the 
UFZ and replacement with GRZ so that the zoning 
regime applied to 32 Dooley Street is consistent with 
neighbouring properties to the east. The submission 
states the topographic layout of the land has been 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

this 
property.

raised by fill. A Further Technical Review has been 
undertaken, noting the fill has been undertaken 
without the appropriate planning approvals. The 
CMA does not support the introduction of fill in this 
location and would prefer to see the fill removed and 
levels reinstated to pre works conditions. The CMA 
would support the construction of a house on stumps 
and bearers if levels were to be reinstated and may 
support the repeal of UFZ and introduction of an 
overlay in its place.

Note, should the 
submitter complete 
the earthworks and 
feature survey 
before the Planning 
Panel Hearing, it is 
recommended that 
Council support the 
partial repeal of the 
UFZ and 
replacement with 
GRZ, and 
introduction of an 
overlay in its place, 
subject to 
compliance with 
approved plans.

15 58 Donovans Road Merri River Partial 
repeal of  
UFZ and 
replacement 
with GRZ

7 The submission raises matters that are not within the 
scope of the Amendment; In particular, it raises 
concern that earthworks (fill) are being undertaken 
not in accordance with planning permit.   

No change

Do not support.  
Refer to Panel

It is recommended 
that Council and 
CMA note and 
investigate any 
earthworks, and 
consider potential 
solutions as an 
action outside the 
scope of this 
Amendment.
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No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

16 120 Bromfield Street Russell 
Creek

Partial 
repeal of  
UFZ and 
replacement 
with GRZ

2 Submission questions validity of UFZ mapping on 
the property as no discernible change between 
modelling scenarios within the background reports. 
This is due to being on the flood fringe and the 
shape of the floodplain. The CMA supports the 
change in UFZ boundary to align with on ground 
survey information provided by the submitter.

Yes, change the 
UFZ boundary to 
align with on 
ground survey 
information 
provided by the 
submitter.

Submission 
supported.

17 137-139 Whites 
Road

Russell 
Creek

FO & LSIO 1, 3, 5, 6 & 
7

The submission raises concern with property values, 
increased insurance premiums, and 
mitigation/improvement works. The submission also 
notes that there has been no flooding in the area 
during the five years they have lived there. The 
Amendment proposes to introduce controls based on 
the 1% AEP flood extent which has not occurred in 
recent history.  

No change

Do not support.  
Refer to Panel

18 Land north of 
Wangoom Road

Joint submission by 
three land owners

Russell
Creek

FO & LSIO 2 & 3 The submission highlights that Wangoom Road acts 
as a dam wall. While this may contribute to the 
flooding in this location, any upgrade of the 
infrastructure is not relevant to the Amendment. 
Submission mentions sewage proposal, this has no 
bearing on flood modelling. 
Submission refers to studies which have investigated 
mitigation/improvements for this location. It is 
acknowledged that Flood mitigation options in this 
area have been investigated, but found to not be 
feasible either financially or by having a flood impact 
on downstream properties. Mitigation/improvements 
has no bearing on this amendment.
Submission questions validity of flood extents based 
on local knowledge of the area not matching with the 
flood investigation results. Flood magnitudes are 

No change

Do not support.  
Refer to Panel
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No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

based on best practice techniques for ungauged 
catchments and are relative to a flood of that 
magnitude occurring in any given year. These flood 
magnitudes may not have occurred in local living 
history, but this does not mean that the flooding is 
inaccurate. 
The submission offers insight into mitigation options, 
however this is beyond the scope of the 
Amendment.

19 106 Bromfield Street Russell 
Creek

Partial 
repeal of  
UFZ and 
replacement 
with GRZ

1 The Amendment proposes to partially repeal the 
UFZ and replace with GRZ at 106 Bromfield Street. 
The submission seeks to increase the repeal of the 
UFZ to reflect land to the east of the property (Iona 
Avenue & Orchid Avenue & Donaldson Drive) and 
proposed due south at Botanic Road. The 
submission claims the expanded area is not effected 
by past flood events since occupation of the site in 
1961. The amendment is based on the 1% AEP 
flood extent which has not occurred in this time 
period, therefore this request cannot be considered. 

No change

Do not support.  
Refer to Panel

20 20 Botanic Road Russell 
Creek

Partial 
repeal of 
the UFZ 
and 
replacement 
with GRZ, & 
apply LSIO

1, 2 The Amendment proposes to partially repeal the 
UFZ and replace with GRZ, and apply the LSIO at 
20 Botanic Road. The submission seeks to repeal all 
of the UFZ from the property on the premise that this 
land has not been subject to flooding, stating the 
land remained clear of flooding during recent 
5%AEP flood event. The submission also states that 
in preparation for residential building development, in 
March of 2015, the land was surveyed, including 
level datum survey, ADH PM No.389 RL 17.594. The 
submission claims the lowest level of the survey 
showed a reading of 6.59, which should be 
considered above the flood hazard and be 
considered GRZ but with a LSIO overlay. A Further 
Technical Review identifies the 1% AEP flood levels 

No change

Do not support.  
Refer to Panel
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

range from 7.60m AHD on the upstream boundary 
(east) to 7.23m AHD on the downstream boundary 
(west). In this instance, no further repeal of the UFZ 
is supported. 

21 Glenelg Hopkins 
CMA

Merri River 
and Russell 
Creek

All exhibited 
controls

7 The submission identifies that further refinement is 
required to the Amendment mapping to remove 
properties that have an inconsequential flood risk. A 
Further Technical Review has been undertaken to 
investigate whether there are any anomalies with the 
floodshape on affected properties with a ‘minor’ 
coverage of the proposed flood controls, specifically 
the LSIO. A more detailed explanation of the criteria 
applied to review the minor coverage is set out in the 
Council report. The recommended changes to the 
flood shape include 66 minor incursions of the 
overlays (LSIO or FO) that can be repealed from 
properties due to negligible flood risk. It is 
recognised that the proposed changes based on this 
assessment impact a number of properties. 
However, as determined through the peer review of 
the Further Technical Reviews, the modelling 
undertaken to inform the Amendment is still 
considered robust and appropriate for urban flood 
mapping.
The submission promotes the introduction of 
schedules to LSIO and FO to reduce the burden on 
all stakeholders of planning permits for 
inconsequential flood risk. In response, Council 
officers note the Warrnambool Planning Scheme 
does not contain schedules to LSIO and FO. 
However, this is a municipal wide gap. The sole 
purpose of the Amendment is to reset the framework 
for flood controls in north Warrnambool. The 
Amendment only relates to the Russells Creek 
corridor and isolated parts of the Merri River. It is 

Yes, modify the 
exhibited LSIO 
mapping. The 
recommended 
changes to the flood 
shape include 43 
minor incursions of 
the overlay (LSIO) 
that can be repealed 
from properties due 
to negligible flood 
risk (reduced from 
47 to 43 following 
the peer review).
These properties 
are listed in 
Attachment 6.  

Yes, modify Clause 
72.04 of the 
Warrnambool 
Planning Scheme to 
undertake further 
strategic work to 
support schedules 
to the LSIO and FO 
to reduce the 
burden of planning 
permits for 
inconsequential 
flood risk. 
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Sub.
No.

Property 
address/land

Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

accepted that the introduction of schedules to LSIO 
and FO could be beneficial, however, this is a 
separate piece of strategic work and should be done 
on a municipal wide basis. If the CMA is prepared to 
support and commit to assist Council with the 
development of schedules to LSIO and FO, this 
could be inserted into Clause 72.04 as further 
strategic work. 
The submission also promotes the adoption of a 
Local Floodplain Development Plan (LFDP) to 
negate the need for a flood risk report for 
development in the FO. In response, Council officers 
note that a LFDP is an important planning tool. In 
accordance with Planning Practice Note 12 
(Applying the flood provisions in planning schemes), 
Council’s need to give high priority to the preparation 
of a LFDP, specifically to areas of significant flood 
risk and where a large number of applications are 
anticipated. In this instance, the Amendment 
proposes to apply the FO to a total of 50 properties 
(approximately), including a narrow strip of crown 
allotments along the Russell Creek and minor 
incursions onto private property, which then expands 
onto a small number of rural living (11 properties 
approximately) and farming properties (5 properties 
approximately) on the north side of Wangoom Road. 
In this context, development of crown land and 
private land along the Russell Creek corridor can 
reasonably be expected to be limited. For the 16 
properties located on the north side of Wangoom 
Roads, these are essentially non-urban, large lots, 
and are either developed with a house or used for 
agriculture. This non-urban area is where high flood 
damages and risk to safety is anticipated or 
development would significantly affect flood 

Note the promotion 
of a LFDP. No 
change. 

Partial support.  
Refer to Panel.
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Catchment Proposed 
Control

Issues 
related to 
submissions

Officer response to submissions Recommended 
change to the 
Amendment

behaviour. For example, the Russell Creek Flood 
Mitigation – As constructed Modelling (Water 
Technology Ltd, 2017) identifies that at least 6 of the 
developed rural living properties in this area will 
experience above floor flooding during the 1% flood 
event. There is significant flood risk of any building in 
this area. Given this context, there is very little 
benefit in developing a LFDP when the FO will only 
apply to a small geographical area and the 
development potential for the properties is limited at 
this stage.
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ATTACHMENT 5 – RECOMMENDED CHANGES TO EXHIBITED AMENDMENT 
C205warr

Sub No. Property Address Exhibited Control Recommended Change to 
Exhibited Amendment

16 120 Bromfield Street UFZ Change the UFZ boundary to 
align with on ground survey 
information provided by the 
submitter.

21
GHCMA

N/A – Russell Creek 
Catchment

LSIO Modify exhibited overlay 
mapping. The recommended 
changes to the flood shape 
include 43 minor incursions of 
the overlay (LSIO) that can be 
repealed. These are listed in 
Attachment 6.  (Note the 
number of properties has been 
reduced from 47 to 43 following 
the peer review).

21
GHCMA

N/A N/A Modify Clause 72.04 of the 
Warrnambool Planning Scheme 
to undertake further strategic 
work to support schedules to 
the LSIO and FO to reduce the 
burden of planning permits for 
inconsequential flood risk.
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ATTACHMENT 6 – RECOMMENDED CHANGES TO EXHIBITED AMENDMENT C205warr (IN ADDITION TO ATTACHMENT 5)

No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

1 88 Wangoom Road, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

2 48 Cherlin Drive, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

3 31 Garden Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

4 4 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

5 18 Garden Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

6 14 Garden Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

7 45 Moonah Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

8 43 Moonah Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

9 6 Dunlea Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

10 2/9 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

11 1/9 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

12 2/15 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

13 1 Newry Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

14 16 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

15 44 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

16 47 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

17 49 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

18 54 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

19 59 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

20 61 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

21 5 Evelyn Crescent, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

22 1/4 Evelyn Crescent, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

23 15 Brolga Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

24 2 Brolga Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

25 29 Evelyn Crescent, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

26 31 Evelyn Crescent, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

27 1 Sapphire Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

28 9 La Bella Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

29 4-9 La Bella Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

30 9 Rosyln Close, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

31 1/17 Mortlake Road, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

32 52 Queens Road, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

33 28 Queens Road, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

34 10 Rogers Avenue, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

35 11 Medinah Close, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO

36 15 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

37 11 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

38 154 Moore Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

39 142 Moore Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

40 2 Truro Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

41 26 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

42 46 Breton Street, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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No. Property Address Exhibited 
Overlay

Recommended 
Change to 
Exhibited 

Amendment

Exhibited Flood Control Mapping

43 1 Adam Court, 
WARRNAMBOOL

LSIO Minor Incursion – 
Remove LSIO
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Amendment C205warr 
North Warrnambool Flood 

Controls 

Exhibition of Amendment.
Six (6) Week exhibition period. 

 

Submissions Received?          

 

Amendment C205warr was exhibited 
between 23 September 2021 to 12 
November 2021  

YES

PLANNING SCHEME AMENDMENT FLOWCHART (AMENDMENT C205warr)

 The Minister for Planning authorised Council to 
prepare the Amendment on 3 August 2021 

Yes, 21 submissions were received to Amendment 
C205warr.

COUNCIL DECISION:
Request Minister for Planning       

to appoint a Panel.

 

exhibition period

COUNCIL DECISION: 
Adopt, abandon or reject     
Panel recommendations.

 

exhibition period

 

Amendment sent to 
Minister for Planning for 

approval.

 

CURRENT STEP
Consider submissions and request Minister for 

Planning to appoint a Panel

Panel Hearing  

 

Pre-set Panel dates have tentatively scheduled the 
hearing to commence the week of Monday 11 April 
2022, however this may change once a request is 
submitted to the Minister

Attachment 7: Planning Scheme Amendment Process
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