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Site Description:
The subject site is located at 47 Princes Ave LONGWARRY.
The Site has a total area of 1095sqm. and is a vaguely rectangular shaped block,
with its North/East Street boundary of 24.48m abutting Princes Avenue. The depth
of the Site is 45.73m, and the Site narrows to a rear boundary of 23.39m.

The Site currently has a fire damaged single storey Dwelling, Metal Garage, carport
/ BBQ area and shed on the Site all to be removed prior to the start of this
development.

The Site has a slight fall to the rear,  from the street, total 0.27m (1:170 approx.). All
levels are consistent between the subject site and adjoining properties.

There are no significant trees on the Site (that require a permit for removal).

There is no covenant on the title that affects the Property.

There is a 4m wide easement along the north boundary of the Property containing
sewer & stormwater pipes.

Currently, there is no restriction of solar access or views to or from adjoining
properties.

The Development has Vehical aceess to a Catorgory 2 Road

Neighbourhood Description:

The Site is zoned:  General Residential Zone - Schedule 1 - GRZ1

Overlays:
Development Contributions Overlay - Schedule 1 - DCPO1
Land Subject to Inundation Overlay - LSIO

The Property is not Bushfire Prone.

This Site is not of Aboriginal Cultural Significance.

General neighbourhood character is comprised of predominately single & two storey
dwellings, with a mixture of pitched & gable form tiled & metal roofs, The cladding
is also a mixture of brick, weatherboard and rendered finishes.
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Generally, there is little providing any distinction to the character of this area.

The Site is within an easy walk to the bus & shops, workplaces, Schools and
parkland.

An easy walk to these facilities makes it an ideal site for development as car reliance
is minimised.

Opportunities & Constraints:

Primary opportunities for this Site are:

The Site has a significant amount of space to allow for the proposed dwellings and
Carparking.

The Site has a minimal fall, which enables the proposed FFL to be nearer to Natural
Ground Level and minimise any opportunity for overlooking or overshadowing

Primary constraints for this Site are:

There are a number of existing trees on or adjoining the Site to be considered within
the design.

There is a large (4.0m wide) easement containing sewer & stormwater pipes along
the north boundary of the property.

There is a Land Subject to Inundation Overlay on the site mandating flood levels.



Medium Density Housing Development
47 Princes Ave LONGWARRY

Design Response Page 4

Clause 13.01-1S – Natural Hazards & Climate Change

The proposed development is a typical multi dwellling development, proposed within a
Residentual Zone.

The  Site overlay Land Subject to Inundation Overlay – LSIO, determine that the site is subject to
flooding.

Melbourne water Engineers have assessed the application and provided appropriate floor levels
and other measures to mitigate risk from flooding.

Clause 13.03-1S – Floorplains

As the site is at the very upper end of the floodplain, and with the latest data Melbourne Water
have determined proposed floor levels are 300mm lower than would be required within
Melbourne Water “Guidelines for Development within the Koo Wee Rup and Longwarry Flood
Protection District - July 2019”. This would therefore be detemining that while the property is in a
floodplain, this site is a lower risk then is typical within Flood Zone 1 that covers the majority of
land in the Longwary to Tooradin reagion.

Clause 19.03-3S Intergrated Water Managment

The objectives of this clause have been anssess and responded to through the preperation of a
Insite Assessment, and WSUD plan prepaired by SJF & Associates. This Plan implements
Stratagies to reduce flood risk though measures such as water detention and resues. Down
stream Waterway protection, through Trash Filtering within Site Pits, and Discharge Quality
being assessed to meet Best Practice demonstrated by achieving a STORM Score of 100.

Clause 53.18 Stormwater Management in Urban Development.

Refer Drainage & Paving Design prepaired by SJF & Associates. This Plans is prepaied to meet
the objectives of this standard.
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Design response incorporating an assessment of the proposal against
planning policy expectations and Clause 55:

The proposal complies with all standards and/or objectives of the Rescode
provisions having regard to the decision guidelines.

Further analysis and commentary on the more critical aspects of the Site, its environs

and the design response to them is considered below.

Responsiveness to policy and neighbourhood character

The proposal responds appropriately to the policy directions and guidelines as
outlined above. Such directions can broadly be considered as comprising three main
themes:

• Promotion of increased housing densities in areas with convenient access to both
services and community facilities.

• Promotion of medium density housing that does not prejudice valued
neighbourhood character and amenity and which promotes housing choice and
high levels of amenity for future occupants.

• Promotion of development outcomes that is compatible with the environmental
and landscape characteristics of the land and its environs.

While also meeting the Purpose of the Zone

• To implement the State Planning Policy Framework and the Local Planning
Policy
Framework, including the Municipal Strategic Statement and local planning
policies.

• To recognise areas of predominantly single and double storey residential
development

• To manage and ensure that development respects the identified neighbourhood
character, heritage, environmental or landscape characteristics

Elements such as its proximity to public transport and local business facilities, large
block sizes and limited opportunity for impact on existing residential amenity have
seen new multi-unit development occurring in the broader neighbourhood. It is clear
that neighbourhood re-development and renewal is going to continue into this
immediate precinct area, as it is already starting to do so.
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The proposed dwellings are consistent with the changing neighbourhood character
of the area while respectful of the existing neighbourhood character.  The scale and
form of the residential development draws on those residential elements that give
some sense of cohesion.

The proposal also picks up on neighbourhood themes such as entry porches, and
provides a modern variation on these themes to be both respectful of the existing,
but looking forward to modern living and building design.

The proposal is considered to accord with the neighbourhood objectives and
Standard B1 in that:

• The proposal represents a medium density development that is respectful of its
neighbourhood in terms of scale, form, building rhythm and materials; With a
typically proportioned street elevation.

• Consistency in front building setbacks.

• The manner of the site layout is typical to this type of development in a suburban
location.

Site layout & integration with the street

The proposed site layout is a rational response to the context of the Site, as
demonstrated by the following features.

• The Site has adequate width to provide vehicle access as proposed, with garages
having an increased setback to reduce dominance.

• The proposed Dwelling is well setback from all boundaries, particularly where
adjoining more sensitive interfaces such as outdoor entertaining areas, thus further
reducing its impact.

• With the open spaces oversized and orientated to gain significant solar access.

• Car parking and vehicle access is fully compliant and provides 6 car spaces.

• The new driveway location will require the creation of a New Vehicle Crossover and the
removal of the existing Vehicle Crossover to a road in a Transport Zone 2
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The proposal complies with Clause 52.06 in respect of the number of spaces
provided per Dwelling providing 2 car spaces for each three bedroom dwellings and
1 car space for each 2 bedroom dwelling. & 1 Visitor car space for each 5 dwellings.

Requiring a total of 6No. car spaces on the Site, and the proposal provides 6No.car
spaces.

Adequate space is provided to enable safe and efficient movements and for all cars,
with reversing exiting onto a quiet street. The proposed car parks are secure and
convenient to each Dwelling.

Landscaping

Vegetation on this Site is not protected by any Planning Overlays.

This report is accompanied by an Arborist report to assess the existing trees and
impacts. This has informed the proposed layout and proposed Tree protection and
removal.

While vegetation has recently been removed from the site, No trees of significance
have been removed from the site in the last twelve months.

While no separate landscape plan was submitted with the application, a site plan
provides a basic landscape concept layout plan with Canopy trees (proposed and
retained) nominated locations to meet Schedule Standard B13, providing space for
a variety of planting, from small shrubs and ground covers to a select number of
canopy trees.

It is submitted that the concept layout satisfies the requirements of Standard B13,
though a condition of approval requiring a detailed landscape scheme to be prepared
to the satisfaction of the Responsible Authority and approved prior to development
commencing is considered appropriate.

Energy efficiency

New dwellings within the development must achieve a 7-star rating under building
regulations and with this meet the objectives of Standard B10. The proposal has
adopted solar passive design principles.
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Being proximate to public transport facilities should also play a positive role in
minimising reliance on private transport and therefore a reduction in greenhouse
emissions.

Impacts on neighbours

The proposed development will have negligible impacts on neighbours.
The development proposes a double storey dwelling fronting the street & two
single-storey dwellings to the rear. This has a nominal impact on the adjoining
properties. This will result in very little change in impact to adjoining properties.

Ceiling heights are standard for the type of development at 2.74m above the finished
floor level.  The floor levels are a minimum above natural Surface Level, and the
proposal is a single storey.

Internal amenity

The proposed dwellings provide quality living environments suited to a range of
household types and contemporary lifestyles.

Private open spaces exceed the requirements of Clause 55, Standard B28, and the
Schedule to the Zone, in terms of their dimensions, accessibility and provide a useful
extension of internal living spaces.

The open plan layouts of dwellings enable the optimisation of space and flexibility
to suit a range of lifestyle desires/needs and layout options.

Site facilities

The full range of site facilities will be provided as part of the proposal. Lockable
external storage is available to each dwelling in sheds & Dwelling 3’s oversized
garage.

All domestic necessities such as mailboxes, clotheslines, bin storage, and water
tanks are shown on the plans.
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Conclusion

The development of the Site for medium density housing as proposed provides an
appropriate response to planning policy and makes excellent use of the Site in an
efficient way that is consistent with the neighbourhood character.

The proposed development is of an appropriate form and design and responds
well to the opportunities and constraints of the Site and its environs.

A high level of performance against Clause 55 further demonstrates the suitability
of the proposal for the Site.

For the foregoing reasons, it is respectfully requested that Council allow the
application and grant a permit.
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Clause 55 Assessment

55.02 NEIGHBOURHOOD CHARACTER AND INFRASTRUCTURE

 STANDARD COMPLIANCE COMMENT

Neighbourhood character objectives:

To ensure that the design respects the existing
neighbourhood character or contributes to a preferred
neighbourhood character.

To ensure that development responds to the features of the
Site and the surrounding area.

Standard B1:

Meets
Objectives

Refer to
submission

The design response must be appropriate to the
neighbourhood and the Site.

The proposed design must respect the existing or preferred
neighbourhood character and respond to the features of the
Site.

Complies Refer to
submission

Residential policy objectives:
To ensure that residential development is provided in
accordance with any policy for housing in the State Planning
Policy Framework and the Local Planning Policy Framework,
including the Municipal Strategic Statement and local
planning policies.
To support medium densities in areas where development
can take advantage of public transport and community
infrastructure and services.

Standard B2:

Meets
objectives

Refer to
submission

An application must be accompanied by a written
statement to the satisfaction of the responsible authority
that describes how the development is consistent with any
relevant policy for housing in the State Planning
Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and
local planning policies.

Complies Written statement
provided.

Dwelling diversity objective:

To encourage a range of dwelling sizes and types in
developments of ten or more dwellings.

Standard B3:

n/a
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Developments of ten or more dwellings should provide a
range of dwelling sizes and types, including:
• Dwellings with a different number of bedrooms.

• At least one Dwelling that contains a kitchen, bath
or shower, and a toilet and wash basin at ground floor
level.

n/a

Infrastructure objectives:

To ensure development is provided with appropriate utility
services and infrastructure.

To ensure development does not unreasonably overload
the capacity of utility services and infrastructure.
Standard B4:

Meets
objectives

Development should be connected to reticulated services,
including reticulated sewerage, drainage, electricity and
gas, if available.

Development should not reasonably exceed the capacity
of utility services and infrastructure, including reticulated
services and roads.

In areas where utility services or infrastructure have little or
no space capacity, developments should provide for the
upgrading of or mitigation of the impact on services or
infrastructure.

Complies The Site is
presently
connected to all
essential
services.

Integration with the street objective:

To integrate the layout of development with the street.
Standard B5:

Meets
objective

Developments should provide adequate vehicle and
pedestrian links that maintain or enhance local
accessibility.

Development should be orientated to front existing and
proposed streets.

High fencing in front of dwellings should be avoided if
practicable.

Development next to existing public open space should be
laid out to complement the open space.

Complies Vehicle and
pedestrian links
provided.
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55.03 SITE LAYOUT AND BUILDING MASS
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Street setback objective:

To ensure that the setbacks of buildings from a street
respect the existing or preferred neighbourhood character

Standard B6:

Meets
objective

Walls of buildings should be setback from streets:
• At least the distance specified in the schedule to the

zone, or
• If no distance is specified in the schedule to the

zone, the distance specified in Table B1.

Consistant See
Discussion

Discussion:
Dwelling 1:
   8.2m to front of Dwelling 1
   6.8m to porch of Dwelling 1 which has a wall height of 3.6m above the flood plane
Dwellings 2 & 3 are set behind Dwelling 1
THe adjoining dwellings are set back 8.4m at No. 45 & 9.1m at No. 49 however No. 43A
which adjoins No 45 is setback 7.2m.
Therefore the proposed street setback is consistent with the standard & meets the objective.
Building height objective:

To ensure that the height of buildings respects the existing
or preferred neighbourhood character.

Standard B7:

Meets
objective

The maximum building height should not exceed:

• The maximum height specified in the schedule to the
zone, or

• If no maximum height is specified in the schedule to
the zone, 9 metres. 10m when Fall Exceeds 2.5deg

Changes of building height between existing buildings and
new buildings should be graduated.

Complies Dwelling 1: 8.5m
Dwelling 2: 6.2m
Dwelling 3: 6.7m
O/A Height above
NSL

Site coverage objective:

To ensure that the site coverage respects the existing or
preferred neighbourhood character and responds to the
features of the Site.

Standard B8:

Meets
objective

The site area covered by buildings should not exceed:

• The maximum site coverage specified in the schedule to
the zone, or
If no maximum site coverage is specified in the schedule
to the zone, 60 per cent.

Complies Site coverage is
44.5%
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Permeability objective:

To reduce the impact of increased stormwater run-off on
the drainage system.

To facilitate on-site stormwater infiltration.

Meets objective

Standard B9:

• At least 20 per cent of the Site should not be
covered by impervious surfaces.

The minimum Permeability specified in the schedule to
the zone

Complies 40.7% Proposed

Energy efficiency objectives:

To achieve and protect energy efficient dwellings and
residential buildings.

To ensure the orientation and layout of development reduce
fossil fuel energy use and made appropriate use of daylight
and solar energy

Standard B10:

Meets
objective

Buildings should be:
• Oriented to make appropriate use of solar energy.
• Sited and designed to ensure that the energy efficiency

of existing dwellings on adjoining lots is not
unreasonably reduced.

Living areas and private open space should be located
on the north side of the development, if practicable.

Developments should be designed so that solar access to
north facing windows is maximised.

Complies Will meet the
energy 7 star rating
and efficient
lighting
requirements of
BCA.

Open space objective:

To integrate the layout of development with any public and
communal open space provided in or adjacent to the
development

Standard B11:

Meets
objective

If any public or communal open space is provided on Site, it
should:

• Be substantially fronted by dwellings, where
appropriate

• Provide outlook for as many dwellings as practicable
• Be designed to protect any natural features on the Site

Be accessible and useable

Complies
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Safety objective:

To ensure the layout of development provides for the safety
and security of residents and Property

Standard B12:

Meets
objective

Entrances to dwellings and residential buildings should not
be obscured or isolated from the street and internal access
ways.

Planting which creates unsafe spaces along streets and
access ways should be avoided.

Developments should be designed to provide good lighting,
visibility and surveillance of car parks and internal access
ways.

Private spaces within the developments should be
protected from inappropriate use as public thoroughfares.

Complies Refer to
submission All
entrances are
clearly identifiable
from street.

Landscaping objectives:

To encourage development that respects the landscape
character of the neighbourhood.

To encourage development that maintains and enhances
habitat for plants and animals in locations of habitat
importance.

To provide appropriate landscaping.
To encourage the retention of mature vegetation on the
Site.

Meets
objective

Refer to
submission
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Standard B13:

The landscape layout and design should:

• Protect any predominant landscape features of the
neighbourhood

• Take into account the soil type and drainage patterns of
the Site

• Allow for intended vegetation growth and structural
protection of buildings

• In locations of habitat importance, maintain existing
habitat and provide for new habitat for plants and
animals

• Provide a safe, attractive and functional environment for
residents

Development should provide for the retention of planting of
trees, where these are part of the character of the
neighbourhood.

Development should provide for the replacement of any
significant trees that have been removed in the 12 months
prior to the application being made.

The landscape design should specify landscape themes,
vegetation (location and species), paving and lighting.

Complies Provision for 5
medium Canopy
Trees.

Access objectives:

To ensure vehicle access to and from a development is safe,
manageable and convenient.
To ensure the number and design of vehicle crossovers
respects the neighbourhood character.

Meets
objective

Standard B14:
Access ways should:
• Be designed to allow convenient, safe and efficient

vehicle movements and connections within the
development and to the street network.

• Be designed to ensure vehicles can exit a development
in a forward direction if the access way serves five or
more car spaces, three or more dwellings, or connects
to a road in a Road Zone.

• Be at least 3 metres wide
• Have an internal radius of at least 4 metres at changes

of direction.

Complies Refer to plans and
submission.
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• Provide a passing area at the entrance that is at least 5
metres wide and 7 metres long if the access way
serves ten or more spaces and connects to a road in a
Road Zone.

The width of access ways or car spaces should not exceed:

• 33 per cent of the street frontage, or
• if the width of the street frontage is less than 20

metres, 40 per cent of the street frontage. No more
than one single-width crossover should be provided for
each Dwelling fronting a street.

The location of crossovers should maximise the retention
of on-street car parking spaces.

The number of access points to a road in a Road Zone
should be minimised.

Developments must provide for access for service,
emergency and delivery vehicles.

Parking location objectives:

To provide convenient parking for resident and visitor
vehicles. To avoid parking and traffic difficulties in the
development and the neighbourhood.

To protect residents from vehicular noise within
developments.

Standard B15:

Meets
objectives.

Refer to
submission

Car parking facilities should:
• Be reasonably close and convenient to dwellings and

residential buildings. • Be secure.
• Be designed to allow safe and efficient movements

within the development.

• Be well ventilated if enclosed.
Large access ways or car parks of other dwellings and
residential buildings should be located at least 1.5 metres
from the windows of habitable rooms.  This setback may
be reduced to 1 metre where there is a fence at least 1.5
metres high or where window sills are at least 1.4 metres
above the access way.

Complies Refer to
submission.
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Parking provision:

To be in accordance with Clause 52.06 Meets
objective

Refer to
submission.

Car parking for residents should be provided as follows:
• One space for each one or two bedroom dwelling.
• Two spaces for each three or more bedroom dwelling, with one

space under cover.

Studies or studios that are separate rooms must be counted as
bedrooms.

Developments of five or more dwellings should provide visitor car
parking of one space for every five dwellings.  The spaces should be
clearly marked as visitor parking.

In developments of five or more dwellings, bicycle parking spaces
should be provided.

Car spaces and access ways should have the minimum dimensions
specified in Table B2.

6 Required
6 Provided

ANGLE OF CAR
SPACES TO

ACCESSWAY

ACCESSWAY
WIDTH

CAR SPACE
WIDTH

CAR SPACE
LENGTH

Complies

Parallel 3.6 m 2.3 m 6.7 m
45o 3.5 m 2.6 m 4.9 m
60o 4.9 m 2.6 m 4.9 m
90o 6.4 m

5.8 m
5.2 m
4.8 m

2.6 m
2.8 m
3.0 m
3.2 m

4.9 m
4.9 m
4.9 m
4.9 m

A building may project into the space if it is at least 2.1 metres above
the space.

Car spaces in garages, carports or otherwise constrained by walls
should be at least 6 metres long and 3.5 metres wide for a single
space and 5.5 metres wide for a double space measured inside the
garage or carport.

Car parking facilities should:
• Be designed for efficient use and management
• Minimise the area of hard surface.
Be designed, surfaced and graded to reduce run-off and allow
stormwater to drain into the Site.

The internal
dimensions
of all
garages
comply.
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55.04 AMENITY IMPACT
Side and rear setbacks objective:

To ensure that the height and setback of a building from a
boundary respects the existing or preferred
neighbourhood character and limits the impact on the
amenity of existing dwellings.

Standard B17:

Meets
objective

Refer to
submission.

A new building not on or within 200mm of a boundary
should be set back from side or rear boundaries:

• At least the distance specified in the schedule to the
zone, or

• If no distance is specified in the schedule to the zone, 1
metres, plus 0.3 metres for every metre of height over
3.6 metres up to 6.9 metres, plus 1 metre for every
metre of height over 6.9 metres.

Sunblinds, verandah’s, porches, eaves, fascias, gutters,
masonry chimneys, flues, pipes, domestic fuel or water
tanks, and heating or cooling equipment or other services
may encroach not more than 0.5 metres into the setbacks
of this standard.

Landing having an area of not more than 2 square metres
and less and than 1 metre high, stairways, ramps, pergolas,
shade sails and carports may encroach into the setbacks of
this standard.

Complies Refer to
development
plans.

Walls on boundaries objective:

To ensure that the location, length and height of a wall on a
boundary respects the existing or preferred neighbourhood
character and limits the impact on the amenity of existing
dwellings.

Standard B18:

Meets
objective

A new wall constructed on or within 200mm of a side or
rear boundary of a lot or a carport constructed on or within
1 metre of a side or rear boundary of lot should abut the
boundary for a length of more than:

• 10 metres plus 25 per cent of the remaining length
of the boundary of an adjoining lot, or

Where there are existing or simultaneously constructed
walls or carports abutting the boundary on an abutting lot,
the length of the existing or simultaneously constructed
walls or carports whichever is greater. A new wall or
carport may fully abut a side or rear boundary where slope

Consistant See discussion
below
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and retaining walls or fences would result in the effective
height of the wall or carport being less than 2 metres on
the abutting property boundary.
A building on a boundary includes a building set back up to
150mm from a boundary.

The height of a new wall constructed on or within 150mm
of a side or rear boundary or a carport constructed on or
within 1 metre of a side or rear boundary should not
exceed an average of 3.2 metres within no part higher
than
• 3.6 metres unless abutting a higher existing or
simultaneously constructed wall.

Discussion:
There is a garage proposed along the south side boundary.
It is 7.21m long with a maximum height of 3.3m adjoining a driveway.

The proposed wall on boundary is consistent with the standard & meets the objective.
Daylight to existing windows objective:

To allow adequate daylight into existing habitable room
windows.

Standard B19:

Meets
objective

Buildings opposite an existing habitable room window
should provide for a light court to the existing window that
has a minimum area of 3 square metres and minimum
dimension of 1 metre clear to the sky.  The calculation of
the area may include land on the abutting lot.
Walls or carports more than 3 metres in height opposite an
existing habitable room window should be set back from
the window at least 50 per cent of the height of the new
wall if the wall is within a 55 degree arc from the centre of
the existing window.  The arc may be swung to within 35
degrees of the plane of the wall containing the existing
window.

Complies Refer to
development
plans.

North-facing windows objective:

To allow adequate solar access to existing north-face
habitable room windows.

Standard B20:

Meets
objective
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If a north-facing habitable room window of an existing
dwelling is within 3 metres of a boundary on an abutting
lot, a building should be setback from the boundary 1
metres, plus 0.6 metres for every metre of height over 3.6
metres up to 6.9 metres, plus 1 metre for every metre of
height over 6.9 metres, for a distance of 3 metres from the
edge of each side of the window.  A north facing window is
a window with an axis perpendicular to its surface
orientated north 20 degrees west to north 30 degrees east.

Complies No north facing
windows within
3m of site.

Overshadowing open space objective

To ensure buildings do not significantly overshadow
existing secluded private open space.

Standard B21:

Meets
objective

Where sunlight to the secluded private open space of an
existing dwelling is reduced, at least 75 per cent, or 40
square metres with minimum dimension of 3 metres,
whichever is the lesser area, of the secluded private open
space should receive a minimum of five hours of sunlight
between 9 am and 3 pm on 22 September.

If existing sunlight to the secluded private open space of an
existing dwelling is less than the requirements of this
standard, the amount of sunlight should not be further
reduced.

Complies Proposed Dwelling
does not produce
significant
overshadowing to
any adjoining
private open
spaces.

Overlooking objective:

To limit views into existing secluded private open space
and habitable room windows.

Standard B22:

Meets
objective

Refer to
submission

A habitable room window, balcony, terrace, deck or patio
should be located and designed to avoid direct views into
the secluded private open space of an existing dwelling
within a horizontal distance of 9 metres (measured at
ground level) of the window, balcony, terrace, deck or
patio.  Views should be measured within a 45 degree
angle from the plane of the window or perimeter of the
balcony, terrace, deck or patio, and from a height of 1.7
metres above floor level.

A habitable room window, balcony, terrace, deck or patio
with a direct view into a habitable room window of existing
Dwelling within a horizontal distance of 9 metres
(measured at ground level) of the window, balcony, terrace,
deck or patio should be either:

Complies Boundary fence to
be 1.95h with
0.45h lattice
creating a total
height of 2.4m
which prevents
overlooking from
all ground floor
windows.

First floor windows
are placed to
prevent
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• Offset a minimum of 1.5 metres from the edge of one
window to the edge of the other

• Have still heights of at least 1.7 metres above floor
level.

• Have fixed, obscure glazing in any part of the window
below
1.7 metre above floor level.

• Have permanently fixed external screens to at least 1.7
metres above floor level and be no more than 25 per
cent transparent.

Obscure glazing in any part of the window below 1.7
metres above floor level may be openable provided that
there are no direct views as specified in this standard.
Screens used to obscure a view should be:

• Perforated panels or trellis with a maximum of 25 per
cent openings or solid translucent panels.

• Permanent, fixed and durable.
• Designed and coloured to blend in with the

development.
This standard does not apply to a new habitable room
window, balcony, terrace, deck or patio which faces a
property boundary where there is a visual barrier at least
1.6 metres high and the floor level of the habitable room,
balcony, terrace, deck or patio is less than 0.8 metres above
ground level at the boundary.

overlooking of
obscure to 1.7m
above the floor
level.

Internal views objective:

To limit views into the secluded private open space and
habitable room windows of dwellings and residential
buildings within a development.

Standard B23:

Meets
objective

Windows and balconies should be designed to prevent
overlooking of more than 50 per cent of the secluded
private open space of a lower-level dwelling or residential
building directly below and within the same development.

Complies

Noise impacts objective:

To contain noise sources in developments that may affect
existing dwellings.

To protect residents from external noise

Standard B24:

Meets
objective
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Noise sources, such as mechanical plant, should not be
located near bedrooms of immediately adjacent existing
dwellings.

Noise sensitive rooms and secluded private open spaces of
new dwellings and residential buildings should take
account of noise sources on immediately adjacent
properties.

Dwellings and residential buildings close to busy roads,
railway lines or industry should be designed to limit noise
levels in habitable rooms.

Complies
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55.05 ON-SITE AMENITY AND FACILITIES
Accessibility objective:

To encourage the consideration of the needs of people with
limited mobility in the design of developments.

Standard B25:

Meets
objective

The ground floor of dwellings and residential buildings
should be accessible or able to be easily made accessible
to people with limited mobility.

Complies Meets livable
housing
standard.

Dwelling entry objective:

To provide each Dwelling or residential building with its
own sense of identity.

Standard B26:

Meets
objective

Entries to dwellings and residential buildings should:
• Be visible and easily identifiable from streets and other

public areas.

• Provide shelter, a sense of personal address and a
transitional space around the entry.

Complies Refer to plans &
submission.

Daylight to new windows objective:

To allow adequate daylight into new habitable room
windows.
Standard B27:

Meets
objective

A window in a habitable room should be located to face:
• An outdoor space open to the sky or a light court with a

minimum area of 3 square metres and minimum
dimension of 1 metre clear to the sky, not including
land on an abutting lot, or

• A verandah provided it is open for at least one third of
its perimeter, or

• A carport provided it has two or more open sides and is
open for at least one third of its perimeter.

Complies Refer to plans &
submission.

Private open space objective:

To provide adequate private open space for the reasonable
recreation and service needs of residents
Standard B28:

Meets
objective
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A dwelling or residential building should have private
open space of an area and dimensions specified in the
schedule to the zone. If no area or dimensions are
specified in the schedule to the zone, a dwelling or
residential building should have private open space
consisting of:

• An area of 40 square metres, with one part of the
private open space to consist of secluded private
open space at the side or rear of the Dwelling or
residential building with a minimum area of 25
square metres, a minimum dimension of 3 metres and
convenient access from a living room, or

• A balcony of 8 square metres with a minimum width
of 1.6 metres and convenient access from a living
room, or A roof-top area of 10 square metres with a
minimum width of 2 metres and convenient access
from a living room.

Complies Refer to plans &
submission.

Solar access to open space objective:

To allow solar access into the secluded private open space
of new dwellings and residential buildings.

Standard B29:

Meets
objective

The private open space should be located on the north side
of the Dwelling or residential building, if appropriate.

The southern boundary of secluded private open space
should be set back from any wall on the north of the space
at least (2 + 0.9h) metres, where ‘h’ is the height of the
wall.

Complies Refer to plans and
submission.

Storage objective:

To provide adequate storage facilities for each dwelling
Standard B30:

Meets
objective

Each Dwelling should have convenient access to at least 6
cubic metres of externally accessible, secure storage space.

Complies
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55.06 DETAILED DESIGN
Design details objective:

To encourage design detail that respects the existing or
preferred neighbourhood character.

Standard B31:

Meets
objective

The design of buildings, including:
• Façade articulation and detailing,
• Window and door proportions,
• Roof form, and
• Verandahs, eaves and parapets
Should respect the existing or preferred neighbourhood
character. Garages and carports should be visually
compatible with the development and the existing or
preferred neighbourhood character.

Complies Refer to plans and
submission.

Front fences objective:

To encourage front fence design that respects the existing
or preferred neighbourhood character.

Standard B32:

Meets
objective

The design of front fences should complement the design
of the Dwelling or residential building and any front fences
on adjoining properties.

A front fence within 3 metres of a street should not exceed:
• The maximum height specified in the schedule to the

zone, or

• If no maximum height is specified in the schedule to
the zone, the maximum height specified in Table B3.

Complies No front fence
proposed.

TABLE B3 MAXIMUM FRONT FENCE HEIGHT

STREET CONTEXT MAXIMUM FRONT FENCE
HEIGHT

Streets in a Road Zone 2 metres

Other streets 1.5 metres

Common property objectives:
To ensure that communal open space, car parking, access
areas and site facilities are practical, attractive and easily
maintained.

To avoid future management difficulties in areas of
common ownership.

Meets
objective
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Standard B33:

Developments should clearly delineate public, communal
and private areas.

Common Property, where provided, should be functional
and capable of efficient management

Complies

Site services objectives:

To ensure that site services can be installed and easily
maintained.
To ensure that site facilities are accessible, adequate and
attractive.

Standard B34:

Meets
objective

The design and layout of dwellings and residential
buildings should provide sufficient space (including
easements where required) and facilities for services to be
installed and maintained efficiently and economically.

Bin and recycling enclosures, mailboxes and other site
facilities should be adequate in size, durable, waterproof
and blend in with the development.

Bin and recycling enclosures should be located for
convenient access by residents.

Mailboxes should be provided and located for convenient
access as required by Australia Post.

Complies Refer to
submission.
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13/03/2025

Baw Baw Council
Town Planning Dept.

Dear Sir/Madam,

Application No: PLA0262/24
Proposal: Development of Three Dwellings on a Lot
Address: 47 Princes Avenue LONGWARRY

I write in response to your letter dated 10/01/2025, and responded to each item in order of your
letter:

Request for Further information:

1. Ammeded Planning Report
a. Floor Levels where based on Melbourne Water Pre-development advice Sept

2024, referring to “Guidelines for Development within the Koo Wee Rup and
Longwarry Flood  Protection District - July 2019”
Melbourne Water have since responded to the Referral of this application, and
provided a Design specific response, including a reduction in Proposed Finished
floor levels.

b. Rev B Planning Report Attached for response these requested Clauses.
This response also includes an Insite  Report, WSUD Plan.

2. Stormwater Management:
We have attached a Drainage & Paving Plan Prepared by SJF & Associates. Civil
Engineer. That address the Management of Storm Water and provides a Best Practice
solution achieving a STORM Score 100.

Melbourne Water have provided a response to the development dated 15/Jan/2025.
Proving required Minimum Floor Levels to mitigate risk of onsite Flooding impacting the
proposed dwellings.
Melbourne Water Engineers have also Assessed Neighbouring Impacts, and provided
Conditions 4-7 to manage and mitigate impacts on neighbouring properties.

Revised Development Drawings provided, respond to this condition as follows:
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Get in touch with Melbourne Water - early in the development process  
We recommend that permit applicants in the Koo Wee Rup and Longwarry Flood Protection District and surrounding areas 
contact us early in the planning and design process. This will also enable a timely appreciation of any applicable site-specific 
requirements.

Further information on development requirements can be 
found in:
•	 Melbourne Water’s Planning for Sea Level Rise Guidelines (2017)
•	 the Department of Environment, Land, Water and Planning’s 	
	 Guidelines for Development in Flood Affected Areas (2019)

Development Enquiries:
Melbourne Water
PO Box 4342  
Melbourne VIC 3001
Telephone 131 722
Email kooweerup@melbournewater.com.au
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Introduction
The area within and surrounding the Koo Wee Rup and Longwarry Flood 
Protection District forms one of Melbourne’s largest and most unique floodplains. 
A consistent approach to floodplain management in the area is required, given 
the extent of intensive agricultural activity and associated development.

1.1  Purpose of these guidelines

Melbourne Water has prepared Guidelines for Development 
within the Koo Wee Rup and Longwarry Flood Protection District 
to set out specific requirements that apply to development 
proposals in the district and surrounding flood-prone areas (the 
District). The guidelines supplement the statewide Guidelines 
for Development in Flood Affected Areas (2019) prepared by the 
Department of Environment, Land, Water and Planning (DELWP).

The aim of Melbourne Water’s guidelines is to ensure that 
proposed subdivision and development is compatible with 
any flood risk and takes into consideration the unique flooding 
nature and history of the District. These guidelines were 
developed to:

•	 assist property owners, developers, designers and builders 	
to understand the specific requirements that apply in the 	
District

•	 outline the relevant considerations to be taken into account 	
by Melbourne Water when assessing development proposals in 
relation to minimising flood damage, limiting offsite impacts, 
ensuring flood safety, and waterways and floodplain protection

•	 	provide for consistency and transparency in decision making.

These guidelines apply to the District (refer to Figure 1) and detail 
the approach used by Melbourne Water to determine flood 
levels for planning purposes. In addition, the guidelines specify 
appropriate freeboard and minimum floor level requirements for 
different development types. Melbourne Water will also apply 
sea level rise guidelines when assessing development in coastal 
areas in the District. 

1.2  Melbourne Water’s role within the District

Melbourne Water is the designated caretaker of waterway 
health for the Port Phillip and Westernport region, and the 
regional drainage and floodplain management authority. 
Melbourne Water has floodplain management functions under 
the Water Act 1989, with related functions under the Planning 
and Environment Act 1987 and the Building Regulations 2018. 

As part of our floodplain management responsibilities, 
Melbourne Water has prepared these guidelines for 
development within the District. Development includes  
the construction, alteration or demolition of a building  
or works and the subdivision or consolidation of land.

The District is subject to flooding and is largely contained  
within a Land Subject to Inundation Overlay (LSIO) in the 
Casey, Cardinia and Baw Baw planning schemes. Parts of the 
District are also within a Floodway Overlay (FO).

Melbourne Water is a determining referral authority under 
Clause 66.03 of the Victoria Planning Provisions (VPP) for 
planning permit applications to develop land affected by a flood 
overlay control in a planning scheme. In this capacity, we assess 
proposals and ensure developments are compatible with any 
flood risk through the application of appropriate development 
requirements. Melbourne Water also has a role in recommending 
minimum floor levels for building permits issued under regulation 
153 of the Building Regulations 2018.

THESE GUIDELINES ARE TO BE USED IN CONJUNCTION WITH THE PRINCIPLES AND 
DEVELOPMENT REQUIREMENTS CONTAINED IN DELWP’S STATEWIDE GUIDELINES  
FOR DEVELOPMENT IN FLOOD AFFECTED AREAS (2019) AND MELBOURNE WATER’S 
PLANNING FOR SEA LEVEL RISE GUIDELINES (2017).

1
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1.3  History of the District

The District lies in what was originally known as the Koo Wee Rup 
Swamp, formed from a tectonically depressed basin between the 
Tyabb and Heath Hill faults, and covers an area of approximately 
400 square kilometres. The swamp was fed by a 2208-square-
kilometre catchment that included the three major drainage 
basins of Cardinia Creek, Bunyip River and Lang Lang River 
catchments.

Prior to European settlement, the Yallock Creek formed the  
only permanent outlet from the swamp into Western Port.  
In the late 19th century, the swamp was slowly drained with  
a network of constructed channels and improved outfalls to 
Western Port. This early drainage system allowed limited 
agricultural activities within the reclaimed swamp between 
floods, and passage through the swamp to Gippsland.

Today, the drainage system that includes the two main 
carrier drains (the Cardinia Outfall Drain and the Bunyip 
Main Drain) provides a relatively high level of flood 
protection for a rural area and allows intensive agricultural 
activities and associated development. 

1.4  Flooding within the District 

The District has flooded many times. The largest flood on 
record (approximately a 0.5-0.7 per cent Annual Exceedance 
Probability (AEP) event) occurred in 1934, when the entire District 
was inundated and more than 1000 people became temporarily 
homeless. AEP is the likelihood of the occurrence of a flood of 
a given size happening in any one year.

Following the 1934 flood and subsequent regular flooding of 
the District, construction of the Yallock Outfall Drain commenced 
in the 1950s. The outfall splits the flow of the Bunyip Main 
Drain at Cora Lynn. The resultant decrease in flows in the Bunyip 
Main Drain reduces the frequency of overtopping the drain 
levees and thereby provides flood mitigation benefits to the 
Koo Wee Rup township.

Flooding in the District results from not only the overtopping  
of drain levees but also occurs when floodwaters from the local 
catchments exceed the capacity of the local drainage system. 

Due to the extremely flat terrain of the District, even relatively 
minor floods can inundate large areas. The flat terrain results 
in slow water movement and, when flooding occurs, it can last 
for a number of days or even weeks.
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Description of flood zones  
and flood level determination
Given the unique characteristics of the floodplain and associated drainage, five 
flood zones have been identified based on different types of flood behaviour. 

2.1  Floodplain characteristics and site suitability

Flooding within the District is characterised by large expanses 
of slow-moving water, with considerable water pondages, 
concentrated flow paths and localised areas of higher ground 
scattered throughout the floodplain.

Ponded areas occur where the passage of floodwaters are 
restricted, blocked or contained due to raised roads, levees, 
railways or natural depressions. 

In locations of flow paths or depressions, flows will be 
concentrated either along shallow gullies or defined channels, 
and the velocity and depth of flow will be greater than the 
surrounding area. Most forms of development should be avoided 
in these areas due to this hazard.

New dwellings or buildings should be sited on high ground 
wherever possible. These are areas where the flood depth is lower 
or the land is not subject to flooding for a 1 per cent AEP event1.

2.2  Flood level determination

Generally, Melbourne Water adopts a flood zone approach  
to determine flood levels within the District. The District 
has been divided into five flood zones, which are distinguished 
by similar flood characteristics and flood depths (refer to 
Figure 2).

Melbourne Water uses a combination of available survey 
information of ground surface levels and flood depths to 
determine the applicable flood level to the Australian Height 
Datum (AHD). The flood level is determined by adding the 
average flood depth for the applicable flood zone to the average 
surrounding ground level for the subject site. We require floor 
levels to be raised above the applicable flood level, as outlined  
in the next section.

Additionally, flood modelling has been undertaken within some 
flood zones and a specific flood level may be available from 
Melbourne Water on request. This includes the Koo Wee Rup 
township where flood levels have been mapped (refer to Figure 3). 
Similarly, specific flood levels are available from Melbourne 
Water for ponded areas. 

Where available, specific flood levels will be adopted rather 
than the more general flood zone approach.

2

1. The 1 per cent AEP flood is the current design flood event for land use planning and building 
systems in Victoria. It is a flood with a 1 per cent chance of occurring in any given year.

Flood levels are determined either by flood zone or specific flood levels, as follows:

Applicable flood level

SPECIFIC FLOOD LEVELS APPROACHFLOOD ZONE APPROACH

Determine applicable flood zone (Figure 2) Koo Wee Rup township or ponded areas

Associated average flood depth (Section 2.3)

Average surrounding ground level for subject site

Specific flood levels shown in Figure 3  
or available from Melbourne Water

+
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The township of Koo Wee Rup is liable to flooding from 
local floodwaters and minor overflows of the Bunyip 
Main Drain. Flood levels are shown in Figure 3.

Flood zone 4: the Koo Wee Rup township

This flood zone contains the majority of the District 
(areas bordering the District are similar in nature). 
Flood zone 1 is subject to overland flooding due to 
overflows from drains. The 1 per cent AEP flood depth 
is approximately 300 millimetres above the average 
surrounding ground level.

Flood zone 2 is liable to deep flooding as a result of 
concentrated overflows from a major drain. The 1 per 
cent AEP flood depth is approximately 700 millimetres 
above the average surrounding ground level. Buildings 
are generally discouraged in flood zone 2, as building  
at a proposed site may be unsafe where flood depths 
are greater than 500 millimetres. Site-specific advice 
should be sought from Melbourne Water.

Note: Some flood modelling has been undertaken within 
flood zones 1 and 2 and a specific flood level may be available 
from Melbourne Water on request.

This area is not affected by overflows from any of the 
main waterways. Parts of the area are liable to shallow 
overland flows from local catchments and need to be 
considered in the site layout. The 1 per cent AEP flood 
depth is approximately 150 millimetres above the 
average surrounding ground level.

This area has a high level of protection from the Bunyip 
floodwaters because of the Yallock Outfall and the 
Bunyip Main Drain levee banks. Flood zone 3 is liable  
to flooding from the local drainage system and minor 
overflows of the main levee bank system. The 1 per cent 
AEP flood depth is approximately 150 millimetres above 
the average surrounding ground level.

 Flood zone 1

 Flood zone 2 Flood zone 5

 Flood zone 3

2.3  Flood zone descriptions and flood depths

The five flood zones shown in Figure 2 are described below.



Development requirements
There are specific development requirements for each flood zone in the  
District and for different development types.

3.1  Freeboard and fill pad requirements

Freeboard is the height above a defined flood level that is 
required to provide a factor of safety when setting floor levels 
for developments. It allows for factors such as wave action, 
settlement of levees and the possibility of events greater than 
the adopted standard.

The Victorian Building Regulations 2018 specify a minimum 
general freeboard requirement of 300 millimetres above the  
1 per cent AEP flood level, or as otherwise determined by the 
floodplain management authority. However, Melbourne Water 
considers a higher freeboard requirement is applicable for 
development in the majority of the District. This is due to the 
large expanses of water that will occur during a flood event 
and the increased risk of higher levels due to wave action.

Due to the nature of the flooding within the District  
(that is, the extent of flooding and possible duration  
of floodwaters), Melbourne Water requires fill pads for 
all new dwellings (with the exception of flood zones 3 and  
5 where flooding is shallow, and where dwellings are built  
on stumps). For non-urban areas, fill pads provide an area 
around a dwelling that may act as a place of refuge for 
livestock and storage for machinery (refer to Figure 4).

Maintenance of flood storage across the District is important 
to ensure flooding is not increased. Therefore, the size of fill 
pads should be limited to the size necessary for a particular 
development including providing refuge during a flood, as detailed 
in section 3.2. Furthermore, the placement of fill pads should 
not obstruct overland flow paths.

3

Floor level Freeboard Average surrounding ground levelFlood level for specified flood zone

Dwelling site on high ground

Natural surface

Dwelling ideally sited on high ground with minimal or no fill

Typical dwelling site

Fill pad
Natural surface

 Figure 4. Dwelling and fill pad cross-sections relative to average surrounding ground level
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3.2  Minimum floor level and fill level requirements

This section details the freeboard requirements for different 
development types. The freeboard is added to the applicable 
flood level to establish the minimum floor level requirements 
for development and the minimum fill levels for subdivision.

3.2.1  Dwelling requirements

Requirements for dwellings in each flood zone are described 
below (a summary table of the development requirements can  
be found in Appendix 1).

Note: Where development can be sited on high ground and 
outside areas subject to flooding in a 1 per cent AEP event, 
minimum floor level requirements for the surrounding flood 
zone will still apply.

3.2.2 Non-habitable outbuilding requirements

For any non-habitable outbuilding constructed within the 
District, floor levels should be a minimum of 300 millimetres 
above the applicable flood level for a building with a concrete 
floor or 150 millimetres above the applicable flood level for  
an earthen floor. Some concessions may be accepted for 
open-sided structures, such as carports or hay sheds.

3.2.3 Special cases and requirements

Extensions to existing buildings

Melbourne Water aims to achieve floor level and freeboard 
requirements set out above for extensions to existing buildings, 
but acknowledges that some concessions may need to be 

FREEBOARD REQUIREMENT

Applicable flood level

Freeboard

Minimum floor level for development/ 
fill level for subdivision

+

=

•	 Flood zone 4 is the Koo Wee Rup township. Flood 
levels are shown in Figure 3.

•	 Floor levels of any new dwelling are to be a minimum 
of 600 millimetres above the applicable flood level.

•	 A fill pad is required at a minimum of 150 
millimetres above the applicable flood level.

•	 Fill pad area:
	- for lots less than 800 square metres, a fill pad  

is required to cover the building envelope (unless 
otherwise filled at subdivision stage)

	- for lots greater than 800 square metres, a fill pad 
is required that extends at least 5 metres beyond 
the building (unless otherwise filled  
at subdivision stage).

Flood zone 4 requirements – dwellings

•	 Flood zone 1 contains the majority of the District 
and the 1 per cent AEP flood depth is approximately 
300 millimetres above the average surrounding 
ground level.

•	 Floor levels of any new dwelling are to be a minimum 
of 600 millimetres above the applicable flood level.

•	 For dwellings on stumps, a fill pad is to be a minimum 
of 150 millimetres above the applicable flood level. 
For slabs on ground, a fill pad is to be a minimum  
of 450 millimetres above the applicable flood level.

•	 Fill pad area:

	- for dwellings on lots less than 800 square metres,  
a fill pad is to cover the building envelope (unless 
otherwise filled at subdivision stage)

	- for dwellings on lots greater than 800 square 
metres, a fill pad is to extend at least 5 metres 
beyond the building (unless otherwise filled 
at subdivision stage).

•	 Flood zone 2 is liable to deep flooding and 
the 1 per cent AEP flood depth is approximately  
700 millimetres above the average surrounding 
ground level.

•	 Floor levels of any new dwelling are to be a 
minimum of 600 millimetres above the applicable 
flood level. Where flood depths exceed 500 
millimetres, Melbourne Water may determine that  
a new building is inappropriate and filling or building 
may be refused.

•	 Fill pad requirements as for flood zone 1.

•	 Flood zone 3 is liable to flooding from the local 
drainage system and the 1 per cent AEP flood depth 
is approximately 150 millimetres above the average 
surrounding ground level.

•	 Floor levels are to be a minimum of 450 millimetres 
above the natural ground surface or 300 millimetres 
above the applicable flood level, whichever is greater.

•	 For dwellings on stumps, no fill pads are required. 
For slabs on ground, a fill pad is to be a minimum  
of 150 millimetres above the applicable flood level.

•	 Fill pad area for slabs on ground:
	- for dwellings on lots less than 800 square metres,  

a fill pad is to cover the building envelope  
(unless otherwise filled at subdivision stage)

	- for dwellings on lots greater than 800 square 
metres, a fill pad is to extend at least 5 metres 
beyond the building (unless otherwise filled  
at subdivision stage).

 Flood zone 1 requirements – dwellings

Flood zone 2 requirements – dwellings

Flood zone 3 requirements – dwellings
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3.2.2  Non-habitable outbuilding requirements

For any non-habitable outbuilding constructed within the 
District, floor levels should be a minimum of 300 millimetres 
above the applicable flood level for a building with a concrete 
floor or 150 millimetres above the applicable flood level for an 
earthen floor. Some concessions may be made for open-sided 
structures, such as carports or hay sheds.

3.2.3  Special cases and requirements

Extensions to existing buildings

Melbourne Water aims to achieve floor level and freeboard 
requirements set out above for extensions to existing buildings, 
but acknowledges that some concessions may need to be 
made considering the location and size of any extension, 
access and design.

Floor level requirements for extensions to dwellings  
as specified in the statewide Guidelines for Development  
in Flood Affected Areas (2019) also need to be considered.

Milking sheds

Milking sheds are to be constructed in consultation with 
Environment Protection Authority (EPA) Victoria and DELWP. 
Sheds are to be constructed at or above the applicable flood 
level and adequate waste treatment must be provided on site 
to ensure that no material from the milking operations is 
discharged into the drainage system for up to a 1 per cent  
AEP event.

Poultry farms

Victorian Code for Broiler Farms (2009) with 2018 amendments2 
provides “a framework for the economically and environmentally 
sustainable development and operation of the broiler farming 
industry in Victoria, recognising the needs of the industry and 
the community”. The code was incorporated into the VPP and 
all planning schemes in Victoria in 2009. Compliance with the 
code is mandatory for the establishment of all new broiler 
farms and expansions in Victoria with a capacity of more  
than 10,000 birds.

Melbourne Water requirements for broiler or poultry farms 
include the following criteria:

1.	Sheds are to be constructed on a clay fill pad that is a minimum 
of 600 millimetres above the applicable flood level. Some 
consideration may be given to reduced freeboard requirements 
if flood-proofing measures are undertaken to the satisfaction 
of Melbourne Water.

2.	All developments must incorporate an on-site stormwater 
detention dam that controls runoff from only the impervious 
surfaces within the development. The requirements of this 
detention are:

a.	 900 cubic metres of storage in a dam above full  
supply level per hectare of impervious catchment  
area (including the dam area).

b.	 Storage above full supply level to be no more than  
450 millimetres deep.

c.	 Outlet works to discharge no more than 3 litres per 
second per hectare of catchment (including dam area).

d.	 The dam should be lined with an impervious lining and 
the freeboard provision should be above the natural 
surface to avoid possible groundwater problems.

3.	Material other than stormwater must not be discharged  
into the drainage system (including the site detention dam). 
Adequate waste treatment must be provided on site to cater 
for this requirement.

4.	All buildings or dams associated with the poultry farm 
are to be appropriately set back from waterways to avoid 
adverse impacts, to the satisfaction of Melbourne Water.

5.	Dead birds, litter, shavings, etc. arising from the use of the 
poultry farm must not be spread or stored on site.

6.	Design drawings and details of the site layout must be 
submitted to Melbourne Water for comment and approval 
prior to commencement of any works on site.

Other intensive land uses and larger developments

Additional intensive land uses, such as cattle feedlots, piggeries 
and intensive animal industries, and larger developments that 
significantly increase impervious surfaces, such as airports, 
need to be consistent with the floodplain development principles 
detailed in the statewide Guidelines for Development in Flood 
Affected Areas (2019).

These land uses and developments also have the potential  
to adversely impact waterways, and stormwater quality and 
quantity leaving the development site. All developments must 
incorporate on-site stormwater detention and treatment to 
control runoff from impervious surfaces, to the satisfaction  
of Melbourne Water. Other intensive land uses will have 
similar flood detention requirements to poultry farms.

•	 Flood zone 5 is liable to shallow overland flows and 
the 1 per cent AEP flood depth is approximately  
150 millimetres above the average surrounding 
ground level.

•	 Floor levels of any new dwelling are to be  
a minimum of 450 millimetres above the natural 
ground surface or 300 millimetres above the 
applicable flood level, whichever is greater.

•	 Fill pad requirements as for flood zone 3.

Flood zone 5 requirements – dwellings

10

2. See: http://agriculture.vic.gov.au/agriculture/livestock/poultry-and-eggs/
poultry-legislation-regulations-and-standards/the-victorian-code-for-broiler-
farms
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•	 filling of all residential lots to the lot boundary  
is required

•	 the fill level is the applicable flood level plus the 
relevant freeboard

•	 filling is to be in accordance with a plan showing  
the drainage strategy for the subdivision. Roads 
can provide for overland flows.

•	 a fill pad is required that covers the entire  
building envelope

•	 the fill level is the applicable flood level plus  
the relevant freeboard

•	 the building envelope is to be shown on a Plan  
of Subdivision.

Less than 800 m2 in greenfield areas

•	 no fill pad is required at the subdivision stage

•	 a fill pad may be required to construct  
a dwelling depending on the foundation type  
(see 3.2.1 Dwelling requirements).

For flood zones 3 and 5

Greater than 800 m2 and less than 1 hectare

•	 filling will be required to cover the building envelope 
and flood impacts need to be considered

•	 the fill level is the applicable flood level plus the 
relevant freeboard

•	 the building envelope is to be shown on a Plan  
of Subdivision.

•	 a fill pad of at least 1000 square metres is required 

•	 the fill level is the applicable flood level plus the 
relevant freeboard

•	 a Plan of Subdivision should specify a building 
envelope covering the fill pad.

Where a development proposal is located in an area 
that will be affected by tidal inundation as a result  
of predicted sea level rise (see Appendix 2), floors are  
to be a minimum of 600 millimetres above the relevant 
predicted future flood level in accordance with Melbourne 
Water’s Planning for Sea Level Rise Guidelines3, or above 
the minimum floor level requirements detailed in these 
guidelines, whichever is greater.

3. See: https://www.melbournewater.com.au/sites/default/files/
Planning-for-sea-levels.pdf

Less than 800 m2 in built up areas

Greater than 1 hectare

 Sea level rise requirements

3.2.4  Subdivision referrals and requirements

To ensure that new allotments provide a suitable area for the construction of new buildings, fill pads may be required for subdivisions 
within the District where siting a development on high ground is not possible. Potential adverse impacts on adjacent, upstream  
or downstream areas resulting from the introduction of fill in the floodplain will be considered. Fill pad requirements include 
those mentioned below (unless otherwise agreed to in writing by Melbourne Water).

For subdivision into lots: 

3.2.5  Sea level rise

Coastal, tidal and storm surge flooding is becoming an increasing 
concern in the face of a changing climate. Sea levels are predicted 
to rise and extreme coastal events are projected to increase in 
intensity and frequency.

In 2017, Melbourne Water released its Planning for Sea Level 
Rise Guidelines, detailing specific requirements that apply to 
development proposals in areas that will be affected by tidal 
inundation (including storm surge and wave action) as a result 
of predicted sea level rise. These guidelines aim to ensure that 
proposed development is compatible with any flood risk. 

Some parts of the District have been identified as land 
predicted to be affected by tidal inundation as a result of 
predicted sea level rise. Flood levels for Western Port vary 
around the bay. Contact Melbourne Water for site-specific 
flood levels.
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3.3  Flood safety and access

Proposed developments need to consider the extent, 
velocity and duration of any flood and issues associated 
with flood safety, access and isolation to meet the 
statewide Guidelines for Development in Flood Affected 
Areas (2019) objective “to protect human life and health, 
and provide safety from flood hazard”.

To address the potential flood risk to life, health and safety 
associated with any development, flood risk factors considered 
with any proposed development include:

•	 the frequency, duration, extent, depth and velocity  
of flooding of the site and access way

•	 the flood warning time available

•	 the danger to the occupants of the development, other 
floodplain residents and emergency personnel if the site  
or access way is flooded.

Impacts from isolation are also considered, as the prolonged loss 
of critical services, such as electricity, water and sewerage, can 
place a greater burden on households and emergency services.

3.4  Waterway and floodplain protection 

The natural environment of the former Koo Wee Rup Swamp 
has changed significantly since the drainage of the swamp and 
the clearance of large areas of native vegetation for agriculture 
and urban development. However, there are remnant populations 
of threatened species, such as the Southern Brown Bandicoot, 
and it is important to protect and enhance the environmental 
features of waterways and the floodplain.

To address waterway and flood protection, Melbourne Water 
considers the effect of any proposed development on river 
health values, including wetlands, natural habitat, stream 
stability, erosion, environmental flows, water quality and 
sites of environmental significance. How a development 
may enhance habitat connectivity and ensure sediment 
management is of particular importance.

All developments should aim to provide access to the 
property where the depth of floodwater is no more 
than 500 millimetres and the product of velocity and 
depth is no more than 0.35 metres squared per second, 
and which otherwise complies with the requirements 
of Melbourne Water’s floodway safety criteria 
guidelines4 in the Land Development Manual.

4. See: https://www.melbournewater.com.au/planning-and-building/
developer-guides-and-resources/standards-and-specifications/
floodway-safety 

All developments must consider how they will maintain 
or improve waterway and floodplain condition and 
maintain or improve water quality.

Note: Any proposed development needs to consider the 
requirements of the Commonwealth Environment Protection 
and Biodiversity Conservation Act 1999 and the protection 
of threatened species and habitat, such as the Southern 
Brown Bandicoot.

 Safety and access requirements  Waterway and floodplain protection requirements



Term Definition

Annual exceedance 
probability

The likelihood of a flood of a given size happening in any one year. AEP is usually expressed  
as a percentage; for example, if a flood of a particular size (volume of water) has an AEP of 5 per cent, 
that means there is a 5 per cent (or 1 in 20) chance of a flood of that size happening in any given year.

Flood level The maximum level that would be reached by floodwaters during a particular flood event.  
For example, a 1 per cent AEP flood level is the maximum level that would be reached by floodwaters 
during a 1 per cent AEP event.

Floodplain An area of low-lying land adjacent to a waterway. It is normally dry, but is subject to flooding during 
periods of high rainfall.

Fill pad An area of land that is filled to a level above flood level. In a rural setting it may act as a place  
of refuge for livestock and storage for machinery.

Freeboard The height above the design flood level. It is a factor of safety typically used in relation to the  
setting of floor levels, apex of underground carpark entrances and so on. Freeboard compensates  
for a range of factors, including wave action and localised flow effects. It can also compensate for 
uncertainties in the accuracy of the 1 per cent AEP flood level estimate.

Outbuilding A building subordinate to but separate from a main building.

Subdivision The division of land into two or more parts which can be disposed of separately  
(Subdivision Act 1988).

Glossary
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Flood 
zone

Avg. flood 
depths

Remarks Building applications

Dwellings Outbuildings Extensions

1 Approx.  
300 mm

Liable to overland 
flooding due  
to overflows from 
drains.

•	 Floor levels to be a minimum 
of 600 mm above the applicable 
flood level.

•	 For dwellings on stumps, a fill pad  
is to be a minimum of 150 mm 
above the applicable flood level. 
For slabs on ground, a fill pad  
is to be a minimum of 450 mm 
above the applicable flood level.

•	 Fill pad area (unless otherwise 
filled at subdivision stage):

	- for dwellings on lots less than 
800 m2, a fill pad is to cover the 
building envelope.

	- for dwellings on lots greater 
than 800 m2, a fill pad is to 
extend at least 5 m beyond  
the building. 

Outbuildings to be 
constructed with floor 
levels a minimum  
of 300 mm above the 
applicable flood level 
for concrete floors 
 and 150 mm above 
applicable flood levels 
for earthen floors.

Some concessions 
 may be accepted for 
open-sided structures, 
such as carports or 
hay sheds.

As per dwellings  
and outbuildings.

Some concessions  
may be applied 
considering location 
and size of extension, 
access and design.

2 Approx.  
700 mm

Liable to deep 
flooding as a result 
of concentrated 
overflows from a 
major drain – 
filling/building 
may be refused.

•	 Floor levels to be a minimum  
of 600 mm above the applicable 
flood level; where depths exceed 
500 mm, Melbourne Water may 
determine that a new building  
is inappropriate.

•	 Fill pad requirements as for  
flood zone 1.

As for flood zone 1. As for flood zone 1.

Appendix 1
Summary development requirements for the District
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Flood 
zone

Avg. flood 
depths

Remarks Building applications

Dwellings Outbuildings Extensions

3 Approx.  
150 mm

This area has a high 
level of protection 
because of the 
Yallock Outfall and 
the Bunyip River 
levee banks – liable 
to flooding from 
local drainage and 
from minor 
overflows of the 
main levee bank 
system.

•	 Floor levels to be a minimum of 
450 mm above the natural ground 
surface or 300 mm above the 
applicable flood level, whichever  
is greater.

•	 For dwellings on stumps, no fill 
pads are required. For slabs on 
ground, a fill pad is to be a 
minimum of 150 mm above the 
applicable flood level.

•	 Fill pad area for slabs on ground 
(unless otherwise filled at 
subdivision stage):

	- for dwellings on lots less than 
800 m2, a fill pad is to cover  
the building envelope.

	- for dwellings on lots greater 
than 800 m2, a fill pad is to 
extend at least 5 m beyond  
the building. 

As for flood zone 1. As for flood zone 1.

4 Variable The Koo Wee Rup 
township is liable to 
flooding from local 
floodwaters and 
minor overflows of 
Bunyip River Drain.

•	 Dwellings to be constructed with 
floor levels a minimum of 600 mm 
above the applicable flood level.

•	 A fill pad is required a minimum  
of 150 mm above the applicable 
flood level.

•	 Fill pad area (unless otherwise 
filled at subdivision stage):

	- for lots less than 800 m2, 
a fill pad is required to cover  
the building envelope.

	- for lots greater than 800 m2,  
a fill pad is required that extends 
at least 5 m beyond the building. 

As for flood zone 1. As for flood zone 1.

5 Approx.  
150 mm

This area is not 
affected by 
overflows from  
any of the main 
creeks – parts of 
the area are liable 
to flooding from 
local catchments.

•	 Floors to be a minimum of  
450 mm above the natural ground 
surface or 300 mm above the 
applicable flood level, whichever  
is greater.

•	 Fill pad requirements as for flood 
zone 3.

As for flood zone 1. As for flood zone 1.

a. Sea level rise may further increase flood depth and minimum floor level requirements – refer to Melbourne Water’s Planning for Sea Level Rise Guidelines.
b. As well as floor level and fill pad requirements, consider safety and access, and waterway and floodplain protection requirements.
c. For all flood zones, please see specific requirements for milking sheds, poultry farms and other intensive land uses and larger developments.
d. Also refer to floor level requirements for extensions to dwellings as specified in the statewide Guidelines for Development in Flood Affected Areas (2019). 
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Subdivision area or flood zone Requirements

For subdivision into lots less than 
800 m2 in built up areas

•	 Filling will be required to cover the building envelope and flood impacts need  
to be considered

•	 The fill level is the applicable flood level plus the relevant freeboard

•	 The building envelope is to be shown on a Plan of Subdivision.

For subdivision into lots less than 
800 m2 in greenfield areas

•	 Filling of all residential lots to the lot boundary is required

•	 The fill level is the applicable flood level plus the relevant freeboard

•	 Filling is to be in accordance with a plan showing the drainage strategy  
for the subdivision. Roads can provide for overland flows.

For subdivision into lots greater than 
800 m2 and less than 1 ha

•	 A fill pad is required that covers the entire building envelope

•	 The fill level is the applicable flood level plus the relevant freeboard

•	 The building envelope is to be shown on a Plan of Subdivision.

For subdivision into lots greater than  
1 ha

•	 A fill pad is required of at least 1000 m2

•	 The fill level is the applicable flood level plus the relevant freeboard

•	 A Plan of Subdivision should specify a building envelope covering the fill pad.

For flood zones 3 and 5 •	 No fill pad is required at the subdivision stage

•	 A fill pad may be required to construct a dwelling depending on the foundation  
type – see 3.2.1 Dwelling requirements.
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Appendix 2
Tidal inundation areas as a result of sea level rise
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 Figure 5.  Tidal inundation areas as a result of sea level rise

Freeways/Main roads

Roads

Waterways/drains

Population density

Flood zone 1

Flood zone 2

Flood zone 3

Flood zone 4

Flood zone 5

Tidal inundation areas with 0.8 
metres sea level rise (indicative)

17



Legislation, strategies and guidelines relevant to the District and floodplain management are briefly outlined below.

Water Act 1989 
(Victoria)

Part 10 of the Water Act 1989 enables floodplain management authorities, such as Melbourne Water,  
to have waterway, regional drainage and floodplain management functions. A key floodplain management 
function is to provide advice about flooding and controls on development to councils, the Secretary to the 
Department and the community.

Planning and 
Environment Act 
1987 (Victoria)

Victoria’s statutory land use planning system operates through planning schemes that are subordinate 
instruments under the Planning and Environment Act 1987. Section 62(e) of the Act enables planning 
schemes to ‘regulate or prohibit any use or development in hazardous areas, or areas likely to become 
hazardous’. As a result, planning schemes contain land use and development controls to enable flood risk 
to be managed.

Floodplain management authorities are referral authorities for development on land covered by the flood 
planning controls in planning schemes. Development includes the construction, alteration or demolition 
of a building or works and the subdivision or consolidation of land.

Environment 
Protection and 
Biodiversity 
Conservation  
Act 1999 
(Commonwealth)

The Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) provides a legal framework 
to protect and manage nationally and internationally important flora, fauna, ecological communities and 
heritage places. Listed threatened species and ecological communities are matters of national environmental 
significance under the Act. For example, any proposed development within the District which may impact 
on a population, or part of a population (as defined under the EPBC Act), of Southern Brown Bandicoots, 
would require referral to the Commonwealth before commencement.

State Government 
strategies

The Victorian Floodplain Management Strategy (2016)5– sets out a systematic approach to evaluating 
Victoria’s flood risks. It also provides a systematic approach to sharing information between individuals, 
communities, government agencies and other organisations responsible for managing the various aspects 
of flood risk. Most importantly, it clarifies which agency is accountable for each aspect of floodplain 
management.

The Victorian Waterway Management Strategy (2013)6 provides the framework for government, in partnership 
with the community, to maintain or improve the condition of rivers, estuaries and wetlands so that they can 
continue to provide environmental, social, cultural and economic values for all Victorians. The framework  
is based on regional planning processes and decision making within the broader system of integrated 
catchment management in Victoria.

The Victorian Rural Drainage Strategy (Draft)7  proposes a series of policies and actions to enable 
landholders to choose how to manage their drainage and drainage systems into the future.

The Victorian Coastal Strategy (2014)8 provides guidance for agencies and statutory decision making along 
the coast and in marine and estuarine environments, provides a framework for related regional plans, 
strategies and management plans for coastal Crown land, and engages the community to continue 
to value the coast and marine environments and to participate in its planning and management.

Appendix 3
Floodplain management information
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State guidelines The Guidelines for Development in Flood Affected Areas (2019)9 provide a clear, consistent and transparent 
process for facilitating development in flood-affected areas in Victoria. Consistency and transparency are 
established by applying relevant development standards against four defined objectives relating to: flood 
safety, flood damage, offsite impacts, and waterway and floodplain protection. This document explains 
that floodplain management authorities, such as Melbourne Water, have discretion to vary from the State 
guidelines when considering local circumstances. The Guidelines for Development within the Koo Wee Rup 
and Longwarry Flood Protection District do this for the District.

Melbourne Water 
strategies and 
guidelines

The Flood Management Strategy for Port Phillip and Westernport (2015)10 sets out how Melbourne Water 
will continue to work with other agencies and the community to understand, avoid and better manage 
flood risks. It also outlines how Melbourne Water can support flood emergency preparation and response 
across the Port Phillip and Westernport region.

The Land Development Manual11 provides details of processes and procedures to be followed by land 
developers and their technical consultants in relation to drainage and flood protection requirements  
in the Port Phillip and Westernport region.

Planning for Sea Level Rise Guidelines (2017)12 sets out the specific requirements that apply to development 
proposals in areas that will be affected by tidal inundation (including storm surge and wave action) as a result 
of predicted sea level rise. The aim of these guidelines is to ensure that proposed development is compatible 
with any flood risk.

The Koo Wee Rup and Longwarry Flood Protection District Customer Service Charter (2014)13 outlines landowner 
rights and obligations as a user of Melbourne Water’s flood protection and drainage services, and sets out 
the minimum standards of customer service.

Assessments The South East Councils Climate Change Alliance (SECCCA) Western Port Local Coastal Hazard Assessment14  
is a detailed and comprehensive hazard assessment, with a focus on inundation and erosion hazards 
around all shorelines of Western Port and French Island, as well as the northern shorelines of Phillip Island. 
Information developed by the project will assist to better understand, plan for and manage coastal hazards.

5. See: https://www.water.vic.gov.au/managing-floodplains/new-victorian-floodplain-management-strategy 
6. See: https://www.water.vic.gov.au/waterways-and-catchments/rivers-estuaries-and-waterways/strategies-and-planning 
7. See: https://engage.vic.gov.au/ruraldrainage 
8. See:https://www.coastsandmarine.vic.gov.au/coastal-management/victorian-coastal-strategy 
9. See https://www.water.vic.gov.au/__data/assets/pdf_file/0025/409570/Guidelines-for-Development-in-Flood_finalAA.pdf
10 See: https://www.melbournewater.com.au/sites/default/files/2017-10/Flood-Management-Strategy-2015.pdf 
11. See: https://www.melbournewater.com.au/planning-and-building/developer-guides-and-resources/ldm-index 
12. See: https://www.melbournewater.com.au/sites/default/files/Planning-for-sea-levels.pdf 
13. See: https://www.melbournewater.com.au/sites/default/files/KWRL%20Customer%20Charter.pdf 
14. See: http://www.seccca.org.au/project/western-port-local-coastal-hazard-assessment/ 
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1. INTRODUCTION 

1.1. SITE OVERVIEW 

The subject site is located approximately 80km southeast of Melbourne's CBD within lands, waters and skies of the Wurundjeri 

People of the Kulin Nation. Longwarry is on the eastern edge of the Koo Wee Rup plains and swampland, and nearby the foothills 

of the Great Dividing Range to the north. The site is zoned General Residential (GRZ & GRZ1), with Land Subject to Inundation 

(LSIO) and Development Contributions Plan (DCPO & DCPO1) Overlays. The Land Subject to Inundation Overlays typically relate 

to a known riverine flood risk. The purpose of these overlays is: 

• To identify flood prone land in a riverine or coastal area affected by the 1 in 100 (1 per cent Annual Exceedance Probability) 

year flood or any other area determined by the floodplain management authority. 

• To ensure that development maintains the free passage and temporary storage of floodwaters, minimises flood damage, 

responds to the flood hazard and local drainage conditions and will not cause any significant rise in flood level or flow 

velocity. 

• To minimise the potential flood risk to life, health and safety associated with development. 

1.2 PROPOSED DEVELOPMENT 

The residential development application, PLA0262/24, is for the development of three (3) dwellings with associated garages (V 

9103 F 613, Lot 4 LP 114938, Drouin West Parish). The concept design, DP-AD 1670, is shown in Appendix A.  

1.3 SCOPE OF PROJECT 

The primary scope of the project is a desktop assessment to determine whether the proposed development meets the Stormwater 

Management requirement, as requested in the Request for Additional Information from BBSC (application no. PLA0262/24) dated 

10/01/2025. 

The scope provides the best possible solutions for the client. The key scoping points include: 

• Confirm overland flow through the property, up to the estimated 1% AEP event, can be managed; and 

• Confirm the development mitigates any potential impact on flood behaviours to neighbouring properties, in events up to the 

estimated 1% AEP event. 

1.4 STATUTORY AUTHORITIES 

Melbourne Water have provided a flood level certificate, MWA-1343417, for the subject site on the 11/09/2024. This certificate 

identifies the subject site as being within the Koo Wee Rup Flood Protection District under Zone 1. 

Melbourne Water has also provided a response to the planning permit for development, MWA-1343417, on the 15/01/2025, stating 

that it does not object to the proposed development. Melbourne Water has listed several conditions, these conditions have all 

been met in the latest design drawings by Peter Thomas Building Design dated 17/01/2025.  

Council has also identified the site being inundated during the estimated 1% AEP flood event. Council has requested a Flood 

Impact Assessment to demonstrate that to proposed development will not have any adverse impacts. SWM Consulting requested 

flows for this assessment, and were directed to contact Melbourne Water, which was done. 
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2. LOCAL FLOOD IMPACTS 

2.1. KOO WEE RUP FLOOD PROTECTION DISTRICT 

Melbourne Water defines five different zones within the Koo Wee Rup Flood Protection District. The definition for the relevant 

zone is as follows: 

• Zone 1: Land that is subject to flooding as a result of drain overflows, where the 100-year ARI flood depth would be 

approximately 300 mm above the existing ground level in the vicinity. This particular zone describes the majority of the 

zoned land in the Koo Wee Rup Flood Protection District. 

2.2. FLOOD BEHAVIOUR 

The subject site is inundated during the estimated 1% AEP flood event from break away flow from Johnsons Drain. This is 

demonstrated in the Longwarry Township Flood Mapping Flood Study (2020). The key flood behaviour characteristics include: 

• The peak estimated 1% AEP flood level at the subject site grades from 42.51 metres to Australian Height Datum (m AHD) 

at the front to Princes Avenue to 42.27 m AHD at the wrested property boundary, provided by Melbourne Water; and 

• The subject site is within the Koo Wee Rup Flood Protection District under Zone 1, provided by Melbourne Water, which 

indicates in the estimated 100-year ARI flood event the flood depth would be approximately 300 mm above the existing 

ground at the subject site. 

• The subject site is unlikely to have depths at 300mm based on its location in the floodplain i.e. Princes Avenue acting as a 

hydraulic control and the minimal flows. 

2.3. ASSESSMENT OF IMPACTS 

The subject site is categorised as Zone 1 under the Koo Wee Rup Flood Protection District, meaning during the estimated 1% AEP 

flood event there would be approximately 300 mm of flood depth above the existing ground level. To ensure there are no negative 

impacts on the neighbouring properties the flood storage and peak flow flood conveyance within the subject site must not be 

changed significantly. 

2.3.1 FLOOD STORAGE 

The comparison showing the existing scenario, proposed scenario and change in flood storage area and flood storage volume is 

available in Table 1-1. The points below describe how the information was gathered and how the change to the flood storage area 

and volume was assessed. 

• The local flood behaviour, provided by Melbourne Water, was used to assess the change in flood storage area and volume 

using the estimated 1% AEP flood depth of 300 mm above the natural ground surface. 

• The existing scenario, area and volume values are based on the previous design drawings by Peter Thomas Building Design 

(dated 12/11/2024) and considering all buildings on the subject site.  

• The proposed scenario, area and volume values are based on the latest design drawings by Peter Thomas Building Design 

(dated 17/01/2025). 

• The estimated ground levels at the subject site are from Vicmap Digital LiDAR Data, 2017-18 Greater Melbourne LiDAR 

Project. 
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Table 1-1: Approximate Changes to Flood Storage Area and Volume 

 Existing Scenario Proposed Scenario 
Change (Existing – 

Proposed) 

Building Area within flood storage area 

(m2) 
225 490 - 265 

Building Volume within flood storage 

area (m3) 
67.5 147 - 79.5 

The proposed development is likely to result in an approximate loss of 80 m3 of flood storage volume. The development must 

compensate for this loss as part of an endorsement of plans. The recommended condition for Council is as follows: 

• The proposed development must demonstrate 1:1 compensatory floodplain storage within the property parcel. There shall be 

no decrease in floodplain storage i.e. 80m3 of flood storage must be created. 

The proposed development has three (3) options to compensate for floodplain storage loss. 

1. Construct a series of bunds i.e. wooden sleepers with metal posts, around the property boundary to create increased 

floodplain storage. This must allow for the natural conveyance of flows. 

2. Excavate the site i.e. reducing the backyards or the driveway, across the property. This must allow for the natural conveyance 

of flows. 

3. Combination of the two.  

These options, in combination with the permeable pavement and stormwater system the driveway will temporarily hold flows to 

ensure mitigation of impacts on neighbouring properties, due to loss of storage.   

2.3.2. PEAK FLOW FLOOD CONVEYANCE 

The comparison showing the existing scenario, proposed scenario and change in flood conveyance is available in Table 1-2. The 

points below describe how the information was gathered and how the change to the peak flow flood conveyance was assessed. 

• The local flood behaviour, provided by Melbourne Water, was taken from the 2020 Longwarry Township Flood Mapping 

flood study. Based on the information available it was assumed that the flows from PO_44 cross Princes Avenue before 

splitting with half of the flows head north west (towards the subject site) and the other half flow south west. 

• The existing scenario, area and volume values are based on the previous design drawings by Peter Thomas Building Design 

(dated 12/11/2024) and considering all buildings on the subject site.  

• The proposed scenario, area and volume values are based on the latest design drawings by Peter Thomas Building Design 

(dated 17/01/2025). 

• The estimated ground levels at the subject site are from Vicmap Digital LiDAR Data, 2017-18 Greater Melbourne LiDAR 

Project. 

• Calculations for the estimated peak flows in the pipes are based on 150 mm diameter pipes and assuming that the pipes 

are installed at a 1 in 10 grade. 

The proposed development will result in a change in peak flow flood conveyance, due to the change in layout and size of the 

buildings. To compensate for this, two (2) pipes will be installed from the lowest part of the driveway (western end) and convey 

flows beneath garage 2 and 3 and discharge to the west to replicate the existing peak flow flood conveyance. Table 1-2 

demonstrates the change in the flow conveyance between the existing and proposed scenario.  
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1. Brief 
 

The client has requested an Arboricultural & Impact Assessment Report for specified trees within and around the 

property at 47 Princes Avenue, Longwarry. 

2. Overview 
 

The site is in the Baw Baw Council area, Planning Scheme Zone GRZ1 and Planning Scheme Overlays DCPO1 and 

LSIO. The site contains a single dwelling. This is to be demolished and three new dwellings are proposed.  

 

3. Methodology 
 

A visual site inspection of the trees took place on October 25th, 2024.  

The trees were photographed on site using an iphone 14. Height and Spread of trees was recorded via visual 

estimation. Diameter at Breast Height (DBH) was taken at 1.4 metres above ground level using a diameter tape.  

Only specified trees were included in this report. 

A Retention Value for each tree has been determined using tree condition factors and values as listed on Page 10 

of this report. 

 

4. Tree Protection Zones (TPZ’s) 
 

Where appropriate, Tree Protection Zones and Structural Root Zones have been applied as per AS4970-2009, 

‘Protection of Trees on Development Sites’. 

Tree Protection Zones are determined by multiplying the Trunk Diameter @ Breast Height (DBH) x 12. TPZ’s are 

measured from the centre of the trunk. 

Structural Root Zones are the area required for tree stability and are only necessary where major encroachment 

into the TPZ is to occur. The SRZ radius = (Diameter x 50) 0.42 x 0.64. 
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5. Site Plan (proposed)  
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6. Tree Assessment Table 
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C
o

m
m

en
ts 

1 Betula pendula Silver Birch E 12 4 20 2.4 2.0 M L G G G F M Street tree 

2 Eucalyptus saligna Sydney Blue Gum N 14 12 75 9.0 3.1 M L G G G G H Neighbouring tree 

3 Eucalyptus sp. Eucalypt N 19 18 120 14.4 3.7 M L G G G G H Neighbouring tree 

4 Salix sp. Willow E 9 3 40 4.8 2.5 OM R P P P P L Neighbouring tree, weed 
species 

Group
5 

Pittosporum tenuifolium James Stirling E 9 3 10/10/10 2.0 1.6 M L G F F P L Row of trees assessed as a 
group 

 
 *Dimensions listed for neighbouring trees are estimates 

 



 

 
 

7.   Photos   
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8. Construction Impact Assessment  

      

• Tree 1: TPZ = 2.4m. The existing driveway crossing is to be removed and a new crossing is to be 

constructed to the south of this tree. This will be outside the TPZ and therefore this tree will not be 

affected. 

• Tree 2: TPZ = 9.0m. Proposed encroachment into the TPZ of this tree is 5%. Under the guidelines of 

AS4970-2009, ‘Protection of Trees on Development Sites’, this is classified as minor encroachment 

(<10%) and there is adequate permeable surface contiguous with the TPZ to the north-east to 

compensate for this loss. This tree will not be adversely affected and can be viably retained. 

• Tree 3: TPZ = 14.4m. Proposed encroachment into the TPZ of this tree is 5.3%. Under the guidelines of 

AS4970-2009, ‘Protection of Trees on Development Sites’, this is classified as minor encroachment 

(<10%) and there is adequate permeable surface contiguous with the TPZ to the north to compensate for 

this loss. This tree will not be adversely affected and can be viably retained. 

• Tree 4: TPZ = 4.8m. There will be no encroachment into the TPZ of this tree and therefore it will not be 

affected. 

• Group 5: TPZ = 2.0m. There will be no encroachment into the TPZ’s of these trees and therefore they will 

not be affected. 

 

 

Damien Burgess 
Consulting Arborist/Director 

DB Horticulture Pty Ltd. 

Grad. Cert. Arboriculture (AQF 8)   Cert. Horticulture     ISA TRAQ 

October 25th, 2024. 

 

 

 

Retention value should be considered in the context of a tree being worthy of being a material constraint on the 

site. Low retention value trees are by definition not worthy of being a material constraint, however, Low 

Retention value trees should not necessarily always be removed in all cases. Trees of Moderate Retention Value 

should be considered for retention where they are not a material constraint on the site. Where they conflict with 

plans for the site, either retention or removal are considered as appropriate options. High Retention Value trees 

should be retained and designed around. 
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9. Tree Descriptors 
 

Age 

Y Young Tree is juvenile or recently planted 
SM Semi-mature Tree is established and actively growing 

M Mature Tree has reached expected maximum size 

OM Over Mature Tree is over mature and in decline 

 

Condition 

G Good Full crown, free of disease, good colour, good extension growth of 
twigs, no dieback 

F Fair Tree shows one or more of the following: <25% deadwood, dieback, 
unbalanced canopy, minor pathogens 

P Poor Tree shows one or more of the following: >25% deadwood, major 
pathogen presence, structural faults 

D Dead Tree is dead 

 

Structure 

G Good Good branch attachments and no structural defects present, no co-
dominant stems, good branch and trunk taper, good buttressing at 
base of trunk 

F Fair Some minor structural defects or cavities may be present 

P Poor Major defects to trunk, branches or roots, poor attachment points, 
missing bark, likely points of failure 

H Hazardous Tree poses immediate danger and should be removed 

 

Form 

G Good Full and balanced canopy 

F Fair Minor asymmetry in canopy shape 

P Poor Major asymmetry, unbalanced appearance 

 

Amenity Value 

G Good Attractive tree which contributes significantly to the surrounding 
landscape and public realm, may provide good screening and shade 
qualities 

F Fair Tree contributes to its immediate surroundings, may be one of a group 
of trees and/or provide moderate screening and shading qualities 

P Poor Tree does not make a positive contribution to the landscape and could 
be considered for removal 

 

Safe Useful Life Expectancy (SULE) 

L Long Tree appears retainable for 40+ years 

M Medium Tree appears retainable for 15 – 40 years 

S Short Tree appears retainable for 5 – 15 years 

R Removal Tree should be removed within next 5 years 

MO Move or Replaced Trees which can be readily moved or replaced 

 

Retention Value 

 

 

 

 

L     Low An assessment rating which incorporates all the above criteria  

M Moderate 

H High 
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Disclaimer: The views expressed in this report are those of the author only. All due care and skill has been used to provide this information 

to the extent permitted by law that you agree that DB Horticulture is not liable for any loss or liability; or alleged loss or liability caused 

either directly or indirectly by any person(s) using this information.  

Unless expressed otherwise; the information contained in this report covers only those items that were covered in the project brief or that 

were examined during the assessment and reflect the condition of those items at the time of inspection; and the inspection undertaken as 

part of the preparation of this report was limited to visual examination of accessible components of any tree without climbing the tree or 

removal of any part of the tree or any dissection, excavation or probing unless otherwise stipulated. 

Copyright © DB Horticulture Pty Ltd. 2024. 
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